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The proposal is a request for a Hearings Body Conditional Use for a Recreational
Vehicle Park and Accessory Uses and StructURes. The Subject Property is split
zoned between Qualified-Recreation (Q-REC), and Coquille River Estuary
Management Plan (CREMP), Segments Industrial Shoreland Segment 16 (16-
INDS), and Conservation Aquatic Unit 17 (17-CA), the proposal is shown to
occur within the Q-REC zoned portion of the property.
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25.60 Acres

COQUILLE RIVER ESTUARY MGT PLN (CREMP)
CREMP AQUATIC D08 CONSERVATION (CRAO08C)
CREMP AQUATIC D17 CONSERVATION (CRA17C)
CREMP INDUSTRIAL (CR-IND)

CREMP SHORELAND SEGMENT 16 (CRS16)
RECREATION WITH QUALIFICATIONS (Q-REC)

ARCHAEOLOGICAL AREAS (ARC)

BANDON AREA OF MUTUAL INTEREST (BMI)
BIRD SITE MEETS GOAL 5C REQRMT (B5C)
FLOODPLAIN (FP)

NATIONAL WETLAND INVENTORY (NWI)
NH TSUNAMI (NHTHO)

NH WILDFIRE (NHWF)
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Plot Plan and Subject Property Map
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L.

APPLICABLE CRITERIA

COOS COUNTY ZONING AND LAND DEVELOPMENT ORDINANCE (CCZLDO)

CHAPTER 1V - BALANCE OF COUNTY ZONES, OVERLAYS & SPECIAL CONSIDERATION

SECTIONS

4.3.200(121) — Use Table — Recreation Vehicle Park

4.3.210(70) — Categories and Review Standards — Recreational Vehicle Park
4.3.220(7) — Additional Conditional Use Requirements — Recreation (REC)
4.3.230(7) — Additional Standards — Recreation (REC)

4.11.235 — Establishment of Development (Floodplain)

4.11.251 — General Standards (Floodplain)

4.11.252(2) — Specific Standards — Nonresidential Construction (Floodplain)
4.11.252(4) — Specific Standards — Recreational Vehicles (Floodplain)

The Qualifiers on this property require additional criteria to be addressed as follows:

The qualifiers that apply to the portion zoned REC are:

II.

L.

Development on the subject property shall be subject to design and site plan review pursuant to 2004 Coos
County Zoning and Land Development Section 5.6.400 of the CCZLDO to be considered through a Hearings
Body Review;

The proposed rural uses, density, and public facilities and services will not commit adjacent or nearby resource
land to nonresource use as the term is defined in OAR 660-004-0028;

The proposed rural uses, densities, and public facilities and services are compatible with adjacent or nearby
resource uses; and

The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

BASIC FINDINGS

LEGALLY CREATED UNITS OF LAND STATUS: The Coos County Zoning and Land Development
Ordinances requires that property are legally created pursuant to Article 6.1 Lawfully Created Lots and Parcels
ORS 92. Staff found that all units of land that are part of the project are legally created units of land.

SITE DESCRIPTION AND LAND USE HISTORY: The property spans over 25 acres and was formerly
occupied by the Rogge Mill, a planar mill that operated for many years. Although the site is now free of
structures, traces of its industrial past can still be found scattered throughout. Today, the area is predominantly
covered by brush and grass, with nature gradually reclaiming the land once occupied by the mill.

Situated in the surrounding landscape, the property is bordered by the Coquille River to the north and Highway

101 to the west. To the south, it is bordered by smaller parcels used for residential purposes , while Exclusive
Farm Use zones with cranberry bogs occupy the southernmost boundary.
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2022 aerial image

PROPOSAL: The applicant is requesting a 130 space Recreational Vehicle Park with associated amenities.

REVIEW PERIOD: The subject applications were submitted on December 1, 2023, and during the preliminary
30-day review, they were found to be complete for the purpose of review. The completeness review is defined in
Section 5.0.200. Calculating the 150-day time frame to complete the review from December 31, 2024, which
means a final decision of the county is required to be rendered no later than May 29, 2024. Upon receipt of a
complete application, the Planning Department may take action on a conditional use request by issuing an
administrative decision or scheduling a public hearing as determined by the applicable zoning.

PUBLIC AGENCY COMMENTS: The Planning Department provided notice of the proposal on February 9,
2024. Agency comments were received and are referenced and summarized below, the full comments can be
found in Exhibit B.

e Oregon Department of State Lands (DSL) responded “Based on the submitted site plan. It appears that
the proposed project (“RV Park”) may impact state-jurisdictional wetlands or waters and may require a
state Removal-Fill permit. It is recommended that you have the project areas assessed for jurisdictional
wetlands and waterways by a qualified wetland professional prior to earth disturbance activities. A
wetland delineation report should then be submitted to DSL for review and approval.

The Coquille River is a State-Owned waterway and the river & its adjacent wetlands are also designated
as Essential Salmonid Habitat. Best management practices should be implemented during construction
to minimize sedimentation and erosion in the river.”
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I1I.

A.

Oregon Department of Fish & Wildlife responded “Thanks for the opportunity to comment on this
proposed project. The location historically was tidal saltmarsh wetland bounded by late seral spruce
forest that would have been high functioning Habitat Category 1 or 2 as classified under the Oregon
Dept. of Fish and Wildlife (Department) Habitat Mitigation Policy; OAR 635-415. Since Euro-human
development the habitats have been highly altered through placement of earthen fill and development of
a sawmill. resultantly the ecological function of the habitats currently would be currently considered
Category 4 or 5 with low function for production of fish and wildlife. However, minimization of impacts
due to disturbance during construction actions remain a high priority in order to prevent further
reduction of habitat function and impacts to adjacent habitats (e.g. streams/waterways). The department
recognizes the strong social and economic values of recreational use of the Coquille River and the
natural resources, however, notes that development actions proposed will have environmental effects.”
The Coquille Indian Tribe Responded “Thank you for the opportunity to comment on the proposal to
develop an RV park and associated amenities at the above referenced location. Our records show known
cultural resources within extremely close proximity to the project area. Due to the close proximity to
known cultural resources, we request a cultural resources monitor to be present during all ground
disturbance. Please contact our office at THPO@coquilletribe.org to schedule a Cultural Resource
Monitor to be on site during all ground-disturbing activities. Please schedule the monitor as close to two
(2) weeks (or ten business days) as possible in advance of the anticipated project start time.”

Oregon Department of Transportation: ODOT recommends reconfiguration of the County Rd (site
access)/US-101 intersection as a Condition of approval. This will include removal of the “slip lane”,
shifting access point south to align with US-101 centerline pavement markings, and US-101 shoulder
modification which may include design and installation of a right turn deceleration lane pending
delegated approval from ODOT. Applicant will need to obtain a misc./utility permit prior to any
disturbance within the State ROW. Applicant will need to obtain ODOT approval of drainage
calculations, showing the proposal will not adversely affect state facilities if impervious surface is
increased by more than 0.25ac. Any new signage visible from US 101 will require ODOT approval.

PUBLIC COMMENTS: The Planning Department mailed notice of the conditional use application to all
property owners within 500 feet of the subject property on February 9, 2024. The applicant also complied with
the posted notice requirements of Section 5.0.900. No public comments were received as of the date of this
notice.

STAFF REPORT — WITH RECOMMENDATIONS AND PROPOSED FINDINGS

SUBJECT PROPERTY DETAILS AND BACKGROUND:

The subject property is the site of the Old Rogge Mill, located on the southeast shoreline where Bullard's Bridge crosses
the Coquille River, approximately one mile north of the City of Bandon. The mill site received a land use exception from
an agricultural use plan and zone designation because of the developed and committed industrial uses then occurring on

the property.

Known as the old Rogge Mill property, it sits on the south bank of the Coquille River adjacent to Highway 101. It is one
of many former lumber mill properties along the Coquille River and has suffered the same fate as most mill operations
on the south coast over the past ten years: closure and removal of the mill equipment. Historical uses on the site include
other lumber/timber processing facilities dating as far back as the Alfred Johnson Lumber Company in 1915. The site
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was also home to a ferry operation across the Coquille River prior to the construction of the bridge, evidenced by the
remnants of old boat ramps, docks, and pilings visible at low tide.

Mr. Westbrook acquired the property in 1996 and has utilized the old mill buildings for storage, remanufacturing, and the
sale of Port Orford Cedar. Since the closure of the last mill operation, the site has undergone significant cleanup efforts.
Upon acquiring the property, Mr. Westbrook addressed flooding issues by filling and leveling a significant portion of the
area adjacent to Highway 101 to make it more usable.

There is no exceptional riparian habitat on the subject property, as mill operations over many years have significantly
impacted the riparian areas along the Coquille River bank. Zoned as Industrial at the time of the adoption of the Coos
County Comprehensive Plan in 1985, the property's industrial designation was due to the existence of Rogge Mill as a
committed industrial site before the adoption and acknowledgment of Coos County ordinances and the Comprehensive
Plan. The property has an extensive permit history related to its former mill operations, including the division of the
property in 1997 and the placement of fill material within the 100-year floodplain in 2000. The purpose of elevating the
filled areas was to facilitate future development of the site without requiring additional fill or elevation certifications.

In December 2001, the Board of Commissioners approved Ordinance 01-08-011PL to amend the Coos County
Comprehensive Plan, rezoning the property from Industrial (IND) to Recreation. Subsequently, this decision was
appealed to the Land Use Board of Appeals (LUBA) in January of 2002 (LUBA 2001-202). LUBA remanded the
decision to Coos County for additional findings. Following this, the decision was appealed to the Court of Appeals in
May 2002 (CA A118190), which later declined to hear the matter. The applicant applied to have the matter reviewed by
the Board of Commissioners in 2023 and adopted additional findings to support the rezone request.

On November 26, 2003, the Board of Commissioners approved, on remand, a rezone from Industrial to Q-Recreation.
The qualifiers that applied to the portion of the property rezoned to Recreation (REC) were as follows: Development on
the subject property shall be subject to design and site plan review pursuant to the 2004 Coos County Zoning and Land
Development Section 5.6.400 of the CCZLDO, to be considered through a Hearings Body Review. The proposed rural
uses, density, and public facilities and services will not commit adjacent or nearby resource land to nonresource use, as
the term is defined in OAR 660-004-0028. Additionally, the proposed rural uses, densities, and public facilities and
services are compatible with adjacent or nearby resource uses, and the proposed rural uses will not seriously interfere
with permitted uses on other nearby parcels. At the time of the approval of the remand, the applicant also requested an
interpretation of the Coastal Shoreland Boundary pursuant to Section 4.1.450 of the CCZLDO. This provision authorizes
staff to establish the precise location of the CSB based on the seven criteria of Goal 17 used to identify coastal
shorelands. Staff responded to the request on June 30, 2004, by making a determination of the boundary. The boundary
interpretation moved the CSB boundary, Below, the images show the before and after the interpretation.

Cog,,.
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However, that interpretation does not reflect physical changes to the site made after that interpretation when the fill
permit work was completed.

Therefore, a new application for an Amendment/Rezone was applied for in 2004 to rezone approximately 6.8 acres of the
subject property from CREMP-Industrial to Q-Recreation to be consistent with the prior approval of the property. This
was approved through Ordinance #04-05-006PL in September 2004.

On November 17, 2006, Staff approved a three (3) parcel partition (P-06-18) to divide up the property according to the
zoning.

After the approval of the partition, the applicant submitted a Hearings Body Conditional Use and Site Plan to site an RV
Park and related uses on the subject property. Following multiple public hearings, the Coos County Planning
Commission approved the application on March 20, 2007. The Notice of Decision was appealed by a group of
"opponents" within the appeal period. On June 13, 2007, the Board of Commissioners issued a Final Decision denying
each of the opponents' assignments of error and approved the proposed Recreational Vehicle Park. The opponents
appealed the Board of Commissioners' decision to the Land Use Board of Appeals (LUBA). On January 14, 2008, LUBA
sustained three of the five opponents' assignments of error and remanded the county decision. The applicant appealed
LUBA's decision to the Court of Appeals. The Court of Appeals issued its final order on May 28, 2008, and LUBA
issued its final judgment on May 30, 2008, without making any change to their final opinion and order dated January 14,
2008. The applicant requested a remand hearing. The remand was taken up to address the three issues, and supplemental
findings were made. The Board of Commissioners approved the findings to address the issues on November 29, 2008.
The matter was again appealed, and the Board of Commissioners' Decision was reversed by the Land Use Board of
Appeals (LUBA), and the applicant did not reapply for the use at the time.

In 2017 and 2018 there were pre-application submitted regarding the possibilities of submitting an application for an RV
park or other recreational related activities.

The current request was submitted on December 1, 2023, and deemed incomplete on December 29, 2023, due to missing
floodplain information. The applicant submitted a supplemental response, and staff deemed the application complete for
review on January 29, 2024. Staff began the review process and requested additional information late in February,
necessitating the postponement of the hearing to April. This extension allows both the applicant and staff adequate time
to thoroughly address the criteria and make recommendations to the Planning Commission.

ZONING: - This property is split-zoned consisting of Qualified Recreation (Q-REC) and Coquille River Estuary
Management Plan (CREMP). All development is located within the Q-REC portion of the property, therefor Staff will
address only this zoning district.

ARTICLE 4.2 — ZONING PURPOSE AND INTENT

SECTION 4.2.400 OPEN SPACE AND NATURAL RESOURCE ZONING DISTRICTS
Open Space and Natural Resource Districts are intended for especially sensitive areas where wildlife habitat or special
scenic values have been identified or where natural hazards totally preclude any development.

Recreation (REC)

The intent of the Recreation District is to designated recreation areas. The purpose of the “REC” district is to
accommodate recreational uses of areas with high recreational or open space value. The district applies solely to areas
designated as “Recreation” in the Comprehensive Plan, which include state, county and other municipal parks, the
Oregon Dunes National Recreation Area, as well as private lands currently developed as golf courses.
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New recreational developments in this district shall be oriented to the open space nature of the land. The type and
intensity of recreational developments in this district must be conditioned by environmental considerations set forth in
the County’s Coastal Shoreland/Dune Lands Comprehensive Plan policies where such developments are allowed in
these coastal resource areas.

B. SURROUNDING LAND USES:

This parcel is directly adjacent to the Oregon Coast Highway 101 to the west and the Coquille River to the north. The
parcels to the east are being used for residential uses, and the parcels to the south appear to be used for some farm uses.

Based on aerial photos the subject parcel appears to contain vegetation along the highway, Coquille River, and within the
cast portion of the parcel. The parcels to the east are zoned Rural Residential-2 (RR-2), and the parcels to the south are
zoned Exclusive Farm Use (EFU). The parcels on the opposite side of Oregon Coast Highway 101 are zoned Coquille
River Estuary Management Plan (CREMP). Bullards Beach State Park is approximately a half mile north of the subject
property, which provides recreational camping and beach access.

Subje(-aperty
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ROGGE MILL RV PRELIMINARY SITE PLAN 9-29-2023

TOTAL SPACES: 130 [&
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LOWER AREA:

37 BACK IN SPACES
64 PULL-THRU SPACES
UPPER AREA:

24 BACK IN SPACES

5 PULL-THRU SPACES

YAERIAL EST. 2015

GENERAL PROPERTY COMPLAINCE

COMPLIANCE PURSUANT TO SECTION 1.1.300:

1t shall be unlawful for any person, firm, or corporation to cause, develop, permit, erect, construct, alter or use
any building, structure or parcel of land contrary to the provisions of the district in which it is located. No
permit for construction or alteration of any structure shall be issued unless the plans, specifications, and
intended use of any structure or land conform in all respects with the provisions of this Ordinance, unless
approval has been granted by the Hearings Body.

STAFF RESPONSE: Staff has reviewed the property history and the County files at the time of this
report; the subject property is complaint with the Coos County Zoning and Land Development
Ordinance. This does not mean that there is not additional information that was unavailable during this
review that would make the properties non-complaint.

SECTION 6.1.125 LAWFULLY CREATED LOTS OR PARCELS:
“Lawfully established unit of land” means:
1. The unit of land was created.:
a. Through an approved or pre-ordinance plat;

b. Through a prior land use decision including a final decision from a higher court. A higher court includes
the Land Use Board of Appeals;
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¢. In compliance with all applicable planning, zoning and subdivision or partition ordinances and
regulations at the time it was created.

d. By a public dedicated road that was held in fee simple creating an interviewing ownership prior to
January 1, 1986;

e. By deed or land sales contract, if there were no applicable planning, zoning or subdivision or partition
ordinances or regulations that prohibited the creation.

f. By the claim of intervening state or federal ownership of navigable streams, meandered lakes or
tidewaters. “Navigable-for-title” or “title-navigable” means that ownership of the waterway, including
its bed, was passed from the federal government to the state at statehood. If a waterway is navigable-for-
title, then it also is generally open to public use for navigation, commerce, recreation, and fisheries.

STAFF RESPONSE: The units of land was created pursuant to Section 6.1.125.1.a, through an approved
plat. The parcels were applied for and approved to be consolidated at the Coos County Assessor’s Office.
Therefore, staff concludes the property is a lawfully created lot.

D. APPLICABLE IDENTIFIED REVIEW CRITERIA:

I SUMMARY OF PROPOSAL AND APPLICABLE REVIEW CRITERIA:

The proposal is a request for a Hearings Body Conditional Use for a Recreational Vehicle Park and Accessory Uses and
Structures. The Subject Property is split zoned between Qualified-Recreation (Q-REC), and Coquille River Estuary
Management Plan (CREMP), Segments Industrial Shoreland Segment 16 (16-INDS), and Conservation Aquatic Unit 17
(17-CA), the proposal is shown to occur within the Q-REC zoned portion of the property.

The development will solely be situated within the Q-REC zone. While the applicant has identified Q-REC Criteria and
included development standards for the Coquille River Estuary-IND shoreland segments (as per 3.3.530), the application
clarifies that the development will be situated outside of the CREMP zoning. Consequently, the application solely
addresses development standards and lacks any mention of use standards. Unless the applicant can justify the relevance
of including the Coquille River Estuary-IND shoreland segment standards, the Planning Commission should disregard
this portion of the application. Perhaps the applicant did not understand that Q-REC means it is a Qualified Recreational
Zone that follows the regulations as all other Recreational Zones with the exception of additional review standards placed
on the property through qualifiers. The qualifiers are explained below in the applicable criteria section.

The applicable review criteria can be found in the Coos County Zoning and Land Development Ordinance (CCZLDO).

SECTIONS

4.3.200(121) — Use Table — Recreation Vehicle Park

4.3.210(70) — Categories and Review Standards — Recreational Vehicle Park
4.3.220(7) — Additional Conditional Use Requirements — Recreation (REC)
4.3.230(7) — Additional Development Standards — Recreation (REC)
4.11.235 — Establishment of Development (Floodplain)

4.11.251 — General Standards (Floodplain)

4.11.252(2) — Specific Standards — Nonresidential Construction (Floodplain)
4.11.252(4) — Specific Standards — Recreational Vehicles (Floodplain)

The Qualifiers on this property require additional criteria to be addressed as follows:

The qualifiers that apply to the portion zoned REC are:
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1. Development on the subject property shall be subject to design and site plan review pursuant to 2004 Coos
County Zoning and Land Development Section 5.6.400 of the CCZLDO to be considered through a Hearings
Body Review;

2. The proposed rural uses, density, and public facilities and services will not commit adjacent or nearby resource
land to nonresource use as the term is defined in OAR 660-004-0028;

3. The proposed rural uses, densities, and public facilities and services are compatible with adjacent or nearby
resource uses; and

4. The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

# @ Zones Subject To
- TR-1 UR2 | URM | RR2 | RR5 D RC | €1 | IND | A0 | REC | SS | MES

! | | | | |
121. | Recreational Vehicle Park N N N N N HBCU | HBCU ‘ HBCU | N ‘ N ‘ ACU | N | N (70)

SECTION 4.3.210 — CATEGORIES AND REVIEW STANDARDS

The following categories provide a definition and specific standards that will regulate the Development, Use or Activity
identified in the table above. ***

(70)

a.

FINDING:

FINDING:

C.

FINDING:

Recreational Vehicle Park -

Must be a lot, parcel or tract of land upon which two (2) or more recreational vehicle sites are
located, established or maintained for occupancy by recreational vehicles of the general public
as temporary living quarters for recreational or vacation purposes.

The proposed park includes 130 recreational vehicle spaces along with accessory structures
associated with the park. Therefore, the applicant has addressed the criteria.

The Park shall contain recreational vehicle sites. Recreational vehicle sites are a plat of ground
within the park designed to accommodate a recreational vehicle on a temporary basis.

The proposed park meets this definition because the maximum length of stay will be 30
days. Therefore, the applicant has addressed the criteria.

Shall include the submittal of a preliminary plot plan drawn as specified by OAR Division 650.
The applicant did provide a preliminary plot plan the contains the majority of the elements
required by OAR Division 650. This will require refinement prior to submitting for a

building permits. Therefore, the applicant has addressed the criteria.

Landscaping and Design:

(i) The landscape shall be such to minimize soil erosion and lessen the visual impact. Every

park shall provide an ornamental, sight-obscuring fence, wall, evergreen or other suitable
screening/planning along all boundaries of the park site abutting public roads or property
lines that are common to other owners of property, except for points of ingress and egress.
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All open areas or common areas shall be landscaped. Landscaping shall consist of lawns
and/or ornamental plantings;

(ii)  Any grade changes shall be in keeping with the general appearance of neighboring
developed areas.

(iii)  The site shall be sloped to allow for proper surface drainage; however, surface waters
shall not drain in a manner that would adversely affect neighboring properties, the public
storm drainage system, or create environmental problems.

(iv)  Exposed storage areas, service areas, utility buildings and structures and similar
accessory areas and structures shall be subject to such setbacks, screen plantings or other
screening methods as shall be reasonably required to prevent their being incompatible
with the existing or contemplated environment and the surrounding properties.

FINDING: The applicant states that the attached engineered conceptual plan shows full
consistency with provision (d) and associated subsections. However, there are no
plans titled “conceptual.” The provided plans below do not address the criteria. The
Planning Commission may continue to request additional information to address
this criteria if it is not provided at the hearings, deny the request, or condition the
approval to provide detailed findings to address the criteria.
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e. Walls or fences shall be six feet in height except in the area of ingress and egress. This area shall
be subject to Section 7.1.525. Evergreen planting shall not be less than five feet in height, and
shall be maintained in a healthy living condition for the life of the RV Park. All walls, fences and
evergreen planting shall be approved by the Planning Commission.

FINDING: The applicant states "'see the attached conceptual plan," but there is no plan titled
"conceptual plan." Therefore, this aspect has not been addressed.

f. A parking plan must be signed off by the Roadmaster. Regulation for parking can be found in
Chapter VIIL.

FINDING: The applicant/property owner stated this will be complied with upon construction of
the project. Therefore, this should be a condition of approval.

g. The plot plan for the RV Park shall provide for safe and sanitary accumulation, collection,
transportation, storage and disposal, including resource recovery of wastes and solid wastes.
Trash receptacles shall be provided at the minimum of one for every five spaces. The trash may
be stored in an enclosed area until disposed of through a solid waste company or a hauled to a
lawful transfer/landfill disposal site. Waste shall be removed from the site at least every 30
days. If the property owner chooses to haul the solid waste to a disposal facility receipts may
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be required to prove continued compliance with this subsection. Solid waste management shall
not conflict with the requirements of Coos County Code Article Seven.

FINDING: The applicant states "see the attached conceptual plan," but there is no plan titled
"conceptual plan." Therefore, this aspect has not been addressed. This can be
conditioned.

h. RV Parks require a minimum of five acres and shall not exceed 15 campsites per acre. The density
of the zoning district is replaced with the density requirement of this subsection.

FINDING: The applicant misconstrues the criteria. The criteria references '"campsite," which
are the same as RV spaces as they are sites within the RV park. The density
requirement has been met, as the property exceeds five acres, and the density is less
than 15 spaces per acre (25 acres multiplied by 15 equals 375). Therefore, the
application complies.

1. RV Parks must reserve at least 30% of the total acreage for open space and common
areas. Common areas may have sanitary facilities, open space, parking, roads, pathways, and
recreational structures and facilities that serve the entire park.

FINDING: The applicant states the open spaces exceeds 40% of the overall property. Therefore,
the criteria has been addressed.

J- RV Park pads shall not be closer than 15 feet to another vehicle or structures.

FINDING: The applicant states "see the attached conceptual plan," but there is no plan titled
"conceptual plan." Therefore, this aspect has not been addressed.

k. Sanitation facilities including toilet, lavatory, and bathing facilities shall be required. The sanitary
system shall comply with Oregon State Building Codes, Oregon Health Authority or any other
health and safety regulatory agency. A water supply shall be provided to the sanitation facility
and may be provided to each RV site but sewer shall not be provided to individual RV sites unless
an exception is taken to Statewide Planning Goal 11 or the property is located within the Urban
Growth Boundary. The camp host or caretaker may be hook to the sanitation system.

FINDING: This is addressed by the applicant with details from Mr. Kloos. There shall be a
condition that the property not be divided to remain consistent with Goal 11.

1. RV Parks approved after January 1, 2019 shall not allow tenants to stay within the park more than
30 consecutive days within a six month period. Registration shall be maintained to prove
compliance with this requirement. No person shall receive mail at the site with the exception of
the camp host, property owner or watchman. The park may only have one camp host or care taker
per 30 spaces. If an exception to Goal 11 to extend public services to the property or the property
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is served by public services (water and sewer) then ORS 197.493 prohibits placement or
occupancy restriction including any time limitation. Outside of an Urban Growth Boundary time
limits may be applied.

FINDINGS: The proposed park will have a 30-day limitation of stay. The proposed park will
maintain its defined perimeters of a recreational vehicle park by mandating a full
prohibition on any permanent stay. Therefore, the applicant has addressed the
criteria.

m. A dwelling may be constructed for the property owner, camp host or caretaker to reside. This
shall not be a rental unit and shall not count as part of the 30% of open space required in subsection
(h) above.

FINDING: At this time, there is no proposal for a residence for the park caretaker; therefore,
this has been addressed.

n. Fires will be permitted only in facilities which have been provided for such purposes or where
open fires are allowed.

(1) Fireplaces, fire pits, charcoal braziers, wood burning stoves or other cooking facilities
shall be located, constructed, maintained and used to minimize fire hazard and smoke
nuisance in the campground and the neighboring properties.

(i1))  Trees and other vegetation should be removed around area designated for fires or
outdoor cooking to minimize fire hazards.

(i)  Fire extinguishers shall be proved at the camp in areas that allow for ease access.

(iv)  Request for comments will be sent to the fire district in which the property is located
within to allow for comments to ensure that fire danger is minimized.

(v) Individual fires pits located at the RV site areas prohibited in areas subject inventoried
wildfire hazard.

FINDING: The applicant states the park will institute regulations to be consistent with this
provision. This can be made a condition of approval.

SECTION 4.3.220 ADDITIONAL CONDITIONAL USE REVIEW STANDARDS for uses, development and activities
listed in table 4.3.200

This section has specific criteria set by the zoning district for USES, ACTIVITIES and DEVELOPMENT: ***
@) Recreation (REC), South Slough (SS) and Minor Estuary and Shoreland (MES) — The following
conditional use review standards applies to all USES, ACTIVITIES and DEVELOPMENT within the

REC, S8S and MES zoning districts.
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(a) COMPATIBILITY: The proposed USE, ACTIVITY OR DEVELOPMENT is required to demonstrate
compatibility with the surrounding properties or compatibility may be made through the imposition of
conditions. Compatibility means that the proposed use is capable of existing together with the
surrounding uses without discord or disharmony. The test is where the proposed use is compatible with
the existing surrounding uses and not potential or future uses in the surround area.

(b) All parks (Recreational or Residential) shall comply with the following design criteria:

i.  The landscape shall minimize soil erosion. The exterior portion of the property shall provide an
ornamental, sight-obscuring fence, wall, evergreen or other suitable screening/planting along all
boundaries of the site abutting public roads or property lines that are common to other owners of
property that are zoned for residential, except for points of ingress and egress,

ii.  Lighting: Any lights provided to illuminate any public or private parking area shall be so arranged
as to reflect the light away from any abutting or adjacent residential district or use.

iti.  Exposed storage areas, service areas, utility buildings and structures and similar accessory areas
and structures shall be subject to the setbacks of the this zoning designation, screen plantings or
other screening methods;

iv.  Trash service shall be provided to the facility and the area for trash receptacle or receptacles shall
be identified on the plot plan; and

v.  Hours of operation may be required in areas predominantly surrounded by residential zones.

(c) Any commercial use in conjunction with a recreational use shall be consistent with the following
building size:
i. No size limits inside urban growth boundary;\

ii. For building or buildings located within an Unincorporated Community Boundary as adopted
by the Coos County Comprehensive Plan Volume I Part 2 § 5.5 the following square foot
requirements apply:

1. Urban Unincorporated Community shall not exceed 8,000 square feet of floor space; or
2. Rural Unincorporated Community shall not exceed 4,000 square feet of floor space.

FINDING: The applicant/property owner states they will comply with these provisions and
anticipates conditions of approval that fully outlines the aforementioned
requirements. The applicant address compatibility under the qualifiers portion of
the application.

SECTION 4.3.225 GENERAL SITING STANDARDS
All new USES, ACTIVITIES and DEVELOPMENT are subject to the following siting standards:
(1) Agricultural and Forest Covenant - Any applicant for a dwelling permit adjacent to a Forest or Exclusive Farm
Zone shall sign a statement on the Compliance Determination or Zoning Clearance Letter acknowledging that:
“the normal intensive management practices occurring on adjacent resource land will not conflict with the rural
residential landowner’s enjoyment of his or her property.
(2) Fences, Hedges, and Walls: No requirement, but vision clearance provisions of Section 7.1.525 apply.
(3) Limitation on uses of manufactured dwellings/structures for commercial purposes pursuant to ORS 466 et seq.
Manufactured dwellings shall not be used for commercial purposes except:
(a) Where use of the manufactured dwelling for commercial purposes is authorized by the Building Codes
Agency.
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(b) Where used as a temporary sales office for manufactured structures; or

(c) As part of an approved home occupation. [OR-92-07-012PL]

(4) New lots or parcels - Creation of lots or parcels, unless it meets the circumstances of § 5.6.130, shall meet the
street frontage, lot width, lot depth and lot size. Minimum road frontage/lot width shall be met unless waived by
the Planning Director in consultation with the County Surveyor and County Roadmaster due to creating an
unsafe or irregular configuration:

(a) Minimum Street frontage should be at least 30 feet, and

(b) Minimum lot width and Minimum lot depth is 50 feet.

Minimum parcel/lot size cannot be waived or varied unless otherwise provided by a specific zoning regulation.
Tax lot creation and consolidations do not change the legally created status of a lot or parcel.

(5) Parking - Off-street access, parking and loading requirements per Chapter VII apply.

(6) Riparian -

(a) Riparian vegetation setback within 50 feet of a estuarine wetland, stream, lake or river, as identified on
the Coastal Shoreland and Fish and Wildlife habitat inventory maps, shall be maintained except:

i. 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.

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

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

iv. 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;

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

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

vii. 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 is not more than 100% of the size of the existing structure’s ‘‘footprint”.

(b) Riparian removal within the Coastal Shoreland Boundary requires an Administrative Conditional Use
application and review. See Special Development Considerations Coastal Shoreland Boundary.

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

(7) Setbacks:

(a) All Development 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 the right-of-way line, whichever is greater. This
setback may be greater under specific zoning siting requirements.

(b) Firebreak Setback - New or replacement dwellings on lots, parcels or tracts abutting the “Forest” zone
shall establish and maintain a firebreak, for a distance of at least 30 feet in all directions. Vegetation
within this firebreak may include mowed grasses, low shrubs (less than ground floor window height),
and trees that are spaced with more than 15 feet between the crowns and pruned to remove dead and
low (less than 8 feet from the ground) branches. Accumulated needles, limbs and other dead vegetation
should be removed from beneath trees.
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(8) OUTDOOR STORAGE IN RESIDENTIAL ZONES (a) Boats and trailers, travel trailers, pick-up campers or
coaches, motorized dwellings, and similar recreation equipment may be stored on a lot but not used as an
accessory use; (b) Automotive vehicles or trailers of any kind or type without current license plates, where
required, and which are not in mechanical working order, shall not be parked or stored on any residentially
zoned property other than in completely enclosed buildings, (c) One operating truck may be stored on the lot of
a truck driver provided it is accessory to the main use of the property. Additional trucks shall not be allowed.

FINDING: The applicant did not address the general development standards. However, staff is able
to determine that the general development standards can be met.

SECTION 4.3.230 ADDITIONAL SITING STANDARDS
This section has specific siting standards and criteria set by the zoning district for USES, ACTIVITIES and
DEVELOPMENT: ***

(7) Recreation (REC), South Slough (SS) and Minor Estuary and Shoreland (MES) —
a. Minimum lot/parcel size — There are no required minimum lot/parcel sizes.
b. Setback - There are no required setbacks.
c. Building Height — There are no building height requirements.

d. Building Density or Size limits — There are no building or size limits.

FINDING: The applicant has addressed this section and staff concurs.

SECTION 4.11.235 ESTABLISHMENT OF DEVELOPMENT PERMIT

1. Floodplain Application Required
A floodplain application shall be submitted and approved before construction or regulated development begins
within any area of special flood hazard established in Section 4.11.232. The permit shall be for all structures
including manufactured homes, as set forth in the “DEFINITIONS,” and for all development including fill and
other activities, also as set forth in the “DEFINITIONS.”
2. Application
An application shall be made on the forms furnished by the Planning Department and may include, but not be
limited to, plans in duplicate drawn to scale showing the nature, location, dimensions, and elevations of the arca
in question; existing or proposed structures, fill, storage of materials, drainage facilities, and the location of the
foregoing. Specifically, the following information is required:
a. Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures which
may be submitted by a registered surveyor;
b. Elevation in relation to mean sea level of floodproofing in any structure;
c. Certification by a registered professional engineer or architect that the floodproofing methods for any
nonresidential structure meet the floodproofing criteria in Section 4.11.252; and

60 E. Second St., Coquille OR | Mailing Address: 250 N. Baxter, Coquille, Oregon 97423

Q 541-396-7770 @ planning(@co.coos.or.us @ https://Www.co.coos.or.us/community-dev

Page 21 — STAFF REPORT


mailto:planning@co.coos.or.us
https://www.co.coos.or.us/community-dev

Description of the extent to which a watercourse will be altered or relocated as a result of proposed
development.

Plot plan drawn to scale showing the nature, location and dimensions and elevation referenced to mean
sea level, or NAVD 88, whichever is applicable, of the area in question including existing and proposed
structures, fill, storage of materials, and drainage facilities. Applicants shall submit certification by an
Oregon registered professional engineer or land surveyor of the site's ground elevation and whether or
not the development is located in a flood hazard area. If so, the certification shall include which flood
hazard area applies, the location of the floodway at the site, and the 100 year flood elevation at the site.
A reference mark shall be set at the elevation of the 100 year flood at the site. The location, description,
and elevation of the reference mark shall be included in the certification; and

Any other information required to show compliance.

Applications for variance, water course changes or staff determinations will be noticed with an
opportunity to appeal in the same manner as a conditional use (see Chapter V). Non-discretionary
determination of compliance with the standards will be processed in the same manner as a Compliance
Determination (see Article 5.10)

STAFF RESPONSE: The applicant submitted Elevation Certificates prepared by Brent H. Knapp, Registered
Professional Land Surveyor, for all structures that will be sited within the mapped floodplain. The elevation
certificates state that the lowest adjacent grade next to all proposed structures will be above the Base Flood
Elevation. Additionally, the applicant provided a Flood Risk Assessment and Floodway Analysis prepared by
James Eric Heyen, Registered Professional Engineer for West Consultants, Inc.

SECTION 4.11.251 GENERAL STANDARDS
In all areas of special flood hazards, the following standards are required:

7. Anchoring

a.

b.

All new construction and substantial improvements shall be anchored to prevent flotation, collapse, or
lateral movement of the structure; and

All manufactured homes must likewise be anchored to prevent flotation, collapse, or lateral movement,
and shall be installed using methods and practices that minimize flood damage. Anchoring methods may
include, but are not limited to, use of over-the-top or frame ties to ground anchors (Reference FEMA’s
“Manufactured Home Installation in Flood Hazard Areas” guidebook for additional techniques).

8. Construction Materials and Methods

a.

b.

All new construction and substantial improvements shall be constructed with materials and utility
equipment resistant to flood damage;

All new construction and substantial improvements shall be constructed using methods and practices that
minimize flood damage; and

Electrical, heating, ventilation, plumbing, and air-conditioning equipment and other service facilities
shall be designed and/or otherwise elevated or located so as to prevent water from entering or
accumulating within the components during conditions of flooding.

9. Utilities

a.

b.

All new and replacement water supply systems shall be designed to minimize or eliminate infiltration of
flood waters into the system;

New and replacement sanitary sewage systems shall be designed to minimize or eliminate infiltration of
flood waters into the systems and discharge from the systems into flood waters; and

On-site waste disposal systems shall be located to avoid impairment to them or contamination from them
during flooding consistent with the Oregon Department of Environmental Quality.
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10. Land Divisions Proposals

a. All land division proposals shall be consistent with the need to minimize flood damage;

b. All land division proposals that are proposing public utilities and facilities such as sewer, gas, electrical,
and water systems shall be required to locate and construct them to minimize or eliminate flood damage;

c. All land division proposals that consist of three or more lots shall have adequate drainage provided to
reduce exposure to flood damage; and

d. Where base flood elevation data has not been provided or is not available from another authoritative
source, it shall be generated for subdivision proposals and other proposed developments which contain at
least 50 lots or 5 acres (whichever is less).

11. Review of Applications
Where elevation data is not available either through the Flood Insurance Study, FIRM, or from another
authoritative source [Section 4.11.243(2)], applications for structural development shall be reviewed to assure
that proposed construction will be reasonably safe from flooding. The test of reasonableness is a local judgment
and includes use of historical data, high water marks, photographs of past flooding, etc., where available. Failure
to elevate at least two feet above grade in these zones may result in higher insurance rates.

12. AH Zone Drainage
Adequate drainage paths are required around structures on slopes to guide floodwaters around and away from
proposed structures.

13. Other Development. Includes mining, dredging, filling, grading, paving, excavation or drilling operations located
within the area of a special flood hazard, but does not include such uses as normal agricultural operations, fill
less than 12 cubic yards, fences, road and driveway maintenance, landscaping, gardening and similar uses which
are excluded from definition because it is the County’s determination that such uses are not of the type and
magnitude to affect potential water surface elevations or increase the level of insurable damages.

Review and authorization of a floodplain application must be obtained from the Coos County Planning
Department before “other development” may occur. Such authorization by the Planning Department shall not be
issued unless it is established, based on a licensed engineer’s certification that the “other development” shall not:

a. Result in any increase in flood levels during the occurrence of the base flood discharge if the
development will occur within a designated floodway; or,

b. Result in a cumulative increase of more than one foot during the occurrence of the base flood discharge
if the development will occur within a designated flood plain outside of a designated floodway.

14. COMMUNITY OFFICIAL BASE FLOOD ELEVATION DETERMINATION REQUEST AND
PROCEDURES: The Coos County Planning Department shall sign a community official base flood elevation
(BFE) confirmation received from a mortgage insurance company if:

a. The development is located outside of the mapped flood hazard area;
b. A Letter of Map Revision or Amendment has been approved by FEMA; or
c. The property has an approved flood hazard determination application that shows the development was
built to flood proofing standards or is located above the base flood elevation.
If the development is located within the mapped flood hazard area and there is not a flood hazard determination
on file with the Coos County Planning Department a confirmation letter will not be signed until a flood hazard
application has been approved as complying with Sections 4.11.211 through 4.11.252.
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STAFF RESPONSE: The applicant provided a Flood Risk Assessment and Floodway Analysis prepared by
James Eric Heyen, Registered Professional Engineer for West Consultants, Inc., the report provided a floodway
limits and approximate base flood inundation image for the subject property based on their analysis. It appears as
though all development will occur outside of the floodplain; however, staff suggests that as a condition of
approval, to remain consistent with the floodplain regulations, all development shall occur outside of the
floodplain.

Figure 4 - Floodway Limits and Approximate Base Flood Inundation Extents

Inset Detail

‘ 16’ static
BFE

< I“. ]

: a2 {
é i -l Al ¥ .A L] &
-r e o 5
1200 e N - .
" T >
i | \ A

,.._,.) B ' R m&l—i‘

SECTION 4.11.252 SPECIFIC STANDARDS

In all areas of special flood hazards where base flood elevation data has been provided (Zones A1-30, AH, and AE) as set
forth in Section 4.11.232, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD or Section
4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the following provisions are required:

2. Nonresidential Construction
New construction and substantial improvement of any commercial, industrial or other nonresidential structure
shall either have the lowest floor, including basement, elevated at or above the base flood elevation; or, together
with attendant utility and sanitary facilities, shall:
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a. Be floodproofed so that below the base flood level the structure is watertight with walls substantially
impermeable to the passage of water;

b. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects of
buoyancy;

c. Be certified by a registered professional engineer or architect that the design and methods of construction
are in accordance with accepted standards of practice for meeting provisions of this subsection based on
their development and/or review of the structural design, specifications and plans. Such certifications
shall be provided to the official as set forth in Section 4.11.243(3)(b);

d. Nonresidential structures that are elevated, not floodproofed, must meet the same standards for space
below the lowest floor as described in 4.11.252(1)(b);

e. Applicants floodproofing nonresidential buildings shall be notified that flood insurance premiums will
be based on rates that are one foot below the floodproofed level (e.g. a building floodproofed to the base
flood level will be rated as one foot below);

f.  Applicants shall supply a comprehensive Maintenance Plan for the entire structure to include but not
limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all shields,
gates, barriers, or components designed to provide floodproofing protection to the structure; all seals or
gaskets for shields, gates, barriers, or components; and, the location of all shields, gates, barriers, and
components as well as all associated hardware, and any materials or specialized tools necessary to seal
the structure; and

g. Applicants shall supply an Emergency Action Plan (EAP) for the installation and sealing of the structure
prior to a flooding event that clearly identifies what triggers the EAP and who is responsible for enacting
the EAP.

STAFF RESPONSE: According to the Elevation Certificates, prepared by Brent H. Knapp, Registered
Professional Land Surveyor, the lowest adjacent grade to the proposed men’s restroom, women’s restroom,
security booth, and clubhouse are above the base flood elevation; therefore, floodproofing methods are not
required.

4. Recreational Vehicles
Recreational vehicles placed on sites are required to:
a. Be on the site for fewer than 180 consecutive days; and
b. Be fully licensed and ready for highway use, on its wheels or jacking system, is attached to the site only
by quick disconnect type utilities and security devices, and has no permanently attached additions; or
c. Meet the requirements of Section 4.11.252(3) above and the elevation and anchoring requirements for
manufactured homes.

STAFF RESPONSE: The applicant states that the anticipated occupancy of the Recreational Vehicle (RV) spaces
to be no longer than seven (7) days. Furthermore, the applicant mentions a requirement of the park will be that
the RV’s will remain road ready with quick disconnect. According to the Flood Risk Assessment and Floodway
Analysis, the RV sites will be sited outside of the Floodplain therefore, the anchoring requirements are not
required. Staff recommends that as a condition of approval, to remain consistent with the floodplain regulations,
all development shall occur outside of the floodplain.
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The Qualifiers on this property require additional criteria to be addressed as follows:

The qualifiers that apply to the portion zoned REC are:
1. Development on the subject property shall be subject to design and site plan review pursuant to 2004 Coos
County Zoning and Land Development Section 5.6.400 of the CCZLDO to be considered through a Hearings
Body Review;

e SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended to provide a
frame of reference for the applicant to the development of a site and building plans as well as a method of
review. These standards shall not be regarded as inflexible requirements, nor do they advocate any particular
architectural style, for they are intended to encourage creativity, invention and innovation. The following

standards shall be utilized in reviewing the plans, drawings, sketches and other documents required under
Section 5.6.500:

1. Landscaping.

a. The landscape shall be such to minimize soil erosion and lessen the visual impact;

b. any grade changes shall be in keeping with the general appearance of neighboring developed areas.

2. Structures.

a. Proposed structures shall be related harmoniously to the terrain and to existing buildings in the vicinity

that have a visual relationship to the proposed buildings,

b. the achievement of such relationship may include the enclosure of space in conjunction with other existing
buildings or other proposed buildings and the creation of focal points with respect to avenues of approach,
terrain features or other buildings.

3. Drives, Parking and Circulation. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to the location and number of access points,
general interior circulation, separation of pedestrian and vehicular traffic, and arrangement of parking areas
that are safe and convenient.

4. Surface Water Drainage. Special attention shall be given to proper site surface drainage so that removal of
surface waters will not adversely affect neighboring properties, the public storm drainage system, or create
environmental problems.

5. Utility Service.

a. Whenever feasible, electric, telephone and other utility lines shall be underground;

b. any utility installations remaining above ground shall be located so as to have an harmonious relation to

neighboring properties and the site;

c. the proposed method of sanitary sewage disposal from all buildings shall be indicated.

6. Special Features.

a. Exposed storage areas, exposed machinery installations, service areas, truck loading areas, utility
buildings and structures and similar accessory areas and structures shall be subject to such setbacks,
screen plantings or other screening methods as shall be reasonably required to prevent their being
incompatible with the existing or contemplated environment and the surrounding properties,

b.  service, processing, and storage on property abutting a residential zone or commercial zone shall be
wholly within an enclosed building or screened from view from such zone, street or highway by a
permanently maintained, sight obscuring device or vegetation.

7. Application of Design Standards. The standards of review outlined in (1) to (6) above also apply to all
accessory buildings, structures, exterior signs and other site features however related to the major buildings or
structures.

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

1) Trees certified by the Coos Soil and Water Conservation District, a port district or U.S. Soil
Conservation Service posing an erosion or safety hazard may be removed to minimize said hazard;
or

2) Riparian vegetation may be removed to provide direct access for a water-dependent use, or

3) Riparian vegetation may be removed in order to allow establishment of authorized structural
shoreline stabilization measures, or

4) Riparian vegetation may be removed to facilitate stream or streambank clearance projects under a
port district, ODFW, BLM, Soil & Water Conservation District, or USFS stream enhancement plan;
or

5) Riparian vegetation may be removed in order to site or properly maintain public utilities and road
right-of-ways, provided that the vegetation to be removed is the minimum necessary to accomplish
the purpose; or

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

b. The 50 ‘ 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.” [OR 92-05-009PL]

FINDING: The applicant contends that this criterion was addressed, noting its similarity to CCZLDO Section
4.3.210(70) regarding Recreational Vehicle Park categories and review standards. However, the
majority of the referenced criteria rely on a conceptual plan, which was either not included in the
submission or mislabeled. Therefore, the criterion still requires full addressing, preferably in
written form for the record and justification.

2. The proposed rural uses, density, and public facilities and services will not commit adjacent or nearby resource
land to nonresource use as the term is defined in OAR 660-004-0028;

3. The proposed rural uses, densities, and public facilities and services are compatible with adjacent or nearby
resource uses; and

FINDING: On March 12, 2024 the applicant supplied a letter from Bill Kloos to address qualifier number two
and three. Mr. Kloos provides key LUBA cases that his office has been involved in to address these specific
criteria.

To comply with Goal 14 The proposed proposal must be a “rural” level of use, not “urban.” To comply with Goal
11 The proposed proposal may not have “sewer system” as defined by LCDC rules. The public facilities proposed
are also relevant to the rural/urban use determination. From my review of The proposed plans, The proposed
pending RV park proposal appears to be designed with the case law above in mind such that positive findings can
be made regarding compliance with both Goals 11 and 14.

Here are the design features of the proposed proposal that distinguish it from the RV park proposal found by
LUBA to violate Goals 11 and 14:
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1. The proposed proposal does not include a “sewer system” as defined in LCDC’s rules. This is an easy
determination to make based on the rule and the proposed proposal. OAR 660-011-0060(1)(f) says:

"Sewer system'' means a system that serves more than one lot or parcel, or more than one
condominium unit or more than one unit within a planned unit development, and includes
pipelines or conduits, pump stations, force mains, and all other structures, devices,
appurtenances and facilities used for treating or disposing of sewage or for collecting or
conducting sewage to an ultimate point for treatment and disposal.” (Emphasis added)

The proposed project is on a single lot. Therefore, The proposed RV park is not served by a “sewer system” in
violation of Goal 11. In the subsequent Linn County Farm Bureau litigation (which involved farmland and,
therefore, a Goal 3 issue), LUBA found the development proposal to not include a sewer system because the sewer
facilities served only one lot.

The proposed project likely is also not in the nature of a “planned unit development.” In Indian Point I LUBA
looked to the permanent nature of the “park model” RVs together with the intense development components of
the proposal to make it closely resemble a residential planned unit development. The park model RVs were
proposed to remain in place in contrast to The proposed traditional, itinerant RVs proposal. The RV park
components were also much more intensive. The proposal there consisted of 179 park trailer RV spaces, each with
water, sewer and electricity hookups, onsite water and wastewater systems, a convenience store, a caretaker’s
residence, a recreation center, a boat launch, fishing piers, a floating dock and a tackle/rental shop. The proposed
proposal is less intensive and, notably, does not include the residential and commercial qualities of the former
proposal. In the follow-up Linn County Farm Bureau litigation, LUBA rejected the argument that the proposal
included a “sewer system” because it amounted to a residential planned unit development as in the Indian Point
proposal. LUBA rejected that argument because the proposal was not for permanent park model RVs; it
proposed traditional RVs like the proposed project.

In summary, the County can find here that your proposal does not involve a “sewer system” in violation of
Goal 11 because the sewer facilities are on a single lot and because the park will not have a residential quality
that comes with the permanence of the park model RVs.

2. The project has been designed to distinguish it from the characteristics that LUBA found in the
Indian Point proposal to make it “urban” in the meaning of Goal 14.

The Goal 14 inquiry as to whether a use is a “rural use” or an “urban use” of land applies a three-factor examination
of a proposed use established in 1000 Friends of Oregon v. LCDC (Curry County), 301 Or 447, 477, 724 P2d 268
(1986). The three factors are: (a) the size of the area in relationship to the developed use (density); (b) its proximity to
an acknowledged UGB and whether the proposed use is likely to become a magnet attracting people from outside the
rural area; and (c) the types and levels of services which must be provided to it.

In Indian Point LUBA found the level of facilities and services proposed for that project to rise to the level of
urban. The key factors for LUBA were the permanent nature of the park model RVs, the fact that they could
be occupied full time, and their provision with a full range of facilities and services, including a “sewer
system.” Your proposal does not have park model RVs, will not allow full time occupancy, and will not have
a “sewer system.”

Even with a scaled down use and a limitation on the length of stay in the second Indian Point proposal,
LUBA still found the number and range of permanent structures such as the convenience store, recreation
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center and fishing piers, to be intensive uses common to urban development. Your proposal is substantially
less “urban” in nature as it will not have the commercial activity and the more intensive recreational
facilities that caused the Goal 14 problems for the Indian Point proposal.

The more recent LUBA decisions in Linn County and Scott are not as relevant to the issues here as is Indian
Point. The Linn County matter involved a public RV park proposed on EFU land; therefore, there was a
Goal 3 issue. LUBA remanded the county approval for inconsistency with Goal 3, which is not relevant to
your site because yours is not agricultural land. What is relevant to your proposal is LUBA’s finding that
Goal 11 was complied with because the sewage disposal system would serve only one parcel of land.
Similarly, LUBA found no Goal 14 violation; it drew a contrast with the Indian Point proposal, noting that
the this was a standard RV park, not a park model proposal, and that there would not be full time residents.
These points support your proposal.

The Scott matter was a private RV park proposal on EFU land. LUBA remanded based on EFU statute no
standards for campgrounds. The proposal passed muster on Goal 11 and Goal 14 challenges raised with the
opponents siting Indian Point. LUBA drew a clear distinction based on sewer facilities not serving more than
one parcel, no park model RVs, and permanent occupancy.

Staff can agree with the legal analysis presented with a condition of approval that the property record a deed
restriction that the property cannot be divided.

4. The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

FINDING: The states that subject property has a zoning designation of Q-REC that was created during a
previous plan amendment and zone change application process. The property also has other
zoning designations that are coastal and aquatic related, but will not particularly be hindered
due to the development activities as the proposal taking place wholly and entirely with the Q-
REC designated area. The zoning map above illustrates the zoning in the surrounding area.
Directly to the north is the Coquille River and the next property beyond the river area is more
than 700 feet. The river acts as a natural feature and buffer, however, the illustration of
compatibility exits on the property directly to the north beyond the river. The property is zoned
REC (recreational) and currently has an active recreational vehicle park (Coquille River RV
Park) which has 48 recreational vehicle spaces along with an event center, a host structure and
bathroom amenities.

Directly to the west is a significant roadway, State Highway 101 under the jurisdiction of the
Oregon Department of Transportation. This road sits higher in elevation acting as a visual
obstruction for the property for any areas further to the west. Beyond the road are areas under
the ownership and jurisdiction of the public and do not constitute private property. The
composition of the area along with the hydraulic soils features render them incapable of any
viable development and therefore, they act essentially as an extension of the river.

Directly to the south and adjacent are properties zoned for Exclusive Farm Use. The subject
property had a previous use that was industrial in nature and during the active years of this
operation caused no confliction or detriment to adjacent potential farm uses. The proposed
development is considered less intensified in every respect as compared to an industrial type use.
A closer look at the land and soil conditions to the EFU areas to the south would appear to
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hinder the ability to properly farm under any ORS 215.283 approved farm uses. However, there
are some farm uses that are common with soil that is more hydraulically saturated. This
particular property is currently receiving special assessment for active cranberry bogs. The
proposed operation will create no conflict to the existing cranberry bog. Access points are
completely separate and as previously explained, a recreational vehicle park is significantly less
intense in regards to traffic, odor and noise than an industrial operation.

The nature of the proposed recreational vehicle park and how its currently planned is consistent
with rural planning. There are no urban features related to the development. There are 130
recreational vehicle spaces proposed along with several structures that act as accessory. The
subject property is currently 25.60 acres in size and with 130 spaces, it averages to be
approximately 6 spaces per acre. There are no permanent residential components to the
development, all recreational vehicle spaces are considered transient in nature and no park
model type structural development is included. The property owner and applicant are
determined to maintain the rural nature of the area and therefore, have proposed a plan that
will allow for the perpetuation of those features.

Directly to the east are properties that are currently zoned Rural Residential — 2 Acre. These
properties have a Goal 14 Urbanization exemption and constitute a pre-existing rural residential
development. The residential nature of the land extends a significant distance easterly. There is
only approximately an 80 acre area that is zoned EFU, the remaining areas around are all zoned
RR-2 and dedicated to residential use. The rural residential area surrounds the aforementioned
80 acres in almost an irrevocably committed fashion, see previous zoning map. This further
illustrates the proposed development will be consistent and compatible with adjacent zoning
designation districts and uses and will cause no detriment to the minor potential farm use taking
place to the south.

The applicant/property owner finds that the project is compatible with surrounding areas and
uses. Furthermore, if minor compatibility issues are identified, they can be mitigated with
reasonable conditions of approval.

The Planning Commission may accept the analysis provided by the applicant.

IV. STAFF RECOMMENDATIONS - Staff recommends that the applicant thoroughly address, in writing,
the criteria outlined in 4.3.210(70) — Categories and Review Standards — Recreational Vehicle Park.
Without the inclusion or proper referencing of a ""conceptual plan," full compliance with these standards
cannot be determined. The applicant should submit a findings document focusing solely on the relevant
criteria for adoption by the Planning Commission. The application contains extraneous information that is
not pertinent to the review process, leading to confusion. Additionally, any comments provided by ODOT
should be adopted as conditions of approval and all development shall be located outside of the floodplain.

Attachment A: Application
Attachment B: Comments
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File Number : \:!ﬂ M-‘).’D-ODD.,QE flg—\’)-‘a, ‘QV'(J%“ OHQ\Q,HLD Fee

COOS COUNTY CONDITIONAL USE LAND USE APPLICATION

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

e T
AT

bty

If the fee is not included the application will not be processed
(If payment is received on line a file number is&jv'equired priar to submittal)

bate Received: \QI \ ! 9.3 Receipf #: Q-H SCM 2 Amount: ?)]q 2 e Received by: Q., cg ary

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

R . 'LAND INFORMATION = o7 0 oo o
‘A. Property Owner(s) OQutdoor Superstar LLC
Mailing address: PO 1345 Springfield, OR 97477

Phone: 541-914-3805 Email:  guedoorsuperstar0 1 @grmail.com
Township: Range: Section: V4 Section: 1/16 Section: Tax lots:
288 14w =] 17 [*] SelestC  Select 1000
Select Select Select Select Select
Tax Account Number(s): 955501 Zone: Select Zone Recreational (REC) B

Tax Account Number(s) Pl Sel
ease delect

B. Special Districts and Services
Water On-Site (We” or Sprmg) E Se“{age DiSpOSﬁl On*S'te Septh E
School Bandon E} Fire District Bandon RFPD E

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

Administrative Conditional Use for

Hearings Body Conditional Use for  racreational Vehicle Park

Historical, Cultural and Archaeological Resources, Natural Areas of Wilderness

Beaches and Dunes
Non-Estuarine Shoreland Boundary
Significant Wildlife Habitat

Natural Hazards
Fkood I:I Landslide [::] Liquefaction [:I Erosion l:‘ Wildfires

Airport Surfaces Overlay
D Variance to which standard

HNERESNNE

Include the supplemental application with all criteria addressed. If you require assistance with the
criteria please contact a land use attorney or professional consultant. Property information may be
obtained from a tax statement or can be found on the County Assessor's web page at the following links:
Map Information Or Account Information
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D.  ATTACHED WRITTEN STATEMENT, With all {and 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 order for this application to be deemed
complete. A planner will explain which sections of the Ordinance pertain to your specific request,
The information described below is required at the time you submit your application. The processing
of your application does not begin until the application is determined to be complete. An incomplete
application will postpone the decision, or may result in denial of the request, Please mark the items
below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them.

[. PROPOSAL AND CRITERIA: A written statement of intent, attached to this application, with necessary supporting
evidence which fully and factually describes the following:

1. Project summary and details including time limes.

2. A complete explanation of how the request complies with the applicable provisions and criteria in
the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order

for this application to be deemed complete. This shall be addressed on the supplemental criteria
page (see staff for criteria),
II. PLOT PLAN OR SKETCH PLAN: A detailed drawing delineating the following:

« Owner's name, address, and phone number, map and Tax lot number

« North Arrow and Scale - using standard engineering scale.

» Accurate shape and dimensions of parcel, development site, including the lengths of the all property lines.

« Any adjacent public or private roads, all easements and/or driveway locations. Include road names.
Driveway location and parking areas, including the distance from at least one property line to the
intersection of the driveway and the road (apron area);

« All natural features, which may include, but are not limited to water features, wetlands, ravines, slope and
distances from features to structures.

» Existing and proposed structures, water sources, sewage disposal system and distances from these items to
each other and the property boundaries.

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

IV. CERTIFICATION: I certify that this application and its related documents are accurate to the best of my
knowledge. | 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 Departinent to enter upon the subject property to gather information pertinent to this
request. If this application is refereed directly to a hearings officer or hearings
body 1 understand that I am obligated to pay the additional fees incurred as part of the conditions
of approval. 1 understand that [/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. 1 understand that
conditions of approval are required to be complied with at all time and an violation
of such conditions may result in a revocation of this permit. If the property owner would like staff
to contact a legal representative or consultant please provide the contact information using a
consent form,

PROPERTY OWNER SIGNATURES REQUIRED FOR PROCESSING
1 / (Y] / b )
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| ACCESSINFORMATION

The Coos County Road Department will be reviewing your proposal for safe access, driveway, road, and parking
standards. There is a fee for this service. If you have questions about these services please contact the Road
Department at 54 1-396-7660.

Property Address: O_Highway 101 Bandon OR, 97411

Type of Access: State Hwy - Provide Access Permit [¥] Name of Access: Public

[s this property in the Urban Growth Boundary? No =l

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:

s Current utilities and proposed utilities;

s Roadmaster may require drawings and specs from the Oregon Standards Specification Manual (OSSC)

(current edition).

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

parking plan;

o 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 comumercial, office, and multi-family residential developments through the clustering of

buildings, construction of walkways, landscaping, accessways, or similar techniques;

* Al 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 neighboring constructed access points, median openings (where applicable), traffic

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

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

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

¢ Parking and internal circulation plans including walkways and bikeways, in UGB's and UUC’s.

Additional requirements that may apply depending on size of proposed development.
a. Traffic Study completed by a registered traffic engineer.
b. Access Analysis completed by a registered traffic engineer
c. 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 (CCZLDQ) Article 7.

By signing the application I am authorizing Coos County Roadmaster or designee to enter the property to
determine compliance with Access, Parking, driveway and Road Standards. Inspections should be made
by calling the Road Department at 541-396-7660

Coos County Road Department Use Only

Roadmaster or designee:

0 [l ] O

Driveway Parking Access Bonded Date: Receipt #

File Number: DR~
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. SANITATION INFORMATION o7

If this is a request for a recreational, commercial, industrial, vacation rental, manufactured home park, mass or
small gathering Coos Health and Wellness, Environmental Health Staff will be reviewing the proposal to ensure the
use meets environmental health standards for sanitation and water requirements to serve the facility. If the proposal
indicates that you are using a community water system a review may be required, A fee is charged for this service
and shall be submitted with the application $83.00. If you have questions about regulations regarding
environmental health services please call 541-266-6720. This form is required to be signed off for any type of
subdivision, recreational, commercial, industrial, vacation rental, manufactured home park, mass or smali
gathering. ‘

Water Service Type: On-site Spring E} Sewage Disposal Type: On-site septic E]
Please check (W] if this request is for industrial, commercial, recreational or home base business use and complete
the following questions:

+ How many employees/vendors/patrons, total, will be on site?

« Will food be offered as part of the an on-site business?

« Will overnight accommodations be offered as part of an on-site
business?

¢ What will be the hours of operation of the business?

Please check [ ] if the request is for a land division.

Coos County Environmental Health Use Only:

Staff Reviewing Application:

Staff Signature:

[ This application is found to be in compliance and will require no additional inspections
[] This application is found to be in compliance but will require future inspections

] This application will require inspection prior to determining initial compliance. The applicant shall contact

Coos Health and Wellness, Environmental Heath Division to make an appointment.

Additional Comments:
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OUTDOOR SUPERSTAR LLC
ADMINISTRATIVE CONDITIONAL USE
SUPPLEMENTAL APPLICATION DOCUMENT

APPLICATION OF OUTDOORSUPERSTAR LLC
FOR AN ADMINISTRATIVE CONDITIONAL USE
FOR A RECREATIONAL VEHICLE PARK

Organization of This Application

This application will be required to be heard by the Coos County hearings body. The hearing will be the first
evidentiary hearing to review this application, exhibits and evidence submitted into the record to determine
whether the requested amendment meets the applicable review criteria set forth in the Oregon Revised Statutes,

Administrative Rules, Coos County Comprehensivé Plan and Land Use and Development Ordinance
(CCZLDO).

This application is organized and presented to the hearings body in accordance with the relevant review
standards. Part 1 contains the introduction and background of this request. Part 2 addresses the requirements
for consistency with the Q-REC zoning designation and the development standards located in CCZLDO Section
3.3.530. Part 3 addresses compatibility with adjacent uses and zoning districts. Part 4 will address the required
Coos County Comprehensive Plan policies necessary to illustrate no adverse impacts on aquatic and natural
features. Part 5 will evaluate will give findings towards studies produced to address overlays and onsite
suitability. Consequently, in the discussion of the criteria under the County Land Use and Development
Ordinance, where there is overlap in review standards, reference is made back to the relevant goal discussion to
avoid needless repetition. Applicant’s exhibits and figures are contained at the end of this application document.

These exhibits are arranged to follow the flow of the Statewide Planning Goals.
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I INTRODUCTION & BACKGROUND

This matter comes before the Coos County Hearings Body on application filed by Outdoor
Superstar LLC herein referred to as Applicant, which is owner of the subject property. The
25.60-acre property is located on the east side of State Highway 101 approximately 0.75 miles
northeast of the City of Bandon, The subject property is identified in the Coos County
Assessor’s records as Tax Lot 1000, Section 17C, Township 28 South, Range 14 West, Property
L.D. No 955501. '

The applicant is requesting a 130 recreational vehicle park with associated amenities which falls
under the development criteria of CCZLDO Section 3.3.530 (Administrative Conditional Use).
The subiect property is designated Q-REC (Recreation with Qualiﬁcations) and has additional
coastal designations (Coquille River Estuary Management Plan (CREMP), CREMP Aquatic
DO08/D17 Conservation, CREMP Industrial and CREMP Shoreland Segment 16). The subject
property is also subject to a number of Overlays including Archaeological Areas of Interest,
Bandon Area of Mutual Interest, Bird Site Goal 5 Requirement, Floodplain, National Wetland

Inventory Site and Natural Hazard Tsunami and Wildfire.

The requested Administrative Conditional Use as set out in the Coos County Zoning and Land
Development Ordinance (CCZLDO) is primarily intended provide for an enhanced recreational
opportunity in close proximity to the Coquille River and to utilize the maximum potential of the
subject property with a comprehensive project consistent with the goals and policies of qualified

recreationally zoned properties.

IL Q-REC CRITERIA AND SITE PLAN REVIEW

SECTION 3.3.530 DEVELOPMENT AND USE STANDARDS. The following are development

standards for the CREMP-RC shoreland segments.
1. Minimum Lot size:

a. Refer to CREMP lot size Special Consideration Map.
b. The dimension requirements must be meet. '

2. Minimum Street frontage and minimum lot width is 20 feet.

3 Front setback is 20 feet.

4. Building height does not have any requirement, exceplt those sites abutting a residential
or controlled development zone shall have a max height of 35 feet plus one (1) additional
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[H-478 Return to Top of Document foot in height for each foot of setback exceeding 5 feet
( ie. if the setback is 10, the maximum building height would be 40 feet). However,
spires, towers, domes, steeples, flag poles, antennae, chimneys, solar collectors,
smokestacks, ventilators or other similar objects may be erected above the prescribed
height limitations, provided no usable floor space above the height limits is thereby
added. Such over height object shall not be used for advertising of any kind,

FINDING: The proposed development does not include division of the subject
property nor any structural development that is not consistent with
the setback requirements as set forth above. The conceptual plan
attached shows all recreational vehicle spaces are located well within
the setback requirement. In addition, the permanent structural
development that constitutes amenities to the RV Park are all setback
a minimum of 50 feet from any property line.

Access and parking is regulated in chapter VII.

FINDING:  Acecess and parking will be proposed and development consistent with
the requirements set forth in Chapter VII, see attached conceptual
plan.

Riparian Vegetation Protection. Riparian vegetation within 50 feet of a estuarine 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
waterdependent use.
c, Riparian vegetation may be removed in order to allow establishment of authorized

structural shoreline stabilization measures.

d. Riparian vegetation may be removed to facilitate stream or streambank clearance
projects under a port district, ODFW, BLM, Soil & Water Conservation District,
or USFEFS stream enhancement plan.

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

f. Riparian vegetation may be removed in conjunction with existing agricultural
operations (e.g. to site or maintain irrigation pumps, to limit encroaching brush, to
allow harvesting farm crops customarily grown within riparian corridors, ete.)
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.
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g. The 50 foot riparian vegetation setback shall not apply in any instance where an
existing structure was lawfully established and an addition or alteration to said
structure is to be sited not closer to the estuarine wetland, stream, lake, or river
than the existing structure and said addition or alteration represents not more than
100% of the size of the existing structure’s “footprint™.

h. Riparian removal within the Coastal Shoreland Boundary will require a

conditional use. See Special Development Considerations Coastal Shoreland
Boundary.
i The 50" measurement shall be taken from the closest point of the ordinary high

‘water mark to the structure using a right angle from the ordinary high water mark.

FINDING:  The proposal does not involve disturbing or encroaching upon
the 50-foot riparian vegetation protection area. The high bank
area has been located and the conceptual plan demonstrates
sufficient setback beyond the S50 foot requirement for all
structural development. A dock project may be proposed in the
future which will necessitate addressing the requirements of
subsection 6, and the associated state and local permits
however, the current proposal does not involve disturbing such
areas.

SECTION 5.6 DESIGN AND SITE PLAN REVIEW

SECTION 5.6.100. Purpose. The purpose and objectives of site development requirements and the site
design review procedure are to:

1.

Encourage originality, flexibility and innovation in site planning and development, including the
architecture, landscaping and graphic design of said development;

Conserve the County’s natural beauty and visual character and charm by insuring that structures
and other improvements are properly related to their sites, and to surrounding sites and
structures, with due regard to the aesthetic qualities of the natural terrain and landscaping, and
that proper attention is given to exterior appearances of structures and other improvements;

Protect and enhance the County’s appeal to tourists and visitors and thus support and stimulate
business and industry and promote the desirability of investment and occupancy in marine and
industrial properties;

Stabilize and improve property values and prevent blighted areas and thus increase tax revenues;

Achieve the beneficial influence of pleasant environments for living and working on behavioral
patterns and, thus, decrease the cost of governmental services;

Foster civic pride and community spirit so as to improve the quality and quantity of citizen
participation in local government and in community growth, change and improvement; '

Sustain the comfort, health, tranquility and contentment of residents and attract new residents by
reason of the County’s favorable environment; '



QOutdooer Saperstar LLC
Administrative Conditional Use

8. Assure that proposed structures are harmonious with the applicable zoning; and thereby promote
and protect the health, safety and welfare of the County; and

9. Protect riparian vegetation which is needed to stabilize the shoreline and to maintain water
quality and temperature necessary for the maintenance of fish habitat and spawning areas.

FINDING: The standards set forth in 5.6.100 1 through 9 have been factored into the
development and are demonstrated in ample regard on the site plan. The
property owner has placed the highest priority on ensuring the beautification
of the property through a sound proposal and detailed plans in order to
facilitate to aesthetically pleasing features to protect the integrity of
surrounding areas. There has been a conscious effort to craft a plan that will
foeus on attracting new residents by instituting a development plan that will
focus on the elements of the aforementioned criteria.

SECTION 5.6.200. Site Review and Approval Criteria. The County finds that excessive uniformity,
dissimilarity, inappropriateness or poor quality of design in the exterior appearance of structures and the
lack of proper attention to site development and landscaping in the: industrial and airport operations
zone districts hinders the harmonious development of the County, impairs the desirability of residence,
investment or occupation in the County, limits the opportunity to attain the optimum use and value of
land and improvements, adversely affects the stability and value of property, produces degeneration of
property in such areas with attendance deterioration of conditions affecting the health, safety and

welfare of the County, and destroys a proper relationship between the taxable value of property and the
cost of services thereof,

Further, the County finds that riparian vegetation is a resource which has been identified in the
Comprehensive Plan.

FINDING: Refer to the attached conceptual plan that shows consistency with the intent of
Section 5.6.200, There has been a significant effort to craft a plan that will add to
the County in this area by utilizing landscaping features that will allow for
attraction not deterrent.

SECTION 5.6.300. Jurisdiction.

1. Within any zone designation requiring a site plan review, no building permit or verification letter
shall be issued for the erection or construction of a permitted or conditional use until the plans,
drawings, sketches and other documents required under Section 5.6.500 have been approved by
the Planning Director in conformity with the criteria specified in Section 5.6.400 (Criteria and
Standards). For the purpose of this Section “Construction” shall include any remodeling that
substantially changes the exterior appearance of the building.

2. Construction, site development and landscaping shall be carried out in substantial accord with
the plans, drawings, sketches and other documents as approved.

3. Nothing in this subsection shall be construed to prevent ordinary repair, maintenance and
replacement of any part of the building or landscaping which does not involve a substantial
change from the purpose and objectives of Section 5.6.100. Proposed “substantial changes™ shall
be submitted to the Planning Director for approval.
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4, All variances from the site development criteria which are deemed necessary by the applicant
shall be requested pursuant to ARTICLE 5.3.

FINDING: -The applicant/property owner has developed a plan that reflects consistency
- with all the necessary requirements located in CCZ1.DO and intends to carry
in out with specificity upon receiving a tentative approval with conditions.
All construction and development will directly correlate with Coos County
condition compliance prior to the anticipation of receiving a Zoning
Compliance Letter,

SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended to provide a
frame of reference for the applicant to the development of a site and building plans as well as a method
of review. These standards shall not be regarded as inflexible requirements, nor do they advocate any
particular architectural style, for they are intended to encourage creativity, invention and innovation. The
following standards shall be utilized in reviewing the plans, drawings, sketches and other documents
required under Section 5.6.500:

1. Landscaping.
a. The landscape shall be such to minimize soil erosion and lessen the visual impact;

b. any grade changes shall be in keeping with the general appearance of neighboring
developed areas.

FINDING: The proposed landscaping proposed for the development will have no
adverse impacts on the soil composition and have no visual impacts. In
addition, all grading activities will be orchestrated in such a way as to be
consistent with the general appearance of neighboring developing areas.

2. Structures,

a. Proposed structures shall be related harmoniously to the terrain and to existing buildings
in the vicinity that have a visual relationship to the proposed buildings;

FINDING: Permanent structural development with only consistent of amenities
typically associated with recreational vehicle park development. These
structures include restroom units, a security unit and sports court
areas. There are other nominal development areas that will entail two
dog parks and a recreational fire pit area. The subject property is well
suited to where this development will have a visual obstruction mainly
due to natural features in the area (forest and river activity). The
applicant finds that the development is consistent with Section
5.6.300.1.

b. the achievement of such relationship may include the enclosure of space in conjunction
with other existing buildings or other proposed buildings and the creation of focal points
with respect to avenues of approach, terrain features or other buildings.

FINDING: The proposed structurai development will effectively tie the project
together. Each structure will be in a location that has been carefully
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considered due to the terrain and landscape and the Coos County
applicable regulations.

Drives, Parking and Circulation. With respect to vehicular and pedestrian circulation, including
walkways, interior drives and parking, special attention shall be given to the location and number
of access points, general interior circulation, separation of pedestrian and vehicular traffic, and
arrangement of parking areas that are safe and convenient.

FINDING: The subject property has existing access the proceeds directly off State -
Highway 101 and travels north easterly and caters specifically to the
property. The proposed development encompasses instituting an onsite
circulation plan that will allow consistency with CCZLDO and avoid any
safety conflicts. Access into the preperty currently has 25-30 foot right of
way width and the proposed improved onsite road is proposed to have a 26
foot right of way width allow for ingress and egress for future patrons. The
lower and upper parts of the RV Park have several east/west roads that are
currently 18 feet in width that are only utilized to access the recreational
vehicle spaces directly adjacent. The main areas where intensified circulation
will be developed to 26 feet. Parking areas will be facilitated in the normal
regard as it relates to a RV Park type development. Parking spaces will be
facilitated to each RV Park space along with ample 9° X 18’ spaces for guests
located in amenity areas. The proposal will also include ensuring the
requirement amount of ADA assessable spaces are installed.

Surface Water Drainage. Special attention shall be given to proper site surface drainage so that
removal of surface waters will not adversely affect neighboring properties, the public storm
drainage system, or create environmental problems,

FINDING: The subject property is not located within an urban area where storm water
facilities are available. The development proposes to mitigate runoff patterns
on site. There will not be adverse impacts to neighboring properties directly
related to drainage. The process will require calculating pre and post
development cubic foot per second runoff numbers with the intent to ensure
the project will not cause increase runoff in the area dispute the

unavailability of storm connection. The development will be consistent with
Section 5.6.300.4.

Utility Service.
a. Whenever feasible, electric, telephone and other utility lines shall be underground;

FINDING: Al electrical and utility lines are proposed to be installed underground. The
development is proposed to be consistent with Section 5.6.300.5

b. any utility installations remaining above ground shall be located so as to have an
harmonious relation to neighboring properties and the site;

FINDING: There is no proposal for utility or electrical lines to be above grade.

c. the propbsed method of sanitary sewage disposal from all buildings shall be indicated.
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FINDING: The applicant/property are currently going through a Department of
Environmental Health permitting process for a site evaluation. The
development will include an onsite sanitation system that can properly
treat the full capacity of the project.

Special Features.

a.

Exposed storage areas, exposed machinery installations, service areas, truck loading
areas, utility buildings and structures and similar accessory areas and structures shall be
subject to such setbacks, screen plantings or other screening methods as shall be
reasonably required to prevent their being incompatible with the existing or contemplated
environment and the surrounding propetties;

service, processing, and storage on property abutting a residential zone or commercial
zone shall be wholly within an enclosed building or screened from view from such zone,
street or highway by a permanently maintained, sight obscuring device or vegetation.

Application of Design Standards, The standards of review outlined in (1) to (6) above also apply
to all accessory buildings, structures, exterior signs and other site features however related to the
major buildings or structures.

Riparian Vegetation Protection:

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

D Trees certified by the Coos Soil and Water Conservation District, a port district or
U.S. Soil Conservation Service posing an erosion or safety hazard may be
removed fo minimize said hazard; or

2) Riparian vegetation may be removed to provide direct access for a water
dependent use; or

3) Riparian vegetation may be removed in order to allow estabhshment of authorized
structural shoreline stabilization measures; or

4) Riparian vegetation may be removed to facilitate stream or streambank clearance
projects under a port district, ODFW, BLM, Soil & Water Conservation District,
or USFS stream enhancement plan; or

5) Riparian vegetation may be removed in order to site or properly maintain public
utilities and road right-of-ways, provided that the vegetation to be removed is the
minimum necessary to accomplish the purpose; or

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

c. The 50 ‘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.” [OR 92-05-009PL]

Q-REC STANDARDS FOR QUALIFERS ON THE PROPERTY

1.

1L,

Development on the subject property shall be subject to design and site plan review pursuant to
Section 5.6.400 of the CCZLDO to be considered through a Hearings Body Review;

FINDING: Section 5.6.400 of the CCZLDO has been previously addressed. The property
owner and applicant are prepared to offer testimony and presentation at a
Planning Commission Hearing related to the proposed application.

-The proposed rule uses, density, and public facilities and services will not commit adjacent or

nearby resource land to non resource use as the term is defined in OAR 660-004-0028,

FINDING: An areawide analysis has been completed and covered in the next portion of
the application materials. There is no proposal for division or conversion of
the zone and therefore, consistency with Goal 2 is not applicable no the
requirement to take an exception as determined by OAR 660-004-0028. All
adjacent zoning districts and uses will be wunaffected by the propesed
application. See next section,

The proposed rural uses, densities, and public facilities and services are compatible with adjacent
or nearby resource uses; and

FINDING: Please see the proceeding section for a comprehensive area wide analysis to
illustrate compatibility.

The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

FINDING: The application is for a recreational vehicle park that is consistent with the
underlying zoning designation of Q-REC. As previously stated, the property
has a dormant industrial use that creates more conflict and intensity than the
proposal. Please see next section.

AREA CONSISTENCY AND COMPATIBILTY ANALYSIS
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The subject property has a zoning designation of Q-REC that was created during a previous plan
amendment and zone change application process. The property also has other zoning designations that
are coastal and aquatic related, but will not particularly be hindered due to the development activities as
the proposal taking place whbily and entirely with the Q-REC designated area. The zoning map above
illustrates the zoning in the surrounding area. Directly to the north is the Coquille River and the next
property beyond the river area is more than 700 feet. The river acts as a natural feature and buffer,
however, the illustration of compatibility exits on the property directly to the north beyond the river, The
property is zoned REC (recreational) and currently has an active recreational vehicle park (Coquille
River RV Park) which has 48 recreational vehicle spaces along with an event center, a host structure and

bathroom amenities.

Directly to the west is a significant roadway, State Highway 101 under the jurisdiction of the Oregon

Department of Transportation, This road sits higher in elevation acting as a visual obstruction for the
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property for any areas further to the west. Beyond the road are areas under the ownership and
jurtsdiction of the public and do not constitute private property. The composition of the arca along with
the hydraulic soils features render them incapable of any viable development and therefore, they act

essentially as an extension of the river.

Diréctly to the south and adjacent are propefties zoned for Exclusive Farm Use. The subject property
had a previous use that was industrial in nature and during the active years of this operation caused no
confliction or detriment to adjacent potential farm uses. The proposed develdpment is considered less
intensified in every respect as compafcd to an industrial type use. A closer look at the land and soil
conditions to the EFU areas to the south would appear to hinder the ability to properly farm under any
ORS 215.283 approved farm uses. However, there are some farm uses that are common with soil that is
more hydraulically saturated. This particular property is currently receiving special assessment for active
cranberry bogs. The proposed operation will create no conflict to the existing cranberry bog. Access
points are completely separate and as previously explained, a recreational vehicle park is significantly

less intense in regards to traffic, odor and noise than an industrial operation.

The nature of the proposed recreational vehicle park and how its currently planned is consistent with
rural planning. There are no wrban features related to the development. There are 130 recreational
vehicle spaces proposed along with several structures that act as accessory. The subject property is
currently 25.60 acres in size and with 130 spaces, it averages to be approximately 6 spaces per acre.
There are no permanent residential components to the development, all recreational vehicle spaces are
considered transient in nature and no park model type structural development is included. The property
owner and applicant are determined to maintain the rural nature of the area and therefore, have proposed

a plan that will allow for the perpetuation of those features.

Directly to the east are properties that are currently zoned Rural Residential — 2 Acre. These properties
have a Goal 14 Urbanization exemption and constitute a pre-existing rural residential development. The
residential nature of the land extends a significant distance easterly. There is only approximately an 80
acre area that is zoned EFU, the remaining areas around are all zoned RR2 and dedicated to residential
use. The rural residential area surrounds the aforementioned 80 acres in almost an irrevocably

committed fashion, see previous zoning map. This further illustrates the proposed development will be



Outdoor Superstar LLC
Administrative Conditional Use

consistent and compatible with adjacent zoning designation districts and uses and will cause no

detriment to the minor potential farm use taking place to the south.

The applicant/property owner finds that the project is compatible with surrounding areas and uses.
Furthermore, if minor compatibility issues are identified, they can be mitigated with reasonable

conditions of approval.

COMPLIANCE WITH THE STATEWIDE PLANNING GOALS"

The Statewide Planning Goals have bféen _acknowledged as being applicable to the Coos County
Comprehensive Plan. A pi'c;posal to anﬁend the Comprehensive Plan and Zone must comply with all
applicable Statewide Planning Goals unless an exception to one or more of the goals is proposed.
There is no exception being proposed as part of this application. Coos County must make findings
that Applicant’s proposal complies with each of the relevant goals. The following information

regarding the Statewide Planning Goals shows how this request complies with them.

Goal No. 1 - Citizen Involvement

To ensure the opportunity for citizen involvement in all phases of the planning process.

Coos County will provide written notice of the requested Administrative Conditional Use to
surrounding property owners within 250 feet of the subject property not less than twenty days prior
to the scheduled date of the first public hearing, and will cause public notice of Applicant’s request
and the scheduled public hearing to be published in the local newspaper pursuant to the
requirements of CCZLIDO Chapter 5, Section 5.0.900. Notice will also be given to affected state
and local agencies, and other individuals and organizations that are legally entitled to such notice.
These various forms of individual and public notice assure that local citizens have an opportunity
to become informed about, and participate in, the public hearing process. The requested
Administrative Conditional Use is being processed in a manner that assures full compliance with

Statewide Goal No. 1.

Goal No. 2 - Land Use Planning

To establish a land use planning process and policy framework as a basis for all decisions
and actions related to the use of land and to assure an adequate factual base for such
decisions and actions.

Coos County has established policies and procedures, which require a detailed evaluation of any

proposal to amend its Comprehensive Plan. Specific criteria and standards have been set forth
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against which Applicant’s amendment request must be evaluated in the light of relevant Findings of
Fact. The County’s ultimate decision in this matter will be based on the weight of those relevant
Findings. As was noted in the introduction section of this document the proposed Administrative
Conditional Use involves the conversion of 25.60 acres of land for a 130 space recreational

vehicle park. The area proposed property is already considered recreational land.

The requested Administrative Conditional Use are being evaluated in a manner that assures full

compliance with Statewide Goal No. 2.

Goal No. 3 - Agricultural Land-

To preserve and maintain agricultural lands.  Agricultural lands shall be preserved and
maintained for farm use, consistent with the existing and future needs for agricultural products,
Sforest and open space and with the state’s agricultural land use policy expressed in ORS 215,243
and 215.700.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 3 resource. This finding is validated
by the fact that the site has been determined to be non-resource land suitable for rural residential use
and subsequently included within the County inventory of rural residential lands site as evidenced
by the Coos County Comprehensive Plan. The proposed Administrative Conditional Use des not
conflict with Statewide Goal No. 3.

Goal 4 - Forest Lands
To preserve forest lands for forest use.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 4 resource. This finding is
validated by the fact that the site has been determined to be non-resource land suitable for
recreational use and subsequently included within the County inventory of rural residential lands
site as evidenced by the Coos County Comprehensive Plan. The proposed Administrative

Conditional Use does not conflict with Statewide Goal No. 4.
On the basis of these findings, the subject property is not forestland as defined by Goal 4.
Goal No. 5 - Open Space, Scenic and Historic Areas, and Natural Resources

To conserve open space and protect natural and scenic resources.
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Goal 5 addresses a variety of resources not specifically covered in other goals and sets out a
process Tequiring inventory and evaluation. Steps in the process require that the level of
significance of resources is determined, and if an identified resource appears to be significant,
further evaluation is required. Such evaluation may lead to alternative courses of action,

including fully protecting the identified resource.

Goal 5 addresses the following resources:

1. Open space.

Mineral and aggregate resources.

Energy resources.

Fish and wildlife areas and habitats.

Ecologically and scientifically significant resources.
Outstanding scenic views and sites.

Water areas, wetlands, watersheds and groundwater resources.
Wilderness areas.

. Historic areas, sites, structures and objects,

10. Cultural areas.

1. Oregon recreational trails,

12. Wild and scenic waterways.

VPN U R W

All of Coos County, including Applicant’s property, has previously been subjected to extensive
surveys and analyses intended to inventory and evaluate the Goal 5 resources listed above.
These inventories, which are incorporated into the Coos County Comprehensive Plan, have
previously received acknowledgment of compliance with Statewide Goal 5. Nevertheless,
Applicant has conducted an independent evaluation of the potential impact of the proposed ACU

on Goal § resources and proposes the following findings:

1. Land Needed or Desirable for Open Space

The subject property is typical of the majority of the lands in the western area of Coos County
and contains no identified topographic or vegetative features that warrant protection under Goal
5. There is a large amount of land, which shares these same general characteristics surrounding
the subject property. The proposed recreational vehicle park would result in an insignificant
impact on open space resources in the surrounding area due to the abundant supply of open space
with similar natural features. The site has not previously been identified by either the Coos

County Comprehensive Plan as being needed or desirable for open space.

2. Mineral and Aggregate Resources
No mineral or aggregate resources requiring Goal 5 protection have been identified on or in the

vicinity of the subject site.
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3. Energy Sources

Goal 5 energy resources refers to sites and resources for the generation of energy (i.e. natural
gas, oil, coal, hydroelectric, geothermal, uranium, and solar). No known energy sources have
been identified on or in the vicinity of the property. The property does have solar access, but no

more so than most other land in Coos County.

4. Fish and Wildlife Areas and Habitat

The subject property is adjacent to the Coquille River and the natural feature is position to the
north. The County has found it necessary to place the following zoning designations to offer
protections and additional regulations on natural features: (Coquille River Estuary Management
Plan (CREMP), CREMP Aquatic DO08/D17 Conservation, CREMP Industrial and CREMP
“Shoreland Segment 16). The site plan illustrates that the development will be constructed to
allow no disturbance or hinderance on river or aquatic life. The proposed recreational vehicle
park will be setback a sufficient distance from the river to maintain the necessary protections of
the natural features. There have also been additional studies that give further evidence of the

proposed projects consistency that will be addressed later in this report.

5. Ecologically and Scientifically Significant Natural Areas

No identified ecologically or scientifically significant natural areas are present on or in the
vicinity of the subject site. As previously discussed, the Coquille River is positioned directly to
the north, but the project offers no encroachment of any kind on river or aquatic life. The site

plan gives full credence to a development offering no encroachment of any kind.

6. Outstanding Scenic Views and Sites

No identified scenic views or sites exist on the subject property. As noted under Open Space,
above, the site has so much in common with many other locations in the general area that its
scenic value is not considered unique or significant. The property possesses no prominent

topographic features or vegetation, which would otherwise give it scenic significance.

7. Water Areas, Wetlands, Watersheds, and Groundwater Resources
The subject property contains no water areas (apart from the Coquille River previously
discussed), watersheds or identified groundwater resources. Groundwater drawdown is

minimized because of the large amount of incoming water, the redirection of runoff and used
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water into the aquifer through engineered drainage and subsurface disposal, and maintenance and
enhancement of existing vegetation cover, No complaints concerning depletion of water
resources in adjacent similar areas have occurred. In order for an area to meet the Army Corps
of Engineers' and the Oregon Division of State Lands' definition of wetland, three elements must
be present: 1) water, 2) hydric soils, and 3) wetland vegetation. As identified below, the property
has been identified to have some potential wetland features. A wetland delineation was
conducted by Loran Waldron, certified biologist and the following was determined, 1) there are
no wetlands or waters within the study area, which consists of the entire concrete slab that made
up the working flood of the old wood products mill, 2) the entire road to the RV Park will remain
within the established footprint of the access road to the old mill site, 3) no wetlands or waters of
the state or United States are located within the project site study area and no wetlands or waters

of the State or the United States will be impacted by this project, as currently planned.

Statewide Wetlands Inventory [
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8. Wilderness Areas

The subject site is not within, adjacent to, or part of, a designated wilderness area.
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9. Historic Areas, Sites, Structures, and Objects

There are no identified or inventoried historic structures or objects on, or adjacent to, the subject

propetty.

10. Cultural Areas

There are no identified or inventoried archaeological or cultural resources on the subject site.

11. Potential and Approved Oregon Recreation Trails

There are no designated or planned recreational trails on or adjacent to the subject site.

12. Wild and Scenic Waterways
The site is not within any designated or planned wild and scenic waterway, nor has such a

designation been given to other lands or resources in the general vicinity of the subject property.

Based on the foregoing findings, there is no Goal 5 resource present requiring preservation
action. The requested ACU will not conflict with any identified Goal 5 resources. The subject
property has not been included in any inventory of needéd open space or scenic areas, nor has it
been identified in the Comprehensive Plan as having any historic, cultural or significant natural

resources which need to be preserved and/or protected.
Goal No. 6 - Air, Water and Land Resources Quality

To maintain and improve the quality of the air, water and land resources of the state.

Statewide Goal 6 requires that air, land and water resources of the State be maintained and
improved by assuring that future development, in conjunction with existing development, does
not violate applicable state and federal environmental quality standards, and does not exceed the
carrying capacity of local air sheds, degrade land resources or threaten the availability of such

resouwrces.

Any future land use activities on the property will be required to comply with all local, state and
federal environmental regulations, thus assuring that the proposed ACU will not adversely
impact the carrying capacity of local air sheds, degrade land and water resources or threaten the
availability of such resourees. Although the proposed rural residential land use designation on
the property may result in at least some potential for environmental impacts if not properly
monitored and regulated, both Coos County and the State of Oregon have sufficient regulatory

measures in place so as to ensure that subsequent development will not produce any
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unanticipated impacts. The proposed ACU has been evaluated in a manner that assures full

compliance with Statewide Goal No. 6.

Goal No. 7 - Areas Subject to Natural Disasters and Hazards

To protect life and property from natural disasters and hazards.

The subject property has been identified as being within any identified floodplain area.
Furthermore, the type of floodplain designation is considered an unnumbered A zone or an
approximate A zone. This means floodway data is not available and development of this kind
requires a one-foot cumulative effort analysis. This will be discussed at a later point in these
findings. The property owner and applicant can assert in conjunction with Goal 7 that the
development will not cause any detriment to a natural feature and poses no conflict with areas
inundated by the floodplain. A HEC-RAS and floodway analysis has been completed by James
Heyen, Registered Engineer in the State of Oregon that has dictated no rise will be created as a

direct result of the proposed development.
Goal No. 8 - Recreational Needs

To satisfy the recreational needs of the citizens of the state.

Recreational needs for the general public have been provided for on numerous sites in the coastal
area surrounding the subject property including Bandon Dunes Golf Course and the general areas
of coastal features directly to the west. The Coos County Comprehensive Plan has not identified
the subject property on any inventory for recreational facilities or opportunities, however the
nature of the underlying proposes is to facilitate directly to this particular goal and creates

uniform consistency. The proposed amendment will not conflict with Statewide Goal No. 8.
Goal No. 9 - Economy of the State

To diversify and improve the economy of the stafe.

The Statewide Economic Development Goal requires that local land use plans "provide for at least
an adequate supply of sites of suitable sizes, types, locations, and service levels for a variety of
industrial and commercial uses consistent with plan policies". Goal 9 is intended to be applied on a
County-wide basis and requires that future economic growth be accommodated, in part, by ensuring
that there is sufficient suitable land planned and zoned for commercial and industrial uses. The

proposed Administrative Conditional Use do not involve, or otherwise impact, the county’s
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inventory of lands needed for economic development. The amendment and zone change will not

conflict with the Statewide Economic Development Goal.
Goal No. 10 - Housing

To prbvide Sor the housing needs of the citizens of the state.

The primary purpose of Goal 10, within the context of amending the Comprehensive Plan, is to
ensure that sufficient buildable land is available to allow for the full range of housing needs within
the County to avoid creating shortages of residential land which would artificially restrict market
choices in housing type, price range or location. The Coos County Comprehensive Plan requires
that population growth be monitored and assessed for impacts on previous estimates of needed
housing and the availability of sufficient land for residential use, As previously noted, the subject
25.60 acre site previously had an industrial operation that is no longer active. No existing housing '
will be displaced as a consequence of the proposed recreational vehicle park. The current zoning on
the property is Q-REC which allows for specific uses and determined when it transition from
another zone through a quasi-judicial process. However, consistency with Goal 10 can be well
demonstrated with a 1'ecreational vehicle park due to the nature of the project. Housing, although
transient in nature is pl'ovidéd in some fashion. Although RV spaces and uses are not permanent, it

does allow residential convenience on a temporary basis,

Goal No. 11 - Public Facilities and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities and services

to serve as a framework for urban development.

Statewide Goal No. 11 concerns the public facilities and services aspects of amending the
Comprehensive Plan designation on the subject property from farm use to rural commercial use, and
requires consideration of a system or plan that ensures the proper coordination of the types,
locations and delivery of public facilities and services that best support existing and proposed land
uses,

Applicant’s property is situated in a rural area where public facilities and services are relatively
limited, compared with the broad ranges of services that are available in urban areas. There are
no public sanitary sewers in the vicinity of the property; however, the relatively low density of
development permitted by the proposed rural residential designation and zoning on both the

subject property and other surrounding rural residential properties facilitates the use of individual
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subsurface septic systems subject to standards enforced by the Oregon Department of
Environmental Quality. There is no public water service in the vicinity of subject property,
however, all of the existing residential properties in the surrounding area are provided domestic
water services by individual onsite wells or springs and there is no evidence of groundwater
depletion as a result. Applicant intends to develop an onsite water source for future development
of the property. Fire protection in the area is provided by Bandon Rural Fire District and police

proteétion is provided by the Coos County Sheriff’s Office.

The demand for other utilities and services, including electricity and communications, will be no
greater than that resulting from the historic use of other adjoining and nearby properties. The
proposed ACU will not adversely impact the present or future provision of public facilities and
services in the surrounding area. This conclusion is based on consideration of the existing public
service delivery systems and plans that are in effect within the surrounding area, and which are
intended fo ensure proper coordination of the types, locations and delivery of the public facilities
and services necessary to support existing and proposed land uses in the area. The services that are

available, or are proposed, to the subject property include those listed in the table below.

Table A
Public Facilities (Existing)
Public Facility Provider
Water Private Well
Sewer Individual Septic System
Electric Coos-Curry Flectric CO-OP
Telephone No public provider per Public Utility Commission
Solid Waste Private
Police Coos County Sheriff
Fire Bandon Rural Fire District
Schools School District No.
Road Access Private Road

On the basis of the foregoing analysis, the subject property will be provided with an adequate level
of public facilities and services, and such facilities and services will be delivered in a timely, orderly

and efficient manner consistent with the purpose of Statewide Goal No. 11,
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Goal No. 12 - Transportation

To provide and encourage a safe, convenient and economic transportation system.

The statewide transportation goal is intended to be applied on a countywide basis. Specific
transportation-related policies and development standards are included within Coos County’s
Comprehensive Plan and land use ordinances to assure that the intent of the statewide transportation
goal is imialemented through the application of both state and local policies and standards at the time
of development. The intent of Goal 12 is also implemented by the State Transportation Planning
Rule (OAR 660, Division 12). OAR 660-12-060(1) requires that "amendments to functional plans,
acknowledged comprehensive plans, and land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the identified fumction,

capacity, and performance standards ... of the facility ”.

Four questions must be addressed to determine whether or not the proposed residential development

will significantly affect a transportation facility as outlined in OAR 660-12-060(2):
A plan or land use regulation amendment significantly affects a transportation facility if it:

(a) Changes the functional classification of an existing or planned transportation
facility; '

(b) Changes standards implementing a functional classification system;

(c) Allows types or levels of land uses which would result in levels of travel or access
which are inconsistent with the functional classification of a transportation
facility; or

(d) Would reduce the performance standards of the facility below the minimum
acceptable level identified in the TSP,

In order to ensure that a proposed land use change complies with the requirements of the
Transportation Planning Rule, Coos County has adopted, the following standard for intensified
quasi-judicial applications (the applicant is not required to address but would like to be

comprehensive):

(2) The applicant shall certify the proposed land use designations, densities or design
standards are consistent with the function, capacity and performance standards for
roads identified in the County Transportation System Plan.

(a) The applicant shall cite the identified Comprehensive Plan function, capacity and
performance standard of the road used for direct access and provide findings that
the proposed amendment will be consistent with the County Transportation
System Plan.
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Access to the subject property is directly from a private road that directly proceeds off State
Highway 101. The functional classifications of transportation facilities within Coos County are
identified in Table 3-3 of the Transportation Element of the CCZLDO. State Highway 101 is

classified as a “Arterial”.

Estimates of the average number of daily vehicle trips generated by a specific land use can be
obtained from a number of reliable sources; however, the most commonly referenced source for

such data is Trip Generation, published by the Institute of Transportation Engineers (ITE).

Average daily trip generation rates published in the ITE’s Edition of Trip Generation are based

primarily on field data obtained from direct observation of actual land use activities. Trip
generation rates are reported as an average of the often wide-ranging vehicle counts taken at
numerous sites having the same classification of land use. Trip generation rates are often broken
down into 24-hour time frames, and reported as “Average Daily Trips (ADT)”. For most land
use activities, including single-family rural dwellings, ITE defines an “average daily trip” as a
one-way vehicular movement between a single origin and a single destination. For a single
recreational vehicle space, trip generation rates are reported as a ratio of 3.6 vehicle trips per day
per dwelling unit. Based on the maximum potential development density proposed, 130 spaces

total, the subject property can be expected to generate an additional 468 ADT.

New developments generating fewer than 300 ADTs are generally considered to have no significant
impact on local transportation facilities that serve a development site. The property utilized a private
road that is directly off State Highway 101. Current traffic volumes on State Highway 101 are well
below the facility’s design capacity. Other public roads in the area are also adequate to
accommodate both existing and potential future traffic volumes likely to be generated as a
consequence of the requested recreational vehicle park. Kelly Sandow, Registered Engineer in the
State of Oregon indicated in her report that the transportation system will no be adversely affected
due to the development. Any new residential lots created as a consequence of the proposed
recreational vehicle will be accessed by a privately maintained interior road system that will
intersect with State Highway 101 on the western property line. There will also be an emergency

access connection at the south end of the subject property.
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A traffic impact analysis was completed by Kelly Sandow, registered licensed Engineer in the State
of Oregon that dictated the proposed development will not cause a detriment to transportation

patterns of the traffic network in the area.

“On the basis of the foregoing, the proposed development, when taking into consideration the
densities or design standards prescribed for uses permitted in the requested Q-REC zone, is
consistent with the function, capacity and performance standard establish by Chapter 7 of the
CCZLDO. Furthermore, the County’s Transportation System Plan has received
acknowledgement of compliance with the Statewide Transportation Goal and the Transportation
Planning Rule (OAR Chapter 660, Division 12) by the Land Conservation and Development
Commission, and therefore concludes that the facts set out above demonstrating compliance with
the Transportation System Plan are sufficient to also demonstrate that the proposed amendment

is consistent with both Goal 12 and the Transportation Planning Rule.

Goal No. 13 - Energy Conservation

To conserve energy.

The statewide energy conservation goal is intended to be applied on both a county-wide basis
through the adoption of local energy conservation goals contained within the Comprehensive
Plan, and on a site specific basis through the implementation of those Plan policies via property
development standards intended to require land and uses developed on land to be managed and
controlled so as to maximize the conservation of all forms of energy, based upon sound

economic principals.

The subject property is located in an area dedicated primarily to non-resource uses and is
approximately two miles south of the Bandon area boundary which is an established Goal 14
exception area. Consequently, existing and future development of this property has and will
promote the efficient energy-related use of existing and planned public facilities and services.
The site is in general proximity to an identified urban area and is free of any significant physical
constraints that would otherwise require more energy to develop and use the property than would
other property in the general area. Furthermore, specific energy conservation policies and
development standards are included within the Coos County Comprehensive Plan, as well as in
the County’s land use ordinances, to ensure that the statewide energy conservation goal is
implemented on a site-specific basis at the time of property development. The proposed ACU

will not conflict with Statewide Goal No.13,
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Goal No. 14 - Urbanization

To provide for an orderly and efficient transition from rural to urban land use.

- (Goal No. 14 requires local governments to establish urban growth boundaries that separate urban

lands from rural lands. The proposed Administrative Conditional Use does not involve transition to

another designation through a quasi-judicial plan amendment and zone change. The proposed

development will constitute creating a less intensified use than what the property has been

previously utilized for (industrial) but will maximize the property in a recreational capacity. The

proposed application is consistent and proposes no conflict with Goal 14.

IV. CREMP POLICIES AND GOAL COMPLIANCE

POLICY #3: Use of "Coquille River Estuary Special Considerations Map" as the Basis for

Special Policies Implementation Local governments shall use the "Coquille River Estuary

Special Considerations Map" as the basis for implementing the special protection.

L The "Coquille River Estuary Special Considerations Map" shall delineate the general
boundaries (plan inventory maps contain more precise boundary locations) of the

following specific areas covered by the Coquille River Estuary Management Plan:

a. Coquille River Estuary Coastal Shorelands Boundary

b. Sensitive Beach and Dune Areas
1. areas unsuitable for development
2. areas with limited development suitability

C. Floodplain Hazard Areas

d. Agricultural Lands Designated for Exclusive Farm Use, and "Wet-Meadow"
Wetlands

e. Coastal Historical and Archaeological Sites

f. Urban Growth Boundaries (UGB's)

g. Dredged Material Disposal and Mitigation/Restoration Sites
h. Significant Wildlife Habitat and Major Marshes

i. Forest Lands The Special Considerations Map is NOT a substitute for the detailed
spatial information presented on the CREMP's inventory maps.
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The Special Considerations Map is merely an index guide designed as a zoning counter
implementation tool that indicates when special policy considerations apply in a general
area, thereby requiring inspection of the detailed plan inventory maps. The Special
Considerations Map must and shall at all times accurately reflect the detail presented on
the inventory maps (but at a more general scale).

I1. Specific plan provisions set forth elsewhere as policy and relating to the above-
listed considerations shall be used in conjunction with the Coquille River Estuary
Special Considerations Map; such plan provisions include allowed uses and -
activities in each management unit, and the following specific "functional"
policies set forth below: IT11-520 Return to Top of Document

#13

#14

#15

#16

#16a

#16b

#l6c

#17

#18

#19

#20

#21

#22a

#23

#27

Overall Use Priorities within Coastal Shorelands

General Policy on Uses within Rural Coastal Shorelands

* Land Divisions within Rural Shorelands

Protection of Sites Suited to Water-Dependent Uses; and Special
Allowance for New Non-Water-Dependent Uses is "Urban Water-
Dependent (UW)" Units which are "Suitable for Water-Dependent Uses";
and Potential Sites Suited to Water-Dependent Uses; and Protection of
Sites Suited to Water-Dependent Uses in Future Urbanizable Areas

Rural, Urban, and Unincorporated Communities Use Standards

Potential Sites Suitable for Water-Dependent Uses

Protection of Sites Suited to Water-Dependent Uses in Future Urbanizable
Areas

Protection of "Major Marshes" and "Significant Wildlife Habitats” in
Coastal Shorelands

Protection of Historical, Cultural and Archaeological Sites
Management of "Wet-Meadow" Wetlands within Coastal Shorelands
Dredged Material Disposal Sites

Mitigation and Restoration Sites #22 Mitigation Sites: Protection against
Pre-emptory Uses

Acquisition and Protection of Mitigation/Restoration and Dredged
Material Disposal Sites

Riparian Vegetation/Streambank Protection #24 Waste Water/Storm
Water Discharge

Floodplain Protection within Coastal Shorelands
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#28  Recognition of LCDC Goal #3 (Agricultural Lands) Requirements for
Rural Lands within the Coastal Shorelands Boundary -

#29 Restricting Actions in Beach and Dune Areas that are "Unsuitable for
Development" i

~ #30  Restricting Actions in Beach and Dune Areas with "Limited Development

Suitability"; and Special Consideration for Sensitive Beach and Dune
Resources [1I-521 Return to Top of Document

#31  (Reserved)

#34  Recognition of LCDC Goal #4 (Forest Lands) Requirements for Rural
Lands within the Coastal Shorelands Boundary

All other plan provisions - including allowed uses and activities - are subordinate
to the special "functional" policies listed above.

III.  This policy recognizes that the Coquille River Estuary Special
Considerations Map:

a. is an official policy component of this estuary management plan;
and

b. provides a mechanism for site-specific application of special
management policies.

The underlying intent of this particular policy is to protect the integrity of
natural features, more specifically beaches and shorelines. The subject
property borders the Coquille River to the north and has some stretches of
CREMP protected areas. The pre-application materials indicate some of the
development including the roads and parking area protrude into CREMP
protected areas to the south. The applicant and property cannot substantiate
this claim, as the conceptual plan and preliminary propoesal illustrates no
encroachment. Management plans or policies should not be necessary in

conjunction with the proposal.

POLICY #14: General Policy on Uses within Rural Coastal Shorelands

L. Coos County shall manage its rural arcas with the "Coquille River Coastal Shorelands
Boundary” by allowing only the following uses in rural shoreland areas, as preseribed in

the management units of this Plan, except for areas where mandatory protection is
prescribed by LCDC Goal #17 and #18:
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farm uses as provided in ORS 215;

propagation and harvesting of forest products consistent with the Oregon Forest
Practices Act;

private and public water-dependent recreation developments;

aquaculture; 111-533 Return to Top of Document

water-dependent commercial and industrial uses, water-related uses and other
uses only upon a finding by the county that such uses satisfy a need which can not
be accommodated on uplands or in urban and urbanizable areas or in rural areas

built upon or irrevocably committed to non-resource use;

single family residences on {ots, parcels, or units of land existing on January 1,
1977 when it is established that:

1. the dwelling is in conjunction with a permitted farm or forest use, or

2. the dwelling i1s in a documented "committed" area, or

3. the dwelling has been justified through a goal exception, or

4. such uses do not conflict with the resource preservation and protection

policies established elsewhere in this Plan;

any other uses, provided that the Board of Commissioners determines that such
uses satisfy a need which cannot be accommodated at other upland locations or in
urban or urbanizable areas. In addition, the above uses shall only be permitted
upon a finding that such uses do not otherwise conflict with the resource
preservation and protection policies established elsewhere in this Plan.

This strategy recognizes (1) that Coos County's rural shorelands are a valuable resource and
accordingly merit special consideration, and (2) that LCDC Goal #17 places strict limitations on
land divisions within coastal shorelands. This strategy further recognizes that rural uses "a"
through "g" above, are allowed because of need and consistency findings documented in the
"factual base" that supports this plan.

FINDING:

The proposed development is consistent with Policy #14 as set forth in
subsection g above. The application will be required to be placed before the
body of the Planning Commission. The proposed development of a
recreational vehicle park has been widely accepted as suitable in close
proximity to river or nature features due to the type of amenity it provides.
In addition, the conceptual plan clearly dictates no encroachment into the
CREMP area as it pertains to structural development. However, is
consistency is still required, it should be apparent that one future major
amenity the proposal will include is a dock location, which creates water
dependency.
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POLICY #27: Floodplain Protection within Coastal Shorelands

The respective Flood Regulations of local governments set forth requirements for uses and
activities in identified flood areas; these shall be recognized as implementing ordinances of this
Plan. This strategy recognizes the risk of substantial loss of stock and property damage resulting
from the widespread flooding of the Coquille River Valley floor which occurs during most

winters.

FINDING:

The subject property has been determined to be partially inundated in the
Floodplain, as regulated by Coos County under the guidance of the National
Flood Insurance Program (NFIP), The property owner has engaged and
contracted with a private engineer qualified to perform an analysis necessary
to dictate the development will not cause a rise in flood waters in the event of
a 100-year flood event., This study has been attached and will be discussed
further at a later point in the application materials.

V. UTILITY COMPLIANCE

I1.

Sanitation

The applicant/property owner are proposing a 130 space recreational vehicle park
with amenities. The property has been thoroughly analyzed by Paul Kennedy,
register soil scientist to determine how sanitation can be properly facilitated. The
attached memo prepared by i.e. Engineering indicates the following in regards to
the sanitation system “ Each unit will have a standard RV sewer hookup. The raw
sewerage from the site will flow by gravity to one of the onsite septic and dose
tanks. The septic tanks will be sized to serve up to 12 RV units each. The dose
tanks contain pumps to force the effluent into the proposed onsite force main. The
Jforce main will connect all of the dose tanks to transfer the effluent to the
approved treatment area that is located in the southeast corner of the site. After
treatment, the treated effluent will be pumped into a bottomless sand filter.”

In addition, the attached utility plans outline the proposed septic and drainfield
system proposed to meet the sanitation requirements. The southeast area of the
property is proposed to be utilized for the septic tank and drainfield area after
being tested (14 test pits as described above). Ground water studies, a sewer
design report and construction details will be prepared for DEQ’s WPCF permit.

The proposed sanitation system will serve the recreational vehicle parks proposed
spaces and amenities and fully meet the requirements set forth by Coos County
and the Department of Environmental Quality. The subject property was
previously consolidated into one lot and therefore, the sanitation system only
serves proposed development located on one lot of record. The applicant finds the
proposed sanitation meets all the requirements of CCLZ0 and DEQ.

Water

In a similar regard to the sanitation system requirement for the proposed 130
space recreational vehicle park, domestic water use is a necessary and required
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amenity. The attached memo drafted by i.c. Engineering illustrates how domestic
water will be facilitated to the site and the proposed development. Water will be
supplied via two onsite wells that are located on the western and south central
portions of the property (see attached utility plan). As stated in the memo “7The
estimated water needs for the entire development, when at 100% capacity and
completely full, is 15,000 gallons per day. At this peak capacity, pumping at the
well yield of 39.5 gallons per minute, 15,000 gallons of water will require the well
to be pumped 6 hours and 20 minutes per day. This would leave on average, over
17 hours a day for the well to recharge, on days when the RV Resort is at full
capacity. On days when the resort is not a full capacity, the well would be
pumped less and have more recharge time than the numbers listed above.”

The existing and proposed wells have ample capacity to address domestic water
usage needs for the proposed development. There will also be a water storage
component to the plan and a tank is proposed to be installed to achieve storage
needs. “To help regulate the pumping of the well, water from the well will be
pumped into a small storage reservoir that will be located at the top end of the RV
Resort. This tank will be sized at approximately 15,000 gallons providing a full
day of storage for the resort at full capacity. Water from the well will be freated
and pumped up to the storage reservoir. From the storage reservoir, water will
then be conveyed via separate a waterline to the RV Resort for direct use. The
reservoir water tank will be elevated as needed to provide adequate water
pressure for use.”

Water treatment requirements will also need to be addressed and the
applicant/property owner is proposing to do so by installing an ultraviolet water
treatment system to disinfect the water that is pumped from the well prior to being
pumped into storage. This installation will be consistent with rural type
developments and has been proven to be environmentally friendly. Plans will be
constructed and submitted in regard to the proposed treatment process,

[11. Access & Traffic

A traffic impact analysis was completed by Kelly Sandow, a registered licensed
Engineer in the State of Oregon. The findings of the analysis are attached that
indicate the proposed project (1) has adequate channelization for turns into the
site, (2) volume to capacity standards are met, (3) the queuing at full capacity of
the RV Park will not exceed the available storage and (4) the sight departure and
stopping sight distances are met. The applicant asserts the proposed development
will cause no adverse impacts to the transportation system,

V. OVERLAY COMPLIANCE

I. Wetlands

As previously discussed in Statewide Planning Goal 5 above, the property has
some existing wetland activity as determined by the department of state lands.
The northwestern portion of the property more particularly has freshwater
emergent wetland activity. Laron Waldron, Biologist, and wetland delineator
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reviewed the property and the potential development. After a full delineation was
completed, it was further determined there are no existing state or federal
wetlands located in the area where the proposed development will be constructed.
The analysis and report was completed in June of 2021 placing it well within the
required five year time frame for reviewing potential encroachments. Please refer
to the attached report from Mr. Waldon along with findings above the further
address wetland natural features.

Floodplain Compliance

The subject property, according to the Coos County affective FIRM no.
41011C0494F has been determined to be located in an unnumbered or
approximate A zone. These areas lack full data that would help differentiate
between appropriate flood zones that would be clear in numbered A zones. There
is no clear understanding where the floodway versus the floodplain is located and
how the property can be affected by inundation. The property owner utilized the
services of West Consultants, INC (James Heyen, professional engineer) in order
to perform a HEC-RAS analysis. The necessary technical memorandum is
attached hereto and determines the area proposed for development is not located
in and offers no encreachment within the regulatory floodplain.

The applicant/property owner finds the project is consistent with the requirements
of the floodplain article of the CCZLO. In addition, the area proposed for
development will not require any elevation due to also being located outside of
the floodplain (see figure 4 in attached tech memo).

Archaeological Activity

The State Historic Preservation Office regulates properties and structures where
historic or archeological type activity may be prevalent. It is important to take
stock of any items or resources that may be in need of protection because they
hold some historic or archacological wvalue. Mark Tveskov (Black Dog
Archaeology, LLC) was tasked with evaluated the site and providing a cultural
resource inventory. A site visit and evaluation was conducted on February 13,
2023 in conjunction with the anticipation of the recreational vehicle park buildout.
The attached report dictates “Finally, significant archaeological resources are
known or reported to be located within the vicinity of the property and the
Coquille Indian Tribe regards the area as sensitive for cultural resources. There
is always a potential that cultural resources could be encountered when a
property is developed and ground disturbance occurs. Archaeological sites and
objects—even those that have not been previously identified—are profected under
Oregon law on both state and private lands (e.g., ORS 97.740-760). In the event
that archaeological objects, features, or a site be encountered, all work within the
immediate area should be stopped and appropriate Indian Tribe, the Oregon
State Historic Preservation Office, or a professional archaeologist should be
contacted.” '

The applicant/property owner understand and concede this area may have some
historical archaeological activity., During the development process if any items in
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this regards are identified, all development activities will be stopped while fully
cooperation with the State Historic Preservation office is achieved.

CONCLUSION

The applicant/property owner asserts the proposed development is consistent with the

criteria located in the CCLZO by virtue of the following findings:

FINDING:

FINDING:

FINDING:

FINDING:

FINDING:

A recreational vehicle park development is identified as a conditionally
permitted use in the Q-REC zoning to which the property is designated.
Due to previous industrial uses of the subject property and the lack of any
farm or forest operations taking place around the subject property, the

development can be considered to be compatible,

The proposed development will include 130 recreational vehicle spaces
that will occupy each space a maximum of 30 days or less. In addition,
other buildings proposed in conjunction to the development are considered
amenities and act as incidental to the main proposed use because they. are

structures that you would typically find in recreational vehicle parks.

The proposed development will cause no detriment or encroachment on
river or riparian vegetative features, regulatory floodway areas, regulated

state or federal wetlands or special coastal protected areas.

The proposed development does not require taking an exception to Goal
14 for urbanization because all recreational vehicle spaces are temporary
(30 days or less) and the utilities will only service one lot or parcel which

is in keeping with the requirements surrounding development on rural
land.

The applicant has submitted a conceptual plan, drafted by a licensed
engineer that illustrates the organization of the park will allow for

development to achieve minimum impacts with the surrounding areas.



FINDING:

FINDING:

FINDING:

FINDING:

Outdoor Superstar LLLC
Administrative Conditional Use

The applicant/property has received approval from the Department of
Environmental Quality for the type of sanitation system and drainfield that -
will serve the proposed development., A report has been submitted from
Bandon Wells that provides ample proof the existing wells located on the

property can serve the proposed use.

Access to the property is sufficient to service the proposed recreational
vehicle park and the proposed use is not anticipated to have any
detrimental impact on the transportation system in the area. In addition,
the proposed use has been determined to produce less traffic than the

previous industrial type of use that occupied the property.

The proposed recreational vehicle park offers an important amenity to the
area given the proximity of the urban growth boundary of Bandon and
Highway 101 adjacent to the property located westerly. Transient type
parks allow travelers conveniences that are imperative to purpose of

statewide planning goal 8.

The proposed application for a recreational vehicle park through a
conditional use should be approved by Coos County Planning
Comimnission due to its consistency with the CCLZO and other state/local

provisions.
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Coos County Planning Department
CoosCounty Courthouse Annex, Coquille, Oregon 97423
Mailing Address: 250 N. Baxter, CoosCounty Courthouse, Coquitle, Oregon97423
i Physical Address: 60 E. Second St, Coquiile, Oregon
Cods _ (541) 396-7770
County TDD (800) 735-2900
_ planning@@co.cogs.or.us

Jill Rolfe, Community Development Director

OREGOy,

FILIC # PA-22-005
DATE/TIME
OF MEETING: November 22, 2022 @ 3:30 p.m.

LOCATION: Coos County Pianning Department
: 60 E. Second St, Coquille

Please join my meeting from your computer, tablet or smartphone.
https://meet.goto.com/245800237

You can also dial in uéing your phone.
United States: +1 (312) 757-3121

Access Code: 245-800-237
APPLICANT(S): Thomas Mclntosh

AGENCIES/DEPARTMENT: Hui Rodomsky, DLCD
Paul Slater, Coos County Roadmaster
Oregon Department of Transportation
Oregon Department of Environmental Quality
Coquille Indian Tribe & Confederated Tribes of Coos, Lower Umpqua, and
Siuslaw Indians
City of Bandon Public Works
Oregon Water Resources Department
US Fish & Wildlife and Oregon Department Fish & Wildlife
Coos County Building Codes
Coos County Public Health

LEGAL DESCRIPTION: Township 285 Range 14W Section 17C Tax Lots 1000, 1001, 1002
PROPERTY ZONING AND SPECIAL CONSIDERATION OVERLAYS:
28S1417C0-01000

ZONING

COQUILLE RIVER ESTUARY MGT PLN (CREMP)
CREMP AQUATIC D08 CONSERVATION (CRA08C)
CREMP AQUATIC D17 CONSERVATION (CRA17C)
CREMP INDUSTRIAL (CR-IND)

CREMP SHORELAND SEGMENT 16 (CRS16)
RECREATION WITH QUALIFICATIONS (Q-REC)

SPECIAL CONSIDERATION OVERLAYS
ARCHAEOLOGICAL AREAS OF INTEREST (ARC)
BANDON AREA OF MUTUAL INTEREST (BMI)




BIRD SITE MEETS GOAL 5C REQRMT (B5C)
FLOODPLAIN (FP)

NATIONAL WETLAND INVENTORY SITE (NWI)
NATURAL HAZARD - TSUNAMI (NHTIHO)
NATURAL HAZARD - WILDFIRE (NHWF)

2851417C0-01001

ZONING

COQUILLE RIVER ESTUARY MGT PLN (CREMP)
CREMP AQUATIC D08 CONSERVATION (CRAOBC)
CREMP INDUSTRIAL (CR-IND)

CREMP SHORELAND SEGMENT 16 (CRS16)
RECREATION WITH QUALIFICATIONS (Q-REC)

SPECIAL CONSIDERATION OVERLAYS
ARCHAEOLOGICAL AREAS OF INTEREST (ARC)
BANDON AREA OF MUTUAL INTEREST (BMI)
BIRD SITE MEETS GOAL 5C REQRMT (B5C)
FLOODPLAIN (FP)

NATIONAL WETLAND INVENTORY SITE (NWI)
NATURAL HAZARD - TSUNAMI (NHTHO)
NATURAL HAZARD - WILDFIRE (NHWF)

2881417CH-01002

ZONING

COQUILLE RIVER ESTUARY MGT PLN (CREMP)
CREMP AQUATIC D17 CONSERVATION (CRA17C)
CREMP INDUSTRIAL (CR-IND)

CREMP SHORELAND SEGMENT 16 (CRS16)
RECREATION WITH QUALIFICATIONS (Q-REC)

SPECIAL CONSIDERATION OVERLAYS
ARCHAEOLOGICAL AREAS OF INTEREST (ARC)
BANDON AREA OF MUTUAL INTEREST (BMI)
BIRD SITE MEETS GOAL 5C REQRMT (B5C)
FLOODPLAIN (FP)

NATIONAL WETLAND INVENTORY SITE (NWI)
NATURAL HAZARD - TSUNAMI (INHTHO)
NATURAL HAZARD - WILDFIRE (NHWF)

REQUEST:  Discuss the possibilities of development this site. The applicant would like to site 130 RV Spaces,
minor a clubhouse and small retail store. The applicant’s drawing indicated a siting a future dock. That potential
dock was not requested with the pre-app meeting and will be addressed in a future pre-app meeting, The applicant’s
drawing did not indicate the source of water or septic on the subject property.

Curreﬁt Zoning 7
A zone boundary interpretation was completed for this property and below is the official zone. The light green

color represents Coquille River Estuary Management Plan Shoreland Segment #16, the light blue color represents
Coquille River Estuary Management Plan Aquatic Segment #17, and the yellow color represents the Qualified —
Recreation zoning district.

PA-22-005
Page 2
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The majority of the zone is Q-REC with the qualifier that if an RV Park is to be sited on this property a
site plan will be required. The boundary follows the vegetation lines. The portion that is zoned Coquille
River Estuary Management Plan Industrial Segment 16 (CREMP 16-INDS). The interpretation of the

zone boundary was made based on Floodplain and riparian information provided in 2004, The boundary
follows the vegetation.

The plot plan provided shows some development proposed in the CREMP 16-INDS including some of the
roads and parking areas which would be accessory to the recreational use. In the 16-INDS, High-Intensity
Recreation is allowed subjected to an Administrative Conditional Use (ACU) review addressing policies
#3 (bay wide Policies), #14, #27 and development and use standards in Section 3.3.530

Policy #3 requires resource protection of any inventoried areas. Policy# 14 sets a priority use list for sites
in the Costal Shoreland Boundary, This property is within the CSB. The two possible priorities the use
could comply with is: ' '

(c) Private and public water-dependent recreational developments; or

(e) Water-dependent commercial and industrial uses, water-related uses and other uses only upon a
finding by the county that such uses satisfy a need which cannot be accommodated on uplands or in urban
and urbanizable areas or in rural areas built upon or irrevocably committed to non-resource use

PA-22-005
Page 3



The rest of the proposal seems to be located in the Q-REC, the “Q” standards for qualifier on this
property, The qualifiers that apply to the portion zoned REC are:
I. Development on the subject property shall be subject to design and site plan review pursuant to
Section 5.6.400 of the CCZLDO to be considered through a Hearings Body Review; . )
2. The proposed rule uses, density, and public facilities and services will not commit adjacent or
nearby resource land to nonresource use as the term is defined in OAR 660-004-00238;
3. The proposed rural uses, densities, and public facilities and services are compatible with adjacent
or nearby resource uses; and _
4. The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

I have attached the criteria that are reference in qualifier that applies to this property. In order to remove
the qualifiers a new exception would be required.

All additional rules and regulations under the Coos County Zoning and Land Development Ordinance
regarding the permitting of RV parks will apply. The applicable criteria may be found in the zoning
ordinance located at this link: https://www.co.coos.or.us/community-dev/page/coos-county-zoning-and-
land-development-ordinances

The background files on these properties are very large and will be available for the applicant to review
but staff has not listed or attached all the background because this a preliminary use request.

If you have any questions, please call at 541-396-7770, e-mail planning@co.ccos.or.us, mail to 250 N.
Baxter, Coquille, OR 97423 or visit us at the office 60 E. Second St.

Chris MacWhorter
Principal Planner

ARTICLE 5.6  DESIGN AND SITE PLAN REVIEW

SECTION 5.6.100. Purpose. The purpose and objectives of site development requirements
and the site design review procedure are to:

1. Encourage originality, flexibility and innovation in site planning and development,
including the architecture, landscaping and graphic design of said development;

2, Conserve the County’s natural beauty and visual character and charm by insuring
that structures and other improvements are properly related to their sites, and to
surrounding sites and structures, with due regard to the aesthetic qualities of the
natural terrain and landscaping, and that proper attention is given to exterior
appearances of structures and other improvements;

3. Protect and enhance the County’s appeal to tourists and visitors and thus support
and stimulate business and industry and promote the desirability of investment and
occupancy in marine and industrial properties;

4. Stabilize and improve property values and prevent blighted areas and thus increase
tax revenues;

PA-22-005
Page 4



5. Achieve the beneficial influence of pleasant environments for living and working
on behavioral patterns and, thus, decrease the cost of governmental services;

6. Foster civic pride and community spirit so as to improve the quality and quantity of
citizen participation in local government and in community growth, change and
improvement; o

7. Sustain the comfort, health, tranquility and contentment of residents and attract new

residents by reason of the County’s favorable environment;

8. Assurc that proposed structures are harmonious with the applicable zoning; and
thereby promote and protect the health, safety and welfare of the County; and

9. Protect riparian vegetation which is needed to stabilize the shoreline and to
maintain water quality and temperature necessary for the maintenance of fish
habitat and spawning areas.

SECTION 5.6.200. Site Review and Approval Criteria. The County finds that excessive
uniformity, dissimilarity, inappropriaténess or poor quality of design in the exterior
appearance of structures and the lack of proper attention to site development and
landscaping in the: industrial and airport operations zone

districts hinders the harmonious development of the County, impairs the desirability of
residence, investment or occupation in the County, limits the opportunity to attain the
optimum use and value of land and improvements, adversely affects the stability and value
of property, produces degeneration of property in such areas with attendance deterioration
of conditions affecting the health, safety and welfare of the County, and destroys a proper
relationship between the taxable value of property and the cost of services thereof.

Further, the County finds that riparian vegetation is a resource which has been identified in
the Comprehensive Plan.

SECTION 5.6,300. Jurisdiction.

Within any zone designation requiring a site plan review, no building permit or verification letter shall
be issued for the erection or construction of a permitted or conditional use until the plans, drawings,
sketches and other documents required under Section 5.6.500 have been approved by the Planning
Director in conformity with the criteria specified in Section 5.6.400 (Criteria and Standards). For the
purpose of this Section “Construction” shall include any remodeling that substantially changes the
exterior appearance of the building.

2. Construction, site development and landscaping shall be carried out in substantial
accord with the plans, drawings, sketches and other documents as approved.

3. Nothing in this subsection shall be construed to prevent ordinary repair,
maintenance and replacement of any part of the building or landscaping which does
not involve a substantial change from the purpose and objectives of Section

PA-22-005
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5.6.100. Proposed “substantial changes” shall be submitted to the Planning Director
for approval.

4, All variances from the site development criteria which are deemed necessary by the
applicant shall be requested pursuant to ARTICLE 5.3.

SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended
to provide a frame of reference for the applicant to the development of a site and building
plans as well as a method of review. These standards shall not be regarded as infiexible
requirements, nor do they advocate any particular architectural style, for they are intended
to encourage creativity, invention and innovation. The following standards shall be utilized
in reviewing the plans, drawings, sketches and other documents required under Section

5.6.500:
1. Landscaping.

a. The landscape shall be such to minimize soil erosion and lessen the
visual impact;

b. any grade changes shall be in keeping with the general appearance of
neighboring developed areas.

2. Structures.

a. Proposed structures shall be related harmoniously to the terrain and
to existing buildings in the vicinity that have a visual relationship to the
proposed buildings;

b. the achievement of such relationship may include the enclosure of space in
conjunction with other existing buildings or other proposed buildings and
the creation of focal points with respect to avenues of approach, terrain
features or other buildings.

3. Drives, Parking and Circulation. With respect to vehicular and pedestrian

circulation, including walkways, interior drives and parking, special attention shall
be given to the location and number of access points, general interior circulation,
separation of pedestrian and vehicular traffic, and arrangement of parking areas that
are safe and convenient.

4. Surface Water Drainage. Special attention shall be given to proper site surface
drainage so that removal of surface waters will not adversely affect neighboring
propetties, the public storm drainage system, or create environmental problems.

5. Utility Service.

a. Whenever feasible, electric, telephone and other utility lines shall be
underground;

PA-22-005
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any utility installations remaining above ground shall be located so as to
have an harmonious relation to neighboring properties and the site;

the proposed method of sanitary sewage disposal from all buildings shall be
indicated.

Special Features.

Exposed storage areas, exposed machinery installations, service areas, truck
loading areas, utility buildings and structures and similar accessory areas
and structures shall be subject to such setbacks, screen plantings or other
screening methods as shall be reasonably required to prevent their being
incompatible with the existing or contemplated environment and the
sutrounding properties;

service, processing, and storage on property abutting a residential zone or
commercial zone shall be wholly within an enclosed building or screened
from view from such zone, street or highway by a permanently maintained,
sight obscuring device or vegetation.

Application of Design Standards, The standards of review outlined in (1) to (6)

above also apply to all accessory buildings, structures, exterior signs and other site
features however related to the major buildings or structures.

Riparian Vegetation Protection:

1)

2)

3)

4)

5)

6)

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

Trees certified by the Coos Soil and Water Conservation District, a port
district or U.S. Soil Conservation Service posing an erosion or safety
hazard may be removed to minimize said hazard; or

Riparian vegetation may be removed to provide direct access for a water-
dependent use; or

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

Riparian vegetation may be removed to facilitate stream or streambank
clearance projects under a port district, ODFW, BLM, Soil & Water
Conservation District, or USFS stream enhancement plan; or

Riparian vegetation may be removed in order to site or properly maintain
public utilities and road right-of-ways, provided that the vegetation to be
removed is the minimum necessary to accomplish the purpose; or

Riparian vegetation may be removed in conjunction with existing
agricultural operations (e.g., to site or maintain irrigation pumps, to limit
encroaching brush, to allow harvesting farm crops customarily grown

PA-22-005
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SECTION 5.6,500,

within riparian corridors, etc.) provided that such vegetation removal does
not encroach further into the vegetation buffer except as needed to provide
an access fo the water for the minimum amount necessary to site or
maintain irrigation pumps.

The 50 ¢ 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.” [OR 92-05-009PL]

Application Submittal and Review Procedure,

Submission of Documents. A prospective applicant for a building or other permit who is subject to site

design review shall submit the following to the County Planning Director:

a.

A site pian, drawn to scale, showing the proposed layout of all structures and other
improvements including but not limited to, where appropriate, driveways,
pedestrian walks, landscaped areas, fences, walls, offstreet parking and loading
areas, and railroad tracks. The site plan shall indicate the location of entrances and
exits and the direction of traffic flow into and out of offstreet parking and loading
areas, the location of each parking space and each loading berth and areas of
turning and maneuvering vehicles. The site plan shall indicate how utility service
and drainage are to be provided.

A landscape plan, drawn to scale, showing the location of éxisting trees proposed
to be retained on the site, the location and design of landscaped areas, the varieties
and sizes of trees and plant materials to be planted on the site, other pertinent
landscape features, and irrigation systems required to maintain trees and plant
materials.

Architectural drawings or sketches, drawn to scale, including floor plans, in
sufficient detail to permit computation of yard requirements and showing all
elevations of the proposed structures and other improvements as they will appear
on completion of construction.

Specifications as to type, color and texture of exterior surfaces of proposed
structures including reflective surfaces of solar collectors.

A site plan drawn to scale, showing the location, size, design, material, color and
methods of illumination of all exterior signs.

An application request which shall include:

i, name and address of applicant;
statement of applicant’s legal interest in the property (owner, contract
purchaser, lessee, renter, etc.) and a description of that interest, and in cast
the applicant is not the owner, verification of the owner’s consent.

address and legal description of the property;

statement explaining the intended request;

PA-22-005
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v. the required fee pursuant to SECTION 1.3.900;

vi. any other materials or information as may be deemed necessary to assist in
evaluation of the request.

Action by Planning Director. The Planning Director, or his designee, shall review all drawings, plans
and specifications submitted for design review, If he finds that they meet all other requirements of the
Ordinances of the County, he shall approve or condition the site plan. [f the Planning Director
disapproves, the proposal may be submitted to the Board of County Commissioners for their review.
Reasonable conditions may be established by the Planning Director or Board of Commissioners in
connection with a Site Review Permit as deemed necessary to secure the purpose and requirements of
this Article. Guarantees and evidence may be required that such conditions will be or are being
complied with.

Threshold Standard, The Planning Director, at his discretion, may waive part or all of the site plan
. requirements including fees, if, in the Director’s judgement, the proposed development is diminimous
in extent to the existing development.

Notice of Decision, Within five (5) working days of making the decision, the Planning Director shali
cause a notice to be prepared and distributed announcing the decision pursuant to Section 5.7.100; and

a, mail the notice to the applicant, affected cities, special districts, Hearings Body
members and other parties requesting such notification; and

b. post the notice at a conspicuous location in the Planning Department office and the
Coos County Courthouse.

Appeals. Any appeal of a Planning director’s decision shall be made pursuant to Article 5.8.

PA-22-005
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3427124, 3:19 AM Web Documents for Rogge Planer Facility (North)

i

gﬂ’l‘;ﬁ :w Fifnt ;ﬁ

summary Information

This property is the location of historic wood product mill operations. soil, graundwater and estuarine sediments have been
contaminated with relatively low concentrations of petroleum, pentachlorophensl and dioxin. Future use of the site is likely to
include redevelopment as an RV park. Risk assessiment has demonstrated no unacceptable human health or ecological risk is
present with the conditions described i the staff memo, EES, CMMP and NFA for the property,

General Site Information

Site: - Rogde Planer Facility (North) (ECSI CERCLIS (EPA) Id
Site ID: 6048)
Project Manager: N/A - Projeck Completed. Investigative Status! Contamination Suspected
PM Phone: NPL{National Priority No
Listing): . .
Address: McKee Gulch Rd. (S bank Coquilie R. at Is this site an Orphan? No
E side of Hwy 101 Bridge) P :
Bandon, 97411 Is thiis site a No
brownfield?
County: coos Action Qnderwav o No Further Action (Conditional)
Needed:
Region: Western Region Click foF more details

NOTE: This site has one or more long-term controls designed to méfiage site risks. Click here for details,

Site Documents

e,

Click the link to view thé’i’document.

g

File Name Category st File Sizg MB Document Date Upload Date
RoggePlanerMill EES.pdf £&ES documents - 3.33%0 3/13/2018 3/15/2018
6048RevisedDraftRoggeRiskEvaluation 9-15- Eco/HH Risk Assessmeqfé 2.3827 9/26/2017 10/3/2017
EcoReportlune2Q16.pdf Eco/HH Risk Assessments 1.2109 6/27/2016 12/20/2017
Final Roegge Planar Staff Memg,pdf Memos . 1.3835 2/26/2018 3/15/2018
Datalune2016.pdf Miscellaneous 0.4663 6/27/2016 7/20/2016
6048 Rogge CMMP 3-5-2018 pdf Miscellaneous 2.3966 3/5/2018 3/7/2018
RoqquiHNorthPrapertvPhaseZAuqustZO15.pdfReports 3.5398 8/15/2015% 11/13/2015
SamplingReportMay2016.ndf Reports 3.6074 5/19/2016 5/19/2016
Sep2016EcoReportData,pdf . Reports ' 0.4667 9/26/2016 10/12/2016
Sep2016EcoReportRogge. pdf Reports . 3,5921 9/26/2016 16/12/2016
PhaselFebryary2000,pdf Reports Ty 3.3437 ©2/10/2000 - 12/20/2017
PhaselMarch2015.pdf Repoits T 2.6507 3/25/2015 12/20/2017 ¢ -
Risk Addendum 1-25-18.pdf Reports = 1.8589 1/26/2018 . 3/2/2018 1,

£CSI 6048NFA RogaePlanerMill. pdf Signed NFA letters,” 0.2514 3/22/2018 . 372313

Click an the Photograph to see a larger version.

site view ”looking east,
former truck shop area, 9|
the left, March 2017 -

site view looking site view looking west, P

northeast toward Coquille concrete retaining wall in @

River, March 2017 center, farmer truck
shop/dock  area  and Wi L FrRdheEshi R )
sediment sample area B former  truck former truck sediment ’ Rogge Mili ¢
on the right, March 2017 shop, dock shop sediment sample A bank of Chquille River jus

and sedlment area with what location, ) north of Highway 10,
heldne .

PR P R camnia A aras  annaorard Fa farmar,  teick ceamanca

N

This website application cannot be made compliant with the Amerlcans with Disabillties Act. We apologlze for any
inconvenlence and Invite you to contact DEQ at 800-452-4011 or emall deginfo@degq.state.orus for assistance In accessing
this site :

Department of Environmental Quality
700 NE Multnomah Street, Suite 660 Portland, OR 97232
; Hours: Men-Fri, 8 a.m.-5 p.m

hl%ps:flwww.deq.slale.or.uleebdocsiForms!OutpuUFPConlruIter.ashx?SourceIdTypaﬂ1&Snusceld=6048 12
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Ernail: DEQInfo@deq,state.or.us | Phone: 503-229-5696 | Fax: 503-229-6124

Website Feedback Accessibility Privacy Policy:

hitps:/fwwnw.deq.slate.or.usiMebdocsiFormslOutputfF PControfier.ashx?Sourceld Type=11&Sourcald=6048
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Department of Environmental Quality
F FegOn Western Region Eugene Office

165 East 7th Avenue, Suite 100

Kate Brown, Governor Eugene, OR 97401
(541) 686-7838
TAX (541) 686-7551
TTY 711
March 20, 2018
Edward & Judith Eckes
JGE Properties, LLC apactiient of Twvivomaental Oual.
10325 Desert Forest Circle Ty 5"‘*"%" O e e
) . S i L 2 %, E,_. g
Sun City, AZ 85351 ' 'R‘_ b ‘g“’ St g#-" 4 g'21/1( gh{r‘;:%

RE:  Conditional No Further Action Determination
for Rogge Planer Facility (North) cig ﬁf‘ .
; § 4 Li % AL FRYIE e

ECSI #6048 IR HAY Lﬁ" {4 il

Dear M. & Mrs. Eckes:

The Oregon Department of Environmental Quality (DEQ) has sompleted a review of the available
information and the closure report entitled “Risk Screening Evaluation report”, dated November 9, 2017
and submitted to DEQ on your behalf. ‘The former Rogge Planer Facility (North) property includes thiee
tax fots (01000, 01001 & 01002) combined for a total of approximately 25 acres and has no assigned
address. The property is located along the south bank of the Coquilie River immediately North of the
Highway 101 Bridge at McKee Guleh Road and Highway 101

DEQ has determined that remedial action to address environmental contamination at Rogge Planer Mill
(Notth) is complete, and no finther action is required with conditions described in the attached Easement

. and Bquitable Servitudes, This determination is based on the DEQ regulations and the facts as we now
understand them including, but not limited to the following;

o The site was developed in the 1940’s as a fumber and plywood mill and operated as such untit the
1990°s when mill operations were abandoned and the property was vacated.

e Mill operations at the site varied over the years and included vehicle service shop work, lumber
milling and plywood manufacturing, These operations and wood waste burning produced pefroleum,
metals, chlorinated hydracarbon and dioxin contaminants in upland soil, groundwater and estuarine
sediments of the Coquille River. '

« PBnvironmental investigation and contaminant remediation began at the property with an initial _
sampling of contaminated media in May 2015, Additional site assessment sampling events ocourred
between March 2016 and March 2017. Soil, groundwater and sediment samples have been collected
in otdes to determine the magnitude and extent of contamination in each of these media,

+  Soif, groundwater and sediment containination remains in place at the site. Site assessment sampling
resulls and a risk assessment indicate remaining contaminant levels do not pose an unacceptable riskc
to future uses of the property or ecological teceptors in the estuary as long as the conditions detailed
in the attached easement and equitable servitudes are followed.



Judith & Ed Bckes
March 20, 20138
Page 2

o Future uses of the property are likely to include commercial and/or recreational development with
residential use allowed by conditional approval from Coos County. Municipal water is not supplied
to the property and thus, development of groundwater (wells) for consumptive use at the property is
lilely, Any future groundwater use must comply with the conditions in section 3 of the attached
easement and equitable servitudes document. .

s An institutional control consisting of an easement and equitable servitudes has been recorded for the
property (attached) that requires future development (o include proper management of contaminated
soil and restriction of installation and use of water wells within the area of remaining contamination.

» A public notice for this project closure was completed on March 5, 2018, No cominents ot colicernss
have been received,

Based on the available information, the Rogge Planer Facility (Noxth) site is cutrently protective of public
health and the environment. The site requires no further action under the Oregon Environmental Cleanup
Law; ORS 465.200 et seq. unless new or proviously undisclosed information becomes available, or there
are changes in site development or land and water uses, or more contamination is discovered. DEQ has
updated the Environmental Cleanup Site Information System (ECSI) database to reflect this decision.

This letter only applies to the release discussed above. If any contaminated soil or groundwater is
encountered in the future, it must be handled and disposed of in accordance with the site Contaminated
Media Management Plan and local, state and federal regulations,

A copy of the staff memo supporting this No Further Action decision can be viewed at
http://wwsv.deq.state.or,us/Webdacs/Farms/Output/ FPController.ashx?SourceldType=11&Sourceld=604
8&Screen=Load. DEQ recommends keeping a copy of all of the documentation associated with this
remedial action with the permanent facility records. If you have any questions, please contact Eric Clough
at 541-269-2721 x231, or via email at clough eric(@deq.state.or.us

Sincerel

-

7.
onald B, Hanson, Acting Manager
Western Region Cleanup & FEmergency Response Section

ety

Attachment(s): Contaminated Media Management Plan
Basement and Equitable Servitudes

cel Don Hanson (elec) — DEQ, EUG
Susan Turnblom (elec) — DEQ, EUG
Norm Read (elec) - DEQ, EUG
Rick Ernst — HartCrowser
6420 Macadam Avenue, Suite 100
Portland, OR 97239-3517
ECSI #6048 File
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Contaminated Media Vianagement Plan

Former Rogge Planer Mill
Highway 101
Bandon, Oregon

1.0 INTRODUCTION

This Contaminated Media Management Plan (CMMP) presents the protocols for identifying and managing
contaminated soil and groundwater during any future earthwork-related construction activities at the
former Rogge Planer Milt (Environmental Cleanup Site Information (ECS1) No. 6048) site in Bandon,
Oregon (Figure 1). This plan includes information on identification, response to, removal, temporary
storage, transportation, and disposal of contaminated soil and groundwater, Health and safety issues are
also described.

1.1 Purpose

The purpose of this CMIMP Is to provide site-specific Information and guldance for contractors to
Identify and appropriately manage contaminated media during future earthwork-related actlvities at
the former Rogge Planer Mill site. The procedures described In this CMMP are limited to the upland
portion of the Locality of the Facility {LOF; Figure 2) and does not include aboveground demolition,
in-water/river bank work or work in other areas of the property. Based on previous environmental
studles, earthwork activities may encounter generally low concentrations of total petroleum
hydrocarbons {TPH); semlivolatile organic compounds {SVOCs} Including polycyciic aromatic
hydrocarbons {PAHs) and pentachlorophenol (PCP); volatile organic compounds {VOCs); and
dioxins/furans in soil and groundwater within the upland LOF. Metals resuits appear to be similar to
natural background concentrations. Besides thls CMMP, any redevelopment activities are subject to
best management practices {BMPs) prescribed by permits, plans, and specifications; and adherence to
regulation and requirements of local, state, and federal agencles.

1.2 Plan Organization

Subsequent sectlons of this CMMP are organized as follows:

B Sectlon 2 provides a description of the project site; a summary of previous environmentat
investigations; and a description of the nature and extent of contamination at the site.

Section 3 presents a discusston of health and safety.

Section 4 describes procedures for the Identification and management of contaminated medta.

Section 5 presents additional considerations for construction on or adjacent to the slte,

Section 6 provides references.

] 15852-01
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2 | Former Rogge Planer Mill

Tables 1 through 9 provide a summary of soil and groundwater data for the site. Flgures show the site
vicinity and site exploration and sample locations. Appendix A provides Oregon Depariment of
Environmental Quality’s {DEQ’s) directive on No Longer Cantained-In (NLCY) Determinations, and
Appendix B presents an example from the site to dispose of soll;

1.3 Limitations

This CMMP Is Intended only to provide procedures for identifying and handling of contaminated media
encountered during earthwork and ground-disturbing malntenance activities on the upland portion of
the LOF {Figure 2). This CMMP does not cover In-water activitles or earthwork and ground-disturbing
malntenance activities in other areas of the property. Hart Crowser prepared this CMMP in accordance
with generally accepted professional practices related to the nature of the work specifted in the |
CMMP, In the same or similar localities, at the time this plan was prepared. Future users of this plan
shall consider changes that may have eccurred in environmental practices, regulations, and guidance,
Including risk-hased and clean flli criteria since plan preparation. No other warranty, express or
implied, is made.

2.0 BACKGROUND

This section presents a brief description of the slte and results of previous environmentat activitles.
Documentation of previous environmental activitles assoclated with the site were provided by JGE
Propertles, LLC, thelr local envitonmental consultant {Cascadla Geoservices, Inc., of Port Orford,
Oregon), the DEQ's Environmental Cleanup Site Information (ECSI) database for £CSI No. 6048 {DEQ
2018), and Hart Crowser’s Risk Screening Evaluation Report and Addendum {Hart Crowser 2017,
20138). References are provided in Section 6.

2.1 Site Location and Description

The site Is the former Rogge Pianer Mill located on the east side of Oregon State Highway 101 north of
Bandan, Oregon, and along the south bank of the Coquile River (Figures 1 and 2). The site is located on
a property composed of three adjoining tax lots (1000, 1001, and 1002) that cover a total of 25.6 acres.
These tax lots are situated in Section 17 of Township 28 South, Range 14 West, Willamette Meridian,
Resldes the river to the north and highway to the west, adjoining propertles to the south and east
consist of undeveloped land and cranberry bogs with cccasional rural, single family resldences.

Based on Phase | ESAs for the property (Baker Environmental 2000, Cascadia Geoservices 2015a), the
site was likely developed in 1952 and was used as a veneer and plywood mill until 1978, whereupon it
was used as a planer mill through 1995, From 1996 through 2000, the site buliding was used for
manufacturing wood products. From 2000 to 2014, it was used a cedar re-saw mill. Currently the site is
vacant. Another historical use of the property included a ferry slip on the westernmost portion of the
site prior to 1954. The Bullards Ferry operated a ferry across the Coquille River until completion of the
Highway 101 bridge (the Bullards Bridge) in 1954.

Whiie In operation, the mill had one large building (approximately 52,000 square feet) that also
included an office and truck shop. A dock was present along the Coquille River. Lumber storage areas

15852-01 +§
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were primarily west and south of the mill bullding. Historically, a wigwam burner was present east of
the mill, but was replaced in the late 1960s with a sawdust hopper (by 1980, the burner no longer
appears on aerial photographs). Both the burner and hopper were fed by a conveyor.

A man-made, fire suppression pond is southeast of the former mill building and is fed by Eagle Springs.
The previous water source for the mill faclity was a large “dug well” Installed In the spring area of the
site (southeast of the facility} and Is located west of the fire suppression pond (Baker Environmental
2060). In 1971, a 40-foot-deep water well was drilled; however, the water did not clear up and the well
was abandoned {Oregon Water Resources Department [OWRD) 2017). In 2007, a 67-foot-deep water
well was installed approximately 250 feet west of the mill bullding on the site (Figure 2; OWRD 2017).
The well is screened between 62 and 67 feet below ground surface {bgs} with a bentonite seal from the
ground surface to 43 feet bgs. It currently does not have a pump or assodiated plumbing.

2.2 Geology and Hydrogeology

The raill site Is situated at an elevation of 16 to 18 feet above mean sea level {msl), The ground surface
slopes gently to the north towards the Coquille River. To the south and east are low-lying hills that
reach a maximum elevation of approximately 85 feet msl, Eagle Springs, a perennial spring, surfaces In
the hills southeast of the former mill building and feeds the pond on the site. Overflow from the pond
dralns Into ditches that wrap around the east and west sides of the former mill building.

Based on previous environmental reports and well log searches, the geology at the mill site generally
consists of up to 4 feet of surficial soil fill (gravel, sand, and silt, sometimes with wood debris) over
alluvial mixtures of sands, gravels, and sfits, Claystone was encountered at depths of 58 and 67 feet
bgs. The depth to shallow groundwater is varlable ~ It has generally been encountered at 4 to 6 feet
bgs during the spring and as deep as 10 feet bgs in the summer. In some instances, it has been
encountered as shallow as 2 feet bgs or not at all and even as deep as 11 feet bgs. The direction of
groundwater flow Is expected to be to the north towards the Coguille River.

2.3 Previous Environmental Activities

Two Phase | ESAs have been conducted for the site property: Baker Environmental of Yreka, California,
in 2000 {site visit in November 1999), and Cascadia Geoservices in 2015. Collectively, these Phase |
ESAs identified the following Recognized Environmental Conditions (RECs} for the site property.

B Anaboveground fuel storage containment area was previously located west of the mill bullding.
Historically an 8,000-gallon diesel tank and a 1,000-gallon gasoline tank were present in this area.
During the 2000 Phase | £SA, a 550-gallon waste oll tank {for used motor oil) was present. By 2015,
the tank was gone. Soll stainlng was observed in the area during both Phase 1 ESAs.

B Aformer truck shop was located at the north end of the milf building, and stalning was ohserved in
1998 on the walls and floors. Additionally, automotive and equipment batterles were stored on
the floor of the former truck shop. The truck shop has since heen removed.

15852-01
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B in 1999, staining was observed on wood floors in the former steam cleaning room at the horth end
_ of the mill building. An empty aboveground storage tank {AST), the fuel source for the steam
cleaner, was near this room, The room and AST have since been removed.

B In 1999, several 55-gallon metal drums and other containers with waste motor oil were stored at
various locations on the property, and drums with gasoline and diesel were present within the mill
building. A pallet of “caustic soda” bags was located in the mill building. All these liquids and
materials have since been removed from the site.

B A paint storage area was present within the southeast corner of the raill building. In 1999, large
containers of palnt products {i.e,, 30- to 55-gallon metal drums), Paint was reportedly used to sea
ends of milled wood products from the prior planer operations. These contalners were no longer
present in 2015. B

B Asquare electrical transformer was present on the east wall of the mill building and, during an
Inspection by the U.S. Enviranmental Protectlon Agency {EPA), was suspected as contalning
polychiorinated biphenyls (PCBs), It was [ater determined that the transformer was actually a plate
transformer which did not have any insulating oll,

Three environmental Investigations were conducted in May 2015, March 2016, and July 2016 to assess
for chemical contamination at the site {Cascadia Geoservices 2015b, 2016a,b), Based on the above
RECs and field ohservations, test pits were completed to obtain soll and groundwater samples for
analysls from seven priméry areas of concern. These areas and the test pits performed to assess them
are listed below and shown on Figure 2 {test pits were similarly named durlng each Investigation;
symbols are used on Figure 2 to distinguish the vartous phases of investigation). Soil, sediment, and
groundwater samples were analyzed for TPH, SVOCs, VOCs, dioxIns/furans, and metals,

M Fuel Storage Area: TP-3 and TP-4 in May 2015, and TP-3 in March 2015.

B Truck shop: TP-1 in March 2016.

B Steam Cleaning/Parts Storage Room: TP-2 In March 2016.

B Green Chaln: TP-5 in March 2016 (this was added due to machinery and paint use},

B Paint Storage Area: TP-4 in March 2016, and TP-4 In July 2016,

W East Area [Sawdust Hopper and Burner): TP-6 and TP-7 In March 2015,
B Riverbank: TP-1, TP-2, TP-5, and TP-6 in May 2015, and TP-6, TP-7, 51, and 52 in July 2016,

In the paint storage area, the follow-up test pit in July 2016 was actually a 20-faot-wide by 40-foot-fong
excavatlon that was 1 to 2 feet deep (Figure 2), Solt from the excavatlon was stockpiled on the site. The
NLCI Determinatlon included in Appendix B was prepared for disposal of this soil. For the riverbank test
pits, these were completed to assess sediment quality adjacent to the site and groundwater quality at
the downgradient edge of the site property before its emergence at the river,
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In early 2017, Hart Crowser completed a draft Risk Screening Evaluation Report that complled
avallable site information and chemical data from these previous investigations, prepared a
conceptual site model, and screened data against risk-based screening levels. Upon revlew, the DEQ
requested additional dioxin/furan data on upland soil and sediments to hetter assess risks to human
and ecological receptors, Sediment samples Sed-A through Sed-D were obtained from the uppermost
foot of riverbank sediment, and a S-point composite was obtained from the upper foot of soll in the
east portion of the site. All avallable data were then re-evaluated in the final Risk Screening Evaluation
Report (Hart Crowser 2017) which indicated the site Is unlikely to pose an unaccepiable risk. An
addendum was fater prepared that refined the risk screening for recreational use at the site {Hart
Crowser 2018).

Chemical data coltected from within the upland LOF from previous environmental Investigations are
presented in Tables 1 through 9. These data indicate that contamination from past mill operations Is
overall relatively low, with a few localized areas of moderate contamination {l.e., fuel and paint
storage areas). For data colfected fram the In-water portion of the LOF, refer to the Risk Screening
Evaluation Report (Hart Crowser 2017).

3.0 WORKER SAFETY

Because contamination Is present at the site and could result in contaminant exposure to workers,
each entity involved In earthwork-refated activities Is responsible for the safety of their warkers, Prior
to heginning site activities within the upland LOF, each entity shall prepare a site-specific Health and
Safety Plan (HASP) in accordance with Oregon Occupational Safety and Health Administration (OSHA)
to cover safety issues related to site environmental and physical hazards and to describe any training
requirements, monitoring, and certifications. The HASP shall include the potentlal exposure to
contaminated soll and groundwater, Including possible VOCs emanating from these medla,

As part of the HASP preparation, each involved entity shall make an assessment of existing data and the
location of the planned work to ldentify potentially contamlinated medta as it relates to worker safety.
Occupational health guldelines for cherical hazards (l.e., OSHA and the National Institute for
Occupational Safety and Heaith [NIOSHI} can be used to evaluate site conditions, The evaluation should
conslder exposure limits {i.e., time-weighted average, short term exposure It permissible exposure
fimit), exposure symptoms, and personal protection equipment. Testing, management, handling,
excavatlon, and transportation of contaminated medla may require persons with 40-hour Hazardous
Waste Operation & Emergency Response (29 Code of Federal Regulations [CFR] 1910.120) training.
Each party involved should assess the need for thls training on the hasis of current information for the
site. Specific recommendations should be provided in the HASP to protect worker safety,

All entitles shall be respansible for notifying and updating their employees of potentlal site hazards
that may be encountered during the project, Changes may need to be made should additlonal
contamination be discovered. Prior to site work, this CMMP and the HASP must also be provided to
employeas who will be working on the site, and a fist of contacts should be prepared and distributed
to all entitles invalved In work at the site for implementation of this CMMP. This will help ensure
timely notification of changing site conditions to maintain the appropriate level of worker safety. Prior
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to any ground-disturbing activittes, a utility locate should be performed to Identify potentlal utllities in
proposed work areas. All site workers will be responsible for compliance with their HASP, including use
of appropriate personal protection equipment.

4.0 CONTAMINATED MEDIA IDENTIFICATION AND
MANAGEMENT '

Environmental Investigations have identified relatively low concentrations of TPH; SVOCs, including
PAHs and PCP; VOCs; and dioxins/furans in soil and groundwater. Metals results appear to be similar
to natural background concentrations. Prior to any earthwork-related activities within the upland
LOF, site workers and their employers should review this CMMP, Soil and groundwater from within
the upland LOF should be considered contaminated unless testing indicates otherwise. This sectlon
presents regulatory requirements; methods to identify and manage contaminated soll and
groundwater; as well as an analytical program to identify uncontaminated media,

4.1 Regulatory Requirements, Screening Levels, and Criteria

Certaln regulatory requirements, screening levels {SLs), and criteria are applicable for managing soil and
groundwater from the site, Future users of this document should review regulatory requirements for
updates and revisions. The regulatory factors described below are applicable as of March 2018, While
these requirements are primarlly applicable during excavation or construction, they also will apply for
contaminated medla exposed or generated during future site malntenance, These items are described
helow as they pertain to this site, Additional criterla may he used by disposal facilities to determine
whether to accept environmental media from the site for treatment and/or disposal.

Hazardous Waste Regulations. PCP identifled within the upland LOF may be the result of a past woed
treating process and wastes with PCP are considered an F-listed hazardous waste (cade F032). PCP
released to soll ar groundwater results in the scil and groundwater also being a hazardous waste
{F032), requiring management and disposal as a hazardous waste, If concentrations of PCP in affected
medla are below protective levels {l.e., do not pose an unacceptable heaith risk) and do not exhibit
hazardous waste characterlstics, the affected media are considered to no longer contain an F032
hazardous waste, This would allow the media to be disposed of as a non-hazardous waste. Appendix A
includes DEQ's guldance for conducting an NLC! Determination, with Appendix B including an example
of an NLC] Determination Jssued for the site, pertaining ta specific volume of PCP-impacted soll prior
to disposal. The guldance and NLCI Determination describe the protocols and criteria to make this
Determination and can ald in future NLC| Determinations, An NLCI Determination does not supersede
other SLs {i.e., clean fill), it only removes the designation of hazardous waste from the media. Non-
hazardous soll will require disposal at a lined Subtitle D permitted landflli, and non-hazardous water
would be disposed of at a permitted wastewater treatment faciiity and/or solidified for Subtitle D
landfiil disposal.

Clean Fifl SLs. The DEQ has developed guidance and clean fill SLs for soil (DEQx 2014), if contaminant
concentrations In excavated soli are below clean fiit SLs and meet NLCI criteria, the soll can be used as
unrestricted clean fill for upland placement on and off the site, with the exception that soil cannot be
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placed in a location where surface water would be affected. Clean fill SLs are based on risk-hased
concentrations {RBCs) for residential use, ecologlcal SLs for terrestrial receptors, and background levels.

Salld Waste Regulatians. The DEQ has enacted regulations applicable for the off-site disposal and/or
beneficial use of contaminated soll, through which the DEQ may authorize contaminated soil to be
placed at an off-site location other than a permitted landfill Soll must meet NLCI criteria and be
designated as non-hazardous.

Any soil not meeting clean fill SLs would fall under DEQ's solid waste regulations (Oregon
Administrative Rules {OAR) 340-093). Typlcally, contaminated soil is disposed of In a permitted landfill.
Under OAR 340-093-0050(5), the DEQ can authorize the short-term {6 months}) disposal of
contaminated soil at an off-site disposal site, other than a tandfil, through a solld waste letter of
authorlzation {SWLA). Disposal of contaminated soil would he more easily managed by disposal at a
permitted landfill,

Another alternative Is beneficial use of contaminated soil as allowed under OAR 340-0930-0260

to -0290. The DEQ must approve the use of soll through a standing or case-specific Beneficial Use
Determination {BUD). For the BUD, contaminant concentratlons are compared to risk-based criterla
{e.g., RBCs} applicable to the proposed off-site placement location, The use may also have ather
constraints including covering the contaminated sofl with clean soll,

Risk-Based Concentrations. Based on toxicity data and standard exposure factors, the DEQ has
calculated RBCs to estimate contaminant concentrations in environmental media that are consldered
protective of humans, Including sensitive groups, over a lifetime, RBCs are used to assess if
contaminant concentrations might pose an unacceptable health risk, RBCs are also used for NLC
Determination criteria. RBCs may be revised in the future, so the most current RBC values should be
used to make an NLCI Determination, The NLCI Determination in Appendix B is only valid for the
specific soll pile referenced and Is based on current RBCs (DEQ 2015). If RBCs change, the updated
RBCs must be used to obtain an NLCI Determination from the DEQ,

National Pollution Discharge Etimination System {NPDES). NPDES pekmits set regulatory
benchmarks for surface water discharge to a storm sewer system, Including runoff from the site
durlng earthwork activities, If an NPDES permit is tequired for construction activities {usuaily for
disturbing one acre or more} It may allow for land appilcation of groundwater.

Alternatively, municlpalities may aflow for direct groundwater disposal at thelr wastewater
treatment plant facilities pending analysis of groundwater or through municipal sanitary sewer
plping to thelr treatment facilitles, Doing so would require prior approval from the municipallty,

4.2 identification of Potentially Contaminated Soil and
Groundwater

Each party invalved in any earthwork-related construction activities at the site shall be solely
responstble for Identification of contaminated soll and groundwater. Each contractor shall monitor

[ I} 15852-01
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soll, groundwater, vapors, and any waste material for evidence of contamination. If site personnel
observe media exhibiting characterlstics of contaminant Impacts, the media in question shall be
identified as potentially impacted and handled and characterized as described in Section 4.3. The
following fleld observations can he used to screen potentlally impacted media:

Staining of soil; .

Chemilcal or petroleum odors;

Measurements made with a photoionization detector;
Sheen on water;

Sheen on molst or saturated soil; and

Groundwater, if removed in the proximity of impacted soils.

Note that the absence of these characteristics does hot necessarily Imply that the media does not
contaln contaminants. Contaminant concentratlons at the site are likely only detectable with the use
of environmental testing equipment or analytical testing, As such, chemical analysls of excavated soil
or removed groundwater is highly recomr_nended.

If unexpected hazardous or contaminated materlals are encountered, the contractors shall:

@ Stop afl work in that area;

Notify the property owner immediately;

Ensure no contaminated materlal is hauled from the site;

Remove the work force fram the iImmediate area of the contamination;

Involve an environmental consuitant and/or the DEQ; and

Secure the area from access by the public until such time as all parties involved have verified that
site work can be completed In accordance with the HASP and this CMMP.

4.3 Handling of Contaminated Media

If known or suspect contaminated soll, groundwater, or other media is discovered during construction
or maintenance actlvities, care should be taken to minimize worker exposure to contamination In
accordance with the site-specific HASP, The Involved entities should be natifled of suspect media
discovery, the location of its discovery, and where the media will be stored pending characterization
and subsequent disposal as scan as possible. Contaminant characterization should be performed in
accordance with Sectlon 4.4,

4.3.1 Soil/solid Media -

Because low levels of contamination have been detected in various samples obtalned in the area of the
former mill, any solf or other solid media (i.e., buried debris) generated from the upland LOF should be
considered contaminated uniess testing determines otherwise. Handling procedures for soll from the
upland LOF is based on the level of known or suspected contamination and Is broken into two
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categories: clearly contaminated soil with suspected or confirmed contaminants at relatively high
toncentrations; and other potentially “clean” or minimally/negligibly contaminated soll.

Contaminated Soil. Soll and other solid media {i.e. burled debrls) from the upland LOF with suspected

or confirmed contamination should be segregated from other medla and secured within the uptand LOF
to minimize the risk of spreading contamination. These media should be stockpiled within the upland
LOF on a plastic lirer with suitable thickness as to not tear from construction activities. Site workers will -
utilize BMPs for erosion control {see Sectlon 4.5). Soil or solid media showing obvious signs of
contamination should be analyzed as described In Section 4.4 prlor to removal from the upland LOF or
reuse within the LOF. Handling of contaminated soil should be conducted in a manner that does not
generate visible dust in the work area. Access to contaminated soll and other solid media should be
restricted by fencing or other physical barriers to prevent contact by unauthorized personnel.

“Clean” Soll, Potentially “clean” (minimally or negligibly contamlnated) soils removed during
construction activities should be kept separate from any soll with known or suspected contamination,
Care should be taken to avoid mixing “clean” media with soll or solld media showing obvicus signs of
contamination. “Clean” solls may be re-used as backfill within the upland LOF, provided their
placement does not result in an unacceptable risk (L.e., does not exceed applicable RBCs for divect
contact if placed within 3 feet of the ground surface). It is also preferable to place the soll from where
It was excavated. “Clean” solls cannot be reused outside of the upland LOF unless analytical testing
shows that the soll meets DEQ's NLCI Determination criterla (Appendices A and B) and clean fill
guldelines {DEQ 2014), '

Transport and Disposal. For transport and disposal of hazardous soll (e.g., F032 listed), additional
registration, storage, labeling, manifesting, and a licensed hazardous waste transporter are required,
Hazardous soll will be loaded Into plastic-lined drop boxes or a truck for transportation to a Resource
Conservation and Recovery Act (RCRA) Subtitle C landfill. Each truck or drop box will be properly
placarded and covered prior to leaving the site and during transport. Loadlng should be conducted in
a manner that does not generate visible dust. Loading areas will be lined when working with
contaminated soll and any loose soif will be brushed from the exterior of-all trucks and/or drop
boxes and placed into the truck or drop box prior to leaving the stockpile area. All soll will be
transported under uniform hazardous waste manifests to the permitted landfill for final disposal,
Soil that can be designated as non-hazardous per an NLCI Determination (such as In Appendix B} can
be disposed of In a Subtitle D landfill. Loading and transport of non-hazardous solls should also
follow the above procedures,

4.3.2 Groundwater

Grouhdwater accumulated from excavated saturated solls or from dewatering of excavations within the
upland LOF shall be transferred to containment storage tanks or drums pending characterization. Tanks
and drums should be closed ta the extent practical to minimize ambient air impacts and reduce the risk
to workers and the environment, If contaminated groundwater Is encountered and rermoval Is not
necessary, the groundwater may be left In the excavation provided that: {1} backfilling of the

excavation is done slowly as not to allow the water to rise above the seasonally high groundwater level;
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and (2) water is not directed to another area. Utility trenches excavated to depths below the seasonally
high groundwater table may also have a bentonite plug requirement as discussed in Section 5.

4.4 Analytical Protocols for Media Characterization

Soil and groundwater waste characterizatlon should adequately determine the nature and magnitude
of contamination for all materials slated for off-site disposal. To ensure sample quality, samples should
undergo a minimal amount of disturbance during sample collection. Consult with the waste disposal
facillty for the most current requirements for sampling and analysis to assure acceptance of the
transported waste materlals by the facility. These may include composite sampling or other methods
to help reduce overall analytical costs.

Generally, all sample containers should be filled to the top, leaving no observable head space. Samples
should then be stored In a cooler at 4°C £ 2°C from collection to recelpt by the analytical laboratory,
Chain of custody documentation must be malntained, The laboratory must be certified by Cregon
and/or National Environmental Laboratary Accreditation Program (ORELAP and NELAP, respectively).
Samples of “clean” excavated soll for reuse outside the upland LOF shauld be analyzed for VOCs by
EPA Method 8260; gasoline-range hydrocarbons by Northwest Method NWTPH-Gx; diesel-range
hydrocarbons by Northwest Method NWTPH-Dx; SVOCs by EPA Method 8270D and/or 8270-5IM; lead
by EPA Method 6010 or 6020; and dioxins/furans by EPA Method 16138, For VOC analysis In soll,
sampling should be performed using EPA Method 5035 collection method,

Method reporting limits for the above tests shall be consistent with industry standards and less than
that required for disposal or regulatory screening criteria {e.g., clean flll guidelines of DEQ [2014]},
as appropriate.

4.5 Erosion Control

Any future earthwork-related activities at the site may require an erosion control plan or permit by the
approprlate regulatary agency. The contractor shoutd take the appropriate measures to prevent
erasion of solls from earthwork areas on the property, particularly the upland LOF. Based on the
nature and scope of the activities, these may include, installation of silt fencing, use of fliter
bags/fabrics, or modifying the work schedule to minimize site activities during storm events.

When worklng with clearly contaminated soil, erosion control measures will include installing a berm
around each stackpile sufficient to ensure physical containment of the materlals and to contain any
potentlal runoff due to incidental accumulation of groundwater or precipltation instde the berm. The
stockpile should also be covered, as practical, to minimize Impacts to workers and the potential for
contaminant migration due to wind and/or stormwater eroslon.

The contractor should consider surface water movement when selecting areas for stockpiling. Runoff
and/or pooling can further spread contaminatlon across, and off, the upland LOF. During excavation
actlvitles, the contractor should also use ail appropriate measures to minimize stormwater from
entering the excavation where contaminated soll Is present or suspectad.

15852-01 e
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4.6 Disposal Options

Transportation of contaminated medta off the site requires specific manifesting, ficensing,
labeling/placard, and insurance requirements. Under no circumstances should contaminated media
leave the upland LOF without approval by the DEQ {e.g., SWLA, BUD), a permitted off-site disposal, or
treatment facility.

Contaminated soils that meet the requirements of the NLCI Determination can be sentto a Subtitle D
landfil}; otherwise, soll must he sent to an RCRA Subtltle C fandflll. “Clean” sofls may be re-used as
hackfill within the upland LOF and where it will not pose an unacceptable human health visk; preferably
this would be the area the soll was excavated from. For re-use off the site, solls must meet the NLCI
Deterrmination (Appendices A) and DEQ's clean fill guidelines {DEQ 2014), or be managed per an
approved SWLA or BUD. Otherwise, excess “clean” soil must be disposed of at an appropriate landfll
because low levels of contamination may even he present in “clean” soil.

Loading and transportation of media should be conducted in a manner that prevents the release of
contaminatlon to other areas within the upland LOF and especlally areas outside the upland LOF.
Loading of soil should be conducted in a manner that does not generate vistble dust in the work area.
Prior to departure from the loading area, all loose solls should be brushed from the truck and returned
to the stockpile or placed in the truck. Any truck leaving the site should be covered by a tarp {for sail)
or placed In a contalnment device (e.g,, roll-off box, drum) to reduce the risk of spreading
contamination within and outside the upland LOF.

Contalnetized groundwater may be transferred to an off-site disposal or treatment facility. Other options
include on-site treatment with land application as permitted by the DEQ. if analytical results indlcate that
water meets DEQ's resldential tap water RBCs, water may be discharged to the grou nd surface withln the
upland LOF; no runoff to surface water, dralnage ditches, or stormwater pipes is allowed,

4.7 Permits and Approvals

All involved parties are responsible for obtalning the appropriate permits for construction activities at
the site. These may Include, but are not limited to, general construction/erosion control permits,
disposal permits, discharge permits, and on-site treatment permits, For disposal of soll and water, the
landfill or treatment facllity should be contacted regarding their acceptance and chemical analysls
requirements prior to beginning wark, The landfill or treatment facility may accept the data listed herein
for dispasal characterlzation; however, it s likely that more recent data will be required for profiling.

5.0 ADDITIONAL CONSIDERATIONS FOR CONSTRUCTION
PROJECTS

For any site construction projects, other controls and restrictions need to be considered to prevent or
mitigate future exposures to and migratlon of site contamination. These considerations are as follows
and should be Included In the design and Implementation of future construction projects.

_-.F.' 15852-01
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Vapor Intrusion. Based on currently avallable data, vapor intrusion is not likely to be a concern within
the uptand LOF. If clearly contaminated soll or groundwater are found and VOC analyses Identlfies that
a vapor intrusion risk may be present, engineered controls {i.e., vapor harrier, fresh air exchange, floor
sealing} may be required to assist in keeping indoor alr concentrations below applicable RBCs.

Utility Trenches. Contaminated groundwater can move preferentlally along backfill used In utility
trenches, thus resulting in the migration of contamination beyond the upland LOF. For utility trenches
deeper than 3 feet that enter, exit, or cross the upland LOF, a bentonite plug shall be placed in the
trench where contamination is observed to cease or, if no contamination Is observed, at the boundary
of the upland LOF. The bentonite plug should fill the width of the trench for at least a 1-foot length of
trench from 1 foot bgs to the bottom of the trench and shali be installed in accordance with the
engineering specifications for the construction project.

Drilling Activities, Drilling through contaminated media poses an additional environmental concern
hecause of the potentlal for downward movement of contamination, Drilling within the upland LOF shall
be canducted in accordance with OWRD regulations and in a marnner that does notallow for vertical
migration of shallow groundwater contamination to deeper depths.
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Table 1 - Soii Chemical Analyses Resulis: TPH
Formet Rogge Pianer Mil)
Bandon, Oregon

) : Total Petrolaum Hydrocarbons
Sample Date Deplh in Fest | Gasoline | Dlesel | Ol | Diesel & Oll

March 2016 Investigation Concentralion {n ma/kg (ppm)

TP 16.Mar-16 1.0 <21 <52 <jo0 | <100

TP-1 18-Mar-16 4.5 <22 - <58 <110 <110

TP-2 16-Mar-16 1.0 <21 <53 280 ‘280

P2 16-Mar-15 6.5 <22 <54 250 260

™3 16-Mar-16 1.5 <24 160 4,200 1,360

™3 16-Mar-16 4.0 <19 130 7680 480

TP-5 16-Mar-16 1.8 <29 <62 2580 260
Human Health RBCs
Direct Conlact - Recrealional User 1,200 1,100 1,100
Direct Canlact - Ocoupatlonal Worker 20,000 14,000 14,000
Direct Conlact - Construction Worker 9,700 4,800 4,600
Direct Contact - Excavation Worker >Max >Max >Max
Vapor Intruston - Recreatlonal User 94 >fax >Max
Vapor inlruston - Occupational Worker >Max >Max >Max
\Volatlilzation 1o Quidoor Alr - Recrealional User 5,900 >Max >Max
\Valafillzation to Ouldoor Alr - Occupational Worker 65,000 >Max >Max
{ eaching io Groundwaler - Recreatlonal User h | 8,600 9,600
Leaching 1o Groundwater - Occupational Worker 130 >Max >Max
Ecologlcal SLVs
Flants - - - -
Invartebrales - - - -
Non-T&E Birds - - -
Non-T&E Mammals - - -

Notes:

Total pelraleum hydrocarbons {TPH) by Norihwest Mathod NWTPH-HCID.

Resulls reported on a dry welght basls.

Bold denoles a detected concentralion. ,

Shading denotes a detecled analyte concentration exceeding ils respettive screening criterion (exceeded
screening crilerion s also shaded).

markg {ppm) = Milllgrams per kliogram (parts per mlllion)

<= Not delected above ihe Indicated laboratory reporled detection llmit.

Total diasel and ofl Is the sum of detected diesel and oit concentrations.

Huiman heallh risk-based concentratlons (RBCs) for recreational users are doveloped using DEQ {2015) and by
substiiuling 350 daylyr exposure frequency for an urban resident. As no RBC for oll-range hydrocarbons
Is avatiable, the RBC for dlassl is used for oll and for tolal diese! and oll. )

Ecological scraaning level valuas (SLVs), Including for nen-hreatened and endangered (TSE) species, are nol
listed by DEQ {2001).

>Max = The RBOC for (hls constiluent and palhway Is above 1,000,000 mgfka.



Table 2 ~Soil Chemical Analyses Results: SVOCs
Fomar Roggo Planer Mill
Bandon, Oregon

Other Doterted
LPAH: HPANME Summatisne SVoc
T T ¥
] i 7 _ I 2 -
i = ﬁﬁ g 2 2 ° 2 _ m H a m
. - = = 8 2 f o =
: z E $ a 2 2 m : & 2 S
: 3 R LB lE = .| 3 AR
ELE] e 5| 5| &gl i1 8122 2 E| = E g
T 2 2 2 g % F = B F - £y s - 2 2 = iz :
g . 5 Z 5 ot E Z S Ei¥ | 5| % ¥ g = g e s oz |2 5
- = = z 2 E H 2 H M < E SN o E!
_ §E| s 2| B\ |§ /|8 |§!§]£8:2/|:s g g 1E8] %
Semple Dxie Dopinin Fees 3 3 [ L & z z 3 1 & S a 3 G 5 i & 2 3 0 F = 5
METTh 2018 Immitigerian Cepeanimtion bn englis dopen)
™2 16-Mar-15 K] «3,0081 | <0.0051 | <0.0051 | <D.0051 | <0.6051 | <0,0051 | <0.8051 | <0.0051 | <0057 | <0.0251 | <0.0051 | <0605 ;| <0.0051 { <0.0051 ﬁ <0.0051 | <D.0051 | <0.0051 | <0.0051 | <0.H051 | <DOAS1 | 00081 0.10
™2 16-Mo-15 85 0043 | <0.0048 | <0.0040 | <00045 | 0.0050 | 0e1T | 0810 | 0ptat | <0048 | 00043 | 00040 | 00048 0023 | <009 | <0004 | 00049 [ <mosesl acoss | ooar | 0030 | oo 045
TP Fe-Mar-1% e <0097 | <0097 | 0097 | <0.057 | <0097 - <0097 | <0097 | <0097 | «ROST ! <0057 | <QO97 | <0097 | <097 | <0097 | <0097 | <QL97 | 0057 <QGOT | <0.097 | <D.OF7 i <0097 1.9
™S5 16-Moris 5 <D.0047 | <0,6047 | <0.0047 | <0.0047 | <D.0047 | <0,0047 | <0.0047 | <0.0047 | <0007 | 0.0047 | BOOAT | AUDOAT | <0.004T | SO.DDAT | OO0AT | COOB4T | 00547 | <D,0047 | <BOOET | <O004T | <0,0047 021
ks 1B-Ma-15 15 «0.053 | <0.053 | «0.053 | <0053 | <0053 - <0053 | <0053 | <0053 | <0.053 ; <0053 | DOOT 023 0050 0,063 | <0053 | <0083 | <0053 | <0053 | <0053 1 QAR o1z .2
™7 IE-Mar-15 an <0.045 * <DBAE | <0045 | <0.046 <0046 | <0 4E | <0.045 | <0.048 | <D.046 m <045 | <0046 | 0958 | <0.045 | <0.045 | <0046 | <QORE | V4G | RO4E | <0046 | 0058 | 00OSE ons
Jaly 2018 fnvestipation ] : : !
™messt 27Juk16 1.9 «0,0051 | <0.0051 } <0.0051 | <0.0051 | <B.0057 _ 00051 | 0.0074 | 0,003% | <0001 <D,0051 | <D.O05T | <C.005H | <0.0031 | 200051 [ 00051 | 00051 | <0,0051 | <0,0051 | 0,0129 | <0.0051 | <0.0051 .10
TPLEEY 2FmokE 15 <0.0070 | <0.0070 | <0,6670 | <0.0070 | <0.0070 | <¢.007e | <0,0070 | <0,007¢ | <0.0070 | <0.007D | <0070 { <.DAY0 | <B,007C | <0,0070 [ €0.0070 | <OOOVD | <0.0070 | 00002 | -DLOTO " 0.0PIZ | 0.0870 <14
PR 27-dok-i6 1.0 «0,0D56 | <6,0055 | <0.0056 [ <0005 | <0056 | <0.0056 | <0.0056 | <0.0056 | <0.0056 | <0.0056 | <0005 | <0.0356 [ <0.0056 <0056 [ <0.0056 | <DO056 | <0056 | <0.0058 | 00056 | 00056 | <0.0056 Q.11
TP4-SS4 2F-luk16 20 <0,0066 | <0.0085 | <0.0055 | <0.0065 | <0,0066 | <0,0066 | <0.0065 | <0.0065 | <0.0065 | <0.0066 | <0.0065 | <0.0066 «<0,0066 | <0.0068 | <0068 | <0.0D8E | <0.0088 | <0.0068 | <0.0066 | <0.0088 | <0.0058 QA3
TP4.S55 27-Jub-16 1.5 <0.0055 1 <G,0055 | <0.0056 §{ <0.0058 | <0.0056 | <0.0056 | <0.0056 | <0,0056 | <0.0058 | <0.0055 00056 | <0058 | «0,0056 | <0,0055 | <0.0056 | <0.0056 | <0.0056 | <0.0056 | <0.0056 | <0.0056 | <0.0056 0,11
'YEFz o Cokoulnte BaP Eg - - -~ - -t - - - 0.3 - 10 0.1 0.01 0.01 0.00¢ 1.0 - 0.1 -
Human Health RBCs : .
Dirmes Contact - Recsantionot User 4700 - 73000 | 2100 | 18" | T24D" 12 - 047 | D17 | DaT 17 - 17 0017 | 2400 | 037 | 1800 . - 0017 13
Birees Lontaes - Croupational Worker 70,000 - aso000| avmos | 7o | aopet | - - 2% L] 29 29 - 280 exa |00l 28 | 2000 - - 0z 40
Direet Cantact - Sonstruction Werker 21,000 - 10000 [ 14,000 - - 580 - 24 24 24 240 - 2400 24 | 10000 24 7.500 24 F7
Direct Contyct - Exzmvatien Worker 580,000 - Mo | 390,000 - 16,000 - 564 &7 [70] 5700 - 7,000 &7 280,000 670 | 210060 &7 o950
\/epor intrasion - Recrastienal User >Max - >Mox >iox - . - 15 - o NV NV L) - 1114 NV [ NV >Mox NV N
<uu2 Intrudisn - Doﬂves.s_ Waorker M - >Max | >Mox - - & - L NV N NV N Ny i NV >0 N NV
te Dutdoor Alru & lonal Liger >Mex - sMax | >haax - - 15 - > Y NV NV NV N N NV | >Max n N
Valgtiizaien fo Ouldosr Alz - Decupationst Warker | >Mex - *Mox | >Max . - -~ - e NV MY N 4% N N NV O NV N
Leaching Lo Groundwalar - Recraationzi User *Com - o | *Cum . - 018 - h*-3 257 o | o P 32 W | *Cx | " osr 011
Lenching lo Groundwalor - Otcupstionst Werker | »Cue - o | *un - - 034 - Mo | *om | " | *Cax o | *oom | o | G | >Cix >Cou 0.47
Erolegteal SLV: ;
Prants 207 . - - - - w - - - - - - - . - - - - - - 50
Imvenehrates - - . a0 - - - - . - - - “ - - - - - 20 1 - 1]
Nen-TAE Blres - - - - - - - - - - - - - - - - - - - - - 11
NenTLE Mammals - - - - - - 1.550° - 525" 00" 545 - 14
Notes:
Seabvelatie organic comp (SVTC3) 20 poly aromaile iny (PAMZ) by EPA Mclheds 52700 and S270-S1M. LPAMz = Low malnculor woight PAHS,
Resulls regorted an 3 ey weight basis. HPAHs = High molecuinr weight PAHS.
Bold defioles o delacied concentratien. TEFa = Texdeity equivsloncy lzctors.
Sheding denoles 3 & anthis ns g criterion | g erarion I3 alse shaded). e ® RBC:3 nbave the maximum saturstion poasibic In sell,
{tabeization (ncenies = £apla locntion that hos been removed E.uxn!aunaun n.a? % Is not compared una_ﬂ uu.nuasn owals, >Maot = The REC for s sonstitunnt and pathway Is above 1,000,000 mgke.
Mk (ppe} = Miligrams per Wiegram (parts per million). NV = Analyle = nol voiatlle.
= Not avnlable ar net spplicadis, lvak BzP Eq) ! por humas: hosith risk a3sessment guidanee (DEQ MEQ
<= Noi defected adove the mathad rperting Tmit (MRL). Undetected vahees ot ol inchudad i I no comp 2 proup were
iggmusn Roa%h nak-bosed {RECS) for users oro pod using DEQ (2015} and by Subihutl 350 dayiyr tha fetal L3 the Mghos! MAL of the group,
expesurs Imquency for o urban rosidest, RECS i quetss 35 from EPA Regional Stroeuing Levels (2617) for residesd and [ndusirial
=pl for utorz and workers.

Ecaipgieat seraening level vabizes (SLVA) are dased oo soll screenlng levels (SSLs; EPA 2007ab). ¥ :ommr‘uu avalable, ter the ur<§ DEQ {200%)
ts Gsted £ Pes DEG £2501), the ecological SLV was muliplied by 5 tmos Lo deftve 3 (Taesy strtal SLV for birds and mamaaly,




Table 3 - Soil Chemical Analyses Resuits: VOCs
Former Rogge Planer Mill
Bandon, Oregon

BTEX .
g ] o
g g 3 X £
] = z 8 (=%
Sample Dale Depth in Feel & e ] 2 2
May 2018 Invastlgation Concenlraifon In mgfkg (ppm)
TP-3 7-May-15 14 <0.017 0,0032J <0044 <0044 <{0.044
March 2016 Investigation .
TP-2 $68-Mar-16 1.0 - - - - <0,0651
TP-2 i6-Mar-16 6.6 - - - - 0.010
TP-4 16-Mar-16 1.0 . - . “ <0.097
TP-5 16-Mar-18 1.6 - - N - <0.0047
7 16-Mar-16 1.6 - - - - <0,053
TP-7 16-Mar-16 3.0 - - - - <0.046
July 2016 lnvestigation
TP4-581 27-Jul-16 1.0 - - - - 0.0074
TP4-852 27-Jul-i6 1.5 - “ - : - <0,0070
TP4-353 27-Jul-16 1.0 - - - - <0.0066
TP4-584 27-Jul-i6 2.0 - “ . - <(),(066
TP4-885 27-Jul-16 1.5 " - - - <0.0056
Human Health RBCs
Direc! Contact - Recreallonal User 12 170 53 1,400 12
Direct Contact - Occupational Worker ar 88,000 160 256,000 23
Direct Contact - Construction Worker 380 28,000 1,700 20,000 580
Diract Contacl - Excavalion Worker 11,000 770,000 49,600 560,000 16,600
Vapor Intrusian - Recreatlonal User 0.4 >Cyat a0 160 15
Vapor Intruslon - Oceupational Worker 2.4 PCyy 17 >Cynt 83
Volalllizatlon to Outdaor Alr - Recreational User 27 >Com 85 >Cya 15
Volalilizallon o Outdoor Alr - Occupational Worker | =~ 80 >Cyat 160 >Chay 83
Leachlng to Groundwater - Recreallonal User 0.051 >Ceat 0.47 43 0.18
Leaching o Groundwater - Occupational Worker 0.10 490 0.90 100 0.34
Ecologlcal SLVs
Flanis - 200" - 1 10*
Invertebrates - - . - -
Non-T&E Birds - - - - -
Non-T&E Mammals 16,600* 7,200 - BOO* 1,950"
Notes:

Voialife organle compounds (VOCs) by EPA Methad 8260B. Only benzene, toluena, eihylbenzens, and tolal xylenes (BTEX)
and those VOCs detectad at least once are shown. Naphthatans concantrations for March 2016 and July 2016 are by
EPA Method 8270-SIM and are from Table 2,

Results reporled on a dry welght basis,

Bold denotes a delectad concentration,

mg/kg {ppm) = Milligrams per kilogram (pars per millon).

- = Not avalizble.

<= Not datected above the indicated mathod reporting fimit,

J = Estimated concentration belween method detaction imit and method teporting Hmit.

Human heallh risk-basad concantrallons {RECs) for recrealional users are developed vsing DEQ (2015) end by substiuling
350 dayfyr exposure frequency for an urban resldent.

*Ecologleal sereening fevel valuss (SLVs) are based on DEQ (2001}, Per DEQ (2001), he ecologleal SLY was multiplted
by 5 imes lo derive a non-threatensd and endangered (T&E) {arrosirial SLV for birds and mammals,

>C,, = RBC3 above the maximum saturation possible in soll,



Table 4 - Soil Chemical Analyses Results: Dioxins/Furans
Formet Rogge Planer Mill
Bandon, Oregon

Detected Toxicity Equivalence
Concentratlons Humans and Mammals Birds
Sample: E-Comp E-Comp E-Comp
Date: 30-Mar-17 Mammal 30-Mar-17 Bird 30-Mar-17
Dioxns/Furans | Depth (] . 07-1.0 TEFs 0.7-1.0 TEFs 0.7-10
: TEQ Cone. in ugikg TEQ Conc. In patkg
Cong, in pgfkg (ppb {ppb} {pph)
2,3,7.8-TCOD <0,000419 1.0 - 1.0 -
1,2,3,7,8-PaCOD 0.00156 J 1.0 0.0016 1.0 0.0015
1,2,3,4,7,8-HxCDD 0.00153 J 0.1 0,00015 0.05 0.000077
1.2,3,6,7,8-HxCbD 0.0203 .1 . 0.0020 0.0 3.00020
1,2,3,7,8,9-HxCDD 0.00417 0.4 §.00942 0.1 0.00042
1,.2,3,4,6,7,8-HpCDD 0.134 0.01 0,0013 0.001 0.00013
QCcDB 0,814 0,0003 0.00024 0.0001 0,000081
2,3,7,8-TCDF 0.000976 0.1 0.00010 1.0 0.00098
1,2,3,7,8-PeCDF 0060705 J 0.03 0.000021 0.1 0.000074
2,3,4,7,8-PeCOF 0,00207 J 0.3 0.00062 1.0 0.0021
1,2,3,4,7,8-HxCDF 0.00177 J 0.1 0.00018 0.1 0.00018
1,2,3,8,7,8-HxCDF 0.00214 4 01 n.goo21 01 0.00021
1,2,3,7,8,9-HxCOF <(,000502 K 0.4 - 0.1 -
2,3,4,6,7,8-HxCDF {,00436 041 0.00044 0.1 0,00044
1,2,3.4,6,7,8-HpCDF 0,068 0.01 D.0G0E8 0.01 0.00068
1,2,3,4,7,8,9-HpCBF 0.00240J 0.01 0.000021 0.01 0.0000214
QCDF 0.0927 0,0003 0.000028 0.0001 0.0000093
0.0080 0.0071
Tolal TCDD TEQ ., Cong. fn mgfkg (ppm) Conc. in mafkg (ppm}
8.0E-06 7.1E-06
Human Heaith RBCs
Direct Contact - Recreational User 5,9E-08 .
Dlract Contact - Qccupalional Worker 1.6E-05 -
Direct Contact - Gonatruction Worker 1.7E-04 -
Direct Contact - Excavatich Worker 4.8E-03 -
Vapor Intrislon - Recreatlonal User 2.4E-02 -
Vapar intruslon - Qcoupalional Worker 1.3E-01 -
Volatliization to Oufdoar Alr - Recreatlonal User 2.4E-02 -
Vatalllizatlon to Qutdoor Alr - Occupational Worker 1.3E-01 -
Leaching to Groundwater - Recrsallonal User 1.6E-05 -
Leaching to Groundwaler - Occupallonal Worker 3.1E-05 -
Ecoalogical SLVs
Plants - -
tnveriebrates : - -
Noa-T&E Blrds - 2.8E-04
Non-T&E Mammals 6.0E-04 -
Notes!

Doxins/lurans by EPA Method 1613B.

Resulls reportad on a dry welght basis,

Bold denolas a delected concanlralion.

Shading danotes an exceedance of a screening level, The exceeded screening leval ks also shaded.

vafkg (ppb) = Micrograms per kitsgram (paris per billion); ma/kg (ppm) = miifigrams par kilogram (parts per mitfan).

- = Nol detected for toxlclly equivalence (TEQ) caleutalion or not applicable.

< = Not delected above the Indlcated method reporting imit.

J = Estimated concentration between melhod detection limit and mathod reparting limil.

K = Elavatad delection lmit dua to lon abundance ratlos outside the quality control limils.

Human heallh fisk-based concenlrallons (RBCs) for recraational users are developed using DEQ (2015) and by subsiiluting
360 daylyr exposure frequency for an urban resldent.

*ticological screening level values (SLVs) are based on DEQ (2004). Per DEQ (2001}, the ecological SLV was mulliplied by 5 times lo derive &
non-hreatened and endangered (T&E) terrastrlal SLV for birds and mammals. There are no SLVs for planis and invarlebrates,

2.,3,7,8-tetrachlorodibenzo-p-dioxin (TCOD) TEQ calculated using toxlcily equivatency factors (TEFs) ih DEQ's human heallh risk assessmant
and bloaccumulatton guldance (DEQ 2007, 2010), Undetecled values are not included In total.




Table § - Groundwater Chemical Analyses Results: TPH
Former Rogge Planer Mil
Bandon, Oregon

: Total Petroleum Hydrocarbons
Sampls Date DeplhinFeel | Gasotine |  Dlesel | Ol | Dlesel and Ol

tarch 2016 Investigation . ____GConcentration In pg/L (ppb)

TP-3 16-Mar-16 4.0 23 310 ] 8190 920
Human Health RBGs
Tap Water Use - Recreatlonal User 110 100 100
Tap Waler Use - Occupational Worker 450 430 430
Vapor Inleusion - Recreatlonal User 22,000 >§ =5
Vapor Intrusfon - Occupational Worker =8 =8 »8
Vatzlllizalion to Quldoor Alr - Recreational User >5 >8 >S5
Volallllzallon to Quidoor Alr - Occupalional Worker =5 =8 >
Groundwater In Excavation 14,000 =8 >§

Notes:

Hydracatbon itentilicallon for lolat patroteum hydrocarbons {TPH) by Morthwast Melhod NWTPH-HCID.,

Bold denctes a detacted conceniratton.

Shading denotes an exceedance of a screening lovel, The exceeded screening {evel is also shaded.

Total dlesel and ofl Is the sum of delecled dlasel and ofl concentrations.

HofL (ppb) = Micragrams per liter (paris per biilion).

Hurean health fisk-based concentrations (RBCs) for recreational users are developed using DEQ (2015) and
by substifullng 350 dayfyr exposure frequency for an urban residenl, As no RBC for oil-range hydrocarbons
is available, the RBC for diesel is used for oil and for tolal diesel and oil.

=5 = The RBC exceeds the solubliity limil, '




Table 6 -G dwater Charmical Analy Results: SVOCs
Former Rogge Planer Ml
Bandon, Oregen
EPANL HPAHE Summatlons] Dther Datected $VOCYE
P z . T
! ! 2 2 2 _
2 | g 2 = 3 _ H & £ _ £
i1 z 21 E 3 i 3 S 3| sl |3
2 2 . g e H E = H g g £ ! s 5 : £
£ 2 z2 | e 7 5 g 3 - N 2 5| 2 2 s W
= s E > 2 = 5 E E S = (- = o g ! m = W
SRR RS IR AR EE SR AR NN AR R 3 iz | E 2| F18¢:
2 2 m - 5 i = = @ 3 k-3 2 s 8 L = = 2 b 3 B
& = s, S =3 g g 2 2 = =5 £ [
Sorapin e owowea| § | § | 3|21 F |21 2EIE|E1E |25 ¢ m 2|3 [ B Ee | Eiz | 513|312
e e = — -
May 2075 Investigation Concantration in pyil. (ppb
TR-2 T-Mgy-15 T <0025 | <0076 | <038 | <0057 [ <0.057 | <016 | <038 | <0.076 | <0057 | <0033 [ <0016 [ <0.057 | <0.057 | <0050 | <0057 [ <0.048 | <0087 | <0057 | <0076 <057 {QHIB| <038 | <076 | <067 | <057
P& TMm-15 40 041 | <0.076 | 0.024. | 00424 | 0047 | 0.6544 ) 0113 | oozt | oozt o] aees 3] noso s | <0087 | 0057 | o0t | <0057 | 0072 | <0057 | oose | Bosa  |oafsmiosga|odssy) os6s | 020d | 04Ty
BrATe 2078 Ivasdpenion e : .
TR 15-Msr16 25 <0020 § <0020 ! <0020 | <0020 | <0.020 | <0.026 | <0.020 | <0020 § <0.020 1 <0020 | <0020 | <20 | <0020 [ <0020 | <020 | R0 | <0020 | <0020 <0020 - . - - - 035 -
g 15-Mar16 6.0 <0,020 § *0.020 } <0.020 | <0.020 | <0.020 | <0.025 | <0.020 | <020 | <0.020 | <0020 | <0.020 | <0020 | <0020 | <0.020 | <0020 ; <0070 | <0.020 | <0020 | <0.020 - - - - Qa7 -
| July 2018 InvesUgation | 1
™ 2T=Juk16 8.5 <0020 § 0098 | <0020 | <0020 | 0040 2,003 0LOS | <0020 | «<0.020 | <020 | <0020 | <0020 | <D.OZC { <000 | <002 _ <0020 | <0.020 | &.022 <0.020 - - - - <100 -
T2 2AT-h16 20 0.097 ; <0020 1 <0020 | 030 0.0¥7 | <0025 1 Q063 | <OM20 ] <0020 | <O020 | <0020 | <0020 | <0,020 | <0020 | <0020 | «0.020 | <0620 | <0.02G { <0020 - - - - <100 -
T Z-JuH16 10 <0.023 | <D.02T | <0025 | <0023 | <0023 | <0030 | 0038 | <0023 ]| <0023 | <0023 | <0023 | <0023 | <0.02) | <0023 | <002 | «0.023 | <0023 | <0.223 { <0023 - - - - <13d -
[TEFs o Calculita Baf €4 - . - - - - - o1 10 o1 | 00t | 001 | ooot | 10 - 1 o3 - - - - - - . -
Human Heslth RBCs !
| Top Water Use - Recrealional User 1200 - *5 650 At =5 028 - 0022 | 0.0055 | 0055 058 - »5 0.0055 =S 1 0058 >& 0.0058 i 15,0007 - =4.500% | 0078 | "5,8007
Tap Water Use - Qesupeiionsl Worker 2500 . *= $.300 1. 3% 0.72 - 017 0084 0.84 >3 - =5 Q.084 >3 *5 >S5 0.084 6T | T15,000™ - Sgoem | o | 58000
Vapor Intrugion = Recreglonal biser 5 . »8 8 - - 2500 0 . >3 N N NV - NV RV NV Nv »5 Nv - . - - NV -
Vapar imnuden - Ceeupationsi Worker *5 . 5 »5 - t 11,000 - *>8 NV NV NV - NV 3118 N NV >S5 NV P - - NV -
Valmfeation lo Outdoar Alr- Recrattionn? Usar *8 »S »5 - | 8500 - >3 NV NV NV - NV 131 n N *5 NV - - - - NV -
Valst2ation 1o Outdoot Ar - Qetupationsl Warker ! 5 >3 *5 - s 16,000 - *5 NV NV NV - N N N Nv 5 KV - - - - (54 -
Groundwater b Excavatlon >S >5 »$ =t ] e oSy, - >3 =5 S >S - >3 >3 ;| *5 >3 *3 >S5 e |see| - H00 | 53 | seet
Natwas
organk {SVOLCs) and palycydl {PAHS} by EPA B270D apg B270SIM. LPAHs » Low malocufar woight PAHS,
E0ld denoles o delatied congomtiating, HPAHz = High molectar waight PAHS,
Sheding danoles a datected snoivia ding o ing critaron ing critedon ks olzo shoded), TEFE = Toxeity equivaloncy {neiers,
sl {ppb) = Micrograms per [Her (paris par bian), NV = Apziyio b not voatila,
- Mot avallablo er nel applcable. >5 m TheRBC exceads tha saiuslity Imit.
<= Not ehove tha methad it (MRL). = il (BaP £ per human health risk asxessmerd guidance (DEG 2010).
B =Campeond piso delecled i mathad blank. Lindatacted values aras not inchuded in ifro dzina GROUP WerT cled, e total is the
JwEzy d ! methed lon Bt and method repontng fiml, tighost MRL of the group.

Humen healih fsk-bnsod concontralions (RECS) f0r recreatonal users ars deveioped using CEQ (2015) and by substituling 350 daylyr
exposure frequency for &n urban rosldeat. RBCA In quolts M 2 from EPA Reglonal Screening Lavels (2017) for tap water.




Tabie 7 - Groundwater Chemical Analyses Resuits: VOCs
Former Rogge Planar Mill
Bandon, Oregon

BTEX
2 g
o 2 £
0 o i z g g
] £ 2 X 5 a <
o 2 > B 8 8 £
Sample Dale Dapth n Fest & 2 & 2 5 < =
May 2016 Investigation Concaeniralion in ygfi. {ppb}
-2 7-May-16 8.0 <0.20 0.27J <0,20 <0,50 <0.30 «<0.30 ¢.26J
TP-4 7-May-16 4.5 <0.20 0,053 J <0.20 <0.50 0,082 J <0,30 0.26J
TP-6 7-May-15 4.0 0.037J 6,038 J <0.20 <0.50 <{,30 0114 0.22 4
Human Health RBGs
Tap Water Use - Recreational User 1.0 2,200 3 360 340 - 18
Tap Waler Use - Occupational Worker 241 6,300 78 830 740 - 200
Vapor Inleuslon - Recreational User 510 »S 1,500 86,000 26,000 - 170,000
Vapor Inlrusion - Occupational Worker 2,600 »8 8,200 =5 330,000 “ 3,300,000
Volaliiization to Quldoor Alr - Recreallonal User 7,400 »8 23,000 {. =8 440,000 - 2,000,000
Volalillzalion to Ouidoor Al - Occupational Worker| 14,000 >8 43,000 »8 1,800,000 - BT
Groundwater In Excavatlon 1.800 220,000 4,600 23,000 22,000 - 79,000
MNotas:

Volatlle arganls compounds {VOCs) by EPA Method 82808. Only benzene, loluane, elhylbenzens, and tofat xylenes (BTEX)
and those VOCs delected al least onge in groundwater are shown.

Botd denoles a detected concentration.

ygh (ppb) = Micrograms per liter (parts per billlon).

- = Not avallable.

<= Not detected above the Indicated melhod reporting limil.

J = Estimatad concentrallon betwaen method detection timit and melhod reporiing limit.

Human health risk-based concentrations (RBCs} for racreational users are developed using DEQ (2015) and by subsiituling 350 cayiyr
exposura fraquency for an urban resident, RBCs In quotas () are from EPA Regional Soreening Levels (2017) for tap waler.

> = The RBC exceeds the solublity limit, :




Table 8 - Groundwatér Chemical Anatyses Results: Total Metals
Former Rogge Planer Mill
Bandon, Oregon-

Dapth
Sample Date Infeal | Anlimony Arsenlc Berylllum | Cadmium | Chromium | Copper Lead
May 2016 Investigation Concenlration in pgit. (ppb)
TP-2 7-May-i6 6.0 0.57J 22 114 0.34J 310 53 34
TP-6 7-May-16 4.0 18J 19 1.24 0.86 4 210 10 43
Human Health RBCs
Tap Water Use - Recreallonal User 78" 0.10 =5 >3 55,000° 1,500 15
‘Tap Waler Use - Occupational Worker “7.8" 0.31 330 160 260,000 8,500 15
Groundwater In Excavatlen 7.8" 6,300 270,000 130,000 9‘4005 6,400,000 =S
Depih
Sample Date in feat Mercury Nickel Selenium Silver Thallum |  Zine
May 2015 Investigation Concentralion In po/t. {(ppb
TR-2 7-May-156 6.0 0408 430 5.6 0.16.) <5 95
TP-6 7-May-15 4.0 0.66 B 280 4.5 0.234J <5 250
Human Health RBCs
Tap Water Use - Recreatlonal User 11 >8 100" 1,160 "0.2" "6,000"
Tap Water Use - Occupallonal Worker 49 3,300 100" 820 "0.2" "6,000"
Groundwater In Excavation >S 13,000,000 *100" 1,160,000 g2t "8,000"
Notes:

Matals by EPA Melhods 6020A and 7470A,

Bald danolas a detected concentration.

Shaing danotes an exceedance of a screaning level, The exceeded scraening level is also shaded.

pait. {ppb) = Micrograms per liter (paris per billion).

- = Not analyzed.

<= Not detecled above the Indicated faboratory reporied detectlon lImit.

J = Estimated value,

Human heallh risk-based concentralions {(RBCs) for recreational users are developed using DEQ (2018) and by substiluling 350 day/yr
exposure frequency for an urban resident. RBCs In quotes (") are from EPA Reglonal Screening Levels (2017) for tap waler.

Saased on chromium (HI) as there is no sources (e.g., pfating) for chromium (V1) at 1he site.

»8 = The RBC exceeds the solubillty imit.




Table 9 - Groundwater Chemical Analyses Resuits; Dioxins/Furans

Former Rogge Planer Mill
Bandon, Oregon

Unfiitered Fillorad
Sample; TP-2 TP-6 TP-1/GW1 TP-21GW2 TP-3IGW3
Date: 7-May-15 7-May-15 27-Jul-16 27-Jul-16 27-Jut-16
DioxinsiFurans .Depth {tt.): 6.0 4.0 0.5 8.0 10
Coneenlration In pgfL (ppb)
23,7.8-TCDD <{).0060010 0.000011 <{),0000086 <0.0000095 <0.000011
1,2,3,7.8-PeCDD 6.0000026 J 0.000076 - <0,000048 <0.000047 <(.000056
1,2,3,4,7,8-HxCOD - 0,0000037 J 0.000041 J <0.000048 <{(.000047 <0.000056
1,2,3,6,7,8-HxCDD 0.040086 J 0.0018 <0,000048 <0,000047 <0.000058
1,2,3,7,8,9-HxCDOD 0.0000028 J 0.00028 <0.000048 <0.800047 <{.000056
1,2,3,4,8,7,8-HpGDD 0.000012 J 0.006 0.000465 <0.000047 0.800071
acpD 0.0000586 JB 0.021 0.0012 0.00017 0.00056
2,3,7,.8-TCDF 0,0000011 J 0000072 <0.0000086 <0.0000095 <0.000011
1,2,3,7,8-PeCDF <0.000047 0.000045 J <0.000048 <(,000047 <0.0000586
2,3,4,7 8-PeCDF 0,00068023 J 0.000088 <0,.000048 <0.000047 <0.000056
1.2,3,4,7,8-1HxCOF 0.0000028 4 0.00008 <0.000048 <0.000047 <.000056
1.2,3,6,7 8-HxCDF 0.0000046 J 0.000072 <(.000048 <0,000047 <0.000056
1.2,3,7,8,9-HxCDF 0,0000062 J <0,000047 <(L000048 <0.000047 <0.000056
2,3,4,6,7 8-HxCDF 0.0400041 J 0.00014 <0.000048 <0,000047 <0,000056
1.2,3,4,6,7,8-HpCDF 0.0800067 J 0.0629 <0.000048 <0.000047 <(.000058
1.2,3,4,7,8,9-HpCDF 0.0000039 J <0,000056 <{.000048 <0.000047 <0.000058
OCDF 0.000016 J 0.0027 <0,000006 <0.000085 <0,000011
TEFs Toxiclly Equivalence in pgil (ppb)
2,3,7,8.TCDD 1.0 - 0.000014 - - -
1,2,3,7,8-PeCDD 1.0 0,0000026 0.0000756 - - -
1,2,3,4,7 8-HxCDD 0.1 D.a0000037 0.0000044 - - -
1,2,3,6,7 8-HxCDD 0.1 0.00004060 0.00018 - - -
1,2,3,7,8 8-HxCDD 04 0.00000028 0.000025 - - v
1.2,3,4,8,7,8-HpCDD 0.0 0,00000012 0.000060 0.00000065 - 0.000000714
oceb 0.0003 0.000000017 0.0000063 0.00000036 0.00000051 0.00000017
2,3,7,8-TCDF 0.1 0.00000041 0.,0000072 - - -
1,2,3,7.8-PeCDF 0.03 - . 0.0000044 - - -
2,3.4,7,8-PeCbF 0.3 0.00000069 0.600026 - - -
1,2,3,4,7,8-HxCDF 0.1 0.00000029 0.0000060 - - -
1,2,3,6,7,8-HxCDF 0.1 0.00006046 0.0000072 - - -
1.2,3,7,8,8-HxCDF 0.1 0.00000020 - - - “
2,3,4,6,7,8-HxCDF 0.1 0.00000041 D.000014 - - "
1:2,3,4,6,7 8-HpCDF 0.01 .0GQ000067 0.000029 - - "
1,2,3,4,7,8,9-HpCOF 0.01 0.003060039 - B “ -
OCDF 0.0003 0.0000000048 1 0.60000081 " - -
0.0000063 0.00047 0.0000010 0.00000051 0.00800088
Total TGDDTEQ | "4 3 g 4.7E-04 1.0E-06 BAE-07 8.8E-07
Human Health RBG
Tap Watar Use - Racreationat User 2,1E-07 21E-07
Tap Water Use - Occupaltional Worker 4.2E-07 4.2E-07
Vapor Inlrusion - Recreational User 2.08-02 2.0E-02
Vapor Inlruston - Qgcupational Workar 1.1E-01 1.4E-01%
Volalilizatlon to Ouldoor Alr - Resrealional User §,2E-02 8.2E-02
Volalilizatlon to Culdoor Alr - Qccupational Worker 1.1E-01 1.1E-01
Groundwater [r Excavation 4,6E-04 4.BE-04

Notes:
Bloxinsfurans by EPA Method 16138,
Bold denotes a detecled concentration,

Shading denoles an exceedance of a screening lavel. The exceeded screening level Is also shaded.

Haft. {ppb) = Micrograms per Her (panis per billion),

- = Not avalfable or not detecled for toxicily equivalence (TEQ) calculation,
<= Noi detectad above the Indicaled method reporting limit.

B = Compound aiso detected In method blank.

=5 = The RBC exceeds the salubilily fimil,

J = Estimated conceniralion befwaan method detection limit and method reporting Hmit.
Human health risk-based concentrations (RBCs) for recrealionai users are developed using DEQ (2015) and by substiluling
350 day/yr exposure frequency for an urban realdent,
2,3,7,8-tetrachlorodibenzo-p-dioxin (TCDD) TEQ calculaled using loxiclly equivalency factors (TEFs) In DEQ's human heailh risk
assessmsen! guldance (DEQ 2010). Undetected values are not Included in lolal,
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Conducting Contained-In
Determinations
For Environmental Media

Sialo uf Oregah
Department of
Environmentat
Quality

Hazardous Waste
Pregram
811 SW Gih Avenue
Postland, OR 97284
Plone:  (503) 2293696
{800} 452-4011
Fux: (503) 229-6762
Coninct: Dave LeBrun
wisworegongowWDEC
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and eulaicelug the quailly
af Oregon’s air, lamd and
waler




Alternative formats (Braille, large type) of this document
Contact DEQ’s Portland office, at {503) 229-5696, or toll

Oragen Depariment of Environmental Quailly

oart be made available.
-free in Oregon at 1-800-452-4011, ext. 5696.




Disciaimer

This directive is intended solely as guidance for DEQ employees. It does not constjtute rulemaking by the
Environmental Quality Commission and may not be relied upon to create an enforceable right or benefit,
substantive or procedural, enforceable at law or in equity, by any person. With wiitten managerial
approval, DEQ employees may deviate from this directive. DEQ antioipates revising this directive from
time to time as conditions warrant,

Document Development

Prepared By: Dave LeBrun and Dan Lobato

Reviewed By: Jay Collins, Rich Duval, Hazardous Waste PMT

Dana Bayuk, Katie Robertson, Don Hanson,
Reviewed By;  Cleanup PMT

Approved By: ,M/ @2\/‘\/ Date: 2" 13- IS
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1. Intent/Purpose/Statement of Need

In an effort to encourage remediation at contaminated cleanup sites, the U.S, Environmental
Protection Agency developed a series of regulations and policies for situations involving
hazardous waste in environmental media (e.g., soil, sediment, water), Examples of such
regulations and policies include the Area of Contamination (AOC) policy, the contained-in
polioy:, the regulations for Corrective Action Management Units (CAMU’s), and temporary
units. .

Importantly, EPA determined contaminated environmental media are not considered solid wastes
in the sense of being abandoned, recycled or inherently waste-like as defined in the Resource
Conservation and Recovery Act (RCRA) regulations, However, environmental media containing
listed hazardous wastes or exhibiting a hazardous waste chatacteristic must be managed as
hazardous waste because, and only as long as, they contain listed wastes or exhibit a hazardous
waste characteristic.

This Contained-in Determination Internal Management Directive (IMD) is intended to clarify
DEQ's application of RCRA hazardous waste regulations to contaminated environmental media
for the purpose of determining whether or not media contain hazardous waste.

EPA regions and authorized states may apply the contained-in policy to determine site-, media-
and contaminant-specific levels, such that if the concentration of the hazardous constituents in
the environmental media fall below these levels, the environmental media may be determined to
no longer contain hazardous waste. The “Contained-in Determination” is based on the
environmental media contaminated and may be made before or after freatment of the
contaminated media occurs. However, treatment of the media is not a requisite for conducting
“gontained-in determinations.”

EPA has not issued any definitive guidance or regulations for determining appropriate contained-
in levels; however, EPA regions and states have been advised that conservative, health-based
levels derived from direct-exposure pathways would clearly be acceptable as “contained-in”
levels, Historically, the practice of EPA and many states has been to specify consetvative, risk-
based levels calculated with standard conservative exposure assumptions, and/-or use sife-
specific risk assessments,

Once DEQ makes a determination the environmental media no longer contains a hazardous
waste, RCRA. does not genetally pose a barrier to decision making at the site. Permitting
requirements and Minimum Technology Requirements (MTRs) do niot apply to media that does
not contain hazardous waste, Other requirements related to management of the environmental
media as Oregon solid waste may apply.

! 61 FR 18780, 18782 {Apri! 29, 1996), memorandum from Michacl Shapiro, Director, Office of Solid Waste, Stephen D,
Luftig, Dircotor, Office of Emergency and Remedial Response, end Jerry Clifford, Director, Office of Site Remediation
Enforcement, EPA to RCRA Branch Chlefs snd CERCLA Reglonal Managers, (March §3, 1996); 55 FR 8666, 875 8-8760
(March 8, 1990); and 58 FR 8658 (February 16, 1993).




2. Applicability

DBEQ RCRA and Cleanup staff will uge this IMD when evaluating whether contaminated
environmental media contains a hazardous waste. Sites which may generate contaminated
environmental media include, but are not limited to:

RCRA generators that have had releases to the environment;

Environmental cleanup sites under DEQ oversight;

Emergency Response cleanup sites;

RCRA corrective action sites; and

Anyone wishing to dispose of wastes in Oregon, such as out-of-state RCRA generators,
environmental cleanup sites or RCRA corrective action sites.
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This IMD does not address contaminated debris. Examples of contaminated debris include, but
are not limited to: Manufactured objects, plant or animal matter, and natural geologic material.
Traditionally, the same contained-in policy for environmental media governed hazardous waste-
contaminated debris, In 1992, EPA codified certain aspects of the contained-in policy for debris
i1 the definition of hazardous waste regulations in §261.3(f). In particular, EPA included a
regulatory passage explaining the process by which handlers of debris contaminated with Iisted
hazardous waste can demonstrafe the debris is non-hazardous, This passage also references
certain treatment technologies for decontaminating listed debris so it no longer contains a listed
waste. This IMD recommends that Cleanup staff consult with DEQ RCRA staff for assistance
with contaminated debris,

This IMD also does not apply to wastestreams generated during normal industrial or
manufacturing opetations (i.e., “as-generated” wastes), such as:

» Concentrated spent chemicals;

+ Discarded, unused commercial chemical products and formulations;
o Industrial wastewaters; and )

s Pollution conirol/treatment residues such as sludges.




3. Summary

DEQ staff will use this IMD to determine whether contaminated environmental media contains
hazardous waste. For each individual ease, DEQ will consider contaminated environmental
media to no longer contain hazardous waste when: 1) They no longer exhibit a characteristic of
hazardous waste; and 2) concentrations of hazardous constituents from listed hazardous waste
are below Risk Based Concentration levels approved by DEQ in this IMD.

DEQ Cleanup Project managers will consult with Hazardous Waste program staff on contained-
in determinations by routing a memo (Appendix A) fo the regional Hazardous Waste program
through the appropriate Hazardous Waste staff person and their manager. Hazardous Waste staff
will consider Land Disposal Restriction issues and will coordinate with the Cleanup Project
Manager that routed the memo. Once approved by Hazardous Waste staff, the memo will be
routed to both the appropriate Cleanup and Hazardous Waste managers for signature and
appraval,

The Responsible Party must act in compliance with conditions prescribed in the approval memo
for managing contaminated media as non-hazardous material , In sitnations involving long-term
disposal and or disposal of large volumes material, Cleanup and Hazardous Waste staff and the
RP should consult with the solid waste permit manager to make sure that the solid waste landfill
being considered for disposal of the environmental media has sufficient capacity and is approved
to accept the environmental media either as an authorized waste or through a special waste
management plan and to ensure that the terms of the contained-in determination are met in full,
In the event environmental media contains hazardous waste, the RP will manage the material
consistent with Oregon state hazardous waste regulations,




4. Background

EPA’s contained-in policy is not codified in rule, however, it is a longstanding policy for
applying RCRA Subtitle C requirements to mixtures of environmental media (e.g., soils,
groundwater, sediments) and hazardous wastes. Two rules subject environmental media to
Subtitle C requirements, Under 40 CFR 261.3(c)(1)a “hazardous waste will remain a hazardous
waste” unless and until certain specified events occur, Under 40 CFR 261.3(d)(2) a “waste which
contains® a listed hazardous waste remains a listed waste until it is delisted. Together these
regulations provide for continued regulation of hazardous wastes even after they are released to
the envitonment and mingled with media,

The contained-in concept has been discussed in several Agency direotives and in several RCRA
rulemakings. 58 FR 48092, 48127 (September 14, 1993). In addition, EPA has explained the
policy and its regulatory basis in numerous preambles and letters, including 53 FR 31138, 31142,
31148 (August 17, 1988); 57 FR 21450, 21453 (May 20, 1992); memorandum from Marcia E.
Williams, Director, EPA Office of Solid Waste to Parick Tobin, EPA Region IV (Nov 15,
1986); letter from Jonathan Z. Cannon, EPA Acting Assistant Administrator, Office of Solid
Waste and Emergency Response, to Thomas Jorling, Commissioner, New York Department of -
Environmental Conservation (June 19, 1989); letter from Sylvia K. Lowrance, Ditector, EPA
Office of Solid Waste, to John Ely, Enforcement Director, Virginia Department of Waste
Management (March 26, 1991); and a detailed discussion in HWIR-Media proposal preamble, 61
FR 18795 (April 29, 1996).

Tn addition, EPA provides a desoription of the policy in Management of Remediation Waste
Under RCRA, BC-G-2002-096, which can be found at:

h@:/Iwww.ega.govfwaste/hazg'd/corrcctiveaction/resourcas/ggidance/remwaste/gspd mem.pdf




5. Definitions

Administratively Complete: This definition refers to the Responsible Party’s formal request.
The request must have the following information: Requester’s name and address; Sife Name,
location and ECSI and/or Generator number, if issued, a list of applicable waste codes, and

* sufficient test results to support a determination.

Area of Contamination Policy: In what is typically referred to as the area of contamination
(AOC) policy, EPA interprets RCRA to allow certain discrete areas of generally dispersed
contamination to be considered RCRA units (usually landfills). Because an AOC is equated to a
RCRA land-based unit, consolidation and jn situ treatment of hazardous waste within the AOC
does not create a new point of hazardous waste generation for purposes of RCRA. This
interpretation allows wastes to be consolidated or treated in situ within an AQC without
triggering land disposal restrictions or minimum technology requirements, The AOC
interpretation may be applied to any hazardous remediation waste (including non-media wastes)
that is in of on the land. Note that the AOC policy only covers consolidation and other in situ
waste management techniques carried out within an AOC, For ex situ waste management or
transfer of wastes from one area of contamination to another, see discussion of corrective action
management units, below. The AOC policy was first articulated in the National Oil and
Hazardous Substances Pollution Contingency Plan (NCP). See 53 FR 51444 for detailed
discussion in proposed NCP preamble; 55 FR 8758-8760, March 8, 1990 for final NCP preamble
discussion. See also, most recent EPA guidance, March 13, 1996 EPA memo, “Use of the Area
of Contamination Concept During RCRA Cleanups.”

Corrective Action Management Units (CAMUs): The corrective action management

unit rule created a new type of RCRA unit — a Corrective Action Management Unit or CAMU --
specifically intended for treatment, storage and disposal of hazardous remediation waste, Under
the CAMU rule, EPA and authorized states may develop and impose site-specific design,
operating, closure and post-closure requirements for CAMUs in lieu of Minimum Technology
Requirements (MTRs) for land-based units, Although there is a strong preference for use of
CAMUs to facilitate treatment, remediation waste placed in approved CAMUs does not have lo
mest LDR treatment standards, The main differences between CAMUs and the AOC policy
(discussed above) are that, when a CAMU is used, waste may be treated ex sity and then placed
ih a CAMU, CAMUs may be located in uncontaminated aveas at a facility, and wastes may be
consolidated into CAMUs from areas that are not contiguously contaminated, None of these
activities are allowed under the AOC policy, which, as discussed above, covers only
consolidation and in sity management techniques carried out within an AOC.

Environmental Media: Soil, sediment, and water in the environment (surface water,
stormwater, groundwater),




Debris; Solid material exceeding a 60 mm particle size that is intended for disposal and that is: a
manufactured object; or plant or animal matter; or natural geologic material, However, the
following materials are not debris: any material for which a specific treatment standard is
provided in Subpart D, Part 268, namely: lead acid batteries, cadmium batteries and radioactive
lead solids; process residuals such as smelter slag and residues from the treatment of waste,
wastewater, sludges, or air emission residues; and intact containers of hazardous waste that are
not ruptured and that retain at least 75% of their original volume. A mixture of debris that has
not been treated to the standards provided by §268.45 and other material is subject to regulation
as debris if the mixture is comprised primarily of debris by volume, based on visual inspection.

6. Acronyms Used in This Directive

AOC — Area of Contamination

CAMU - Corrective Action Management Units
CERCLA - Comprehensive Environmental Response Compensation and Liability Act
CWA — Clean Water Act

DEQ — Department of Environmental Quality

EPA - Environmental Protection Agency

ECSI - Environmental Cleanup Site Information
IMD — Internal Management Diractive

LDR - Land Disposal Restriction

MTR ~ Minimum Technology Requirements

QAPP - Quality Assurance Project Plan

POTW — Publicly Owned Treatment Works

SAP — Sampling and Analysis Plan

RBC - Risk Based Concentration

RCRA - Resource Conservation and Recovery Act
RP - Responsible Parly

WWTP — Waste Water Treatment Plant




7. Directive

7.1 Applicability: This IMD applies only to environmental media (soil, sediment and -
water), Hazardous waste contaminated debris management can be found undes 40
CFR 261.3(f)(2) and 40 CFR 268.45(a).

7.2 Steps for making the No-longer Contains Determination:

7.2.1, A formal request for a no-longer contains determination must be received by
DEQ fo initiate the process. Initial review by DEQ staff should verify that:

1.

Cleanup sites are under current DEQ oversight, This would include the
site being a current participant in one of the following programs:
Voluntary Cleanup Program, Independent Cleanup Pathway, Site
Response Program, Orphan Program or Dry Cleaner Program.

. Independent Cleanup sites not in one of the programs listed in 7.2.1.1 that

come to the Department o request a No-fonger Contains Determination
must volunteer for or be willing to enter a cost recovery program for the
determination process contaitied in this IMD or join one of the programs,

. A contained-in request from a RCRA hazardous waste generator

performing a cleanup or correrctive action will use the RCRA generator
compliance cost centers,

. The request contains sufficient analytical information to demonstrate that

the environmental media no longer contains a hazardous waste because
any listed hazardous waste has been treated and is below health and
environmental risk based values or is not characteristic, Sample results are
representative of the media as determined by DEQ-approved media
characterization plan using accepted established protocols (SW-846) or
through site sampling conducted per DEQ-approved SAP/QATP.

. The request is administratively complete. The request should include the

Requester’s name and address; Site Name, location and ECSI and/ or
Generator number, if issued; a list of applicable waste codes; site history
and background; and sufficient test results to support a determination.

If a site has both an ECSI and a hazardous waste generator number both
should be noted on the memo so that both programs can track through
their respective systems and file the completed results in the appropriate
facility or location files,

7.2.2. Subsequent to confirming that the criteria for Section 7.2.1 have been met,
DEQ completion of the contained-in determination will include determining
whether the environmental media: 1) contains a listed hazardous waste
below risk based levels, or 2) exhibits a characteristic of hazardous waste

(i.e., toxicity, ignitability, corrosivity, or reactivity). To accomplish No. 1),

DEQ staff (typically HW staff, in coordination with Cleanup staff) should

use the current DEQ Risk Based Concentrations for Individual Chemicals
found at: http://www.deq.state.or.us/la/pubs/docs/RBDMTable.pdf, as

health-based levels for comparison with hazardous constituent levels in




water and soil. Water that contains concentrations of hazardous
contaminants lower than the construction & excavation worker levels under
the “Groundwater in Excavation” heading and soil that contains
concentrations of hazardous constituents lower than the occupational levels
under the “Soil Ingestion, Dermal Contact and Inhalation” heading will be
determined to not contain hazardous waste.

In the case of media that exhibit a characteristic of hazardous waste, the
media are considered fo “contain’ hazardous waste for as long as they
exhibit a characteristic. Once the characteristic is eliminated (e.g., through
{reatment), the media are no longer considered to “contain” hazardous
.waste. Since this determination can be made through relatively
straightforward analytical testing, no formal “contained-in” determination
by DEQ is required. (Note: If the media is characteristic before treatment,
then LDRs would be applicable.)

72.3. LDR considerations: LDRs are applicable and must be met in two sifuations:
1. If the waste is generated (removed from the land or AQC) prior to the
contained-in determination and the media has been contaminated by a
listed hazardous waste, LDRs would apply; and,
2. 1f the waste is a hazardous waste and has to be treated to meet the RBCs.

In the avent that LDRs are applicable and must be me, use the alternative LDR
treatment standards for contaminated sofl found in 40 CFR 268.49.

Please note that contaminated environmental media determined not to contain
any (chemical analytical results are non-deteot) waste (i.6., it is just media, it
does not contain solid or hazardous waste) would not be subject to any RCRA
Subtitle C requirements, including the LDRs, regardless of the time of the
“sontained-in” determination and as such the RP would not need to consult with
the Department,

7.2.4. Disposal Restrictions: Environmental media subject to a contained-in
determination that conoludes the material no longer contains & hazardous
waste, although not a hazardous waste may still be considered a solid waste
with concentrations of contaminants that may pose a threat. Therefore,
additional non-HW restrictions on re-use, placement, or disposal may apply as
outlined in Section 7.3, DEQ's contained-in determination approval should
require soil to be managed at a Subtitle D landfill and water to be disposed of
at a Clean Water Act (CWA) permitted wastewater treatment system.
Deviation from these requirements should be evaluated on a case-by-case .
basis. Because the RBC levels used to determine that the environmental media
no longer contains a hazardous waste are based on occupational values, case
specific evaluations should make sure that the media is not used beneficially
where residential exposures may ocout.

73  Documenting the Approval; The Cleanup Project Manager will provide the
Hazardous Waste program with an approval memo and cover sheet (See approval

B




memo Appendix A), The cover sheet will include the site name, the media
involved, the approved disposal and then signature lines for the Hazardous Waste
staff who reviews the request and the Hazardous Waste and Cleanup Progtam
managers who will provide review and final approval.

The Hazardous Waste Manager of the Hazardous Waste staff person reviewing
the memo has 5 business days to review and sign the memo once it has been
routed to them. If they have not reviewed and signed the memo within this time
frame, the Hazardous Waste staff will sign the memo on their behalf and return
the memo to the Cleanup Project Manager unless they specifically request an
extension,

The body of the memo should include; a brief description of site background; a
discussion of why the contained-in determination was needed; analytical results
fisted in a table; a discussion of the data review; and a paragraph describing
limitations and DEQ’s conclusions. Also in the body of the memo will be the
requirements for re-use, placement, and disposal of soil and/or water indicated in
Section 7.2.4, and a list of supporting documents, including the No Longer
Contained-In Determination submitted by the RP, if applicable.

This memo is the basis to support non-hazardous disposal options prescribed in
the approval memo, including soil managed at a Subtitle D landfill and water
disposed of at a WWTP. Disposal alternatives that DEQ may consider based on
site-specific considerations include using material as “clean fill” if the soil meets
DEQ clean fill criteria, or placing media back into the on-site excavation(s) with
the approval of DEQ’s Cleanup Program. The environmental media may also be-
evaluated for a beneficial use under OAR 340-093-0260 through OAR 340-093-
0290, '

Once the memo is approved and signed, a copy should be placed'in both the
hazardous waste and cleanup files for future reference.




8. Appendices

Appendix A - Contained-In Determination Approval Example Memo

Appendix B — Confained-In Example Scenarios
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Appendix A - Contained-In Determination Approval Example Memo

State of Oregon

To: Project File, ZY Mobility, ECSI 1234 Date: 2/10/2015

From: Joe Brown, WR Cleanup Program

Through:  Bob Neff, Haz Waste Compliance
Approved: Dave Smith, WR Hazardous Waste Program Manager

Subject:  No Longer Contained-In Determination
ZY Mobility Site
Medford, Oregon (ECSI 1234)

The DEQ’s Western Region Bnvironmental Cleanup and Hazardous Waste Programs have prepared this No
Longer Contained-In Determination for soil cuttings and groundwater investigation derived waste {IDW) and
soil generated during a sanitary sewer line replacement project at the Y Mobility cleanup site. ZY Mobility
provides vehicle retrofitting services for peaple with disabilities and has been in operation in Medford since
1982, Prior o this, the site was occupied by a dry cleaning facility between 1950 and 1981. Releases of
Perchloroethylene (PCE) from past dry cleaning practices have contaminated soll and groundwater beneath
the site. PCE contamination in environmental media from this site would be considered by DEQ to contain a
listed hazardous waste (FOD2).

'This determination is for approximately 8 cubic yards of soil that was excavated in August 2014 during
replacement of the facilities onsite sanitary sewer line and for 26 drums (6.5 cubic yards) of soil and 17 drums
of water (approximately 935 gallons) generated in September and December 2014 during driiling of soil
borings and monitoring wells on the site. The 8 cubic yard soil pile generated from the sanitary sewer
excavation is currently covered and stored on the property. The IDW generated during drilling activities is
currently stored on site in labeled drums, Al of the soil and water are and have been stored in the area of
contamination on the site.

Representative samples were collected from the soil pile (soil pile), the drummed IDW soil and the drummed
IDW water, Soil analysis was conducted as “totals”, not TCLP. Low levels of PCE were detected in the soil
pile, the IDW soil and the IDW water samples. The results of the chemical analysis are tabulated below.
Only chemicals detected by chemical analysis are shown in the table.

T Medis . | -~ PCE - | -PCERBCSbI | - PCERBCSofl~ [ PCERBC . |" 20X TCLP:.
e | Copeentration " Dlrect@ontact - |+ " Leaching to; - S Watere - 4 Liglt POE for -
S e v E U (pm) - - o | - Griotindwater (ppm) ©Cf - - s (ppb) 1| Seil {ppm).i:
Soil Pile 0.0004 ppm 940 Ocoupational: 3.7 Not 14
Residential: 0.64 Applicable .
1IDW 8oil | 0.00042 ppm 940 Qceupational: 3.7 Not applicable i4
Residential: 0.64
IDW Water 0.89 ppb Not Applicable Not Applicable 5400 Not Applicable

A No Longer Contained-In Determination is needed to show that the soil and water are not characteristic
hazardous waste; and that concentrations of dry cleaning solvent related chemicals are below protective
levels, and if applicable, Land Disposal Requirements (LDRs). :
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To demonstrate that the soil no longer “contains” hazardous waste, the following conditions need to be met:

1. The soil (a solid) must not exhibit a characteristic of hazardous waste (must not be reactive or toxic).
The potential for soil containing a waste to exhibit the toxicity characteristic is evaluated through
comparison of constituent concentrations in [eachate, extracted from (he waste, using the Toxicity
Characteristic Leaching Procedure {TCLP), with the limits specified at Title 40, Part 261,24 of the Code
of Federal Regulations (40 CFR 261.24). Representative (total) chemical concentrations for the soil are
compared to a value of 20 times the TCLP limit (to account for the 20 to 1 dilution inherent in the
TCLP analysis method) to determine if the limits could potentially be exceeded. If the 20 times TCLP
timit for any chemical is exceeded, then the waste may be a characteristic waste. The 20 times TCLP
{imit for PCE is 14 past per million (ppm) or 14,000 part per billion (ppb). The soil does not fail the
toxicity characteristic for PCE. The soil isnota characteristic hazardous waste.

2. The water must not exhibit a characteristic of a hazardous waste (must not be ignitable or corrosive).
Based on knowledge of process, DEQ has detesmined that the water is neither ignitable nor corrosive.

3. Concentrations of hazardous constituents from listed waste must be below health-based levels.
Currently it is DEQ policy that if soil is to be taken to a lined Subtitle D facility then concentrations of
hazardous constituents should be below the DEQ “Occupational” Risk Based Concentration (RBC) for
direct contact, Currently this RBC for PCE is 940 ppm, The concentrations of PCE detected in the soil
pile and the IDW soil are well below the ocoupational direct contact RBC. The concentrations of PCE
are also significantly below the residentlal and occupational leaching to groundwater RBCs 0.64 ppm
and 3.70 ppm, respectively, indicating the soil is a good candidate for disposal at a regulated
construction and demolition landfill.

4, For water, DEQ’s current policy is that if the water is to be taken to a Clean Water Action (CWA)
permitted wastewater treatment facility then concentrations of hazardous constituents should be below
the “Groundwater in and Bxcavation” RBC. Currently this RBC for PCE is 5,400 ppb, The
concentration of PCE in the IDW water is well below this RBC,

5. RCRA Land Disposal Restrictions do not apply because the waste was not removed from the Area of
Contamination prior to this determination.

The table above {llustrates the sampls resuits compared to the applicable DEQ RBCs and TCLP.

Underlying constituents of PCE might be present in the soil at concentrations below the minimum reporting
levels (MRLs) shown in the laboratory data, Using the MR concentrations and cur knowledge of process,
we can assume the following about the soil and water:

¢ Tt would not be ignitable, corrosive nor reactive;

o Concentrations of underlying constituents would be below Toxicity Characteristic levels;

o Concentrations of underlying constituents would be below DEQ protective levels (Occupational
RBCs);

Based on our review of the data and the above findings, DEQ hes determined that the soil pile from the
excavated sewer line and the soil and groundwater IDW generated during drilling and sampling activities at
the ZY Mobility site do not exhibit characteristics of a hazardous waste. The concentrations of detected dry
cleaner solvents in the water and soil samples are below the DEQ's generic accupational risk based
standards. The soil does not contain hazardous waste or pose an unacceptable risk under an occupational
scenario. The soil should be disposed of at a permitied solid waste or construction and demotition landfill.
The water should be disposed on-site in the publicly owned treatment works (POTW) or taken to another
CWA permitted wastewater treatment facility.
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Appendix B
Example Seenarios: Conducting Contained-In Determinations

Scenario #1: Contaminated soil excavated from a Cleanup site will be managed at a Subtitle D
Jandfiil '

A cleanup site at a former dry cleaners is under DEQ oversight in the Voluntary Cleanup
Program (VCP). As part of the cleanup, the responsible party excavated 200 tons of soil
contaminated with tetrachloroethylene (PCE), which is determined to be an F-002 listed
hazardous waste. The soil was stockpiled temporarily on the site and representative soil samples
were collected to characterize the levels of contamination in the pile. The consultant for the site
submitted a request to DEQ for a No Longer Contained-In Determination for the soil, Soil
sample results indicated the soil contained up to 8,000 ne/Ke (8 mg/Kg) PCE. The DEQ Project
Manager first determined that the soil was not a characteristic hazardous waste because the total
PCE concentration is less than 20 times the TCLP cxiterion of 0.7 mg/L, OR hecause analysis of
the samples using the TCLP did not exceed PCE criterion of 0.5 mg/L. The DEQ Project
Manager compared the PCE results to the occupationalworker RBC to evaluate whether the
material contained a listed hazardous waste. The concentrations of PCE in the soil were well
below the applicable RBC. The Project Manager also determined that the LDRs were not
applicable in this case because the soil has been managed on-site in the area of contamination
(the point of generation is when the soil leaves the AQC). Because the levels of contamination in
the soil are below the applicable RBC and the material did not exhibit a hazardous waste
characteristic, DEQ approved disposal of the soil at a Subtitle D Landfill,

Scenario #2: IDW consisting of 4 drums of water will be managed at a wastewater treatment
facility

At the dry cleaner site in Scenario #1, four drums investigation detived waste (IDW) water were
collected during the installation and sampling of monitoring wells. A representative sample of
the water found it contained PCE at 200 pg/L, making it an F-listed waste. The DEQ Project
Manager knew that disposal to the POTW on site was not an option; therefore off-site disposal at
a licensed waste treatment facility was selected as the next best disposal option, The
concentration of PCE in the water was well below the Occupational Inbalation and Ingestion
RBC. Because the lovels of contamination in the water were below the applicable RBC, DEQ
approved transport and disposal of the wastewatet at a licensed treatment facility in Portland,
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9. Record of Revisions to IMD
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APPENDIX B
No Longer Contained-in
Determination Example

-8 15852-01
HARTCROWSER March 5, 2018



State of Oregon .
Department of Environmental Quality : Memorandinn

Date: 17-January-2018 Lgo

To: Dan Lobato — DEQ, Eugen W/@/
Don Hanson — DEQ, Eugene / )
Brian Fuller - DEQ, Eugene/\%/

From: Erie Clough — DEQ, Coos B%Aj&

Subject: No Longer Contained-In Determination

The DEQ's Western Region Environmental Cleanup and Hazardous Waste Programs have
prepated this No Longer Contained-In Delermination for excavated sof] genetated duting a small
remedial exoavation at the Rogge Planer Facility North (ECSI #6048), The Rogge Planar
Facility is a historlo lumber mill property along the lower reach of the south bank of the Coquille
River near Bandon, Pentachlorophenol (PCP) from past lumber mill operations have
contaminated soil, PCP contamination in environmental media from this site would be
consideted by DEQ to contain a listed hazardous waste (F032), Due to the small volume of soil,
low concentration of contaminants and high cost of hauling and disposal, the RP (JGE
Properties, LLC) has requested DEQ reach a determination that would allow the soil to be
disposed of at a class D landfill rather than 1 class C landfill (Axlington).

This determination is for approximately 8 cubic yards of soil that was excavated in July 2016,
The exoavated material was originally sampled in March 2016 during site assessment activities.
The PCP concentration of that sample was reported as 1.9 parts per million (PPM) by 8270D-
SIM. This has been the highest concentration found anywhote at the site. The 8 cubic yard soil
pile generated from the excavation has been stockpiled, uncovered and on-site since that fime
(see photo). Five confirmation samples were collected from the limits of the shallow excavation .
and also analyzed by 8270D-SIM. All confirration sample results are reported as non-detect
with a reportable detection limit between 0,110 and 0,160 payts per illion,

The genexic tisl-based screening level for ogoupational exposure pentachlorophenol in soil is
4.0ppm. The consiruction worker soreening level is 34ppm and the excavation worler screening
level for soil is 960ppm.

A No Longer Contained-In Determination is nesded to show that the soil is not chatacteristic
hazardous waste; and that concentrations of PCP are below unacceptable levels, and if
applicable, Land Disposal Requirements (LDRs ),

Based on ous review of the data DEQ has determined that the soil pile from the excavated area
adjacent to the former paint shed portion of the mill building does not exhibit characteristios of
hazatdous waste. The concentrations of deteoted contaminants in soil samples are below the
DEQ's generic ocoupational risk based standatds. In fact, the only semi-volatile compound
detected in the sample of the material to be disposed is PCP. All other SVOC’s were non-detect,
The five confirmation samples collécted from the limits of the small remedial excavation are
reported as non-detect for all SVOC constituents,




The soil docs not eontain hazardous waste or pose an unacceplable risk under ocetipalional or
excavation/constrnction worker exposure scenarios, as shown by the data table helow. “The soil
should be disposed of at a Class D permitted solid waste landfill. Onee the material is disposed
of in accordance wilh this determination, please send vopies of the disposal receipts to the Project
Manuger (Bric Clough, DEQ Coos Bay office). Be advised thal the contaminated soil excavaled
in July 2016 and described above, remains a listed hazardous waste until all conditions of this
determination are met, l

Data Table

pcpP Total TCDD Naphthatenc
mg/kg TEQ mglkg mefks o
TP-4 (Mar 2016) | 1.9 ND
mp/fleg o
‘Confitmation ND 0.0074
Samples (five,
Juy20169. (b 4
Composition - 8.0E-06
Sample (March
2017)
Site Maximum 1,9 2.8B-05 0.030
Ocoupational 4 1.6E-05 23
RBSL -
Construction 34 1.7E-04 580
RBSL
Excavation 960 4.88-03 16,000
RBSL
LDRs (%) 7.4

= = 110f analyzcl

Formeyr Paint Shed Area Soil Pile
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Findings: (), bistoric site: Bullards Ferry South Landing, MT -2023-1
County: Coos

Township: 28 South

Range: 14 West

Section: 17

USGS 7.5° Bandon (1970)

Project Type: Pedestrian @ Subsuyface Survey & Cultural Resources Inventory

Acres: 25
Agengy ID: MT-2023.01

Cultural Resource Inventory
of the
Rogge Mill Property
Bandon, Otegon

By
Mark Axel Tveskov
A reportt to

Ying Deng, OutdoorSuperstar, LLC
P.O. Box 1345 Springfield, Oregon 97477

13 February 2023
Report M'T.2023-01
Black Dog Archaeology, LLC

945 Park Avenue
Medford, Oregon 97501



The Rogge Mill property is comprised mostly of 2 mass of later 20® century industrial debris
deposited on the inter-tidal mudflats of the lower Coquille River estuary just north of the city of
Bandon in Coos County, Oregon. OutdoorSuperstar LLC contracted Black Dog Archaeology LLC
to create a cultural resources inventory of the property and to assess its archaeological potential
considering proposed development. The Rogge Mill property as surveyed comprises ~25 acres in
Section 17, Township 28 South, Range 14 West of Coos County, 7.5” USGS Bandon quadrangle
1970 (Figure 1 and Figure 2). As discussed in more detail below, most of the landform of the Rogge
Mill propexty is an artificial construction, the remains of fill torn from the bluff on the south side of ~
the property that was used to create a platform covering the estuarine mudflats upon which
industrial buildings wese placed, and most of this construction occusred in the 1950s and afterward.
The property, however, is neat to a constellation of archaeological sites that includes 35CS1,
35CS2/3, 35CS130, and 35CS158 as inventosied by the Oregon State Historic Preservation Office
(SHPO; see below). These sites include lithic scatters, shell midden deposits, and house remains all
of Indigenous Coquille manufacture and use, and also include extensive deposits of wood stake fish
weits and traps found on and within the mudflat sedimeats just across the river and downstream
from the Rogge Mill property. These same kinds of mudflat sediments are found beneath the
artificial platform upon which the Rogge Mill complex was constructed. Additionally, the Coquille
Tribe is concerned about additional cultural sites that are potentially found near or within the
property (Bridgett Wheeler, personal communication, and email correspondence Mark Axel
Tveskov, 6 December 2022 and 4 January 2023).

Fieldwork was conducted on 6 January 2023, by Mark Axel Tveskov, who was accompanied
by Gabrielle Bratt, Cultural Resources Technician for the Coquille Indian Tribe, and again on 13 &
14 January 2023 by Tveskov accompanied by Anne Wolke, Esq. This survey covered the area along
the river side on the artificial platform upon which the industrial buildings once stood as well as the
areas on the top of the bluffs to the south and east that are also part of the property owned by
Outdoorsuperstar, LLC. A series of 13 individuat 30 cm diameter shovel probes set at ~20-meter
intervals were excavated on the bluff along the eastern edge of the property whete the ground
appeared to be relatively intact and where vegetation made ground visibility poor. Much late 20"
century detritus from the operation of the Rogge Mill remains across the property. I recorded a
single cultural site, designated MT-2023-07: the remains of the south end of the Coquille River ferry
that was in service up to 1954 when the cusrent Highway 101 bridge was constructed. This site
includes pilings and other wood foundation elements as well as a small concrete structure that are
visible on the sutface of the ground protruding out of the industrial fill along the northwest corner
of the propetty. These remains correlate to portions of the old ferty landing that are visible in
photographs of the site dating up to the 1970s (See below). This site is found in an area of the
property that is slated for conservation as a wetland (see development plans in Appendix A below,
also Ying Deng, personal communication to Mark Axel Tveskov, 6 January 2023). No other intact
ot significant archaeological materials were observed during this survey.

I do not believe that the proposed development of the property will have any adverse impact
to any recotded or undiscovered cultural resources. However, the property is located immediately
adjacent to one of the most significant concentrations of Indigenous cultural resources on the

Oregon coast, and the artificial platform upon which the Rogge Mill industrial concern was
constructed was placed on top of the same kind of estuarine sediments that contain the wood stake
fish weirs and traps just across the river. If ground disturbing activities were to occur that would
disturb these undetlying mudflat/estuarine sediments, this activity should be monitored by a
qualified atchaeologist to prevent or mitigate damage to any intact cultural materials.
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Environmental Context. : v

The Rogge Mill property lies at the intersection of several valuable habitats, all rich in natural
and cultural resources. Within ten kilometers west of the site lies an outer coast area that includes
the rocky promontory of Coquille Point and its surrounding sandy beaches. Prios to the historic
petiod, a large blue schist monolith known to the settlers as Tupper Rock, and to the contemporary
Coquille Tribe as Grandmother Rock, lay at the mouth of the river, approximately one kilometer to
the west. This monolith was destroyed by the federal government in the late nineteenth century, and
the rubble was used to line the current jetty of the Coquille River mouth. These outer coast
environments were home to variety of resources valuable to the cultural ecology of the Coquille
people: shellfish species common in the outer coast eavironment include California mussel (Myz/us
californianus), barnacles (Bafanus sp.), black katey chitons {Katharina tunicatay, piddock (Penitella sp.),
among others. Sea mammals such as sca otters (Enhydra Intris), harbor seals (Phoca vitnling), California
sea lions (Zafopbas californianns), and whales (Cetacea) can be found near or on the outer coast, and
many fish are available on a seasonal or year-round basis, including rock fish (Sebastes spp.), ling cod
(Ophidion elongates), halibut (Hippoglossus stenolepis), surf smaelt (Hypomesus pretions), herring {Clupea

barengis), and others.

Figure 3. The lower Coquille River estuary viewed east from the Highway 101 bridge just northwest
of the Rogge Mill project area on 6 January 2023/ The Coquille River spit is the landform in the
background of the photograph, and the city of Bandon is in the background left.

The lower 10 kilometers of the Coquille River form a relatively small estuary with a broad
floodplain, although the river is influenced by the tide as far as 60 km upstream. The tidally
influenced part of the Coquille River is an extremely dynamic environment where the salt water, rich
in marine nutrients, washes in twice a day to mix with detritus brought downstream by the river.



The estuary itself is flanked by intertidal mudflats and salt marshes—grassy islands of organic-rich
tmarine and terrestrial sediment—and is intertwined with many smaller tidal channels. Estuaries, with
their combination of river-borne sediments and fresh water and matine nutrients, are among the
most biologically productive habitats on earth (McConnaughey and McConnaughey 1986:76; see
also, Simenstad et al. 1997; Emmett et al. 1991). "The Coquille estuary is no exception, and is home
to numerous species of shellfish, fish, birds, and mammals. Blue mussel (Mytilus edulis), gaper clams
(Tresus nuttalli), butter clams (Saxidonus gigantens), littleneck clams (Profothaca stamined), cockles
(Clinocardinm nuttalli) and dungeness crabs (Cancer magister) are the most common species of shellfish
found in the Coquille estuary, although both bent nose clams (Macoma nasuta) and soft shell clams
(Mya arenaria—a species introduced in the late 1800s from the east coast) are occasionally found as
well.

The Coquille estuary hosts many species of anadromous and non-anadromous fish (Tveskov
2000a, 2000b). Chinook (Oseorhynehus tshawytseha) and coho salmon (O. &inich) are the most
abundant salmonid species in the Coquille estuary. Chinook salmon enter the estuary in the late
summer and proceed upstream to spawn after the first major rains {usually in September). The coho
salmon follow shortly thereafter, although they tend to travel further upstream to spawn than do the
Chinook. Spring runs of either species are not significant, although the South Fork does have a
spring run of Chinook (Ivy 1996, personal communication, Emmett et al. 1991). Steclhead saimon
(O. mrykiss) are also common in the Coquille River, and enter the estuary in the beginning of
November and move upstream in late January and into February. Steelhead, which unlike the coho
and Chinook do not die after spawning, move back down through the estuaries, and return to the
Pacific Ocean around March. Although fewer in numbers than the coho, chinook, and steelhead,
other salmonid species such as sea-run cutthroat trout (O. elarks) and chum salmon (O. kefa) are also
found in the Coquille estuaty. Non-salmonid anadromous fish found in the area include green
sturgeon (Acipenser medirostris), white sturgeon (A. transmontanus), and lamprey eels (lampetra sp.).
Pacific hetring (Clupea harengns pallasi) live in estuarine and marine habitats and enter the Coquille
estuary in the late winter and carly spring. Surf smelt (Hypomesus pretiosus) also move in and out of the
Coquille estuary throughout the year. Resident fish species endemic to the region include diverse
species of flatfish, sculpin, greenling, perch, and rockfish.

Birds are attracted to estuarine environments by the shellfish, schools of fish, and marsh
vegetation. The Coquille estuaty is home to a number of migratory and resident waterfowl: Canada
geese (Branta canadensisy and ducks such as buffleheads (Bucephala albeola), mesgansers (Mergus sp.),
harlequin ducks (Fistronicus histromicns), scotets (Melanitta sp.}, mallavds (Anas platyrhynchos), and
pintails (A. acutd) are some of the most common migratory bird species found in the area, especially
during the wiater months. Other birds found in the region include great blue herons, grebes
(Podicipedidae), cormorants (Pha/acrocorax sp), sooty shearwaters (Puffinns grisens), (rdea herodias), sea
gulls (Larns sp.), and snowy egrets (Lewcophoyx thuld). Resident raptor species include bald eagles
(Haliaeetus lencocephalns), ospreys (Pandion haliaeins), and redtail hawks (Buteo jamaicensis).

Further upstream, the tiver provides habitat for numerous freshwater species including shad
(Alosa sapidissima), bass (chordate), trout (Oncorhynchus sp.), and lamprey eels (Lampeira sp.).
Waterfowl such as tundra swan (Cygnws columbianns), Canada geese (Brawta canadensis), and mallard
ducks (Anas platyrynchos) pass through the Coquille estuary and river valley during their spring and
fall migrations, and wading birds such as herons and egrets are often seen in the area. Furthermore,
the Coquille River valley is home to many land mammals: deer (Odocosleons sp.), Roosevelt elk (Cervirs
canadensis), black bears (Ursus americanns), viver otter (Latra canadensis), beaver (Castor canadensis), and
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raccoon (Progyon lofor). Taken together, and imbedded within a complex seasonal round of
movements across the landscape, the Rogge Mill property would have been ideally situated to serve
the needs of its inhabitants in terms of resource availability (Tveskov et al. 2017).

Cultural Background.

Pre-settler Context

The southern Oregon coast lies at the southernmost part of the Northwest Coast culture
area. Until recently, less was appreciated about the Indigenous people of the Oregon coast than
about the culture region in general. This was due to several factors, including the death of the -
majority of the region’s Indigenous people as a result of the introduction of European diseases, and
the subsequent removal of the remaining people to the Coast Reservation in 1856 (T'veskov 2007,
2000). Existing primary ethnographic documents came from a handful of interviews conducted by
anthtopologists on the reservation, years after removal (Harrington 1942; Barnett 1937; Drucker
1937; Sapir 1909, 1907). Fortunately, thanks to sustained research into local oral traditions and the
archived field notes of earlier generations of ethnographers, we now have a much clearer picture of
the cultures and societies of the region at European contact (I'veskov 2007, 2000; Byram 2002;
Younker 2003; Wasson 2001; Hall 1995, 1991; and Ward 1986).

From the beginning of settler entry into the area, the specific cultural geography of the
region’s Indigenous people has been debated. Many times, including in many ethnohistoric
documents, community names, language groups, and geographic place names are confused and used
interchangeably (Tveskov 2007, 2002, 2000). Waterman (1921:12) discussed this very issue stating;
“it is a positive fact that every group in this region has a series of names in their own tongue, for all
the towns and othet important places, in the territory of each of its own neighbors.” Furthermore,
the tendency among settlers is to attempt to define clear and exact boundaries for Indigenous
linguistic, social, or cultural groupings, even if this does not represent reality. More accurately
construed, the Indigenous people of southwest Oregon lived in a politically and demographically
fluid landscape with few political, economic, demographic, or cultural boundaries.

The largest social division in southern Oregon Indigenous society was the “local group,” a
number of villages in a given area that saw themselves as autonomous from other local groups
(Tveskov 2007, 2002, 2000, Tveskov and Cohen 2006). These local groups sometimes coincided
with the distributon of language groups, but this was not always the case (Tveskov 2000). As
recorded in ethnohistotic documents, the region around the Coquille River mouth and Coos Bay to
the north was home to groups of people who spoke Hanis or Miluk (closely related Penutian
languages) or an Athapaskan dialect. Most sources agree that Hanis was spoken around Coos Bay as
well as to the north, and an Athapaskan dialect was spoken on the upper reaches of the Coquille
River by a people who called themselves Mishikwut'me-dunne (“People living along the River Mishi”).
Most of the ethnographic sources agree that the lower Coquille River area was inhabited by
Indigenous people who spoke Miluk.

The Indigenous people living along the lower Coquille were known collectively as the
Nasomah, which was the name of their local group (Patrish 1854:29). At least three communities
appear to have been included in the Nasomah local group: Mae’sh tehae-dun, on the south bank of the
Coquille river, near its mouth; K'awa'c dun, located on the north bank of the river at present-day
Bullards Beach State Park; and Nides"-dun, situated on the south bank of the river across from the
K'ama'c dun. These communities were made up of individual households, comprised of related men



and their wives and families and ranged in size from small setdements with only one or two houses,
to larger villages with many houses. The QOwatomah were another local group that traditionally lived
from south of Bandon to Port Orford, and their principal communities were along Flores Lake to
just south of Bandon (Drucker 1937:271; Waterman 1921:364; Dorsey 1890:233; Parrish 1854:29).

Historical Contexct

Permanent Euro-American settlement of the Coquille River area began with the discovery of
gold on the black sand beaches north of Bandon (Tveskov 2000; Beckham 1997). By 1853, Oregon’s
gold rush brought settlers the southern Oregon coast, who began mining the black sands at what is
now known as Whiskey Run (Beckham 1997:10). That same year, Daniel Giles arrived on the lower
Coquille River and began working at one of the first lumber mills, supplying the growing population
of miners and those who were establishing homesteads. Giles described the surrounding area “the
finest that I had ever seen. The entire country was fresh from the hands of nature, not a stick having
been disturbed by the hand of the white man as there had been no improvements made, no settlers
above the mouth of the river” (Giles [1854] in Wooldridge 1971:280-281).

The town of Randolph grew up just south of Whiskey Run, thriving until a large storm in
1854 buried the gold-bearing sediments under several feet of beach sand. At this point, mining
activities shifted south to a tributary of the Coquille, and the town of Randolph was relocated. By
1859, a Randolph post office was established near the mouth of the Coquille River near Bullards
Ferry (Vogel 1993:19). Early historian A.G. Walling described Randolph as having “a post office, a
store or two, a brewety of very fair beer, and a small number of cosy [sic] residences, and contains
‘perhaps 100 residents, whose chief occupation is lumbering and salmon catching” (Walling
1884:489). The Randolph post office would eventually be moved again to a few miles up Seven Mile
Creck where Adam Pershbaker operated a store and sawmill (Beckham 1997:23). The post office
was taken over by John Hamblock in 1863.

The search for gold continued to draw more and more people up the coastal rivers and
streams, and the increased traffic prompted the establishment of a ferry at the mouth of the Coquille
River. When Coos County was created by proclamation in 1853, one of its first acts was to license
John Saunders to operate a toll ferry at the mouth of the river in the vicinity of modern-day
Cleveland Avenue. Early travelets in the area described the crossing as the site of “about two
hundred Indians” living in homes along “an irregular straggling course [reaching] from Wash Creek
at the bottom of Prospect Hill to Ferty Creek (Bennett 1927:317). Establishing “Coquille Ferry” at
the mouth of the river led to increased conflict between the Coquille people and the ever-
encroaching white settlers.

The first Donation Land Claims in the vicinity of the modern town of Bandon were taken
up by Thompson (aka Tommy) Lowe and Christopher Long in 1853 (Bennett 1927:328-329). Lowe
chose the site of Bandon beach “not for the gold that glittered in front of it, for there was none, but
because of a convenient place for a ferry, and from its admirable position for commerscial purposes”
(Bennett 1927:329). The Lowes built the first house near Bandon, and Christopher Long the second.
Christopher Long also purchased 80 acres of land to the north in 1869, During these early years,
only a ferry was located at the cutrent Bandon town site, and the small population was dispersed
along the farmlands a few miles upriver, where “on the opposite side were the ranches of John
Hamblock, Edward Fahy, and the brothers Lowe” (Bennett 1927:341).

Like any burgeoning settlement, the fate of Bandon rested in the town’s ability to get its
many resources out to available markets. Its location at the mouth of the Coquille River made the



town an ideal spot to transport inland lumber and agricultural goods to regional, national, and even
foreign markets. Jetty construction and harbor development were continuous throughout the late
nineteenth to early twentieth century. A lighthouse erected at Rackletf Rock in 1896 was considered
a major safety advance. These improvements allowed for considerable progress for freight and
shipping into Bandon, and the town grew accordingly. Not surprisingly, the town grew up adjacent
to its greatest resource: the harbor. '

Sawmills were established across the region initially to serve miners, who needed milled
lumber for sluices and flumes, and the homesteaders that {ollowed who needed lumber for
construction. As the region grew, so did the lumber industry. However, it was not until a distant
disaster, the 1906 San Francisco earthquake, and its subsequent lumber boom, that the regional
economy could be considered prosperous. One observer noted that in the first decade of the
twentieth centuty “the river was lined with five sawmills and one or two shipyards™ (Peterson and
Powers 1977:112). In additon to lumber, other significant exports from the region by the turn of
the century included: broom handles, coal, salted and canned salmon, match wood, livestock,
potatoes, dairy products, fruit, and woolen goods (Beckham 1997:46).

Project Area Ethnographic, Archacological, and Historical Background.

The Coquille River region is among the most archaeologically intensively examined regions
on the Oregon coast. The first major archaeological investigations were conducted by Leatherman
and Krieger (1940) at site 35CS3, an Indigenous community that is now encompassed by Bullards
Beach State Park and located within one mile of the Rogge Mill project area. They excavated three
plank houses, recovering three human burials and a rich assemblage of bone, chipped stone, and
ground stone tools. In 1951, Lloyd Collins of the University of Oregon and local resident Huntley
Alvey sutveyed the Coquille River for archacological sites, and recorded three sites in the Builards
Beach area: 35CS1 (the Philpott site), which included fish weirs, shell midden deposits, and a
collection of tools eroding out of the river bank; 35CS2, a group of five housepits; and 35CS3, a
shell midden deposit and at least three more housepits, again these are all located within one mile of
the current project area. Collins also recorded sites 35CS19 and 35CS20 at this time and Richard
Ross from Oregon State Univetsity reinvestigated 35CS3. Ross identified two componerits of the
site: an upper, mote recent component that contained shell midden, faunal xemains, and historic
artifacts, and an older component comprised of shell midden, faunal remains, and artifacts that
dated to approximately 900 years B.P.

The Philpott site (35CS1, Draper 1988) is an archaeological site located along the lower
Coquille that has been the subject of several investigations over the years. Richard Ross, John
Drraper, and Tsaac Barner first worked there in 1978, identifying and recovering samples of shell
midden, faunal remains, stone tools, and lithic debitage. They interpreted the site as a seasonal
fishing camp used mainly in the summer. Several fish weir sites between the Philpott site and the
Highway 101 Bridge were surveyed in the 1990s by Byram and Tveskov (Byram 2002; Tveskov
2000). The Osprey Weir site (35CS130) was mapped and excavated in 1994 and 1995 (Byram 2002;
Tveskov 2000). At least 28 separate weir features were identified at this site, including nine lattice
features, probably the remains of fish traps. These sites are located immediately opposite the Rogge
Mill property on the mudflats and salt marshes on the north side of the Coquille River.

A large amount of atchaeological wotk took place in conjunction with the restoration of the
Ni-Les*T'un Unit of the Bandon Marsh National Wildlife Refuge (c.f. Tveskov and Cohen 2007). In
2011, the U.S. Fish and Wildlife Service (USFWS) completed the restoration of over 400 acres of

g.



estuarine wetland that had previously been bermed off and controlled to create agricultural
pastureland. Known as the Ni-Les’Tun Unit, this area is on the north side of the Coquille River
approximately five kilometers upstreamn from the current project area. Among other archaeological
projects, the archaeological mitigation and testing for the Ni-Les’Tun Unit included excavations at
the Bussmann Site (35CS158) and the Blue Barn site (35CS61). Both of these sites included stratified
shell midden deposits first deposited some 4,000 years ago, and both sites were occupied and
reoccupied throughout the Late Holocene era (Tveskov and Cohen 2007). These sites, again, are
located just north of the immediate Rogge Mill project area.

The Bandon Sandspit site (35CS5), located on sand spit inside the mouth of the Coquille
River, was excavated by Luther Cressman from the University of Oregon in 1952, Although a very
large and rich assemblage of artifacts, faunal remains, and architectural remains were uncovered,
only two short articles briefly describing the sites were published (Cressman 1953). The assemblage
recovered by Cressman in 1952 was reanalyzed by Tveskov (2000; see also Collins 1953) in the late
1990s. The site was interpreted to be the remains of a substantial village dating to the late prehistoric
petiod, which was subsequently abandoned and reoccupied as a seasonal cammpsite in the
ptotohistoric period. It was situated on the estuary bank and would have been a prime location to
access a wide variety of resources.

‘The Old Town Bandon site (35CS43), located on the south bank of the mouth of the
Coquille River neat the town of Bandon, less than one mile from the 35C5115, has been the subject
of much archaeological work. The majority of this work, which began in the 1970s and continued
into the 2000s, has been conducted by Oregon State University (Hall 2001). OSU’s research took
place mostly south of 1*' Street and included both research and salvage excavations: some work was
conducted to test site boundaries or define natural and cultural strata at the site, whereas other work
was conducted in response to the inadvertent discovety of human burials during construction or
utility work by the City of Bandon. The analyses from this research has described 2 wide variety of
artifacts manufactured from stone, bone, antler, and clay. Tveskov’s work at this site began in the
summer of 2001, when the city of Bandon dug 2 utility trench (2 x 2 x 70 meters) into the site
(Tveskov and Cohen 2007). Archaeologists and field school students from Southern Oregon
University, Oregon State University (OSU), the Coquille Indian Tsibe Cultural Resources Program
(CITCRP), and the Confederated Tribes of Siletz Indians spent three days screening approximately
18 m’ of sediment that had been removed during the trench excavation. Additionally, Tveskov and
OSU archaeologists drew a stratigraphic profile of the utility trench, using a hotizontal base line
measuring metess along the south side of the trench westward from a point opposite the middle of
the intersection of Cleveland Street with 1 Street.

Although not located within one mile of the current project area, in 2001, sediment
containing cultural material that had been excavated from 35CS43 by the City of Bandon was placed
at the Rogge Mill site. This material was subsequently screened by archaeologists and cultural
resources staff from Southern Oregon University, Oregon State University, the Coquille Indian
Tribe, and the Confederated Tribes of Siletz to recover human remains and artifacts (Figure 4 and
Figure 5.
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Figure 4. Material from site 35CS43 from Old Town Bandon being screened for cultural
remains at the Rogge Mill site, 3 July 2001, photograph by Mark Axel Tveskov.

e

Figure 5. Chief Don Ivy of the Coquille Indian Tribe examining concrete sidewalk blocks
and sediment removed from site 35CS43 to Rogge Mill, 3 July 2001, photograph by Mark Axel
Tveskov.

Ethnographic Backgrornnd

There is little direct testjmony about Indigenous use of the Rogge Mill area, although
Coquille elder Coquille Thompson, in interviews with anthropologists James O. Dorsey (1 884, 1890)
and John Peabody Harrington (1942) described two places that are possibly associated with ot neat
the current project area. One of these was Ni-Les-tunne“People at the small dam (in the river)”
(Dorsey 1890:232, 1884:3; sec also Harrington 1942[26}:0159, Tveskov 2002). As described by
Coquille Thompson to Harrington, Ni-Les” Tun was the ancestral home of Coquell Ned, 2
contemporary of Thosmipsons, and this community was located on the south bank of the Coquille
River opposite K'ama’ dus, one of the largest Nasomah Coquille communities that was located
within ptesent day Bullards Beach State Park (T'veskov 2002). Coquell Ned refers to Charlie Ned,
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who, with his wife Susan Ned, lived in the Bandon area well into the 20" century and whose
descendants are among today’s Coquille Indian Tribe (Hall 1984:75). One of Charlic and Susan
Ned’s contemporaries was Chatlie Taylor, who also lived and worked in the Bullards area into the

20™ century (Figure 6). Like the Neds, Chatlie Taylor’s relations ate among today’s Coquille Indian
Tribe.

Figure 6. Charlie Ned and Ruthmary and Jack Bullard at the Bullard’s ferry landiag on the north side
of the Coquille River opposite the current project area, ca. 1918, (Bandon Historical Museum photo
17964)

Project Area History

The Rogge Mill property features into the settler history of Bandon, first as a ferry landing
and later as a lumber planing and plywood mill. The project area was part of the south landing of
Bullards Fetry the main means to cross the Coquille River from the 19" century through 1954, when
the Highway 101 Bridge was constructed (Beckham 1997:23). The area known as Bullards—named
after early Bandon school teacher Robett Bullard—was established on the north side of the tiver
opposite the Rogge Mill property in the 1850s and 1860s as a sawmill, post oftice, store and ferry
landing by George Richard Wasson, John Hamblock, Adam Pershbaker, and others (see above and
Figure 7). Through the mid-20™ century, this ferry operated using tamps of wooden slats and rails.
Photographic evidence indicates that on the south bank within what is today the Rogge Mill
property, the ferry ramp lay just upstream from a larger elevated wooden platform used to load or
offload a taller ship (Figure 8). The ferry remained in use at least until the completion of the
Highway 101 bridge in 1954 {Figure 9 and Figure 10}.
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Figute 7. View south from the Bullards ferry landing at the Rogge Mill project area on the
south bank of the river, 1919. (Bandon Historical Museum, photo 28968).

Figure 8. View north from south boat ramp, 1920. Note the taller pier to the left (i.e., west) of the
boat ramp. (Bandon Historical Museum, photo 28968).
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Figure 9. Dedication of the new Bullards Bridge over the Coquille River, 20 September 1954,
(Bandon Historical Museum, 17331). '

Figute 10. Photograph marked “last trip of the Bullards Ferry, mid-1950s” taken view north from
the south ramp within the current project area. (Bandon Historical Museumn, photo 30017).
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As discussed above, the development of Bandon accelerated after the turn of the century
with the introduction of electricity to the region. The population doubled in the first decade of the
20™ century, and many mills were constructed in Coos County as part of an associated boom in the
timber-cutting industry, including the Moore Mill adjacent to Bandon on the Coquille River
(Robbins 1988; Beckham 1997; Lansing 2020). Timber cutting and milling had largely been a local,
small scale affair since the 1850s, but accelerated in pace and scale dramatically in the 1890s through
a confluence of factors. This was the era of improvements to the river mouth through the
construction of jetties and navigational aids, and regional and national rail networks had just arrived
in the Pacific Northwest, linking major ports with industrial and population centers in California and
back east. This was part of a larger industrial movement that saw—uwithin the logging industty—the
invention and implementation of the steam donkey (i.c., a steam powered winch to yard logs) and
the use of relatively portable narrow-gauge railroad lines to access stands of trees deep in the forests
and mountains—both factors conttibuting to a larger, industrial scale ability to cut down, transport,
and process trees. Finally, tracts of woodlands in the eastern states were nearing exhaustion through
overharvest. These factors and more led capitalists to turn theit attention to the vast stands of trees
in Oregon and Washington.

While Puget Sound and Washington generally had a head start due to the proximity of its
forests to better natural harborage and the terminals of the transcontinental railroad, Coos County
joined the race to cut old growth forests in eatnest following the destruction of San Francisco by fire
in 1906 (Beckham 1997:106). By 1920, with leverage from investors from back east, vast tracts of
timberlands were purchased, often through clandestine or illegal means, and elaborate logging
operations were organized and implemented. The trees cut en masse were trucked, railroaded, or
rafted to large mills that were then constructed across Coos County (Robbins 1988, Lansing 2020).
These included, among others, the massive facility operated by the C.A. Smith company of
Minnesota, whose owners had expanded their operation into Oregon in 1912 as the local white pine
stands were depleted (Robbins 1988:33; Lansing 2020:159). By the time of their move, the C.A.
Smith company had acquired some 180,000 acres of forest in Coos County with an “estimated
timber inventory of over 19 billion board feet.” The C.A. Sinith company went on to purchase a
local sawmill of the E.B. Dean company and also constructed the so-called “Big Mill” on nearby
Bunker Hill in Marshfield on Coos Bay at the mouth of Isthmus Slough. The Big Mill was one of
the largest in the region, and at its peak, C.A. Smith controlled some 300,000 acres of forest and
employed over 600 people {Figure 11). The remains of the Big Mill today are within one of the
envitonmentally and socially challenged areas of Coos Bay.

Many of the logs destined for the Big Mill were routed to Coos Bay via a railroad
constructed up Isthmus Slough thea up the Coquille River that were patt of operations overseen by
Albert Powers, another eatly timber baron of Coos County (Tveskov et al. 2014; Robbins 1988).
Within just a few years of the construction of the Big Mill, large trees had become scarce in the Coos
Bay region, and Powers, and associate of Smith, began to purchase right-of-ways and timber tracts
far up the drainages of Coos County. In 1912, Powers established the town that still bears his name
today high on the South Fork Coquille River, and by 1920, Powers was “the center of one of the
biggest logging operations in the United States” (Robbins 1988:46). The Powers operation, like
many others, was intense, environmentally and socially devasting, and shott lived. The decline of
these operations began in the 1930s due to the exhaustion of old growth trees to cut and the effects
of the Great Depression.
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Figure 11. The “Big Mill” at the mouth of Isthmus Slough on Bunker Hill on Coos Bay, run by the
C.A. Smith lumber company, 1915 (From Lansing 2020:166).

Ragee Ml

Unlike Coos Bay, the lower Coquitle River area was somewhat hampered by the smaller scale
of its pott and the depth of the river. Nonetheless, some timber mills were established in the same
decades of the early 20™ Century, and the Moote Mill was the largest. Like many of the other
concerns, the Moore Mill was conceived and run by an enterprising settler, in this case one George
W. Moore. Moote had initally built a smaller mill with a partner, but in 1909 he bought out his
friend and began construction of a larger operation that would become Moore Mill (Beckham
1997:47). The company and its facilities expanded rapidly, and was built on pilings driven into the
mudflats on the east side of the Coquille River just northwest of Bandon. Unlike nearby Coos Bay,
the lower Coquille River was almost entirely land locked, and access and commerce was and
continued to be by sea. By the 1930s, the facility included a shipyard and other businesses, although
log milling and export was the primary activity, and this included the export of large cedar
“Japanese Squares” in demand in Japan at that time (Beckham 1997:106). The Coquille River valley
was amenable to dairy farming, and the Moore Mill became a hub where the Nestles Company,
starting in 1919, began processing locally produced milk into cans of evaporated milk. By 1922, the
Nestles plant was producing 150,000 ponds of condensed milk a day. This operation was taken over

by the Dalen company in 1925.

Coos County’s timber facilities were affected by the demands of not only burgeoning
populations elsewhete on the West Coast, but also the exigencies of the World Wars. In 1918, labor
shottages required that U.S. Army soldiers be stationed at local mills (Beckham 1997:97}, and just as
regional concerns were suffering from the effects of the Great Depression and the waning
availability of large trees, the development of waterproof adhesives, lazge scale lathes, and the
emesgence of practical internal combustion trucks and machinery provided a new outlet: plywood

16



(Robbins 1988; Lansing 2020). This innovation, coupled with the demand of wood during World
Wag 11, z_dlowed mill opetators to increase timber production and processing to a large scale one last
time—this time focused on smaller diameter logs-—an era that persisted into the 1980s.

The post war boom in logging of smaller trees, often for plywood, fueled the development
of what would become Rogge Mill. As evidenced by an aerial photograph taken in 1945 and other
documentation from the Bandon Historical Museum, at the end of World War IT what would

" become the Rogge Mill was characterized by the south terminal of the Bullards Ferry as well as a
small industtial concern built on pilings within the estuary (Figure 12 and Figure 13).

Figure 12. The Coquille River ferry crossing, 1945, view east. Note the building set on piers on the
estuary mud flat whete the Rogge Mill property is located on the south side of the river (right side of
the river), adjacent to and east of the ferry landing. Bandon Historical Museum, Photo 14707).
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Figure 13. View northwest from the bluff within the current Rogge Mill property, showing the
industrial building adjacent to the ferry landing on the left, and the Bullards area on the north.

The development that would eventually become known as the Rogge Mill started in April
1953 when the propetty was used to further develop the Bandon Veneer and Plywood mill, then
known also as the Dollar Mill (Sensabaugh and Smith n.d.:1). By 1956, the plant had been sold to
the Textron company who invested $200,000 in the operations expansion (Sensabaugh and Smith
n.d.:1). A newspaper clipping dated to 12 April 1956 on file at the Bandon Historical Museum shows
the mill at this time having rapidly expanded to include two large adjacent buildings, a wigwam
burner, and ancillary structures located just east of the still extant but now dilapidating ferry landing
(Figure 14, Figure 15, Figure 16). Photographs from this era show the south ferry landing in bad
shape but still largely intact. By 1958, the concern was bought by Roseburg Lumber Company, who
“ran the mill for a couple of years before shutting it down. . . . The mill sat idle for a couple of years
before being purchased by Ken Rogge” (Sensabaugh and Smith n.d.: 2). Rogge converted the
'operation into a planing mill processing milled lumber from Rogge’s other plant south of Bandon.
The operation was run for the next three decades by a local staff that included Pete Goodbroad,
former Captain of an Oregon State University baseball team that had travelled to Omaha, Nebraska
for the College World Seties in 1952, where they lost in the first round.!

1htt;)s / fen.wikipedia, org/\mkl/ 1952 C ollcac \\/orid %cncsfﬂ)ci;d Lw ARGOUnIvQ4MN-




Figure 14. The Rogge Mill, sometime between 1953 and 1956, showing its rapid expansion in this
era. Note the excavation of the bluff behind the mill as 2 material source, the construction of a dam
across the creek, and the still extant ferry landing on the lower right.

Figure 15. Newspaper clipping on file at the Bandon Historical Museum dated 12 April 1956,
showing the rapid expansion of the Rogge Mill complex at this time, view southeast.

collepe-world-serics/1332bcid=IwARZOFEAY hyTaBiSEbayPeZ MDVIWPZmURKN STC
accessed 27 January 2023, '
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Figure 16. The same photograph, on file at the Bandon Historical Museum (photo 72371). Note the
large excavation in progress to the south of mill, as material is being removed from the bluff face.

The ferry landing and adjacent dock are still visible on the lower right side of the picture, as is a
small concrete square building on the very lower left side.

The Rogge Mill was a successful business through the 1960s and 1970s (Figure 17, Figure 18,
and Figure 19). By the 1980s though, environmental concerns and market forces had created
challenges for Oregon’s timber operations, as logging of the remaining old growth timber was
curtalled and milling jobs (the source of most of the labor in the timber industry) were moved
overseas along with raw logs. Accommodations were made, and The World newspaper reported on
27 January 1982 that the Rogge Mill had rehired back 25 workers after adjusting their equipment to
process logs into metric sizes, to be then shipped to Portland for export to Japan. The article
bemoaned the fact that until other mills began to process logs this way, jobs would continue to be
lost as raw logs were imported overseas for milling. By that June, The Wor/d (2 June 1982) reported
that Rogge Mill was operating one shift of 30 people, only half their peak capacity, cutting metric
lumber for export to Japan.
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Figure 18. “Pete Goodbroad and his Rogge Lumber Truck, ca. 1960.” (Bandon Historical Museum,
photo 60078).
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Figure 19. “Rogge Lumber Sales, September 1970.” Note the still extant but dilapidating ferry
landing ramp, and the adjacent dock to the right, now collapsed. The square concrete structure that
once stood on the dock is still extant on the lower right of the picture. The earthen ramp in the right

foreground is still extant, and was likely built for the Highway 101 bridge construction.

Figure 20. Gétterdimmerung. Rogge Mill (left), ca. 1985, view west. (Bandon Historical Museum,
Photo 43788).
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It June 1990, then Oregon Gubernatorial candidate, former Oregon Attorney General and
future University of Oregon president David Frohnmayer addressed a worried crowd of Rogge
employees concerned about the listing of the spotted owl as an endangered species (The Workd, 25
June 1990). Frohnmayer spoke of proposed legislation with Congressman Les AuCoin and Senator
Mark Hatfield that would provide both economic stability and eavironmental protections, but a ;
Rogge employee expressed worry that “all they’re saving [old growth forest for] is a nice
thunderstorm and a wonderful forest fire.” Frohnmayer expressed worry that if rural jobs were not
preserved, that we would “end up with two Oregons—one a rapidly growing metropolitan area and
the other place you grew up and care about but can’t afford to live in.” Rogge Mill closed its doors
on Valentine’s Day, 1996.

Figure 21. Oregon gubernatorial candidate Dave Frol‘;nmayer speaks with Barbara Rogge-Faulkner
and Larry McLaughlin at Rogge Mill, June 1990, (Bandon Historical Museum, photo 163788},
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Figure 22. Rogge Mill shortly before demolition, 2019. Photography courtesy of Jim Proehl, Bandon
Historical Museum,

Cattographic and Aerial Photograph Analysis

As presented above, background research for the Rogge Mill property including a survey of
the archaeological site records maintained by the Oregon State Historie Preservation Office
(SHPO), and historical materials relating to the Bullard’s Ferry, Rogge Mill and their context in local
history. From these we know that there is a good possibility Indigenous cultural sites such as wood
stake fish weirs and shell midden deposits could have been located on the project area and that up
1954 the south landing of the Bullards Ferry was located in the project area. From the standpoint of
preventing adverse impacts to intact and significant archaeological sites, T also compiled cartographic
information to demonstrate the fact that the landform that today comprises much of the project area
is entirely artificial, resulting from the construction—upon open estuarine mudflat—of the Rogge
and its associated structures, docks, burners etc., and the subsequent demolition and infilling as the
facility fell nearly into complete disuse. This process is demonstrated through nautical charts,
General Land Office maps, aetial photographs, and U.S. Geological Sutvey maps produced since the
mid-1800s.

An early cartographic image of the lower Coquille River estuary in 1857 s provided by the
General Land Office (GL.O) and available online through the U.S. Department of the Interior’s
Bureau of Land Management. This map was produced following surveys by M.O.C. Murphy and D.
Murphy in December 1957, shortly after the wholesale removal of Indigenous people from the
region and just as settler colonization was getting underway (Figure 23). This map shows the
termination of the north south trail at a structure at what is today’s Bullards Beach State Park as well
as the early sawmill on Fahey’s Creek, but no settler development is shown on the south bank of the
Coquille River where the Rogge Mill would eventually be built. A similar configuration is shown in
an 1861 nautical chart of the Coquille River produced by the U.S. Coast Survey (Figure 10). The
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main channel of the Coquille Rivet is shown running north south against the sand spit, and open
mudflats are shown whete the Moore Mill complex would be built. A second GLO map, drafted in
1872, again shows an unchanged configuration, with open mudflats where the Rogge Mill would be
constructed (Figure 24).

ool

Detail of the General Land Office Plat
“Township 28 South Range 14 West”
1857

Figure 23. Detail of the 1857 General Land Office sutrvey map of the lower Coquille River,
showing the early development of Bullards and the sawmill on Faheys Creck. No development is
shown within the current Rogge Mill project area.
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Figure 24. Detail of the 1872 GLO map of the lower Coquille River. This was drawn on the
eve of the rapid acceleration of development and industry in the region. At this point, no
development is shown over the Rogge Mill property.
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The first USGS map of the area was produced in 1898, just as the industtial development of
Coos County was underway (Figute 25). These changes are reflected on the map: the city of Bandon

is now well developed, the lighthouse and south jetty are in place at the mouth of the river, and
there is a road system in place that includes today’s Riverside Drive leading to the now operational

Bullards Ferry. While the south ferry landing is in the current project area, the Rogge Mill has yet to
be built over the estuarine mudflats as of this date.
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Detall of L.S. Geological Survey
"Coos Bay Quadrangle” 1898

Figure 25. Detait of the 1898 USGS quad map of the lower Coquille River, showing the
rapid pace of industrial and civic development at this time. The town of Bandon is now well
established, and the mouth of the Coquille River is secured by a jetty on the south side and a

lighthouse on Rackleff Rock on the north side.
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The south ferry landing 1s shown cleatly in a 1939 aerial photograph (Figure 26). The south
landing is connected to Riverside Drive leading towards Bandon, both the ferry ramp and the
adjacent dock are shown in piace, and there is an industrial butlding on piers adjacent to the ferry
landing to the east. The bluff to the south is shown intact dusing at this time. A 1954 aerial
photograph, taken just following the completion of the Highway 101 bridge, shows the rapid pace of
mill’s expansion (Figure 27); the Highway 101 bridge is in place, the bluff face on the south side of
the current project area is being excavated, industrial buildings are now constructed on the artificial
platform covering the mudflats, and the small creek running through the property has been
dammed.

r@y?#/ ' Detall of ant 1939 Aerial Photograph
v ‘?

Figure 26. Detail of a 1939 aerial photo of the lower Coquille River. By this era, the Bullards
Ferry is well developed and includes both the ramp and the adjacent dock. An industrial building is
located on piers immediately east and adjacent to the ferry landing, Note that the south Ferry
Landing takes a travel south to Bandon via Riverside Drive, and that the bluff behind road is intake
and forms a smooth arch,
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Figure 27. Detail of the 1954 aerial photograph of the project area, showing the rapid
development of the Rogge Mill. Most of the complex is now complete, and the bluff behind the
complex is being used as a material source to create the platform on the mudflats upon which the
industrial buildings are placed. The earthen platform that parallels the south end of the bridge on its
east side is now constructed, and this is still extant.
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Archaeological Fieldwork and Findings

Fieldwork at the Rogge Mill property was conducted on 6, 13, and 14 January 2023 by Mark .
- Axel Tveskov, accompanied by Anne Wolke, Hsq and Gabrielle Bratt, Cultural Resources
Technician for the Coquille Indian Tribe (Figure 28). This sutvey included a pedestrian survey of the
entite property and a shovel probe survey on top of the biuff on the east side of the property.

The flat section of the property immediately adjacent to the Coquille River is an artificial
construction of leveled-flat recent fill, gravel, asphalt, and the remains of the Rogge Mill industrial
complex itself placed on top of estuatine sediments (Figure 29 and Figure 30). Surface visibility was
generally poor to good in this atea, and the sediments, according to the USDA Natural Resoutces
Conservation Service, are comprised of level, No. 57. Udorthent soils, i.e., dredge spoils, dune sand,
and wood chips deposited over marshes, tidal flats, and flood plains. The entire property was

surveyed using meandering pedestrian survey transects spaced up to 10 meters apast, although areas
of obvious recent and industrial fill were more widely observed.

Rogge Mill Property
cultural resources survey & inventory
Coos County, Oregon 2023

Figure 28. Archacological survey of the Rogge Mill propetty, January 2023.
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Figure 29. The artificial landform at the Rogge Mill property, view south from the edge of
the Coquille River, showing the extant concrete and asphalt platform upon which the industrial
buildings once stood.

Figure 30. View east across the asphalt platform of artificial fill.
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Although the remains of the post 1953 Rogge Mill were apparent across the landscape in the
form of metal, concrete, asphalt, a dam across the creek, metal debris, and other detritus, these are
heavily disturbed and I do not regard them as a significant cultural resources. However, the remains
of the Bullards Ferry south landing are still extant, emerging from the north facing of the platform
of fill on the northeast edge of the property just east of the Highway 101 Bridge (Figure 31). These
remains include numerous pilings emerging from the estuarine sediments as well as some structural
remains of the ramp itself and a conerete block house that once stood on a portion of the dock
adjacent and just west of the ferry landing. The flat earthen platform that parallels the Highway 101
Bridge is located adjacent and just west of the old ferry landing, but this does not appear on the
1940s aerial photographs and was likely constructed as part of the operation to build the Highway
107 bridge itself.

Figure 31. The remains of the south landing of the Bullards Ferry in the reemergent salt marsh along
the south bank of the Coquille River in the northwest corner of the Rogge Mill property adjacent to
the Highway 101 Bridge. The site includes numerous remnant vertical piers, some intact structural
remains of the ramp itself, and a small concrete block house that once stood on the pier adjacent to
and just west of the ferry ramp. This photograph shows the ferry landing view southeast from the
earthen platform that parallels the Highway 101 bridge.
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Figure 32. The Bullards Ferry south landing, view south southeast. The remains of the
concrete block house are visible, and the horizontal beam on the left is a portion of the ramp of the
ferry landing,

Figure 33. The remains of the boat ramp of the Bullards Fesry south landing, comprised of piers that
supported the ramp and at least ope horizontal element.
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Figure 34. The boat ramp of the Bullards Ferry South Landing, view south.

The bluffs along the southern and eastern edges of the Rogge Mill property are ancient,
uplifted beach deposits characterized by the USDA Soil Service as 2 No. 8a Bullards Sandy Loam,
mixed eolian marine deposits. This area of the property presents two aspects: on the south, west of
the small drainage that bisects the property, the bluff has been excavated away since the 1950s,
forming an amphitheater-shaped material quarry almost to the southern boundary of the property.
Other disturbances were evident from road grading and other impacts, and while ground visibility
was high, no culeural resources were identified in this area (Figure 35 and Figure 36).

Figure 35. View east north-east from the top of the bluff overlooking the material quarry excavated
out of the bluff face in the 1950s and 1960s.
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Figure 36. View east along the edge of the bluff overlooking the material quarry. The Rogge Mill
property line is just to the right. Note the extensive disturbance along this area and the good ground
visibility.

The bluff area east of the drainage appeared much mote intact, but ground visibility was
moderate, limited primarily to a series of soil tests excavated for the proposed development. Given
the intact landform and dense vegetation, I excavated 13 individual 30 cm diameter shovel probes '
on 20-meter intervals (or at least as close to 20-meter intetvals as stands of gotse and scotch broom
allowed) along the bluff. Each of these probes were excavated to a depth of at least 50 cm below the
ground surface, and relatively intact sediment profile comprised of 1-2 cm duff layer followed by an
A1 horizon of a medium or dark brown organic rich fine sand or silt with the amounts of roots and
rootlets dectreasing with depth and almost no coarse content. Eventually, every unit encountered—
between 30 and 40 centimeters below the ground surface—a red-brown or yellow-brown subsoil of

relatively consolidated very fine sand that in places, contained laminated lenses of finer yellow or
whitish sands.

No cultural remains of any kind were observed in the pedestrian survey or shovel probes in
this portion of the project area.
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Pigure 37. View west northwest along the bluff on the eastern edge of the property, showing the
more intact landform and heavy vegetation.

Figure 38. View north from the bluff on the northeastern edge of the property, showing the restored
matshes on the north bank of the Coquille River that include numerous archaeological resources.
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Figure 39. One of several soil tests located on the bluff on the eastern edge of the property that
provided some ground visibility.

Figure 40. Shovel probe excavation under way on the bluff area on the eastern edge of the property,
13 January 2023, view east northeast.
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Summary and Recommendations.

Outdootsuperstar LLC contracted Black Dog Archaeology LLC to create a cultural
tesources inventory of the Rogge Mill property and to assess its archacological potential considering
proposed development. The Rogge Mill property as surveyed comprises ~25 acres in Section 17,
Township 28 South, Range 14 West of Coos County Most of the landform of the Rogge Mill
propetty is an artificial construction, the remains of fill torn from the bluff on the south side of the
property that was used to create a platform covering the estuarine mudflats upon which industrial
buildings wete placed, and most of this construction occurred in the 1950s and afterward (Figure
41). The property, however, is near to a constellation of archaeclogical sites that includes lithic
scattess, shell midden deposits, and house remains, all of Indigenous Coquille manufacture and use,
and also include extensive deposits of wood stake fish weirs and traps found on and within the
mudflat sediments just across the river and downstream from the Rogge Mill property. These same
kinds of mudflat sediments are found bencath the artificial platform upon which the Rogge Mill
complex was constructed. Additionally, the Coquille Tribe is concerned about additional cultural
sites that are potentially found near or within the property.

-artificial {

Figure 41. The geomorphology of the Rogge Mill property shown in LIDAR topography.

Archaeological fieldwork was conducted in January 2023 and covered the area along the
tiver side on the artificial platform upon which the industrial buildings once stood as well as on the
top of the bluffs to the south and east that are also part of the property. A series of 13 individual 30
cm diameter shovel probes were excavated on the bluff along the eastern edge of the property where
the ground appeared to be relatively intact and where vegetation made ground visibility less ideal. I
recorded a single cultural site, designated MT-2023-07: the remains of the south end of the Coquille
River ferry that was in setvice up to 1954 when the current Highway 101 bridge was constructed.
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This site includes pilings and other wood foundation elements as well as a small conerete structuge
that are visible on the surface of the ground protruding out of the industrial fill along the northwest
corner of the property. These remains correlate to portions of the old ferry landing that are visible in

- photographs of the site dating up to the 1970s. This site has been entered into the site inventory of
the Oregon State Historic Preservation Office. This site is found in an area of the property that is
slated for conservation as a wetland.

Despite good to medium ground visibility, no other intact or significant archaeological
materials were observed during this survey elsewhere on the property. Although there are remanants
of the post-World War IT industrial complex across the site—asphalt, metal debris, concrete, ete.—
these are highly disturbed, of recent vintage, and I regard them not to be a significant historical or
cultural resource. '

With two caveats I do not believe that the proposed development of the property will have
any adverse impact to any recorded or undiscovered cultural resousces.

First: the property is located immediately adjacent to one of the most significant
concenttations of Indigenous cultural resources on the Oregon coast, and the artificial platform
upon which the Rogge Mill industrial concern was constructed was placed on top of the same kind
of estuarine sediments that contain the wood stake fish weirs and traps just across the river. If
ground disturbing activities were to occur that would disturb these undertlying mudflat/estuarine
sediments, this activity should be monitored by a qualified archaeologist to prevent or mitigate
damage to any intact cultural materals.

Second: the area around the edge of the artificial platform along the northwest corner of the
project area contains the archaeological remains of the south landing of the Bullards Ferry that was
in operation from the late 1800s through 1954. These remains, documented in photographs and
through archacological survey, include remnants of the ferry ramp itself, an adjacent dock and small
concrete blockhouse, and several vertical wood piers in the estuarine mudflats. This site has been
registered with the site inventory of the Oregon State Historic Preservation Office and should be
avoided duting project development on the propetty.

Finally, significant archaeological resources are known or reported to be located within the
vicinity of the property and the Coquille Indian Tribe regards the area as sensitive for cultural
resources. There is always a potential that cultural resources could be encountered when a property
is developed and ground disturbance occurs. Archaeological sites and objects—even those that have
not been previously identified—are protected under Oregon law on both state and private lands
(e.g., ORS 97.740-760}. In the event that archaeological objects, features, or a site be encountered, all
work within the immediate area should be stopped and appropriate Indian Tribe, the Oregon State
Historic Preservation Office, or a professional archaeologist should be contacted.
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DEQ Coos Bay Office
465 Elrod Ave

Septic Site Evaluation Approval RSN
’ _ ' Fax: 541-269-7684

Ousiey : } " OnsiteCoosBay@deq.state.orus -
246-23-000039-EVAL Website: oregon.govideq

Data Issued 10f30/2023
Apphcatmn status Site Evaluation Approved

Work descnpt[on :Rogge Mill RV Resort = . Commerc:ai Site: Evaluaiion

Applicant: Paul Kennedy
Phone: 541-673-0638
Email: pauldkennedy@gmail.com
~ Owner; OUTDOORSUPERSTAR LLC Property address: 0 Hwy 101 Hwy, Bandon, OR 97411
Address: 4698 BLUEBELLE WAY

SPRINGFIELD OR 97478

Parcel: 28514W17C1000 - Primary FTownship: 285 Range: 14W Section: 17
Township: 285 Range; 14W Section: 17
Township: 285 Range: 14W Section: 17
Lot size:  4.42 acres Water supply: Well
Zoning:  N/A City/County/UGB: County
County: Coos
Directions to Property: comner of Hwy 101 and Coquilte Bridge just north of Bandon
Proposed use of structure: 130 space RV Park
Category of construction: Commaercial

General Specifications .-

Max peak design flow: 18500 gpd. Proposed gallons per day: 18500 gpd.

Min septic tank volume: 40000 gal. Min dosing tank volume: 3000 gal.
Special tank regmts:  Minimum sizing: two times the proposed peak design flow.
Media depth: : 36 in.

System Specifications: Initial System Replacement Area
System type; Alternative Treatmeni Technology (ATTs) Alternative Treatment Technology (ATTs)
ATT description: 8B TBD
Systam distribution type: Equal Equal
Distribution method: Pressurized Pressurized
|Trench Specifications - - Initial System Replacement Area
Max depth: 7 in. 7in.
Min depth: 0in. Gin.
Ispéé:[éfﬁecjb'ikem'eﬁ'is i ] Initial System _ Replacement Area

CALL BEFORE YQU DIG..IT'S THE LAWY

ATTENTION Oregon Jaw requires you to fllow rufes adopled by the Oregon Utisity Molification Center. Those sules are set forth by Gragon Administration Ruides, You may oblain
coples of the rules by calling the center, {Note: The teiephone number for the Cregon Ulikty Notification Canter is 1-800-332-2344.)

10/30/23:12:51:11PM Page 1of 2 ONS_OnsiteEvaiuation_pr



Septic Site Evaluation 246-23-600038-EVAL Page 2 of 2

Date tssued. 10!30/2023
S:le Evalualaon Appr ed :

Apphcatlon slatus.

N‘Jork desarlptlon Rogge M:il RV Resort Commerciat Site EValuatton

Groundwaler type: Temporary Temporary
Groundwater depth: 3in/ 3in.
Drainfield type: Botiormiess Sand Filter Bottomless Sand Filter
Pump to drainfield required: ’ Yes - Yes
Other special requirement: Dry Weather Install Required - Dry Weather Install Required

Baottomless Sand Filter: 10300 sguare ft. 10300 square fi.

THIS IS NOT YOUR PERMIT. A Construction/Installation permit is required before you construct your system. Please conlact
this office when you are ready to apply for a construction/instaliation permit, We cannot sign off on any Building Codes forms
uniil we issue your permit.

This site approvai runs with the land and will autormnatically benefit subseguent owners. This site approval is valid until the
approved system is constructed under a DEQ construction permit or unless the site is altered without approval from this office.
Alterations/excavationsfict line adjustments made to the site, or placementi of wells or utilities, etc., may invalidate this approvat

If you disagree with the decision of this report, you may apply for a site evaluation report review. The application for a site
evaluation report review must be submitted to DEQ In writing within 60 days after the site evaluation report issue date and must
include the site evaluation review fee in OAR 340-071-0140 Table 9A. A senior DEQ staff person will be assigned the site
evaluation report review application,

You may apply for a variance to the onsite wastewater treatroent system rules. The variance application must include a copy of
the site evaluation report, plans and specifications for the proposed system, specify the rule(s) to which a variance is being
requested, demonstrate the variance is warranted, and include the variance fee in OAR 340-071-140 Table 8C. A variance may
enly be granted if the variance officer determines thal strict compliance with a rule is inappropriate or special physical conditions
render strict cetmpliance unreasonable, burdensome or impractical. A senjor DEQ variance officer will be assigned the variarice
application.

Greg Alton Regional Onsite Wastewater 10/30/23
Specialist

CALL SBEFORE YOU BIG..IT'S THE LAW

ATTENTION:Oragon law requires you la follow sules adopted by the Oregon Litility Nolificetion Center. Those rules are set forth by Gregon Administration Rules. You may obtain
coples of the rules hy caling the center, (Note: The tetephone number for the Oregen Ulility Notification Center is 1-800-332-2344.)

10/30/23:12:51:41PM R Page 20f 2 ONS_OnslteEvaluation_pr
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CASCADIA GEOSERVICES, INC, s
190 6th Street A
PO Box 1026 ‘Genserpi
Porl Orford, Oregon 97465 | 4
D, 541-332-0433 i
C.541-655-002)

Email: info@cascadiageoservices.com
Www! cascadiageoservices,com

LEVEL | - SITE ECOLOGY SCOPING REPORT
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Highway 101, Bandon, Oregon
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Lavat - Sife Eoology Scoplhg Report Juna 22,2016
Rogage Plonnar Faciity {E5C1 Prajecl Hlia #16048)

Bandion, Oregon

CGS Projact Mo, 15031

infroduciion

Cascadia Geoservices, Inc. [CGS) is pleased 1o submit this Level | - Site Ecology Scoping
Report on behalf of JGE Properlies, LLC in Coos Bay, Oragon for the former Rogge Mill
Site property located in Coos Counly, Oregon {subject property or site). CGS is working
wilth DEG through their Voluniary Cleanup Program {(VCP) in orcler o obtain Regulalory
Closure for this site. This report was requesied by DEQ on May 27, 2016 and is based on
jwo site visils to the Rogge Mill Site properly on June 9, 2016 and on June 15, 2016, This
Level | - Site Ecology Scoping Report follows DEQ's Altcchment 3 from theit Guidance
for Ecological Risk Assessment publication’. The purpose for this stucly and report is 1o
provide a conservative, qualitative defermination of whether there is any recsoh 1o
pelieve thal ecological receplors and for exposure pathways are present or polentially

present at or in the localily of the facility.

In addition, we are providing DEQ with informatlion that they requested regarding the
water well which is located on the property [COOS 53925). And, we are including an
expanded table of Contaminanis of Interest {COI) which includes the resulls of

sampling conducted on May 17, 2015.

LEVEL1 - SITE ECOLOGY SCOPING REPORT

EXISHNG DATA SUMMARY

a. Site Location: The Rogge Mill Sile {subjec! properly or sile) Is located in Coos
Counly, Oregon approximately .8 miles north of Bandon, Oregon {Figure 1, Site
Location Map). The site is located on the south bank of the Coqullle River 3.2 river
mites inland from the mouth of the river and the Pacific Ocean.

b. Site History: The properly was operated as a plywood, veneer, planner and
cedar re-saw mill from 1952 until 1996 and as @ cedar re-saw mill from 2000 1o
2014,

1 Oregon Deparlment of Environmental Quality. April, 1998, Guidance lor Ecological Risk
Assessmenl; Level LIL L IV
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c. Site Current and Future Uses: The site is currently vacant. The site is zoned by Coos
Counly as both Recreational and Industrial {Figure 2, Zoning Map]. The northern
portion of the property is zoned CR14-IND (Coquille River Estuary Mancigernent
Plan - Industial Shore Land Segmenis {CREMP-IND). Coos Counly Zoning
Ordinances permit indusirial uses within this zone. The remainder of the properly
is zoned Q-REC (Recreational). Outright uses here include agriculiural, golf
courses, educational-associated facilities, fish and wildlife habital management,
hunling and fishing preserve, marinas, miligation and recreafion which includes
boaling, fishing and campgrounds. Single family dwellings and RY Parks may aiso

be allowed butl would require a sile plan review by the counly.

d, Known or Suspecied Hazardous Substance Releases: On-going soil and
groundwater sampling to date has been for Tolal Pelroleum Hydrocarbons [TPH},
Semi Volalile Organic Compounds (SOC), Volatile Organic Compounds {VOC},
Metals and Dicxins/Furans., Our test resulls indlcate that Pentachlorophenal
(PCP}, a synthetic organochlorine compound used to preserve wood, was used
to freat lumber during the milling process, The highes! concentration of PCP
detecled from our sampling was from a surface soll sample faken neair the south
side of the mill building adjacent 1o the paint storage area {Figure 3, Sile Map)-
This sample exceeded limits providect by DEQ in their Risked Based
Concentralions for Pelroleum Contaminaied Sites?, Sampling resulls for other
conlaminants including TPH, SOC, VOC, Meldls and Total Petroleum
Hydrocarbon, Volatile Organic Compounds, Metals and Dioxins/Furans indicales
that these contaminants are present bul generdlly in amounts less Ihan The

Risked Based Concenirations as determined by DEQ,

e. Sensitive Environments: The site borders the Coquille River within the River's

Estuary. The bank of the river Is home o a diverse population of both migralory

! Siate of Oregon Department of £nvironmental Quality Risk-Dased Deglslon Making for the Remedlation of Petroleum-Contaminated Sites,
2603
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and non-migratory shore birds, amphibians and invertebrates, The river is home
lo a varlety of fish including Oregon Coast Coho, {Oncorhynchus kisulch),
scilmonicl which was federcailly listed os threalened on June 20, 2011, The north
side of the Coquille River across the river from the site is part of the US Fish and
Wildlife's Bandon Marsh Refuge (Figure 4, USFW Bandon Marrsh Refuge Map)

which is also home lo a variely of plants and animats.

f. Threatened or Endangered Specles: The Coquille River is populaled by wild Coho
Saimen., Coho Salmon have been under close scientific inspection and stiict
harvest managemeni for years due fo decreasing populations. In June, 2011,
Nalional Oceanic and Almospheric Adminisiration (NOAA) Fisheries lisled the
Oregon Coas! Coho as threatened. Across the river to the north and to the wesl
of the sile is Ihe US Fish and Wildlife's (USFW) Bandon Marsh Wildlife Refuge. USFW
has recenily removed flood control dikes and planted native vegelation in the
Refuge north of the slte in order to restore the salt marshes and {o improve and

Increase the breeding habliat of the Coho Salmon.

Olher plants and animals which are curently listed as either threatened or
endangered and which occur within the Ba ndon Marsh Wildlife Refuge and
Coquille Estuary include the Sitvery phacelia (Phacelia argentea}; Short-
stemmed sedge (C_Jcrrex brevicaulls), Western snowy plover {Charadrius
alexandrinus nivosus); Yellow sandverbena {Abronia latifolic) ringlail {Bassariscus
astutus) and northern bog clulbmoss iLycopodiefia inundata). None of these

species has been idenlified on the sile.

SITE VISIT SUMMARY

‘As par! of this Level 1-Site Ecology Scoping Report, a sile visit was conducted on
Monday, June 9, 2016. This was followed by a second site visit on June 15, 20916. The
site visit was conducied during early summer when ecological features are mos!
apparent. As parl of that site visit, an Ecological Scoping Chacklist was flled out and is

altached here as AHachmen! 1.
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a. Contaminants of Interest; Table 1 lists the Contaminants of Inferest {COI) for the

site, This lisl was generated based on known contaminants associcled with wood

processing facilities based on EPA's Sector Notebook i is also based on

discussions with and guidance from DEQ personnel and on our two sampling

events on May 7, 2015 and March 16, 2016. Following is & surmmary of the COl,

1.

sampling of bolh soils and groundwater retuined metal values which
were generally below buckground values provided by DEQ? for the
Klamath Mouniain and Coast Range Phystographic Regions of
southweslern Oregon. Based on Ihis, melals are not considered

Contaminants of Interest,

Where detecled, Hydrocarbons, Volatite Organic Compounds cind Semi
Volalile Compounds returned values which are tess ihan the All Risked-
fased Concentralions (RBC) for Individual Chemicals as provided by
DEQS, For solls, ihase limits are based on soil ingestion, dermal contact and
inhalation In a residential environment. Groundwaler concentrations are
based on limiis for ingestion and inhalation from tap water in o residential

environment.

Two groundwater samples (GW-RP-OSO?lSﬂO?OO and GW-RP-050715-1130
which were faken west and eas! of the mill bullding returned values which
exceedad RBC's for Dioxins and Furans for residential groundwater,
Sample GW-RP-050715_0900 was laken al 6 fl. bgs and returned a value
of 4 PPM based on a Toxic Equivalency Factor {TEF) for the most toxic form

of dioxin, 2,3,7,8-TCDD. Lab qualifiers for this sample state;

1 £PA Office of Compliance Sector Notehook Project Profile of the Lumber and Wood Products industry.
Septemnber 1995. LS. Environmental Protection Agency. SIC Code 24

1 Development of Oregon Background Melals Concanlralions in scil. Technical Repord March 2013, Oregon Depariment
of Environmental Quolity

5 sigle of Oregon Depardmen! of Environmentol Quallly Risk-Bosed Decidon Making for the Rernedialion of Pafroleurn-
Contaninatad Sites, 2003.
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a. Resull is tess than the Reporting Limit {RL) bul greater than or equail
to the Method Detection Limit {MDL) and the concenlralion is an
approximate value,

b, The reporied resull is the estimaled maximum possible
concentralion of this analyte, quaniitated using the theorelicalion
ratio. The measured ion ratio does not meel qudlitalive
identificalion criteria and indicates a possible interference.

c. Compound wos found in the blank and sample,

d. The reporled quantifalion limit has been raised due to an exhibited

olevaled noise or malrix interferance

wWe nole thal no other COl was reported from this groundwater sample,
Based on 1his and the fact thal the analyte was also delected in lhe
blank, he sarmple results for this sample are considered erroneous and

cue 1o eilher lab error or to contamination during shipping and handling.

4, Similarly, groundwaler sample GW-RP-050715-1130 which was taken east
of the mill building o a depth of 4 feel relurned a value of 282 PPM TEF for
dioxin, 2,3,7.8-1CDD. The lab qudiifier for this sample was

a. Compound was found in the blank and sample.
b. The reporied quantitation fimil has been raised due lo an exhibited

elevaled noise or malrix inlerferehce

We note that all other COI's tor this sample were below Risked Based
Concenlrations. 8ecause of this and Ihe fact that the compound was
found in the blank and sample and that the lab noled that there was
elevaled noise of matix interference, the sample resulls for this sample
are dlso considered erroneous and due lo eilher d lab error or to

conlamination during shipping and handling.

As discussed, our lest resulls indicate that Pentachlorophenol, a wood preservative, is

the primary Contaminan! of interes!. The highest concentration of Pentachlorophenol
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wais from a surface soll sample which was taken near the south side of the mill building

adjacent to the paini storage area (Figure 3, Sile Map).
b. Observed Impuacts

During our site visit, we did nol observe any visual or detect any olfactory
indication of chemical retease, This included sheening or other indicalion of
chemicals either on the ground surface or surface water, There are areas inside
the mill building where darkened areas on the concrele slab indicate post spilts,
These appear to be isolated and did not release onto the adjolning areas

around the spilt.

Graveled parking oreas and roadways had less vegetation due to compacled
grave! placed during operation of the mill, We observed no arecs of disfressed
vegelalion (other than on the roadways and parking areas) cnd no dreas where

ihe vegetation was visibly distressed due to chemical contamination of the soils.

Likewise, surface waler which is draining from Eagle Springs via diversion dilches

appears clear and supparts both amphibians and aquatic insecls,
Ecologlcal Features

Areas adjacent io the west, edst, north and south sides of the mill buliding were
covered with dense vegetation which consisted primarily of grasses and shrubs
(Photos | through 6). Approximately 15% of the site is wooded with willows, These
are atmost exclusively aleng the banks of the Coquille River {Pholo 7). The bushes
are similar in dge and ore generally a maximum of 4 inches at breast haight.
Alders exist south of the mill building along the base of the foothills near Eagle

Springs.

Re-routing of surface water from Eagle Springs has formed drainage dilches with
areas of standing water along the west, south and east side of the mil building
(Figure 3, Site Map). A combination of grasses, flowering and non-flowering

vegetlation is present in these areas {Photo 8, 9 and 10}. Within these ditches.,
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amphibicns and insects were observed (Photo 11 and 12}. These cre primarily
wilhin the western draining ditches wilh few observed in lhe easlern drainage

ditches ecst of the mil building.

The bank of the Coquille River northwest and northeast of the mill building was
obsefved to have stands of willows and o few olher deciduous frees and shrubs.
Exotic planis {primarily gorse and Himalayan Blackbenies) cover much of lhe
river bank {Photo 13). These appeared to be growing vigorously with no signs of
dislress due lo chemical coniaminaﬁon. The base of the retaining wall along the
river bank is within 1he lidd fluctuation zone of the Coquille River Estuary. The
sediment in the tidal zone and lhe wooden piles placed during operction of the

mill are covered wilh aguatic mosses (Pholos 14).

Siarling (Sturnus vulgaris] were observed nesting under the eaves of the mill
puilding (Photos 15) and we infer that Ihese birds are feeding on insects haiched
from the standing water. A feral cal was observed briefly in 1he grass outside of
‘Ihe mill building. Cal scat was observed to have fur which indicates that there
are small mammals present on the site [Photos 16}, Shore birds were observed

flying over the site but there was no indication that these were nesling at the sile.

c. Ecologlcally Important Species/Habitats
There are no known important species/habilat on the subject properly. The
property lies south and east of the USFW Bandon Marsh Wildlife Refuge.

d. Threatened and/or Endangered Species
There are no known threatened and/or endangered species on the site, As
discussed, the site is south and east of the USFW Bandon Marsh Wildlife
Refuge. Plants and animals which are currenlly fisted! as eliher Ihrealened or
endangered and which occur within the Bandon Marsh Wildlife Refuge and
Coquille Estuary include the Oregon Coast Coho, Silvery phacella (Phacslia
argentea); Shorl-stemmed sedge (Carex brevicaulis), Western snowy plover

({Charadirius clexandrinus nivosus); Yellow sandverbena [Abronia lalifolia)



Level |- Site Ecclogy Scoping Reporl une 27, 2016
Rogge Manner Facilily (ESCI frojoct Fite I 60:18)

sancden, Oregon

CGS Project Mo, 15031

ringlail (Bassariscus astutus) and norlhem bog clubmoss {Lycopodielia
inundiata). None of these species was observed on the site. The enlire site has
been used ds a mill/indushrial site and has undergone frequent

anthropogenic disturbance and afieration over the last 60 years

e, Threatened or Endangered Species Habliat
There are no known threatened and/or endangered species habiial on the
site.

f. Exposure Pathways

Based on surface solls and groundwater sampling, Pentachlorophenol is
present in surface soils and near suface groundwater south of the mill
building and in groundwater in 1he yard east of the mill bullding.
Concenlrations in groundwaler were determined fo be 3510 .37 PPB as
compared to .044 PPB for residential drinking water. A soft sample laken from
he area south of ihe mill bullding reiurned a value of 1900 PPB (1.9 PPM)

_ compaired fo 1.0 PPM for RBC in residential soils.

Exposure pathways for the Pentachiorophenol is by surface water and near
surface ground water, Drainage ditches excavated to draln the water from
Eagle Springs forms dilches ond standing water on the south, west and east
side of the mill building. Both drainage difches diain north to the Coquille

River.

A report provided by USFW dedling with Pentachlorophenol Hazards to Fish,
wildlife and invertebratesé siates that;

For profection of aquatic life, It is recommended that the PCP water

concentration not exceed 3.2 ug/l but even af this level certain species

¢ Eislar, Ronald, April 1989, PERTACHLOROPHENOL HAZARDS TO FISH, WILDLIFE ANOD IMVERTEBRATES: A SYNOPTIC REVIEW,
U.5. Fish ond Wigllle Service Blological Report 85{1.17) Conlaminant Hazard Reviews Reporl Mo. 17
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of fishes and oysters accumulate enough of the toxlcant to retard their

growth,

We nole thal our groundwater samples taken soulh of the mill building, east
of Ihe mill building and necr the bank of the river easi of the mill building
syslemalically returned values of .30 o .35 PPB for Pentdchlorophenal which is

significantly lower than the values provided by fhe USFW,

A soll sample taken from the area south of the mill building relurned a value
of 1900 PFB {1.9 PPM]) Compared o 1.0 PPM for Risked-Based Concentrations

in residentiot solls, The USFW report further goes on 1o staite thal;

In senshive aquatic specles, PCP adversely affected growth, survival, and
teptoduction at media concentrations of 8 to 80 vg PCP/1 In algae and
higher plants, at 3 to 100 ug/l In invertebrates, and 3,580 mg/kg In the diei,
and >285 mg/kg in contaminated nesting materlals .(l.e., wood shavings).

We believe that exposure palhways of the Pentachlorophenol to the Coho Salmon
within the Coquille River do exist but that the concentrations are less than those
determined as harmiul fo fish by USFW. These concentrations in ihe hear surface
groundwater are furlher diluled due to mixing with the river water. The fish are migratory
and leave the river after a year in the estuary, During the summer months, water levels
from Eagle Springs are low and iherefore less water is enlering the river. Further,
Penfachlorophenot is rapidly accumulated and rapidly excreled, and has liile
tendency to persist in living crganisms; it is readily degraded in the environment by

chemical, microblologicadl, and photochemical processes.

Based on this, it is our opinion that no further ecological assessment of the site is

warranted,

On Site Water We_ll

Coos Water Well | COOS 53925} is localed on the wast side of the of the mill property
approximately 248 feet west of the mill bullding and Is shown on Figure 2, Site
Reconndissance Map. The well was compleled in June 13, 2013 to a depth of 67.16 feet

10



tavell - Sile teology Scoping Repord June 37, 2014
Rogge Plonner Focility {ESCI Project File 116048)

fiandon, Oregon

CGS Project Mo, 15031

below ground surface (bgs) {Allachment 1, Well Card Coos 53925}, Waler was firsk
encountered in the well at 12 ff, bgs. The well was cased with 5 inch diameler plastic

casing o a depth of 62.16 feet bys.

Based oh our discussion willh you on May 27M, we agree that because of the location of
the site within the Coquilie River Estuary, near surface groundwaler is tidally influenced”
and, as such, may be brackish and unsuitable for human consumplion, We Infer that
this is the reason that the existing well was drilled to 67 ft. bgs. Because of this, we
helleve thai a Deed Nolice could be used to alert fulure owners of the site that any a
drillec well construcied on the sile should be deepened to o minimum of 50 feet bgs
and be cased. This would help o prevent future groundwater wells which are

developed on lhe site from being effected by potential surface contamination,

Sincerely,

Cascadia Geoservices, Inc.

Eric T. Oberbeck

N i ededs 2016.06.27
R 47 20:11:07 -07'00"
NG o2

Expires May 31, 2017

Photos

Flgures

Figure 1, Localioh Map

Figure 2, Zoning Map

Figure 3, Sile Reconndissance Map

Figure 4, USFW Bandon Marsh Refuge Map
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Lavel | - Sile Feology Scoping Reporl June 27, 2016
Rogge Plannes Faciily [ESCI Project File #6049

Bondon, Cregon

CGS Froject Mo, 15030

Tables

Table 1, Soit and Groundwaiter Samples and Resulls, May 7, 2015
Table 2, Soil and Groundwater Scimples and Resulls, March 16, 2016
Table 3, Toxic Equivalency Factor (TEF) for Dioxin, 2,3,7,8-TCDD

Atfachments

Ecological Scoping Checklist
Oregon WellLog
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Teble 3, Toxle Equivalency Faclor (TEF) for the Dioxin, 2,3,7,8-YCDD

GW_0900
2,3,7,8_TCOD
1,2,3,7,8-PeCDD
1,2,3,4,7,8-HxCDD
1,2,3,6,7,8-HXxCDD
1,2,3,7,8,9-HXCOD
1,2,3,4,6,7,8-HpCOD
0CDD

$_1100
2,3,7,8_TCOD
1,2,3,7,8-PeCDD
1,2,3,4,7,8-HxCDD
1,2,3,6,7,8-HxCOD
1,2,3,7,8,9-HxCDD
1,2,3,4,6,7,8-HpCDD
ocDD

GW_1130
2,3,7,8_TCDD
1,2,3,7,8-PeCDD
1,2,3,4,7,8-HxCDD
1,2,3,6,7,8-HxCOD
1,2,3,7,8,9-HxCOD
1,2,3,4,6,7,8-HpCDD
0CbD

1

1

0.1

0.1

0.1
0.01
0.0003

0.1
0.1

0.1
0.01
0.0003

0.1

0.1
0.1
0.01
0.0003

Value

0
2.6
3.7

6
2.8

12
56

0.31
1.3
2.9
31
8.7
1100
7600

11
76
1800
80
72

21000

Converted Equiv. Value  Comments

0 May be interference
2.6 May be interference
0.37 May be interference
0.6 May be Interference’
0.28 May be Interference
0.12 May be Interference
0,0168 May be Interference
4.0 TOTAL

0.31 May be Interference
1.3 May be Interference
0.29 May be Interference
3,1 May be interference
0.87 May be interference
11 May be Interference
2.28 May be interference
19.15 TOTAL

11 May be Interference

76 May be interference

180 May be interference

8 May be interference

7.2 May be Interference

0 May be Interference
282.2
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TECHNICAL MEMORANDUM

WEST Consultants, Inc.
2601 254 S, SE

" Suite 450

Salem, OR 97302-1286

(b03) 485-5490

(503) 485-5491 Fax )
www.westconsultants.com

Name: Mr. Ying Deng

Company: OutdoorSuperStar, LLC

Date: August 1, 2023

From: James Heyen, PE

Subject: Flood Risk Assessment and Floodway Analysis for the Lower Coquille River
Introduction

WEST Consultants, Inc. (WEST) has completed a flood risk assessment and floodway analysis of the lower
Coquille River near-Bandon, Oregon. The analysis was requested by Mr. Ying Deng in support of his
ongoing permitting applications with Coos County for the proposed development of an RV park along the
Oregon Coast Highway immediately adjacent to the left bank of the Coquille River. As the property in
question lies within a FEMA 100-year Approximate Zone A floodplain, Coos County regulations require a
detailed hydraulic analysis to establish the base flood elevation (BFE) for the 1% annual chance {100-year)
flood event and determine the extents of a regulatory floodway. The results of the analysis will be used to
ensure that the proposed development will be located outside of the floodway.

The proposed project lies within the floodplain of the Coquille River according to FEMA effective flood
insurance rate map (FIRM) for Coos County number 41011C0494F, effective 12/07/2018. Figure 1 shows a
map of the study area with an overlay of the effective FEMA flood hazard mapping and identifies the
approximate location of the proposed development. All figures are presented Appendix A at the end of this
memorandum. Unless otherwise specified, all elevations listed herein are referenced to the North American
Vertical Datum of 1988 (NAVD88).

Hydraulic Modeling

The detailed hydraulic analysis was conducted using the River Analysis Software developed by the US
Army-Corps of Engineers Hydrologic Engineering Center (HEC-RAS), version 6.4.1. Because the project is
< located in a portion of the Coquille River only analyzed by approximate methods, the analysis developed a
new hydraulic model of the study reach. The following sections describe the development of the detailed
model and document the data sources.



Bathymetric and Topographic Data

Detailed bathymetry data for the lower Coquille River were obtained from a previous study conducted in
2010 for the Qregon Department of Transportation (ODOT). For that study, which developed hydraulic
models to evaluate potential bridge scour at tidally influenced bridges, WH Pacific surveyed main channel
cross sections in the vicinity of the Coquille River Bridge carrying US Route 101, Those data were collected
in the Spring of 2010.

Topographic data, which covered all but the low flow channel of the river, were obtainedvfrom the
“Southcoast” LIDAR dataset collected by the Oregon Department of Geology and Mineral Industries
(DOGAMI) between April of 2008 and July of 2009, -

The two data sources were mosaiced together to create a Terrain DEM of the river and overbanks for the
project area. Figure 2 shows a map of the study area with the composite terrain consisting of topographic
and bathymetric data. '

Hydraulic Model Geometry

A total of fourteen cross sections were extracted from the terrain DEM to build the hydraulic model
geometry and are shown in Figure 3. The river thalweg was used to create the model centerline upon which
cross section river stationing and main channel downstream reach lengths were based. Left and right
overbank flow paths were estimated from the terrain DEM and used to establish overbank downstream
reach Jengths. '

Bridge data for the Coquille River Bridge carrying US Route 101 were imported from the 2010 ODOT study
and confirmed by comparing them with as-built plans. The bridge is supported by eight piers and has
sloping abutments at both ends.

Manning’s roughness values were estimated from values listed in the effective FEMA Flood Insurance
Study (FIS) for Coos County, which lists ranges of values employed by flooding source. While the
downstream end of the Coquille River was not studied by detailed methods, the portion of the river studied
by detailed methods begins near the community of Riverton, approximately 12 miles upstream from the
Coquille River Bridge. The FIS lists Manning's roughness values for the Coquille detailed analysis of 0.03 in
the main channel and between 0.03 and 0.08 in the overbanks. A main channel Manning’s roughness value
of 0.028 and overbank values ranging between 0.036 and 0.1 were applied based on examination of aerial
photography and comparison with simitar Southern Oregon coastal rivers.

Hydrology and Boundary Conditions
Discharge for the 1% annual chance flood on the Coquille River, 122,000 cfs at the confluence with the
Pacific Ocean, was obtained from the effective FIS. ‘

The downstream boundary condition for the lower Coquille River is highly influenced by tidal action. FEMA
guidelines specify that when the downstream boundary of a model is within a coastal tidal reach, the tidal
boundary of the model is taken as equal to the Mean Higher High Water (MHHW) level of the nearest tidal
station. NOAA station 9432373 (Bandon, Coquille River OR} is the nearest tidal station, and records



indicate a MHHW elevation of 6.99 feet NAVD88, This value was used as the downstream boundary
condition for the HEC-RAS model plan "without floodway” conditions.

Floodway Encroachment Analysis

A plan was created to model the "with floodway” conditions. The discharge for the 1% annual chance flood
was retained — 122,000 cfs. FEMA guidelines specify that the downstream boundary condition for the “with
floodway” condition be set to normal depth with the same energy grade siope as the “without floodway”
condition. That slope was determined to be 0.001 and was set for the "with floodway” condition.

Encroachment stations were iteratively varied through the study reach until a floodway with a maximum
surcharge of less than 1.0 feet was established while not encroaching within the bank stations and while
retaining reasonable top width transitions between cross sections. The floodway analysis also considered
the reasonableness of the computed floodway once transferred to a map. For this reach, it was found that
encroachments up to the bank stations resulted in surcharges of less than one foot at all cross sections.

Analysis Results

The hydraulic analysis determined the water surface elevations for regulatory, without floodway, and with
floadway conditions for a 1% annual-chance event along the lower Coquille River. Table 1 on the following
page shows the detailed hydraulic modeling results.

The proposed project location is within the portion of the lower Coquille River influenced by backwater from
coastal flooding. The effective FIS summary of elevations lists a BFE of 15.2', but the effective FIRM shows
a BFE of 16.0'. We recommend the proposed development consider the BFE to be the more conservative
value of 16.0".

Figure 4 shows a map of the computed floodway along the lower Coquille, with a close-up view of the
proposed development site. Inundation extents, shown in blue, in Figure 4 are for a static 16.0' BFE.



Table 1 - Hydraulic Analysis Results

1,200 1,141 | 13875 | 8789 16.0 6.99 7.23 0.24
2,400 1,212 | 16,775 7.27 16.0 8.19 8.54 0.35
3,600 1,233 | 17,765 6.87 16.0 881 - 927 046
4,800 1328 | 18386 6.46 16.0 9.29 9.92 0.63
6,000 1470 | 17,614 6.97 160 | 970 10.39 069
7,200 1,011 | 16,844 724 | 160 | 1011 10.9 0.79
8,400 943 16,280 749 16.0 10.61 114 0.79
9,600 990 16,900 7.22 16.0 11.17 12 0.83
10,525 708 14,989 8.14 16.0 11.48 12.28 0.8
10,721 663 15,156 8.05 16.0 11.81 1257 | 076
11,007 706 14,941 8.17 16.0 11.96 12,67 -7t
12,000 678 14,536 8.39 16.0 12.60 13.05 0.45
13,200 662 13,759 8.87 16.0 13.22 1352 0.3
14,400 617 14,244 8.56 16.0 13.66 14.16 05

If you have any questions regarding the analysis results or methodology, please feel free to contact me at
(503) 485-5490 or jheyen@westconsultants.com.




Appendix A

Figures



Figure 1 - Study Area with Overlay of Effective Flood Hazard Mapping




Figure 2 - Composite Terrain of Topography and Bathymetry

- Selecled: 2008 LIDARY StiveyBully®

Proposed Development




Figure 3 - Hydraulic Model Cross Sections
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Figure 4 - Floodway Limits and Approximate Base Flood Inundation Extents
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MEMO

To: - Coos County Planning Department

From: Derek Miller, P.E.

cc:

Date: 9-29-2023

Re: Rogge Mill RV Resort — Site Drainage Memo

This memao, in conjunction with the exhibit labeled "Preliminary Rogge Mill RV Drainage Plan”, discusses
the existing drainage conditions and the strategies that will be used moving forward to design the storm
drainage infrastructure that will serve the proposed 130-unit RV Resort.

Existing Site Drainage

Currently there is no existing storm drainage system present at this site even though it was a developed
logging mill site with impervious areas in its previous use. Stormwater runoff from the site currently
either sheet flows directly into the Coquille River or sheet flows into existing seasonal drainage ditches
that eventuaily outfall into the Coquille River. A portion of the site also sheet flows into an existing pond
that overflows into a seasonal drainage ditch that also outfalls into the Coquille River. All existing onsite
stormwater runoff ends up eventually discharging into the adjacent Coquille River located north of the
site. Currently and historically, none of this site drainage has been designed or treated per any
standards.

Proposed Site Drainage

Moving forward we will utilize Portland’s 2020 Stormwater Management Manual for design guidance
and requirements to treat the storm runoff from the site prior to discharging into existing onsite
channels and eventually into the Coquille River.

Drainage from the proposed RV Resort will be collected via a system of catch basins. All catch basins will
be fitted with both filters and oil water separators. This will be the first step in storm water treatment
for the site. The filters will remove debris including heavy metals, sediments, and trash. The oil water
separators will trap the oils and other hydrocarbons inside the basins preventing them from leaving the
site,

After stormwater is collected in the series of catch basins and initial treatment has been provided via
the filters and oll water separators, storm drainage from the site will then be conveyed in bio-swales.
The bio-swales will reduce the storm runoff velocity and remove additional pollutants. Bio-swales work
to remove poliutants through vegetation and the soil. As the storm water runoff flows through the bio-
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L planning 541.673.0166

swale, the pollutants are captured and settled by the leaves and stems of the plants placed in the bio-
swales per design. The poliutants then enter the soil where they decompose or can be broken down by
bacteria uses natural processes. There are several classes of water pollutants that are collected or
arrested with bio-swales. These fall into the categories of silt, inorganic contaminants, organic chemicals
and pathogens.

The outlet of the bio-swales will discharge near existing drainage channels to closely match
predeveloped drainage patterns. The drainage plan for this site will be to maintain the existing drainage
patterns of the site, collect the stormwater runoff and then treat that stormwater runoff prior to final
discharge from the site.

A detailed drainage report documenting ali this will accompany the Final Civil Construction Plans for the
project after the project has received the needed planning approvals to move forward.
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MEMO

To: Coos County — Planning Department

From: Derek Miller, P.E.

cc: ,

Date: 9-29-2023

Re: Rogge Mill RV Resort - Wastewater Treatmeﬁt System

This memo in conjunction with the exhibit labeled “Preliminary Rogge Mill RV Wastewater Treatment
System” discusses and displays the collection and treatment of the wastewater for the proposed 130-
unit RV Resort

Paul Kennedy and the Oregon DEQ have worked together to investigate the site and studied 14 onsite
test pits. DEQ has provided a site evaluation and design criteria for the treatment of the wastewater
{see attached}.

Each unit will have a standard RV sewer hookup. The raw sewerage from the site will flow by gravity to
one of the onsite septic and dose tanks. The septic tanks will be sized to serve up to 12 RV units each.
The dose tanks contain pumps to force the effluent into the proposed onsite force main. The force main
will connect ali of the dose tanks to transfer the effluent to the approved treatment area that is located
in the southeast corner of the site. After treatment, the treated effiuent will be pumped into a -
bottomless sand filter.

Ground water studies, a sewer design report, and construction details will be prepared for DEQ's WPCF
permit.
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To: Coos County — Planning Department
From: Derek Miller, P.E. -
cc:
Date: 9-29-2023
Re: Rogge Mill RV Resort — Water Source, Treatment, Storage, & Distribution System Memo

This memo, in conjunction with the exhibit labeled “Preliminary Rogge Mill RV Water Plan”, discusses
and displays the existing water source and proposed treatment, storage, & distribution system for the
proposed 130-unit RV Resort. The goal of this memo is to show that adequate water is available onsite
to provide service to the proposed development and discuss the water storage and treatment system
that will be designed to serve the site.

Water Source

Like the vast majority of rural developments in Oregon, this site will be served via well water. There
historically have been three separate wells located on this property. Two of those wells that have
historically served the site will not be used for this project. Both of these wells have been damaged over
time to the point where they are no longer useable. Those two wells are identified on the exhibit that
accompanies this memo and are identified as Well 1D 565720, which has been abandoned per Well
Report COOS 58226, and Well ID 546124, which currently is the process of being abandoned and will be
officially abandoned prior to construction of this project.

The remaining well will serve as the water source for the projéct. The well is registered with the Oregon
Water Resources Department as Well ID: 565722 and is labeled 148801. For specifics and additional
information regarding this well, Well Report Coos 58227 can be referenced. This well is located on the
west side of the abandoned mill onsite and will be located on the west side of the proposed RV Resort.
it has a documented vyield of 39.5 gallons per minute.

Water Usage and Water Demand

The estimated water needs for the entire development, when at 100% capacity and completely full, is
15,000 gallons per day. At this peak capacity, pumping at the well yieid of 39.5 gallons per minute,
15,000 gallons of water will require the well to be pumped 6 hours and 20 minutes per day. This would
leave on average, over 17 hours a day for the well to recharge, on days when the RV Resort is at full
capacity. On days when the resort is not a full capacity, the well would be pumped less and have more
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recharge time than the numbers listed above,

Woater Storage

As stated above, the well yield of 39.5 gallons per minute will provide enough water to serve the park at
full capacity. To help regulate the pumping of the well, water from the well will be pumped into a small
storage reservoir that will be located at the top end of the RV Resort. This tank will be sized at
approximately 15,000 gallons providing a full day of storage for the resort at full capacity. Water from
the well will be treated and pumped up to the storage reservoir. From the storage reservoir, water will
then be conveyed via separéte a waterline to the RV Resort for direct use. The reservoir water tank will
be elevated as needed to provide adequate water pressure for use.

Appropriate pumps will be sized and instalted for the project as needed to convey water from the well
to the treatment system and then again from the treatment system up to the reservoir. An additional
booster pump will be installed next to the proposed water tank on the outlet size as needed to increase
the pressure to the upper level to an adequate level.

Water Treatment

An ultraviclet (UV) water treatment system will be instailed to disinfect the water that is pumped from
the well prior to being pumped up to the storage. UV treatment is proven, established, and approved
method of water treatment and is also cost effective and environmentally friendly.

Detailed Engineering Plans for the water treatment, storage and distribution system will be provided in
conjunction with the Site Civil Improvement plans after this project has received planning approvals as
needed to move forward. )
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LAND AND WATER ENVIRONMENTAL SERV |
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ICES, INC.
P.O. Box 448, 119 NE 2nd St. Suite B (second floor), Qakland, Oregon 97462
(541} 672-0393 or (541) 459-4141 ’
"Praviding environmestal services for industry and the public sinee 1992
www, landandwater.biz . . _email: office@landzandwater.biz

June 17, 2021

Ken Yuen
2100 W 11ith Street
 Eugene, OR 97401

.Mr. Yuen,

At your request, Land And Water Environmental Services, Inc. conducted a site walkover and
wetland investigation of a parcel of land in Bandon, Coos County, Oregon, The purpose of the
wetland investigation was to determine if the site has wetlands or other waters that may be
regulated, and to determine if the proposed activity of an RV Park would impact those wetlands
or other waters.

The property is identified as T28S R14W Sec17 TL 1000, 1001, 1002. The investigation
primarily focused on TL 1000 as that is where the RV park will be located. The access road
from Hwy. 101 is well established and is located in TL 1002. TL 101 is largely undeveloped and
is not part of this project or this investigation. The site has a street address of 52185 Hwy 101,
Bandon.

The National Wetland Inventory (NWI) and Statewide Wetland Inventory (SWI) both map
wetlands on adjacent properties, but do not map wetlands within the study area. ‘The Natural
Resource Conservation Service (NRCS) Web Soil Survey web site maps the soil on the sife as
Udorthents. Udorthents are dredge spoils, historically deposited in fow lying estuarine lands to
build up and re-claim the land. Udorthents are not considered hydric soils, but they can have
hydric soil characteristics under some conditions. The SWI also includes a NRCS hydric soils
layer. The SWI hydric soil layer does not show any hydric soils mapped within the study area.

The project site is the location of a former wood products mill that has been closed for some
time. All of the machines and equipment that were used in operating the mill are gone. The
remaining building has been partially disassembled. The entire wood structure, which is
approximately 44,000 square feet sits on a concrete slab. The slab is larger than the building at
over 90,000 square feet. The slab is not one solid piece but made up of a few smaller adjoining
slabs. There are some open spaces in the slab, exposing the ground, where it appears that mill
machinery had been mounted. The slab is mostly intact and sound, although the northwest
corner is somewhat fragmented and covered with soil.

The study area consists of the concrete slab, which forms the limits of the project site. The study
ates boundary is the edge of the slab. The RV Park will be completely situated within the
boundaries of the existing concrete slab. There will be no sewer or water hook-ups for the RV’s,
therefore the slab will not need to be trenched for utilities. One portion of the existing byilding
will be rebuilt to be the RV Park office, bathrooms, and employee residence. The Coquille River
is adjacent to the study area to the north. The access point for the RV park will be the existing,
established road. The entrance road connects to the slab in the southwest corner. The road will
not be widened beyond the existing footprint and therefore will not impact wetlands.
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Ken Yuen RV Park Property Wetland Investigation
Page 2 -

The study area was traversed with somewhat meandering west-cast transects, progressing south
to north. Extra attention was paid fo the edge of the slab, where it interacts with the native
ground. Most of the building was open on the sides, the exterior walls having already been
removed or did not exist to start, except for the enclosed ceniral area that will become the RV
Park office and residence. That portion of the study area was not investigated.

The study area, the conerete slab, is surrounded by wetlands and waters of the State and the
United States. There are no wetlands or other waters within the study area itself, The existing
road access to the site from Hwy 101 is wide enough (o serve the RV Park without additional
work. There are wetlands on both sides of the road. There is a culvert under the access road at
the edge of the study area in the southwest corner of the slab. There is a ditch adjacent to the
east, south, and west boundary of the study area. This ditch appears to receive water from the
adjacent undeveloped land to the east and south and direct it around the study area to the west
side and northwest towards the Coquille River. The ditch is wetland and is heavily vegetated
with a variety of wetland plants, such as slough sedge, soft rush, horsetail, and witlow. Wetland
ydrology is evident,

The concrete slab extends to near the top of the bank, adjacent to the Coquille River on the north.
The Coquille is essential salmonid habitat, and State owned water, The Study Area Boundary is
the edge of the concrete slab. The study area does not extend to the Top of Bank or Highest
Measured Tide of the Coquille River. The RV Park will not impact the Coquille River,

After a thorough inspection of the site and a discussion on how the RV Park will be operated it
was determined that:
e There are no wetiands or waters within the study area, which consists of the entire
concrete slab that made up the working floor of the old wood products mili.
* There will be no trenches excavated in the concrete slab for sewer and water hook-ups to
the RV spaces. There will be no excavation adjacent to the conctete slab.
o The entrance road to the RV Park will remain within the established footpriat of the
access road to the old mill site,
» Parking spaces for extra vehicles will be established within the existing concrete slab.

Therefore, it is my Best Professional Judgement and concluston that no wetlands or waters of the
State or the United States are located within the project site Study Area, and no wetlands or
waters of the State or the United States will be impacted by this project, as currently planned.

' Sincerely,

Zﬁm WM&»

Lotan Waldron
Biologist
Land And Water Environmental Services, Inc.

Attachments
Google Earth Aerial with Study Area Boundary

National Wetlands Inventory and Statewide Wetland Inventory
Mane NR('S Weh Qail Snirvewv Man and leoende
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Soit Map-—Coos Counly, Oregon

Ken Yuen Property - Bandon

Map Unit Legend

Map tnit Symbal - - “Map UnigMame - - © - hcres in-AG! Percent of AOI
5A Blacklock {ine sandy loam, 0 to 3.0 5.2%
3 percent slopes
a8 Bultards sandy foam, 0to 7 88 15.0%
percent slopes
8& Bulfards sandy toam, 30 fo 50 14.0 23.9%
percent slopes
H Clalsop mucky peat 3.0 5.1%
12 Caquille skt loam 0.2 0.3%
28 Hecela fine sand 0.2 0.4%
57 Uderlhenls, level 141 24,2%
W Waler 15.1 25.9%
Totals for Area of interest 58.3 100.0%
uspa  MNatural Resources Web Soll Survey 6122021
GCanservation Service Natlonal Cooperative Soll Survey Page 3of3
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SANDOWENGINEERING

160 MADISON STREET, SUITEA - EUGENE, OREGON 97402 - 541.513.3376

TECH MEMO

DATE: November 22,2023

TO: Thomas Mcintosh
Land Use Consultant

FROM: Kelly Sandow P.E.
Sandow Engineering

RE: Bandon RV Park Traffic Evaluation RENEWAL 06/30/24

The following provides a traffic evaluation for the proposed RV Park located in Bandon,

Oregon.

1.0 SITE INFORMATION

The site is located at Tax Lot 1000 of Assessor’s Map 285-14W-17C along the east side of
Highway 101, south of the Coquille River. The site is approximately 25.6 acres and is zoned
Qualified-Recreation, Q-REC, a majority of the site. Previous use of this site was 62,000 sf light

industrial development.

Site Location



Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
Page 2

The site will take access from Highway 101. Highway 101 at the site entrance has a posted
speed of 55 mph and an AADT of 10,235. The nearest Automatic Traffic Recorder (ATR 06-004)
is located south of Bandon on Highway 101. The ATR illustrates that the peak season for this
area occurs in July, and the 30t highest hour occurs on a weekday from 12:00-1:00 PM and is
11.6% of the AADT. Based on the AADT, the 30" H.V. is 1,186, and the split is 51% southbound
and 49% northbound.

2.0 DEVELOPMENT PROPOSAL

The applicant is proposing an RV park with 130 RV spaces, a clubhouse, and a small retail store.
Access to the site will be via the existing access connection to Highway 101 at Mile Post
259.86. The site plan is included as Attachment A.

The trips for the RV Park are estimated using Land Use Code 416 Campground/Recreational
Vehicle Park found within the ITE Trip Generation manual 11" ed. Land use code 416 is defined
as including ancillary uses such as clubhouses and convenience stores. Therefore, this land use
includes all elements of this development proposal and is sufficient for the entire site. Trip
rates are provided based on the number of campsites and acreage as the independent
variable. There are more studies using the number of campsites as the independent variable.
Therefore, the trip rate per campsite is used. Table 1 prowdes the weekday daily AM and PM
Peak hour trips.

TABLE 1: TRIP GENERATION- PROPOSED USE

_ Size : :
Time of day ~ Rate - Trips . In Out
. - 0, )
AM Peak Hour 130 spaces 0.21 27 (36%) (64%)
g, 0
PM Peak Hour 130 spaces 0.27 35 (65%) : (35%)
S | 23 .12
: (50%) - (50%)
ADT 130 spaces _ 191 - 248 124 124

*[TE does not have a Trip Rate for ADT. The ADT is estimated using thé'dai'l%«"-té'-PM ratia for Land Use 411 Public Park

3.0 CHANGE OF USE

The site’s access connection is on Highway 101, which is under the jurisdiction of ODOT. As per
Oregon Administrative Rule {OAR) 734-051-3020, a new application for access connections to
state facilities is required when there is a “change of use”. As per OAR 734-051-3020(2), a
change of use is defined in the following: -

SANDOW
ENGINEERING



Re: Bandon RV Park Traffic Evaluation
Date: 11,22.23
Page 3

a} The number of peak hour trips increases by fifty (50) trips or more from that of the
property’s prior use and the increase represents a twenty (20) percent or greater
increase in the number of peak hour trips from that of the property’s prior use;

b) The average daily trips increases by five hundred (500) trips or more from that of the
property’s prior use and the increase represents a twenty (20} percent or greater
increase in the average daily trips from that of the property’s prior use;

The site’s prior use was a 62,000-square-foot light industrial building. The trips for this use are
estimated using Land Use 110 General Light Industrial. Table 2 provides the trip generation
estimate.

TABLE 2: TRIP GENERATION- PREVIOUS USE

Time Period Size Trip Rate  Trips
AM Peak Hour 62 ksf 0.74 46
PMPeakHour 62ksf 065 40
Daily 2kt 487 . 302

As shown in Table 1, the AM peak hour of the proposed use is 27, the PM peak hour of the
proposed use is 35, and the daily trips are 248. The proposed use will generate fewer trips in
the peak hour and ADT than the previous use. The standards of (a} and (b) are not met.

¢} The duaily use of a connection increases by ten {10) or more vehicles with a gross
vehicle weight rating of twenty-six thousand (26,000) pounds or greater; or

The proposed RV Park will have trips from a range of RVs, trailers, and passenger vehicles. The
average weight is 10,000 Ibs. with the typical range of 900 Ibs.-2,500 Ibs. The site is not

anticipated to have an increase in 10 or more vehicles over 26,000 |bs. when compared to the
" previous industrial use.

e) The connection does not meet the stopping sight distance standards, as measured in
feet, of ten (10) times the speed limit established in ORS 811.111 or the designated
speed posted under 810.180 for the highway as measured in miles per hour, or ten
(10) times the 85th percentile speed of the highway where the 85th percentile speed
is higher or lower than the speed limit established in 811.111 or the designated speed
posted under 810.180. The applicant may perform a study to determine if the 85th

SANDOW
ENGINEERING



Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
Page 4

percentile speed is higher or lower than the speed limit established in 811.111 or the

- designated speed posted under 810.180. The sight distance measurement, as
described in OAR 734-051-4020(2}{c)(A}—~(B)}, and the study to determine the 85th
percentile speed shall be performed according to published department procedures
by or under the supervision of a professional engineer as defined in 734-051-1070.
The measurement shall be taken under existing and proposed site conditions.

The posted speed is 55 mph. Ten (10) times the posted speed is 550 feet. The stopping sight
distance is measured on Highway 101 from the conflict point both north and south within the
travel lane. As illustrated in the image below, the line of sight is met.

Line of Sight

The proposed RV Park does not meet any of the criteria for a “change of use” as per OAR 734-
051-3020. Therefore, a new access application is not required.

SANDOW
ENGINEERING
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4.0 SAFETY EVALUATION

A safety evaluation was prepared for the access with the proposed use. The evaluation
considers crash history, operation, queuing, turning movements, and line of sight.

CRASH EVALUATION

There were no reported crashes at the site access within the most recent 5 years of available
data from 1/1/2017 to 12/31/2021. There was 1 crash reported south of the driveway. This
crash was caused by a vehicle stopping for a deer in the roadway. There were 2 reported
crashes north of the access. One crash was the result of a single vehicle traveling too fast and
leaving the roadway. The other crash involved a single vehicle that lost control due to slippery
conditions. There were no crashes reported at the driveway. Additionally, the segment of
Highway 101 containing the site access is not an ODOT SPIS site,

Crashes on Highway 101- Source ODOT TransGIS

SANDOW
ENGINEERING
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ACCESS CONFIGURATION

There is a separate southbound left turn lane for vehicles entering the site. The left-turning
movement has approximately 170" of storage and a 125-foot taper. Additionally, the access
has a separate channelized northbound right turn pocket. The right turn pocket has
approximately 175 feet of taper. There is adequate channelization for turning movements
from the highway.

The access was evaluated for sufficient geometry for the turning movements of a 30-foot RV
pulling a boat. The evaluation was performed using the AASHTO vehicle characteristics and the
AutoTURN Software. The turn templates are provided below. As demonstrated, the geometry

is sufficient for the turn paths.

Turns to/from the North at the Site Access

SANDOW
ENGINEERING



Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
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Turns to/from the South at the Site Access

V/C AND QUEUING
The PM Peak Hour trips are estimated to be distributed on the system as follows:

e 60% to/from the south
e 40% to/from the north

The trip distribution at the access is estimated as follows:

10 \___5
fm:r

16

SANDOW
ENGINEERING




Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
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The access v/c and queuing are estimated using Synchro 10 and SimTraffic 10 software. The
movement v/c is compared to ODOT’s standards. Highway 101 is a Statewide Highway with a
posted speed of 55 mph, and is outside the Urban Growth Boundary. As per the Oregon
Highway Plan, the v/c standard is 0.70 for the Highway 101 approaches and 0.75 for the site
access. Table 3 provides the v/c results. The evaluation is prepared for the peak season,
weekday, 30" H.V. conditions with the RV Park at full capacity. Attachment B contains the
Synchro 10 output. '

TABLE 3: V/C RESULTS

Movement Standard v/c
Westbound 0.75 0.06
Southbound Left - 070 0.01

As demonstrated in Table 3, the v/c ratio for all movements meets the standard.

The queuing analysis was evaluated for the peak season, weekday, 30 H.V. conditions with
the RV Park at full capacity. The queuing analysis is prepared for the 95 percentile and
average queue lengths. The queue lengths are rounded to 25 feet to represent the space for
an average vehicle. Tahle 4 provides the queuing results. Attachment C contains the SimTraffic
10 output.

TABLE 4: QUEUING RESULTS

Movement  Available Average g5th

~ StorageFeet | (Feet) (Feet)

Westbound 100+ 25 50
Southbound Left = 170 25 25

As demonstrated in Table 4, the queue demand will not exceed the available storage.

There are no capacity or queuing concerns.

SANDOW
ENGINEERING



Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
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LINE OF SIGHT ,

The access line of sight was evaluated for the departure sight distance and the stopping sight
distance following the AASHTO Methodology. The departure sight distance is the length of
roadway that a driver exiting the access to Highway 101 needs to have clear to.observe an
adequate gap in traffic to turn and begin to travel up to speed. An RV has a time gap of 9.5
seconds. At 55 mph, the driver of an RV needs to have a clear line of sight of 770 feet in either
direction to make a left turn. The departure sight distance measurement is shown below. As

demonstrated, the sight distance is met.

Departure Sight Distance

The stopping sight distance is the length of the roadway a driver needs to see ahead of the
access to safely stop for a conflict/vehicle entering, exiting, or stopping at the site access. The
stopping sight distance at 55 mph is 495", The stopping sight distance measurement is
illustrated below. As demonstrated, the sight distance is met.

SANDOW
ENGINEERING



Re: Bandon RV Park Traffic Evaluation
Date: 11.22.23
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5.0 FINDINGS

There are no safety or operational concerns at the access for the proposed RV Park use, as
demonstrated in this analysis and summarized in the following:

¢ There is adequate channelization for turns into the site.

e The v/c standards are met.

¢ The queuing at full capacity of the RV park will not exceed the available storage.
e The sight departure and stopping sight distances are met,

SANDOW
ENGINEERING
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RECORDING REQUESTED BY;

. Coos County, Oregon 2022-0677%
@ TiIcoR TITLE $101.00 Pgs=4 062212022 01:24 PM
201 Contral Avenus | _ eRecorded by: TICOR TITLE COOS BAY

Coos Bay, OR 97420

Diris D, Murphy, Coos County Clerk

AFTER RECORDING RETURN TG:
Shun Chung Pun and Wal King Yaung
1617 Provinclal Way

£ugene, OR 97401

SPACE ABOVE THIS LINE FOR REGORDER'S USE
TRUST DEED

THIS TRUST DEED, made on the 26th day of May, 2022 between Qutdoorsuperstar, LLC; as Granlor, Ticor Tille
Company of Cregen, as Truslee and Shun Chung Pun and Wai King Yeung, as Beneficiary,

WITNESSETH:

Grantor irrevocably grants, bargains, sells and conveys to trustee In trust, with power of sale, the property in Coos
Caunty, Oregon described as: ’

Parcels 1, 2 and 3 of Parliion Plat 1599 #2, filed and recorded January 20, 1999, CAB C-266, as Instrument
No. 1999-774, Caos Counly, Gregon.

TOGETYHER WITH a non-exclusive easement for ingress and egress, including the terms and provisians

thereof as set forth on the recorded partition, recorded January 20, 1998 as Instrument No, 1999-711,
Records of Coos County, Cregon,

togather with all and singular the tenements, hereditaments and appurtenances and all other rights belonging or In’
any way now or after appertaining, and the rents, lssues and profits and alf fixtures used in connection with the
property,

FOR THE PURPOSE OF SECURING PERFORMANCE of each agreament.of ‘grantor and payment of the sum of
Seven Hundred Fifty Thousand And No/100 Dollars ($750,000.00):Dolk gs. th, the interest according to the terms
of a promissory note of even date, payable to beneficiary and made: y grantor;'the finat payment of principal and
interest, if not sooner pald, to be due and payable January 1, 2027

The date of maturity of the debt secured by this instrumén 6 - stated above, on which the final installment
of the note bacomes due and payabie. In the event the-within:deséribed property, or any Interest therein Is
sold, agreed to be sold, conveyed, assigned ‘or.alienated by grantor without first having obtained the
written consent or approval of the beneficlary ; aTthp beneficiary's gption, all obligations secured by
this instrument, frrespective of the maturity.dates eXpressed, shall bégoms immediately due and payable.

1. To protect, preserve and maipfairithe properly in good condition, epalr; not to remove or demoiish any
building or improvement; not to’commit or permit any waste of the property.

2. Tocom plete or restore prgmptly a ingood and haf)itabl@él;conﬁiﬁonsﬂ'any building or improverment which now
exists or may be constructed, and:which is damaged or destroyed, and pay when due all costs incurred.

3. To comply with all laws, ordinances, regulations, coveriants, conditions and restriclions affecting the property;
if the beneficlary so requests, to Join In execuling such financing statements pursuant to the Uniform
Commercial Code as the beneficiary may require and o pay for filing the same in the proper public office or
offices, as well as the cost of afl llen searches made by filing officers or searching agencles as may be
deemed desirable by the beneficiary.

4. To provide and conlinuously maintain insurance on the buildings now or hereafier erected on the property
against loss or damage by fire and such other hazards as the beneficlary may from time to time require, In an
amount not less than the full insurable value, wiitten in companles acceptable to the beneficiary, with loss
payable fo the lafter; all policies of insurance shall be delivered to the benaficiary as soon as insured; if the
grantor shall tall for any reason lo procure any such insurance and 1o deliver the poticies to the beneficiary at
least fifteen (15) days prior to the explration of any policy of insurance now or hereafter piaced on the
buildings, the beneficiary may procure the same at grantor's expense. The amount collected under any fire or
other insurance policy may be applled by beneficlary upon any indebledness secured and in such order as
beneficlary may determine, or at the option of beneficiary he entire amount so coilected, or any part, may be
released to grantor. Such application or release shall not cure or waive any defaull or notlce of default or
invalidate any act done pursuant to such notice. :

5. To keep the properly free from construction llens and to pay all taxes, assessments and other charges
assessed upon or against the property before any part of such taxes, assessments and other charges become
past due or delinquent and promptly delivered receipts to beneficlary; should the grantor fall to make payment
of any taxes, assessmenis, insurance premiums, liens or other charges payable by grantor, either by direct
payment or by providing beneficlary with funds with which to make such payment, beneficiary may, at its
aption, make payment, and the amount so pald, with Interest at the rate set forth in the note secured, together
with the obligations described in paragraphs 6 and 7 of this trust deed, shail be added to and become a part of
the debt secured by this trust deed, without waiver of any rights arising from breach of any of the covenants
and for such payments, with Interest as aforesaid, the property described, as well as the grantor, shall be
bound 1o the sama extent thal they are bound for the payment of the obligation described, and ali such
payments shall be immediately due and payable without notice, and the nonpayable shall, at the aption of the

Tust Deed (Legal} ’ Printed: (526,22 @ 01:53 PM by MD
ORD1241 . doc / Updated: 94.19.22 Page 1 OR-TT-FNOO-02T43 473606-360822039536



10.

1.

12,

13.

14,

15,

16.

beneficiary, render all sums secured by this trust deed immediately due and payable and constitule a breach
of this trust deed.

To pay all cosls, fees and expenses of this tust including the cost of tite search as well as other cosls and

expenses of the trustee incurred in connection with or in enforcing this obligation and trustee's lees and
aftorney’s fees actually incurred,

To appear in and defend any action or proceeding‘j)urpoding to affect the security rights or powers of
Peneﬂclary o trustee; and In any suit, action or proceeding in which the beneficiary or rustee may appear,
:{mluding any suit for the foreclosure of this lrust deed, to pay all costs and expenses, including evidence of
tile and the benefician’s or frustas's atlomey's fees; the amount of attorney's fees mentioned in this
paragraph 7 in all cases shall be fixed by the tial court and in the event of any appeal from any judgment or
decree of the trlal court, grantor further agrees lo pay such sum as the appellate court shall adjudge
reasonable as the beneficlanys or trustee's attorney’s {ees on such appeal, -

it is mutually agreed that:

In the event that any portion or all of the property shall be taken under the right of eminent domain-or
condemnation, beneficlary shall have the right, If it so elects, to require that all or any portion of the monies
payable as compensation for such taking which are in excess of the amount required to pay all reasonable
cosls, expenses and attomey's fees necessarily paid by grantor In such proceedings, shall be paid to
beneficlary and applled by it first upon any reasonable costs and expenses and attomney's fees, both In the trial
and appellate courts, necessarily paid or incurred by beneficlary In such procesdings, and the balance applisd
upon the indebledness secured; and grantor agrees, at its own expense, to take such actions and execufe
such Instrumenis shall be necessary in oblaining such compensation, promptly upon beneficiary's request.

At any ime and from time to time upon waitten request of beneficlary, payment of its fees and presentation of
this deed and the note for endorsement (in case of full reconveyances, for cancellation), without affecting the
liability of any persen for the payment of the indebtedness, trustee may (a) consent to the making of any map
or plat of the property; (b) join in granting any easement or creating any restriction; {c) join In any subcrdination
or other agreement affecting this deed or the fien or charge; {d) reconvey, withaut warranty, alt or any part of
the property. The grantee In any reconveyance may be described as ihe "person or persons legally entilled
thereto,” and the recitals of any matters or facts shall be conclusive proaf of their truthfuiness.

Upon any default by grantor, beneficiary may at any time by receiver io be appointed by a court, and without
regard to the adequacy of any security for the indebtedness secured, gnter.upon and take possession of the
property or any par, In fis own name sue or otherwise collect rents, issifes and profits, including those past
due and unpaid, and apply the same, less costs and &xpenses of operation and collection, including
reasonable attorney’s fees upon any indebledness secured. and i suéh order as beneficiary may determine,

The entering upen and taking possession of t;'g:e prape , tﬁ:é‘cgl-lection of sush rents, issues and profits, or
the proceeds of fire and other insurance policies:or compensation or awards for any taking or damage of the
properly, and the application or release, shall not cure or waive any default'or invatidate any act done pursuant
to such notice. . SR T B o

Upon default by granter in payment:of “any indebledness gecured or I, grantor's performance of any
agresment, tima being of the.essence with réspect 1o such, paymiant andior performancs, the beneficiary may
declars all sums secured immaediately due dnd payable, In such, an:évant the beneficiary may etect to proceed
to foreclose this trust dsed in &uityias a morigage of direct the:trustee to foreclose this trust deed by
adverlisement and sale, ¢r, may direct the tnislee to pursussany other Fght or remedy, either at law or in
equity, which the beneficiary: mayHave. In the:event the baneficlary elects to foreclose by advertlsement and
sale, the beneficiary or the trusles shall exacute and fause o be recorded a writtsn notice of default and
election 1o sell the properly to satisfy the obligation‘sééured and the trustee shall fix the time and place of sale,
give notice as then required by faw and proceed 1o foreclosa this trust deed In the manner provided by law.

Adter the trustee has commenced foreclosure by advertisement and sale, and at any time prior to the time
provided by law before the date the trustee conducts the sale, the grantor or any other person so privileged,
may cure the default or defaults. If the default consists of a faflure o pay, when due, sums secured by the
trust dead, the default may be cured by paylng the enlire amount due at the fime of the cure other than such
portlon as would not then be due had no default occurred. Any other default that is capable of belng cured
may be cured by tendering the performance required under the obligation or trust deed. in any case, in
addition to curing the default or defaults, the person effecting the cure shall pay 1o the beneficlary all costs and
expenses actually incurred In enforcing the obligation of the frust deed together with fruslee's and attomey's
fees nol exceeding the amounts provided by law.

Otherwise, the sale shall be held on the date and at the time and place designated in the notice of sale or the
tims to which the sale may be postponed as provided by law. The trustee may sell the property sither in one
parcel or in separate parcels, and shall seil the parce! or parcels at auction to the highest bidder for cash,
payable at the ime of sale. Trustee shall deliver to the purchaser lis deed In form as requited by law
conveying the property so sold, but without any covenant or warranty, express or implied. The recitals in the .
deed of any matters of fact shall be conclusive proof of their truthfulness, Any person, excluding the trusiee,
but including the grantor and beneficiary may purchase at the sale.

When trustee sells pursuant 1o the powers provided, trustee shall apply the proceeds of sale to payment of
(1) the expenses of sale, including the compensation of the trustee and a reasonable charge by trustee's
attomey, {2} to the obligation secured by the trust deed, {3) to all persons having recorded ilans subsequent to
the Interest of the frustes In the trust deed as thelr interests may appear in the order of their priority and {4) the
surplus, if any, Yo the grantor or to any successor in interest entitled to such surplus.

Beneficlary may from time to time appoint a successor or successors to any trustee named or to any
successor trustee appointed. Upon such appointment, and without conveyance !o the successor trustes, the
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latter shall be vested with alt title, powers and duliss conferred upon any trustee named or appointed, Each
such appolntment and subslitution shall be made by written instrument executed by beneficiary, which, when

recorded in the records of the county or counties in which the property Is situated, shall be conclusive proof of
proper appointment of the successor trustes, :

- 17, Trustee accepls this trust when this deed, dul
provided by law. Trustee Is not obligated to notj
any action proceeding in which grantor, ben
proceeding is brought by trustee.

y executed and acknowiedged, Is made a public record as
ty any party of pending sale under any other deed of trust or of
eficlary or frustee shall be a party unless such action or

The grantor covenants and agrees to and with the beneficia
the grantor Is lawfully seized in fee sl
and subject to:

ry and the beneficiary’s successor In interest that
mple of the real property and has a valld, unencumbered litle, excepting

and that the grantor will warrant and forever defend the same against alt parsons,

The grantor warrants that the proceeds of the loan represented by the above described note and this trust
deed are;

{a)* prienarily for grantor's persanal, family or housahold purposes (see Important Nofice below),
(b) ;.'-.:' BVOR-E i

This deed applies tg, Insures lo the benefit of and binds all parties, their helrs, legatees, devisees, administrators,
executors, personal representatives, successors and asslgns, The term beneficiary shall mean the holder and
owner, fncluding pladges, of the contract secured, whether or not named as a beneficiary,

In construing {his trust deed, it is understaod that the Grantor or Beneficiary may be more than one person; that i
the context so requires, the singular shall be taken to mean and include that plural, and that generally all

grammatical changes shall be made, assumed and impled to make the provisions apply equally to corporations
and to individuals.

Note: The Trust Dead Act provides that the trustes must be either an attorney, who Is 3, active member of the Oragon State Bar, a
bank, a trust company or savings and Joan assoclation authorized to do business under thy laws of Oregon or the United States, a
title Insurance company authorized to Inzure title to real property of this state, Its subisidlares, affillates, agents or branches, the
United $tates or any agency thereof, or an escrow apent licensed under state.law,

‘IMPORTANT NOTICE: Dalete, by iining out, whichever warranty (a) or (b)__,ls‘:'zﬁot applicable; If warranty (a) is applicable and the
beneficlary is a creditor as such word Is defined In the Truth-n-Lending Aet Regulation'Z, the heneficiary MUST comply with the Act
and Regulation by making required disctosure. If compllance with the Astis notregiired, disregard this notice,

WARNING

Unless you provide us with evidence of the Insurance ge as required by ur contract or loan agreement, we
may purchase Insurance at your expense to protett.otit:interest. This ifistrance may, but need not, also protect
your interest. If the collaterai becomes damaged, th g;coverage we pufehase may not pay any claim you make or

any claim made against you. You may,Jalar providing evidence that you have chtained
property coverage elsewhere, :

You are respansible for the cost of any Insurance purchas

your contract or loan balance, If the cost Is addad o you
underlying contract or loan will ‘apply to' this added amount
prior coverage lapsed or the date'Vali failed to provida proo

The coverage we purchase may be considerably more expensive than insurance you can cbtain on your own and
may not salisty any need for properly damage coverage or any mandatory liabilily Insurance requirements
imposed by applicable law. .

Tha, cost of this insurance may be added to
nivact or loan balance, the interest rate on the
‘effective date of coverage may be the date your
coverage,

IN WITNESS WHEREQF, the undersigned have executed this document on the date(s) set forth below.
Dated: May 26, 2022

Cutdoorsuperstar, LLC

State of DV 0}7 ‘
County of %@

This insfrument was acknovledged before me on t[uﬂ,e Z’, Zgszy Ying Deng, as Membar for
Outdogfshpersiar, LLC, '

t mZﬂ’LUM

Notety Pubiic - State of Oregen
My Commission Expires; C)‘I,{ ( { ,’{ / (/' Mﬁ’%
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REQUEST FOR FULL RECONVEYANCE
TICOR TITLE COMPANY OF OREGON, A OREGON CORPORATION, TRUSTEE:

The undersigned is the legal owner and holder of all indebtedness secured by the within Deed of Trust, Al sums
secured by the Deed of Trust have been fully paid and satisfied; and you are requested and directed, on payment
to you of any sums owing you under the terms of the Deed of Trust, to cancel all evidences of Indebledness,
secured by the Deed of Trust, delivered to you, together with the Deed of Trust, and to reconvey, without warranty,
lo the pariles designated by the terms of the Deed of Trust, all the estate now held by you under the same.

IN WITNESS WHEREOF, the undersigned have executed this document on the daie(s) set forlh below.,

Print Company Name

Signature 'Daie
By:
Print Name
Its:
Print Title
Print Company Name
Slgnature ‘ Date
By: !
Print Name
Its:
Print Tile

Please mail Reconveyance to:

Do not ose or destroy this Deed of Trust OR THEi:NQTE.__wH'Iéh it secures.:, Both original documents must be
delivered fo the Trustee for cancellation before reconveyance will be made;.., ’

. Prnted: 052522 @ 01:53 PM by M}
O af
Lﬁ‘lzﬁd&?u;dated: 01.19.22 Paga 4 OR-TT-FNCQO-02743.473606- 360622039536



RECORDING REQUESTED BY:

@ T] COR TIT - Coos County, Oregon 2022-05778
}a'g ’ $101.00 Pgs=4 06/22/2022 01:24 PM
201 Central Avenue eRecorded by: TICOR TiTLE COOS BAY

Coos Bay, OR 97420
: ' Difls D. Murphy, Coes County Clerk

GRANTOR'S NAME:
Shun Chung Pun and Wai King Yeung

GRANTEE'S NAME:
Quldoorsuperstar, LLG

AFTER RECORDING RETURN TO:
Order No.: 3606822039536-VR

Outdaorsuperstar, LLC, an Oregon iinited liability company
PO Box 1345

Springfisld, OR 97477

SEND TAX STATEMENTS TO:
Qutdoorsuperstar, LEC

PO Box 13458

Springfield, OR 97477

APN: 855503
955504

. 955501

Map: 28S1417C001001
2851417C001002
2851417C001000

52185 Highway 101, Bandon, OR §7414

i SPACE ABOVE THIS LINE FOR RECORDER'S USE
STATUTORY WARRANTY DEED.

Shun Chung Pun and Wal King Yeung, as tenants by the, ent "5"ty
Outdoorsuperstar, LLC, an Oregon limited llability company, Grantee.

free and clear of encumbrances excepl as specifi ically set forth-belo
Oregon:

antor, conveys and warrants to
th Ioilomng described real property,
, Sliiudted in the County of Coos, State of

Parcels 1, 2 and 3 of Partition Plat 1999 #2, filed a

réed January 20, 1993, CAB C-2686, as
Instrument No, 1899 -771, Coos County, Creg s

TOGETHER WITH a non-exclusive easemenif ingress and egress;.
thereof as set forth on the recorded partition, re rded Janhuary
Recerds of Coos County, Oregon,

THE TRUE AND ACTUAL CONSIDERATION FOR THIS :CONVI
DOLLARS ($1,000,000.00). (See ORS 93 030)

Subject to:
SEE EXHIBIT "A" ATTACHED, HERETO AND MADE A FART HEREOF

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195,300, 195.301 AND 195.305
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. 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 GHECK 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 DEFINED IN ORS $2.040 OR
215.010, TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195,200, 195,301 AND
195,305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND
17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010,

in udmg the terms and provisions
99%5s, Instrument No, 1999-711,

NCE 1S ONE MILLION AND NO/MO0

Deed (Salutory Wamanty) Legat .
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STATUTORY WARRANTY DEED '

{continued)

IN WITNESS WHEREQF, the undersigned have executed his document on the date(s) set forth below,

bates: p— | —2022 |

Stale of D

County of

This Instrument was acknowledged before me on;l“[lﬂ 2/!, ZDZL by Shun Chung Pun ard Wai King
YiW |

Nolary Fublic - State of Oregon

My Commission Expires: C)M,[E/! l u 2024

OFFICIAL STAMP
PONHA KAtHLEEN VILLENA
NOTARY PUBLIC - OREGOR
COMMISSION Ho, 1002004
MY COMMISSION Expines SULY 16, 2024

Statut arranty) Legal o
gaegi(w&dc::}' l\.’!‘rpdaied:)meqizA g8 Page 2 OR-TT-FNOC-02743.473606-360622039536



EXHIBIT "A"
Exceptions

Subject to:

1.

10.

sasements, conditions, restrictions and notes as delineated on the recorded plat Final Pariition Plat 1999
2; )

Any adverse claim based on the assertion that any porilon of the subject land has been removed from or

braught within the subject land's boundaries by the process of accration of reliction or any change in the
location of Coquitle River.

Any adverse claim based on the assertion that 3 any portion of the subject land has been created by

arlificial means or has accreted to such portions so created, or based on the provistons of ORS 274.905
through 274.940.

Any adversa clalm based on tha assertion that any porlion of the subect land Is now or at any time has
besn below the ordinary high water line of Caquille River,

Rights of fishing, navigation, commerce, flood control, propagation of anadremeus fish, and recreation,
and other rights of the public, Indian tribes or govemmental bodies [n and to the waters of Cequilfe River.
Easernent(s) for the purpose(s) shown below and righls incldental thereto, as granted in a document:

Granted io: Bandon Power Co. et &l
Purpose: Pipe lInes

Recording Date:  November 7, 1927
Recording No: Book 104, Page 56

Easement(s) for the purpose(s) shown below and rights incldentai thereto, as granted in a document:

Granted to; Mountain States Power Cornpany
Purpose: Transmisslon lines
Recarding Date: February 3, 1948
Recording No: Book 178, Page 55 & ]
Limited access to and from the Land as set forth in Deed shown balow,
no right of easement or right of access to, from or across'the State
provided for in said Deed:

which providas that there shall be
ighway other than as expressly

Grantor: The Port of Bandon, a municipat
Grantee: State of Oregon, by and through
Recording Date; January 21, 1954
Recording No.: Book 269, Page 511

rporation:of CoosCounty, Oregon

oy as granted In a dosument:

Granted to; Pacific Power &Llg Company
Purpose: Utilities ™,
Recording Date: February 10,1 961
Recording No: Book 283, Page 307

Easement(s) for the purpose(s) shown below and rights incidental therelo, as granted in a document:
Granted to: Roger J. Winters and Edith Winters

Purpase; Discharge of drainage waters

Recording Date; . December 26, 1963

Recording No: Book 308, Page 168

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: Dorothy M. Sheretz, et af

Purpose: Pipe linas

Recording Date:  June 28, 1964

Recording No: Book 310, Page 507

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: . 8herertz Brothers, Inc.

Purpose: Roadway to water pipelines

Recording Date:  July 16, 1984

Recording No: 84-3-7672

Any easemenis or rights of way for existing wuilities or other rights of way over those por‘uons of sald Land
lying within the public right of way vacated by resoiution or ordinance’

Racording Date: May 23, 1997
Recording No: 97-05-0890

Deed (Slatory Wamanty) Legal
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11.

12,

13.

14,

EXHIBIT "A"
Exceptions

Easement and maintenance agreement for the purpose(s) shown below and rights incidental thereto, as
granted in a document: ’ .

Granted to: Willam R, Manes and Riki Sue Manes and Ronald G. Johnson
Purpose: Malntaining and repairing any of water warks for the convenience and benefit of
grantee

Recording Date:  October 19, 1998
Recording No: 1998-58205

Terms and provisions of the appurtenant sasement(s) for the purpose(s) shown below and rights
Incidental thereto, as granted in a document: ’

Granted to: Indlan Paint, Inc.

Purpose: COIMMon access road
Recording Date:  May 1, 2007 T,
Recording No: 2007-5546

Easement(s) for the purpose{s} shown below and righis incidental thereto, as granted In a document:

Granted to: LightSpeed Networks, Inc. gba LSN
Purpose: Telecommunications Line
Recording Bate; Seplember 18, 2013
Recording No: 2013-9106 -

Easement(s) for the purpose(s) shown below and rights incldental thereto, as granted in a document:

Granted {o: Qregon Departmeant of Environmental Quaity
Purpose: Easement and Equitable Serviludes
Recording Date:  March 13, 2018
Recording No: 2018-02392

Deed {Statutory Warreanty) Legat ) '
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OREGO)

Coos County Planning

) NOTICE OF COMPLETENESS Loty Plan
Cop? Coquille, OR 97423

< County __ http://www.co.coos.or.us/
Cams ) Phone: 541-396-7770

Friday, December 29, 2023

Outdoor Superstar, LLC
PO Box 1345
Springfield, OR 97477

RE: Completeness Review for HBCU-23-002
Dear Property Owner:

Thank you for submitting an Hearings Body Conditional Use. The first step in the application process is a completeness
review. The following items were required to be included in your application or determined prior to the acceptance of the
application:

[] 1. The correct and completed application form was filed. If the proposed use/activity
will occur in an identified hazard area the correct reports or certifications have
been included. It appears as though the proposed “clubhouse” is to be sited in the
Floodplain; however, this has not been addressed. Additionally, Recreational
Vehicles within the Floodplain have criteria that shall be addressed. These criteria
can be found starting on page 3

X Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record,
including a contract purchaser. The application shall include the signature of all
owners of the property. A legal representative may sign on behalf of an owner
upon providing evidence of formal legal authority to sign; a consent form may be
accepted.

X 2. One original and one exact unbound copy of the application or an electronic copy
shall be provided at the time of submittal for all applications;

X 3. Adetailed Project Proposal was provided;

X 4. A detailed parcel map of the subject property illustrating the size and location of
existing and proposed uses, structures and roads on an 8)2” x 11” paper to scale.
Applicable distances must be noted on the parcel map along with slopes. (See
example plot map);

X 5. Covenants or deed restrictions on the property were provided or were found not to
exist.

6.  All of the lots or parcels that are currently within the applicant’s ownership, co-

X ownership or is purchasing which have a common boundary with the subject
property on an assessment map were listed on the application;

X 7. A copy of the current deed of record has been provided;

[] 8. All the applicable criteria have been addressed; The Floodplain criteria mentioned
above was not addressed

X 9. The property was created legally;

X 10.  All development was cited in compliance with the Coos County Zoning and Land

Development Ordinance or this application will bring a use or activity into
compliance; and


http://www.co.coos.or.us/

X 11.  All road, driveway, access, parking plan or traffic impact analysis has been
submitted as required by the Coos County Zoning and Land Development
Ordinance.

This application has been:

] Deemed complete as of the date this letter was sent and the application has been forwarded to all applicable agencies
or departments for comment; or

X] Deemed incomplete due to missing information as shown by the unchecked boxes above. As the applicant for a
permit or limited land use it is your responsibility to submit one of the following within 180 days from the date the
application was receipted to the Planning Department:
a. All of the missing information;
b. Some of the missing information and written notice from the applicant that no other information will be provided,;

or

c. Written notice from the applicant that none of the missing information will be provided.

If the application is found to be incomplete and steps a, b or ¢ are not completed within the required timeframe (180 days),
then on the 181°% day the application will be deemed void. If you submit material by email you are responsible to follow
up with staff to ensure that information was received. On the day the department receives one of the options (a. through
c.) above is the date your application will be considered complete.

Once your application has been deemed complete staff will continue with the review process. Your application will go
through the following steps (checked steps apply to your application):

[] | 1. | The first step is requesting comments from any applicable agency or department. Most agencies have 30 days to
respond to comments.

[]|2. | Ifthisisaland division Technical Review Committee (TRC) will be scheduled once all comments have been
received. Once the TRC has been completed a tentative decision is mailed out approximately six (6) weeks after.
The notice of tentative decision will provide for a fifteen (15) day opportunity to appeal. 1f appealed it will be
scheduled for hearing. The decision only becomes final after the final partition plat has been filed.

[]|3. | Ifthisisapplication requires a hearing, a notice of hearing will be provided 20 days prior to the hearing. Once the
hearing is concluded a notice of decision will be mailed out within five to seven days. If this is a Planning
Commission decision the notice will provide for an opportunity to appeal (15) fifteen days to the Board of
Commissioners. If this is a Board of Commissioners decision there is a twenty-one (21) day appeal period to the
Land Use Board of Appeals.

[ ]| 4. | Ifthisisanadministrative review (Administrative Conditional Use, Extension, or Variance) a notice of decision
with an opportunity to appeal will be mailed out once the review has been completed. Approximately, six weeks
after the application has been deemed complete. The notice of decision will provide for a fifteen (15) day
opportunity to appeal. If not appealed the decision becomes final.

Property line adjustment discrete parcel 12 day opportunity to appeal.

[]|5. | Ifthisisa limited land use notice then a notice requesting comments will be mailed as soon as the application has
been deemed complete and then a review and decision will be issued. Approximately, four weeks after the
comments time has expired. The notice of decision will provide for a fifteen (15) day opportunity to appeal. If not
appealed the decision becomes final.

Except when an applicant requests an extension of the timelines, the governing body of the county or its designee shall
take final action on an application for a permit or limited land use decision within 120 (urban zone) days or 150 (rural)
days as applicable.

If you have questions about the land use process, please contact planning staff for assistance.

Thank you,
Amy Dibble
Planning Staff
C: File



SECTION 4.11.235 ESTABLISHMENT OF DEVELOPMENT PERMIT

1. Floodplain Application Required
A floodplain application shall be submitted and approved before construction or regulated development
begins within any area of special flood hazard established in Section 4.11.232. The permit shall be for
all structures including manufactured homes, as set forth in the “DEFINITIONS,” and for all
development including fill and other activities, also as set forth in the “DEFINITIONS.”

2. Application
An application shall be made on the forms furnished by the Planning Department and may include, but
not be limited to, plans in duplicate drawn to scale showing the nature, location, dimensions, and
elevations of the area in question; existing or proposed structures, fill, storage of materials, drainage
facilities, and the location of the foregoing. Specifically, the following information is required:

a. Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures
which may be submitted by a registered surveyor;

b. Elevation in relation to mean sea level of floodproofing in any structure;

c. Certification by a registered professional engineer or architect that the floodproofing methods for
any nonresidential structure meet the floodproofing criteria in Section 4.11.252; and

d. Description of the extent to which a watercourse will be altered or relocated as a result of
proposed development.

e. Plot plan drawn to scale showing the nature, location and dimensions and elevation referenced to
mean sea level, or NAVD 88, whichever is applicable, of the area in question including existing
and proposed structures, fill, storage of materials, and drainage facilities. Applicants shall submit
certification by an Oregon registered professional engineer or land surveyor of the site's ground
elevation and whether or not the development is located in a flood hazard area. If so, the
certification shall include which flood hazard area applies, the location of the floodway at the
site, and the 100 year flood elevation at the site. A reference mark shall be set at the elevation of
the 100 year flood at the site. The location, description, and elevation of the reference mark shall
be included in the certification; and

f. Any other information required to show compliance.

g. Applications for variance, water course changes or staff determinations will be noticed with an
opportunity to appeal in the same manner as a conditional use (see Chapter V). Non-
discretionary determination of compliance with the standards will be processed in the same
manner as a Compliance Determination (see Article 5.10)

SECTION 4.11.252 SPECIFIC STANDARDS

In all areas of special flood hazards where base flood elevation data has been provided (Zones A1-30, AH, and
AE) as set forth in Section 4.11.232, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD
HAZARD or Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the following provisions
are required:

2. Nonresidential Construction
New construction and substantial improvement of any commercial, industrial or other nonresidential
structure shall either have the lowest floor, including basement, elevated at or above the base flood
elevation; or, together with attendant utility and sanitary facilities, shall:
a. Be floodproofed so that below the base flood level the structure is watertight with walls
substantially impermeable to the passage of water;
b. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects
of buoyancy;




Be certified by a registered professional engineer or architect that the design and methods of
construction are in accordance with accepted standards of practice for meeting provisions of this
subsection based on their development and/or review of the structural design, specifications and
plans. Such certifications shall be provided to the official as set forth in Section 4.11.243(3)(b);
Nonresidential structures that are elevated, not floodproofed, must meet the same standards for
space below the lowest floor as described in 4.11.252(1)(b);

Applicants floodproofing nonresidential buildings shall be notified that flood insurance
premiums will be based on rates that are one foot below the floodproofed level (e.g. a building
floodproofed to the base flood level will be rated as one foot below);

Applicants shall supply a comprehensive Maintenance Plan for the entire structure to include but
not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all
shields, gates, barriers, or components designed to provide floodproofing protection to the
structure; all seals or gaskets for shields, gates, barriers, or components; and, the location of all
shields, gates, barriers, and components as well as all associated hardware, and any materials or
specialized tools necessary to seal the structure; and

Applicants shall supply an Emergency Action Plan (EAP) for the installation and sealing of the
structure prior to a flooding event that clearly identifies what triggers the EAP and who is
responsible for enacting the EAP.

4. Recreational Vehicles

Recreational vehicles placed on sites are required to:

a.
b.

Be on the site for fewer than 180 consecutive days; and

Be fully licensed and ready for highway use, on its wheels or jacking system, is attached to the
site only by quick disconnect type utilities and security devices, and has no permanently attached
additions; or

Meet the requirements of Section 4.11.252(3) above and the elevation and anchoring
requirements for manufactured homes.



OUTDOOR SUPERSTAR LLC
ADMINISTRATIVE CONDITIONAL USE
SUPPLEMENTAL APPLICATION DOCUMENT

APPLICATION OF OUTDOORSUPERSTAR LLC
FOR AN ADMINISTRATIVE CONDITIONAL USE
FOR A RECREATIONAL VEHICLE PARK

Organization of This Application

This application will be required to be heard by the Coos County hearings body. The hearing will be the first
evidentiary hearing to review this application, exhibits and evidence submitted into the record to determine
whether the requested amendment meets the applicable review criteria set forth in the Oregon Revised Statutes,
Administrative Rules, Coos County Comprehensive Plan and Land Use and Development Ordinance

(CCZLDO).

This application is organized and presented to the hearings body in accordance with the relevant review
standards. Part 1 contains the introduction and background of this request. Part 2 addresses the requirements
for consistency with the Q-REC zoning designation and the development standards located in CCZLDO Section
3.3.530. Part 3 addresses compatibility with adjacent uses and zoning districts. Part 4 will address the required
Coos County Comprehensive Plan policies necessary to illustrate no adverse impacts on aquatic and natural
features. Part 5 will evaluate will give findings towards studies produced to address overlays and onsite
suitability. Consequently, in the discussion of the criteria under the County Land Use and Development
Ordinance, where there is overlap in review standards, reference is made back to the relevant goal discussion to
avoid needless repetition. Applicant’s exhibits and figures are contained at the end of this application document.

These exhibits are arranged to follow the flow of the Statewide Planning Goals.
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I. INTRODUCTION & BACKGROUND

This matter comes before the Coos County Hearings Body on application filed by Outdoor
Superstar LLC herein referred to as Applicant, which is owner of the subject property. The
25.60-acre property is located on the east side of State Highway 101 approximately 0.75 miles
northeast of the City of Bandon. The subject property is identified in the Coos County
Assessor’s records as Tax Lot 1000, 1001 and 1002, Section 17C, Township 28 South, Range 14
West, Property I.D. No(s) 955501, 955503 and 955504 respectively.

The applicant is requesting a 130 recreational vehicle park with associated amenities which falls
under the development criteria of CCZLDO Section 3.3.530 (Administrative Conditional Use).
The subject property is designated Q-REC (Recreation with Qualifications) and has additional
coastal designations (Coquille River Estuary Management Plan (CREMP), CREMP Aquatic
D08/D17 Conservation, CREMP Industrial and CREMP Shoreland Segment 16). The subject
property is also subject to a number of Overlays including Archaeological Areas of Interest,
Bandon Area of Mutual Interest, Bird Site Goal 5 Requirement, Floodplain, National Wetland

Inventory Site and Natural Hazard Tsunami and Wildfire.

The requested Administrative Conditional Use as set out in the Coos County Zoning and Land
Development Ordinance (CCZLDO) is primarily intended provide for an enhanced recreational
opportunity in close proximity to the Coquille River and to utilize the maximum potential of the
subject property with a comprehensive project consistent with the goals and policies of qualified

recreationally zoned properties.

II. Q-REC CRITERIA AND SITE PLAN REVIEW

SECTION 3.3.530 DEVELOPMENT AND USE STANDARDS. The following are development

standards for the CREMP-RC shoreland segments.
1. Minimum Lot size:

a. Refer to CREMP lot size Special Consideration Map.
b. The dimension requirements must be meet.

2. Minimum Street frontage and minimum lot width is 20 feet.

3. Front setback is 20 feet.

4. Building height does not have any requirement, except those sites abutting a residential
or controlled development zone shall have a max height of 35 feet plus one (1) additional
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111-478 Return to Top of Document foot in height for each foot of setback exceeding 5 feet
( i.e. if the setback is 10, the maximum building height would be 40 feet). However,
spires, towers, domes, steeples, flag poles, antennae, chimneys, solar collectors,
smokestacks, ventilators or other similar objects may be erected above the prescribed
height limitations, provided no usable floor space above the height limits is thereby
added. Such over height object shall not be used for advertising of any kind.

FINDING: The proposed development does not include division of the subject
property nor any structural development that is not consistent with
the setback requirements as set forth above. The conceptual plan
attached shows all recreational vehicle spaces are located well within
the setback requirement. In addition, the permanent structural
development that constitutes amenities to the RV Park (restroom
units, clubhouse, sports courts and security unit) are all setback a
minimum of 50 feet from any property line.

Access and parking is regulated in chapter VII.

FINDING: Access and parking will be proposed and development consistent with
the requirements set forth in Chapter VII, see attached conceptual
plan.

Riparian Vegetation Protection. Riparian vegetation within 50 feet of a estuarine 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
waterdependent use.

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

d. Riparian vegetation may be removed to facilitate stream or streambank 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. or

f. Riparian vegetation may be removed in conjunction with existing agricultural
operations (e.g. to site or maintain irrigation pumps, to limit encroaching brush, to
allow harvesting farm crops customarily grown within riparian corridors, etc.)
provided that such vegetation removal does not encroach further into the
vegetation buffer except as needed to provide an access to the water to site or
maintain irrigation pumps.
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g. The 50 foot riparian vegetation setback shall not apply in any instance where an
existing structure was lawfully established and an addition or alteration to said
structure is to be sited not closer to the estuarine wetland, stream, lake, or river
than the existing structure and said addition or alteration represents not more than
100% of the size of the existing structure’s “footprint”.

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

1. The 50’ measurement shall be taken from the closest point of the ordinary high

water mark to the structure using a right angle from the ordinary high water mark.

FINDING:  The proposal does not involve disturbing or encroaching upon
the 50-foot riparian vegetation protection area. The high bank
area has been located and the conceptual plan demonstrates
sufficient setback beyond the 50 foot requirement for all
structural development. A dock project may be proposed in the
future which will necessitate addressing the requirements of
subsection 6, and the associated state and local permits
however, the current proposal does not involve disturbing such
areas.

SECTION 5.6 DESIGN AND SITE PLAN REVIEW

SECTION 5.6.100. Purpose. The purpose and objectives of site development requirements and the site
design review procedure are to:

1.

Encourage originality, flexibility and innovation in site planning and development, including the
architecture, landscaping and graphic design of said development;

Conserve the County’s natural beauty and visual character and charm by insuring that structures
and other improvements are properly related to their sites, and to surrounding sites and
structures, with due regard to the aesthetic qualities of the natural terrain and landscaping, and
that proper attention is given to exterior appearances of structures and other improvements;

Protect and enhance the County’s appeal to tourists and visitors and thus support and stimulate
business and industry and promote the desirability of investment and occupancy in marine and
industrial properties;

Stabilize and improve property values and prevent blighted areas and thus increase tax revenues;

Achieve the beneficial influence of pleasant environments for living and working on behavioral
patterns and, thus, decrease the cost of governmental services;

Foster civic pride and community spirit so as to improve the quality and quantity of citizen
participation in local government and in community growth, change and improvement;

Sustain the comfort, health, tranquility and contentment of residents and attract new residents by
reason of the County’s favorable environment;
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8. Assure that proposed structures are harmonious with the applicable zoning; and thereby promote
and protect the health, safety and welfare of the County; and

0. Protect riparian vegetation which is needed to stabilize the shoreline and to maintain water
quality and temperature necessary for the maintenance of fish habitat and spawning areas.

FINDING: The standards set forth in 5.6.100 1 through 9 have been factored into the
development and are demonstrated in ample regard on the site plan. The
property owner has placed the highest priority on ensuring the beautification
of the property through a sound proposal and detailed plans in order to
facilitate to aesthetically pleasing features to protect the integrity of
surrounding areas. There has been a conscious effort to craft a plan that will
focus on attracting new residents by instituting a development plan that will
focus on the elements of the aforementioned criteria.

SECTION 5.6.200. Site Review and Approval Criteria. The County finds that excessive uniformity,
dissimilarity, inappropriateness or poor quality of design in the exterior appearance of structures and the
lack of proper attention to site development and landscaping in the: industrial and airport operations
zone districts hinders the harmonious development of the County, impairs the desirability of residence,
investment or occupation in the County, limits the opportunity to attain the optimum use and value of
land and improvements, adversely affects the stability and value of property, produces degeneration of
property in such areas with attendance deterioration of conditions affecting the health, safety and
welfare of the County, and destroys a proper relationship between the taxable value of property and the
cost of services thereof.

Further, the County finds that riparian vegetation is a resource which has been identified in the
Comprehensive Plan.

FINDING: Refer to the attached conceptual plan that shows consistency with the intent of
Section 5.6.200. There has been a significant effort to craft a plan that will add to
the County in this area by utilizing landscaping features that will allow for
attraction not deterrent.

SECTION 5.6.300. Jurisdiction.

1. Within any zone designation requiring a site plan review, no building permit or verification letter
shall be issued for the erection or construction of a permitted or conditional use until the plans,
drawings, sketches and other documents required under Section 5.6.500 have been approved by
the Planning Director in conformity with the criteria specified in Section 5.6.400 (Criteria and
Standards). For the purpose of this Section “Construction” shall include any remodeling that
substantially changes the exterior appearance of the building.

2. Construction, site development and landscaping shall be carried out in substantial accord with
the plans, drawings, sketches and other documents as approved.

3. Nothing in this subsection shall be construed to prevent ordinary repair, maintenance and
replacement of any part of the building or landscaping which does not involve a substantial
change from the purpose and objectives of Section 5.6.100. Proposed “substantial changes” shall
be submitted to the Planning Director for approval.
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4. All variances from the site development criteria which are deemed necessary by the applicant
shall be requested pursuant to ARTICLE 5.3.

FINDING: The applicant/property owner has developed a plan that reflects consistency
with all the necessary requirements located in CCZLDO and intends to carry
in out with specificity upon receiving a tentative approval with conditions.
All construction and development will directly correlate with Coos County
condition compliance prior to the anticipation of receiving a Zoning
Compliance Letter.

SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended to provide a
frame of reference for the applicant to the development of a site and building plans as well as a method
of review. These standards shall not be regarded as inflexible requirements, nor do they advocate any
particular architectural style, for they are intended to encourage creativity, invention and innovation. The
following standards shall be utilized in reviewing the plans, drawings, sketches and other documents
required under Section 5.6.500:

I. Landscaping.
a. The landscape shall be such to minimize soil erosion and lessen the visual impact;

b. any grade changes shall be in keeping with the general appearance of neighboring
developed areas.

FINDING: The proposed landscaping proposed for the development will have no
adverse impacts on the soil composition and have no visual impacts. In
addition, all grading activities will be orchestrated in such a way as to be
consistent with the general appearance of neighboring developing areas.

2. Structures.

a. Proposed structures shall be related harmoniously to the terrain and to existing buildings
in the vicinity that have a visual relationship to the proposed buildings;

FINDING: Permanent structural development with only consistent of amenities
typically associated with recreational vehicle park development. These
structures include restroom units, a security unit and sports court
areas. There are other nominal development areas that will entail two
dog parks and a recreational fire pit area. The subject property is well
suited to where this development will have a visual obstruction mainly
due to natural features in the area (forest and river activity). The
applicant finds that the development is consistent with Section
5.6.300.1.

b. the achievement of such relationship may include the enclosure of space in conjunction
with other existing buildings or other proposed buildings and the creation of focal points
with respect to avenues of approach, terrain features or other buildings.

FINDING: The proposed structural development will effectively tie the project
together. Each structure will be in a location that has been carefully
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considered due to the terrain and landscape and the Coos County
applicable regulations.

Drives, Parking and Circulation. With respect to vehicular and pedestrian circulation, including
walkways, interior drives and parking, special attention shall be given to the location and number
of access points, general interior circulation, separation of pedestrian and vehicular traffic, and
arrangement of parking areas that are safe and convenient.

FINDING: The subject property has existing access the proceeds directly off State
Highway 101 and travels north easterly and caters specifically to the
property. The proposed development encompasses instituting an onsite
circulation plan that will allow consistency with CCZLDO and avoid any
safety conflicts. Access into the property currently has 25-30 foot right of
way width and the proposed improved onsite road is proposed to have a 26
foot right of way width allow for ingress and egress for future patrons. The
lower and upper parts of the RV Park have several east/west roads that are
currently 18 feet in width that are only utilized to access the recreational
vehicle spaces directly adjacent. The main areas where intensified circulation
will be developed to 26 feet. Parking areas will be facilitated in the normal
regard as it relates to a RV Park type development. Parking spaces will be
facilitated to each RV Park space along with ample 9° X 18’ spaces for guests
located in amenity areas. The proposal will also include ensuring the
requirement amount of ADA assessable spaces are installed.

Surface Water Drainage. Special attention shall be given to proper site surface drainage so that
removal of surface waters will not adversely affect neighboring properties, the public storm
drainage system, or create environmental problems.

FINDING: The subject property is not located within an urban area where storm water
facilities are available. The development proposes to mitigate runoff patterns
on site. There will not be adverse impacts to neighboring properties directly
related to drainage. The process will require calculating pre and post
development cubic foot per second runoff numbers with the intent to ensure
the project will not cause increase runoff in the area dispute the
unavailability of storm connection. The development will be consistent with
Section 5.6.300.4.

Utility Service.
a. Whenever feasible, electric, telephone and other utility lines shall be underground;

FINDING: All electrical and utility lines are proposed to be installed underground. The
development is proposed to be consistent with Section 5.6.300.5

b. any utility installations remaining above ground shall be located so as to have an
harmonious relation to neighboring properties and the site;

FINDING: There is no proposal for utility or electrical lines to be above grade.

C. the proposed method of sanitary sewage disposal from all buildings shall be indicated.
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FINDING: The applicant/property are currently going through a Department of
Environmental Health permitting process for a site evaluation. The
development will include an onsite sanitation system that can properly
treat the full capacity of the project.

Special Features.

a. Exposed storage areas, exposed machinery installations, service areas, truck loading
areas, utility buildings and structures and similar accessory areas and structures shall be
subject to such setbacks, screen plantings or other screening methods as shall be
reasonably required to prevent their being incompatible with the existing or contemplated
environment and the surrounding properties;

b. service, processing, and storage on property abutting a residential zone or commercial
zone shall be wholly within an enclosed building or screened from view from such zone,
street or highway by a permanently maintained, sight obscuring device or vegetation.

Application of Design Standards. The standards of review outlined in (1) to (6) above also apply
to all accessory buildings, structures, exterior signs and other site features however related to the
major buildings or structures.

Riparian Vegetation Protection:

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

1) Trees certified by the Coos Soil and Water Conservation District, a port district or
U.S. Soil Conservation Service posing an erosion or safety hazard may be
removed to minimize said hazard; or

2) Riparian vegetation may be removed to provide direct access for a water
dependent use; or

3) Riparian vegetation may be removed in order to allow establishment of authorized
structural shoreline stabilization measures; or

4) Riparian vegetation may be removed to facilitate stream or streambank clearance
projects under a port district, ODFW, BLM, Soil & Water Conservation District,
or USFS stream enhancement plan; or

5) Riparian vegetation may be removed in order to site or properly maintain public
utilities and road right-of-ways, provided that the vegetation to be removed is the
minimum necessary to accomplish the purpose; or

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

c. The 50 ‘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.” [OR 92-05-009PL]

Q-REC STANDARDS FOR QUALIFERS ON THE PROPERTY

1.

I11.

Development on the subject property shall be subject to design and site plan review pursuant to
Section 5.6.400 of the CCZLDO to be considered through a Hearings Body Review;

FINDING: Section 5.6.400 of the CCZLDO has been previously addressed. The property
owner and applicant are prepared to offer testimony and presentation at a
Planning Commission Hearing related to the proposed application.

The proposed rule uses, density, and public facilities and services will not commit adjacent or
nearby resource land to non resource use as the term is defined in OAR 660-004-0028;

FINDING: An areawide analysis has been completed and covered in the next portion of
the application materials. There is no proposal for division or conversion of
the zone and therefore, consistency with Goal 2 is not applicable no the
requirement to take an exception as determined by OAR 660-004-0028. All
adjacent zoning districts and uses will be unaffected by the proposed
application. See next section.

The proposed rural uses, densities, and public facilities and services are compatible with adjacent
or nearby resource uses; and

FINDING: Please see the proceeding section for a comprehensive area wide analysis to
illustrate compatibility.

The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

FINDING: The application is for a recreational vehicle park that is consistent with the
underlying zoning designation of Q-REC. As previously stated, the property
has a dormant industrial use that creates more conflict and intensity than the

proposal. Please see next section.

AREA CONSISTENCY AND COMPATIBILTY ANALYSIS
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The subject property has a zoning designation of Q-REC that was created during a previous plan
amendment and zone change application process. The property also has other zoning designations that
are coastal and aquatic related, but will not particularly be hindered due to the development activities as
the proposal taking place wholly and entirely with the Q-REC designated area. The zoning map above
illustrates the zoning in the surrounding area. Directly to the north is the Coquille River and the next
property beyond the river area is more than 700 feet. The river acts as a natural feature and buffer,
however, the illustration of compatibility exits on the property directly to the north beyond the river. The
property is zoned REC (recreational) and currently has an active recreational vehicle park (Coquille
River RV Park) which has 48 recreational vehicle spaces along with an event center, a host structure and

bathroom amenities.

Directly to the west is a significant roadway, State Highway 101 under the jurisdiction of the Oregon

Department of Transportation. This road sits higher in elevation acting as a visual obstruction for the
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property for any areas further to the west. Beyond the road are areas under the ownership and
jurisdiction of the public and do not constitute private property. The composition of the area along with
the hydraulic soils features render them incapable of any viable development and therefore, they act

essentially as an extension of the river.

Directly to the south and adjacent are properties zoned for Exclusive Farm Use. The subject property
had a previous use that was industrial in nature and during the active years of this operation caused no
confliction or detriment to adjacent potential farm uses. The proposed development is considered less
intensified in every respect as compared to an industrial type use. A closer look at the land and soil
conditions to the EFU areas to the south would appear to hinder the ability to properly farm under any
ORS 215.283 approved farm uses. However, there are some farm uses that are common with soil that is
more hydraulically saturated. This particular property is currently receiving special assessment for active
cranberry bogs. The proposed operation will create no conflict to the existing cranberry bog. Access
points are completely separate and as previously explained, a recreational vehicle park is significantly

less intense in regards to traffic, odor and noise than an industrial operation.

The nature of the proposed recreational vehicle park and how its currently planned is consistent with
rural planning. There are no urban features related to the development. There are 130 recreational
vehicle spaces proposed along with several structures that act as accessory. The subject property is
currently 25.60 acres in size and with 130 spaces, it averages to be approximately 6 spaces per acre.
There are no permanent residential components to the development, all recreational vehicle spaces are
considered transient in nature and no park model type structural development is included. The property
owner and applicant are determined to maintain the rural nature of the area and therefore, have proposed

a plan that will allow for the perpetuation of those features.

Directly to the east are properties that are currently zoned Rural Residential — 2 Acre. These properties
have a Goal 14 Urbanization exemption and constitute a pre-existing rural residential development. The
residential nature of the land extends a significant distance easterly. There is only approximately an 80
acre area that is zoned EFU, the remaining areas around are all zoned RR2 and dedicated to residential
use. The rural residential area surrounds the aforementioned 80 acres in almost an irrevocably

committed fashion, see previous zoning map. This further illustrates the proposed development will be
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consistent and compatible with adjacent zoning designation districts and uses and will cause no

detriment to the minor potential farm use taking place to the south.

The applicant/property owner finds that the project is compatible with surrounding areas and uses.
Furthermore, if minor compatibility issues are identified, they can be mitigated with reasonable

conditions of approval.

COMPLIANCE WITH THE STATEWIDE PLANNING GOALS

The Statewide Planning Goals have been acknowledged as being applicable to the Coos County
Comprehensive Plan. A proposal to amend the Comprehensive Plan and Zone must comply with all
applicable Statewide Planning Goals unless an exception to one or more of the goals is proposed.
There is no exception being proposed as part of this application. Coos County must make findings
that Applicant’s proposal complies with each of the relevant goals. The following information

regarding the Statewide Planning Goals shows how this request complies with them.

Goal No. 1 - Citizen Involvement

To ensure the opportunity for citizen involvement in all phases of the planning process.

Coos County will provide written notice of the requested Administrative Conditional Use to
surrounding property owners within 250 feet of the subject property not less than twenty days prior
to the scheduled date of the first public hearing, and will cause public notice of Applicant’s request
and the scheduled public hearing to be published in the local newspaper pursuant to the
requirements of CCZLDO Chapter 5, Section 5.0.900. Notice will also be given to affected state
and local agencies, and other individuals and organizations that are legally entitled to such notice.
These various forms of individual and public notice assure that local citizens have an opportunity
to become informed about, and participate in, the public hearing process. The requested
Administrative Conditional Use is being processed in a manner that assures full compliance with

Statewide Goal No. 1.

Goal No. 2 - Land Use Planning

To establish a land use planning process and policy framework as a basis for all decisions
and actions related to the use of land and to assure an adequate factual base for such
decisions and actions.

Coos County has established policies and procedures, which require a detailed evaluation of any

proposal to amend its Comprehensive Plan. Specific criteria and standards have been set forth
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against which Applicant’s amendment request must be evaluated in the light of relevant Findings of
Fact. The County’s ultimate decision in this matter will be based on the weight of those relevant
Findings. As was noted in the introduction section of this document the proposed Administrative
Conditional Use involves the conversion of 25.60 acres of land for a 130 space recreational

vehicle park. The area proposed property is already considered recreational land.

The requested Administrative Conditional Use are being evaluated in a manner that assures full

compliance with Statewide Goal No. 2.

Goal No. 3 - Agricultural Land

To preserve and maintain agricultural lands. Agricultural lands shall be preserved and
maintained for farm use, consistent with the existing and future needs for agricultural products,
forest and open space and with the state’s agricultural land use policy expressed in ORS 215.243
and 215.700.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 3 resource. This finding is validated
by the fact that the site has been determined to be non-resource land suitable for rural residential use
and subsequently included within the County inventory of rural residential lands site as evidenced

by the Coos County Comprehensive Plan. The proposed Administrative Conditional Use des not

conflict with Statewide Goal No. 3.

Goal 4 - Forest Lands

To preserve forest lands for forest use.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 4 resource. This finding is
validated by the fact that the site has been determined to be non-resource land suitable for
recreational use and subsequently included within the County inventory of rural residential lands
site as evidenced by the Coos County Comprehensive Plan. The proposed Administrative

Conditional Use does not conflict with Statewide Goal No. 4.

On the basis of these findings, the subject property is not forestland as defined by Goal 4.

Goal No. 5 - Open Space, Scenic and Historic Areas, and Natural Resources

To conserve open space and protect natural and scenic resources.
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Goal 5 addresses a variety of resources not specifically covered in other goals and sets out a
process requiring inventory and evaluation. Steps in the process require that the level of
significance of resources is determined, and if an identified resource appears to be significant,
further evaluation is required. Such evaluation may lead to alternative courses of action,

including fully protecting the identified resource.

Goal 5 addresses the following resources:

Open space.

Mineral and aggregate resources.

Energy resources.

Fish and wildlife areas and habitats.

Ecologically and scientifically significant resources.
Outstanding scenic views and sites.

Water areas, wetlands, watersheds and groundwater resources.
Wilderness areas.

Historic areas, sites, structures and objects.

10. Cultural areas.

11. Oregon recreational trails.

12. Wild and scenic waterways.
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All of Coos County, including Applicant’s property, has previously been subjected to extensive
surveys and analyses intended to inventory and evaluate the Goal 5 resources listed above.
These inventories, which are incorporated into the Coos County Comprehensive Plan, have
previously received acknowledgment of compliance with Statewide Goal 5. Nevertheless,
Applicant has conducted an independent evaluation of the potential impact of the proposed ACU

on Goal 5 resources and proposes the following findings:

1. Land Needed or Desirable for Open Space

The subject property is typical of the majority of the lands in the western area of Coos County
and contains no identified topographic or vegetative features that warrant protection under Goal
5. There is a large amount of land, which shares these same general characteristics surrounding
the subject property. The proposed recreational vehicle park would result in an insignificant
impact on open space resources in the surrounding area due to the abundant supply of open space
with similar natural features. The site has not previously been identified by either the Coos

County Comprehensive Plan as being needed or desirable for open space.

2. Mineral and Aggregate Resources

No mineral or aggregate resources requiring Goal 5 protection have been identified on or in the

vicinity of the subject site.
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3. Energy Sources

Goal 5 energy resources refers to sites and resources for the generation of energy (i.e. natural
gas, oil, coal, hydroelectric, geothermal, uranium, and solar). No known energy sources have
been identified on or in the vicinity of the property. The property does have solar access, but no

more so than most other land in Coos County.

4. Fish and Wildlife Areas and Habitat

The subject property is adjacent to the Coquille River and the natural feature is position to the
north. The County has found it necessary to place the following zoning designations to offer
protections and additional regulations on natural features: (Coquille River Estuary Management
Plan (CREMP), CREMP Aquatic D08/D17 Conservation, CREMP Industrial and CREMP
Shoreland Segment 16). The site plan illustrates that the development will be constructed to
allow no disturbance or hinderance on river or aquatic life. The proposed recreational vehicle
park will be setback a sufficient distance from the river to maintain the necessary protections of
the natural features. There have also been additional studies that give further evidence of the

proposed projects consistency that will be addressed later in this report.

5. Ecologically and Scientifically Significant Natural Areas

No identified ecologically or scientifically significant natural areas are present on or in the
vicinity of the subject site. As previously discussed, the Coquille River is positioned directly to
the north, but the project offers no encroachment of any kind on river or aquatic life. The site

plan gives full credence to a development offering no encroachment of any kind.

6. Outstanding Scenic Views and Sites

No identified scenic views or sites exist on the subject property. As noted under Open Space,
above, the site has so much in common with many other locations in the general area that its
scenic value is not considered unique or significant. The property possesses no prominent

topographic features or vegetation, which would otherwise give it scenic significance.

7. Water Areas, Wetlands, Watersheds, and Groundwater Resources
The subject property contains no water areas (apart from the Coquille River previously
discussed), watersheds or identified groundwater resources. Groundwater drawdown is

minimized because of the large amount of incoming water, the redirection of runoff and used
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water into the aquifer through engineered drainage and subsurface disposal, and maintenance and
enhancement of existing vegetation cover. No complaints concerning depletion of water
resources in adjacent similar areas have occurred. In order for an area to meet the Army Corps
of Engineers' and the Oregon Division of State Lands' definition of wetland, three elements must
be present: 1) water, 2) hydric soils, and 3) wetland vegetation. As identified below, the property
has been identified to have some potential wetland features. A wetland delineation was
conducted by Loran Waldron, certified biologist and the following was determined, 1) there are
no wetlands or waters within the study area, which consists of the entire concrete slab that made
up the working flood of the old wood products mill, 2) the entire road to the RV Park will remain
within the established footprint of the access road to the old mill site, 3) no wetlands or waters of
the state or United States are located within the project site study area and no wetlands or waters

of the State or the United States will be impacted by this project, as currently planned.

Statewide Wetlands Inventory
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8. Wilderness Areas

The subject site is not within, adjacent to, or part of, a designated wilderness area.
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9. Historic Areas, Sites, Structures, and Objects

There are no identified or inventoried historic structures or objects on, or adjacent to, the subject

property.

10. Cultural Areas

There are no identified or inventoried archaeological or cultural resources on the subject site.

11. Potential and Approved Oregon Recreation Trails

There are no designated or planned recreational trails on or adjacent to the subject site.

12. Wild and Scenic Waterways
The site is not within any designated or planned wild and scenic waterway, nor has such a

designation been given to other lands or resources in the general vicinity of the subject property.

Based on the foregoing findings, there is no Goal 5 resource present requiring preservation
action. The requested ACU will not conflict with any identified Goal 5 resources. The subject
property has not been included in any inventory of needed open space or scenic areas, nor has it
been identified in the Comprehensive Plan as having any historic, cultural or significant natural

resources which need to be preserved and/or protected.

Goal No. 6 - Air, Water and Land Resources Quality

To maintain and improve the quality of the air, water and land resources of the state.

Statewide Goal 6 requires that air, land and water resources of the State be maintained and
improved by assuring that future development, in conjunction with existing development, does
not violate applicable state and federal environmental quality standards, and does not exceed the
carrying capacity of local air sheds, degrade land resources or threaten the availability of such

resources.

Any future land use activities on the property will be required to comply with all local, state and
federal environmental regulations, thus assuring that the proposed ACU will not adversely
impact the carrying capacity of local air sheds, degrade land and water resources or threaten the
availability of such resources. Although the proposed rural residential land use designation on
the property may result in at least some potential for environmental impacts if not properly
monitored and regulated, both Coos County and the State of Oregon have sufficient regulatory

measures in place so as to ensure that subsequent development will not produce any
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unanticipated impacts. The proposed ACU has been evaluated in a manner that assures full

compliance with Statewide Goal No. 6.

Goal No. 7 - Areas Subject to Natural Disasters and Hazards

To protect life and property from natural disasters and hazards.

The subject property has been identified as being within any identified floodplain area.
Furthermore, the type of floodplain designation is considered an unnumbered A zone or an
approximate A zone. This means floodway data is not available and development of this kind
requires a one-foot cumulative effort analysis. This will be discussed at a later point in these
findings. The property owner and applicant can assert in conjunction with Goal 7 that the
development will not cause any detriment to a natural feature and poses no conflict with areas
inundated by the floodplain. A HEC-RAS and floodway analysis has been completed by James
Heyen, Registered Engineer in the State of Oregon that has dictated no rise will be created as a

direct result of the proposed development.
Goal No. 8 - Recreational Needs

To satisfy the recreational needs of the citizens of the state.

Recreational needs for the general public have been provided for on numerous sites in the coastal
area surrounding the subject property including Bandon Dunes Golf Course and the general areas
of coastal features directly to the west. The Coos County Comprehensive Plan has not identified
the subject property on any inventory for recreational facilities or opportunities, however the
nature of the underlying proposes is to facilitate directly to this particular goal and creates

uniform consistency. The proposed amendment will not conflict with Statewide Goal No. 8.
Goal No. 9 - Economy of the State

To diversify and improve the economy of the state.

The Statewide Economic Development Goal requires that local land use plans "provide for at least
an adequate supply of sites of suitable sizes, types, locations, and service levels for a variety of
industrial and commercial uses consistent with plan policies". Goal 9 is intended to be applied on a
County-wide basis and requires that future economic growth be accommodated, in part, by ensuring
that there is sufficient suitable land planned and zoned for commercial and industrial uses. The

proposed Administrative Conditional Use do not involve, or otherwise impact, the county’s
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inventory of lands needed for economic development. The amendment and zone change will not

conflict with the Statewide Economic Development Goal.

Goal No. 10 - Housing

To provide for the housing needs of the citizens of the state.

The primary purpose of Goal 10, within the context of amending the Comprehensive Plan, is to
ensure that sufficient buildable land is available to allow for the full range of housing needs within
the County to avoid creating shortages of residential land which would artificially restrict market
choices in housing type, price range or location. The Coos County Comprehensive Plan requires
that population growth be monitored and assessed for impacts on previous estimates of needed
housing and the availability of sufficient land for residential use. As previously noted, the subject
25.60 acre site previously had an industrial operation that is no longer active. No existing housing
will be displaced as a consequence of the proposed recreational vehicle park. The current zoning on
the property is Q-REC which allows for specific uses and determined when it transition from
another zone through a quasi-judicial process. However, consistency with Goal 10 can be well
demonstrated with a recreational vehicle park due to the nature of the project. Housing, although
transient in nature is provided in some fashion. Although RV spaces and uses are not permanent, it

does allow residential convenience on a temporary basis.

Goal No. 11 - Public Facilities and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities and services

to serve as a framework for urban development.

Statewide Goal No. 11 concerns the public facilities and services aspects of amending the
Comprehensive Plan designation on the subject property from farm use to rural commercial use, and
requires consideration of a system or plan that ensures the proper coordination of the types,
locations and delivery of public facilities and services that best support existing and proposed land
uses.

Applicant’s property is situated in a rural area where public facilities and services are relatively
limited, compared with the broad ranges of services that are available in urban areas. There are
no public sanitary sewers in the vicinity of the property; however, the relatively low density of
development permitted by the proposed rural residential designation and zoning on both the

subject property and other surrounding rural residential properties facilitates the use of individual
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subsurface septic systems subject to standards enforced by the Oregon Department of
Environmental Quality. There is no public water service in the vicinity of subject property,
however, all of the existing residential properties in the surrounding area are provided domestic
water services by individual onsite wells or springs and there is no evidence of groundwater
depletion as a result. Applicant intends to develop an onsite water source for future development
of the property. Fire protection in the area is provided by Bandon Rural Fire District and police

protection is provided by the Coos County Sheriff’s Office.

The demand for other utilities and services, including electricity and communications, will be no
greater than that resulting from the historic use of other adjoining and nearby properties. The
proposed ACU will not adversely impact the present or future provision of public facilities and
services in the surrounding area. This conclusion is based on consideration of the existing public
service delivery systems and plans that are in effect within the surrounding area, and which are
intended to ensure proper coordination of the types, locations and delivery of the public facilities
and services necessary to support existing and proposed land uses in the area. The services that are

available, or are proposed, to the subject property include those listed in the table below.

Table A
Public Facilities (Existing)
Public Facility Provider
Water Private Well
Sewer Individual Septic System
Electric Coos-Curry Electric CO-OP
Telephone No public provider per Public Utility Commission
Solid Waste Private
Police Coos County Sheriff
Fire Bandon Rural Fire District
Schools School District No.
Road Access Private Road

On the basis of the foregoing analysis, the subject property will be provided with an adequate level
of public facilities and services, and such facilities and services will be delivered in a timely, orderly

and efficient manner consistent with the purpose of Statewide Goal No. 11.
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Goal No. 12 - Transportation

To provide and encourage a safe, convenient and economic transportation system.

The statewide transportation goal is intended to be applied on a countywide basis. Specific
transportation-related policies and development standards are included within Coos County’s
Comprehensive Plan and land use ordinances to assure that the intent of the statewide transportation
goal is implemented through the application of both state and local policies and standards at the time
of development. The intent of Goal 12 is also implemented by the State Transportation Planning
Rule (OAR 660, Division 12). OAR 660-12-060(1) requires that "amendments to functional plans,
acknowledged comprehensive plans, and land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the identified function,

capacity, and performance standards ... of the facility .

Four questions must be addressed to determine whether or not the proposed residential development

will significantly affect a transportation facility as outlined in OAR 660-12-060(2):

A plan or land use regulation amendment significantly affects a transportation facility if it:

(a) Changes the functional classification of an existing or planned transportation
facility;

(b) Changes standards implementing a functional classification system;

(c) Allows types or levels of land uses which would result in levels of travel or access
which are inconsistent with the functional classification of a transportation
facility; or

(d) Would reduce the performance standards of the facility below the minimum
acceptable level identified in the TSP.

In order to ensure that a proposed land use change complies with the requirements of the
Transportation Planning Rule, Coos County has adopted the following standard for intensified
quasi-judicial applications (the applicant is not required to address but would like to be

comprehensive):

(2) The applicant shall certify the proposed land use designations, densities or design
standards are consistent with the function, capacity and performance standards for
roads identified in the County Transportation System Plan.

(a) The applicant shall cite the identified Comprehensive Plan function, capacity and
performance standard of the road used for direct access and provide findings that
the proposed amendment will be consistent with the County Transportation
System Plan.
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Access to the subject property is directly from a private road that directly proceeds off State
Highway 101. The functional classifications of transportation facilities within Coos County are
identified in Table 3-3 of the Transportation Element of the CCZLDO. State Highway 101 is

classified as a “Arterial”.

Estimates of the average number of daily vehicle trips generated by a specific land use can be
obtained from a number of reliable sources; however, the most commonly referenced source for

such data is Trip Generation, published by the Institute of Transportation Engineers (ITE).

Average daily trip generation rates published in the ITE’s Edition of Trip Generation are based

primarily on field data obtained from direct observation of actual land use activities. Trip
generation rates are reported as an average of the often wide-ranging vehicle counts taken at
numerous sites having the same classification of land use. Trip generation rates are often broken
down into 24-hour time frames, and reported as “Average Daily Trips (ADT)”. For most land
use activities, including single-family rural dwellings, ITE defines an “average daily trip” as a
one-way vehicular movement between a single origin and a single destination. For a single
recreational vehicle space, trip generation rates are reported as a ratio of 3.6 vehicle trips per day
per dwelling unit. Based on the maximum potential development density proposed, 130 spaces

total, the subject property can be expected to generate an additional 468 ADT.

New developments generating fewer than 300 ADTs are generally considered to have no significant
impact on local transportation facilities that serve a development site. The property utilized a private
road that is directly off State Highway 101. Current traffic volumes on State Highway 101 are well
below the facility’s design capacity. Other public roads in the area are also adequate to
accommodate both existing and potential future traffic volumes likely to be generated as a
consequence of the requested recreational vehicle park. Kelly Sandow, Registered Engineer in the
State of Oregon indicated in her report that the transportation system will no be adversely affected
due to the development. Any new residential lots created as a consequence of the proposed
recreational vehicle will be accessed by a privately maintained interior road system that will
intersect with State Highway 101 on the western property line. There will also be an emergency

access connection at the south end of the subject property.

On the basis of the foregoing, the proposed development, when taking into consideration the
densities or design standards prescribed for uses permitted in the requested Q-REC zone, is

consistent with the function, capacity and performance standard establish by Chapter 7 of the
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CCZLDO. Furthermore, the County’s Transportation System Plan has received
acknowledgement of compliance with the Statewide Transportation Goal and the Transportation
Planning Rule (OAR Chapter 660, Division 12) by the Land Conservation and Development
Commission, and therefore concludes that the facts set out above demonstrating compliance with
the Transportation System Plan are sufficient to also demonstrate that the proposed amendment

is consistent with both Goal 12 and the Transportation Planning Rule.

Goal No. 13 - Energy Conservation

To conserve energy.

The statewide energy conservation goal is intended to be applied on both a county-wide basis
through the adoption of local energy conservation goals contained within the Comprehensive
Plan, and on a site specific basis through the implementation of those Plan policies via property
development standards intended to require land and uses developed on land to be managed and
controlled so as to maximize the conservation of all forms of energy, based upon sound

economic principals.

The subject property is located in an area dedicated primarily to non-resource uses and is
approximately two miles south of the Bandon area boundary which is an established Goal 14
exception area. Consequently, existing and future development of this property has and will
promote the efficient energy-related use of existing and planned public facilities and services.
The site is in general proximity to an identified urban area and is free of any significant physical
constraints that would otherwise require more energy to develop and use the property than would
other property in the general area. Furthermore, specific energy conservation policies and
development standards are included within the Coos County Comprehensive Plan, as well as in
the County’s land use ordinances, to ensure that the statewide energy conservation goal is
implemented on a site-specific basis at the time of property development. The proposed ACU

will not conflict with Statewide Goal No.13.

Goal No. 14 - Urbanization

To provide for an orderly and efficient transition from rural to urban land use.

Goal No. 14 requires local governments to establish urban growth boundaries that separate urban
lands from rural lands. The proposed Administrative Conditional Use does not involve transition to

another designation through a quasi-judicial plan amendment and zone change. The proposed
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development will constitute creating a less intensified use than what the property has been

previously utilized for (industrial) but will maximize the property in a recreational capacity. The

proposed application is consistent and proposes no conflict with Goal 14.

IV. CREMP POLICIES AND GOAL COMPLIANCE

POLICY #3: Use of "Coquille River Estuary Special Considerations Map" as the Basis for
Special Policies Implementation Local governments shall use the "Coquille River Estuary
Special Considerations Map" as the basis for implementing the special protection.

L. The "Coquille River Estuary Special Considerations Map" shall delineate the general
boundaries (plan inventory maps contain more precise boundary locations) of the
following specific areas covered by the Coquille River Estuary Management Plan:

a.

b.

Coquille River Estuary Coastal Shorelands Boundary
Sensitive Beach and Dune Areas

1. areas unsuitable for development

2. areas with limited development suitability
Floodplain Hazard Areas

Agricultural Lands Designated for Exclusive Farm Use, and "Wet-Meadow"
Wetlands

Coastal Historical and Archaeological Sites

Urban Growth Boundaries (UGB's)

Dredged Material Disposal and Mitigation/Restoration Sites
Significant Wildlife Habitat and Major Marshes

Forest Lands The Special Considerations Map is NOT a substitute for the detailed
spatial information presented on the CREMP's inventory maps.

The Special Considerations Map is merely an index guide designed as a zoning counter
implementation tool that indicates when special policy considerations apply in a general
area, thereby requiring inspection of the detailed plan inventory maps. The Special
Considerations Map must and shall at all times accurately reflect the detail presented on
the inventory maps (but at a more general scale).

II.

Specific plan provisions set forth elsewhere as policy and relating to the above-
listed considerations shall be used in conjunction with the Coquille River Estuary
Special Considerations Map; such plan provisions include allowed uses and
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activities in each management unit, and the following specific "functional"
policies set forth below: I11-520 Return to Top of Document

#13

#14

#15

#16

#16a

#16b

#16¢

#17

#18

#19

#20

#21

#22a

#23

#27

#28

#29

Overall Use Priorities within Coastal Shorelands

General Policy on Uses within Rural Coastal Shorelands

Land Divisions within Rural Shorelands

Protection of Sites Suited to Water-Dependent Uses; and Special
Allowance for New Non-Water-Dependent Uses is "Urban Water-
Dependent (UW)" Units which are "Suitable for Water-Dependent Uses";
and Potential Sites Suited to Water-Dependent Uses; and Protection of
Sites Suited to Water-Dependent Uses in Future Urbanizable Areas

Rural, Urban, and Unincorporated Communities Use Standards

Potential Sites Suitable for Water-Dependent Uses

Protection of Sites Suited to Water-Dependent Uses in Future Urbanizable
Areas

Protection of "Major Marshes" and "Significant Wildlife Habitats" in
Coastal Shorelands

Protection of Historical, Cultural and Archaeological Sites
Management of "Wet-Meadow" Wetlands within Coastal Shorelands
Dredged Material Disposal Sites

Mitigation and Restoration Sites #22 Mitigation Sites: Protection against
Pre-emptory Uses

Acquisition and Protection of Mitigation/Restoration and Dredged
Material Disposal Sites

Riparian Vegetation/Streambank Protection #24 Waste Water/Storm
Water Discharge

Floodplain Protection within Coastal Shorelands

Recognition of LCDC Goal #3 (Agricultural Lands) Requirements for
Rural Lands within the Coastal Shorelands Boundary

Restricting Actions in Beach and Dune Areas that are "Unsuitable for
Development"
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#30  Restricting Actions in Beach and Dune Areas with "Limited Development
Suitability"; and Special Consideration for Sensitive Beach and Dune
Resources I1I-521 Return to Top of Document

#31  (Reserved)

#34  Recognition of LCDC Goal #4 (Forest Lands) Requirements for Rural
Lands within the Coastal Shorelands Boundary

All other plan provisions - including allowed uses and activities - are subordinate
to the special "functional" policies listed above.

I1I. This policy recognizes that the Coquille River Estuary Special
Considerations Map:

a. is an official policy component of this estuary management plan;
and
b. provides a mechanism for site-specific application of special

management policies.

The underlying intent of this particular policy is to protect the integrity of
natural features, more specifically beaches and shorelines. The subject
property borders the Coquille River to the north and has some stretches of
CREMP protected areas. The pre-application materials indicate some of the
development including the roads and parking area protrude into CREMP
protected areas to the south. The applicant and property cannot substantiate
this claim, as the conceptual plan and preliminary proposal illustrates no
encroachment. Management plans or policies should not be necessary in

conjunction with the proposal.

POLICY #14: General Policy on Uses within Rural Coastal Shorelands

L Coos County shall manage its rural areas with the "Coquille River Coastal Shorelands
Boundary" by allowing only the following uses in rural shoreland areas, as prescribed in
the management units of this Plan, except for areas where mandatory protection is
prescribed by LCDC Goal #17 and #18:

a.

b.

farm uses as provided in ORS 215;

propagation and harvesting of forest products consistent with the Oregon Forest
Practices Act;

private and public water-dependent recreation developments;
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aquaculture; I1I-533 Return to Top of Document

water-dependent commercial and industrial uses, water-related uses and other
uses only upon a finding by the county that such uses satisfy a need which can not
be accommodated on uplands or in urban and urbanizable areas or in rural areas
built upon or irrevocably committed to non-resource use;

single family residences on lots, parcels, or units of land existing on January 1,
1977 when it is established that:

1. the dwelling is in conjunction with a permitted farm or forest use, or

2. the dwelling is in a documented "committed" area, or

3. the dwelling has been justified through a goal exception, or

4. such uses do not conflict with the resource preservation and protection

policies established elsewhere in this Plan;

any other uses, provided that the Board of Commissioners determines that such
uses satisfy a need which cannot be accommodated at other upland locations or in
urban or urbanizable areas. In addition, the above uses shall only be permitted
upon a finding that such uses do not otherwise conflict with the resource
preservation and protection policies established elsewhere in this Plan.

This strategy recognizes (1) that Coos County's rural shorelands are a valuable resource and
accordingly merit special consideration, and (2) that LCDC Goal #17 places strict limitations on
land divisions within coastal shorelands. This strategy further recognizes that rural uses "a"
through "g" above, are allowed because of need and consistency findings documented in the
"factual base" that supports this plan.

FINDING:

The proposed development is consistent with Policy #14 as set forth in
subsection g above. The application will be required to be placed before the
body of the Planning Commission. The proposed development of a
recreational vehicle park has been widely accepted as suitable in close
proximity to river or nature features due to the type of amenity it provides.
In addition, the conceptual plan clearly dictates no encroachment into the
CREMP area as it pertains to structural development. However, is
consistency is still required, it should be apparent that one future major
amenity the proposal will include is a dock location, which creates water
dependency.

POLICY #27: Floodplain Protection within Coastal Shorelands

The respective Flood Regulations of local governments set forth requirements for uses and
activities in identified flood areas; these shall be recognized as implementing ordinances of this
Plan. This strategy recognizes the risk of substantial loss of stock and property damage resulting
from the widespread flooding of the Coquille River Valley floor which occurs during most

winters.
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The subject property has been determined to be partially inundated in the
Floodplain, as regulated by Coos County under the guidance of the National
Flood Insurance Program (NFIP). The property owner has engaged and
contracted with a private engineer qualified to perform an analysis necessary
to dictate the development will not cause a rise in flood waters in the event of
a 100-year flood event. This study has been attached and will be discussed
further at a later point in the application materials.

V. UTILITY COMPLIANCE

II.

Sanitation

The applicant/property owner are proposing a 130 space recreational vehicle park
with amenities. The property has been thoroughly analyzed by Paul Kennedy,
register soil scientist to determine how sanitation can be properly facilitated. The
attached memo prepared by i.e. Engineering indicates the following in regards to
the sanitation system * Each unit will have a standard RV sewer hookup. The raw
sewerage from the site will flow by gravity to one of the onsite septic and dose
tanks. The septic tanks will be sized to serve up to 12 RV units each. The dose
tanks contain pumps to force the effluent into the proposed onsite force main. The
force main will connect all of the dose tanks to transfer the effluent to the
approved treatment area that is located in the southeast corner of the site. After
treatment, the treated effluent will be pumped into a bottomless sand filter.”

In addition, the attached utility plans outline the proposed septic and drainfield
system proposed to meet the sanitation requirements. The southeast area of the
property is proposed to be utilized for the septic tank and drainfield area after
being tested (14 test pits as described above). Ground water studies, a sewer
design report and construction details will be prepared for DEQ’s WPCF permit.

The proposed sanitation system will serve the recreational vehicle parks proposed
spaces and amenities and fully meet the requirements set forth by Coos County
and the Department of Environmental Quality. The subject property was
previously consolidated into one lot and therefore, the sanitation system only
serves proposed development located on one lot of record. The applicant finds the
proposed sanitation meets all the requirements of CCLZO and DEQ.

Water

In a similar regard to the sanitation system requirement for the proposed 130
space recreational vehicle park, domestic water use is a necessary and required
amenity. The attached memo drafted by i.e. Engineering illustrates how domestic
water will be facilitated to the site and the proposed development. Water will be
supplied via two onsite wells that are located on the western and south central
portions of the property (see attached utility plan). As stated in the memo “The
estimated water needs for the entire development, when at 100% capacity and
completely full, is 15,000 gallons per day. At this peak capacity, pumping at the
well yield of 39.5 gallons per minute, 15,000 gallons of water will require the well
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to be pumped 6 hours and 20 minutes per day. This would leave on average, over
17 hours a day for the well to recharge, on days when the RV Resort is at full
capacity. On days when the resort is not a full capacity, the well would be
pumped less and have more recharge time than the numbers listed above.”

The existing and proposed wells have ample capacity to address domestic water
usage needs for the proposed development. There will also be a water storage
component to the plan and a tank is proposed to be installed to achieve storage
needs. “To help regulate the pumping of the well, water from the well will be
pumped into a small storage reservoir that will be located at the top end of the RV
Resort. This tank will be sized at approximately 15,000 gallons providing a full
day of storage for the resort at full capacity. Water from the well will be treated
and pumped up to the storage reservoir. From the storage reservoir, water will
then be conveyed via separate a waterline to the RV Resort for direct use. The
reservoir water tank will be elevated as needed to provide adequate water
pressure for use.”

Water treatment requirements will also need to be addressed and the
applicant/property owner is proposing to do so by installing an ultraviolet water
treatment system to disinfect the water that is pumped from the well prior to being
pumped into storage. This installation will be consistent with rural type
developments and has been proven to be environmentally friendly. Plans will be
constructed and submitted in regard to the proposed treatment process.

Access & Traffic

VI. OVERLAY COMPLIANCE

II.

Wetlands

As previously discussed in Statewide Planning Goal 5 above, the property has
some existing wetland activity as determined by the department of state lands.
The northwestern portion of the property more particularly has freshwater
emergent wetland activity. Laron Waldron, Biologist, and wetland delineator
reviewed the property and the potential development. After a full delineation was
completed, it was further determined there are no existing state or federal
wetlands located in the area where the proposed development will be constructed.
The analysis and report was completed in June of 2021 placing it well within the
required five year time frame for reviewing potential encroachments. Please refer
to the attached report from Mr. Waldon along with findings above the further
address wetland natural features.

Floodplain Compliance

The subject property, according to the Coos County affective FIRM no.
41011C0494F has been determined to be located in an unnumbered or
approximate A zone. These areas lack full data that would help differentiate
between appropriate flood zones that would be clear in numbered A zones. There
is no clear understanding where the floodway versus the floodplain is located and
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how the property can be affected by inundation. The property owner utilized the
services of West Consultants, INC (James Heyen, professional engineer) in order
to perform a HEC-RAS analysis. The necessary technical memorandum is
attached hereto and determines the area proposed for development is not located
in and offers no encroachment within the regulatory floodplain.

The applicant/property owner finds the project is consistent with the requirements
of the floodplain article of the CCZLO. In addition, the area proposed for
development will not require any elevation due to also being located outside of
the floodplain (see figure 4 in attached tech memo).

Section 4.11.235 Establishment of Development Permit
1. Floodplain Application Required

A floodplain application shall be submitted and approved before construction or
regulated development begins within any area of special flood hazard established
in Section 4.11.232. The permit shall be for all structures including manufactured
homes, as set forth in the “DEFINITIONS,” and for all development including fill
and other activities, also as set forth in the “DEFINITIONS.”

FINDING:  The property owner/applicant consulted with an engineering firm
to complete a HEC-RAS analysis which dictated that the proposed
development along with amenities are not located in the floodplain
or regulatory floodway.

2. Application

An application shall be made on the forms furnished by the Planning Department
and may include, but not be limited to, plans in duplicate drawn to scale showing
the nature, location, dimensions, and elevations of the area in question; existing or
proposed structures, fill, storage of materials, drainage facilities, and the location
of the foregoing. Specifically, the following information is required:

a. Elevation in relation to mean sea level, of the lowest floor (including basement)
of all structures which may be submitted by a registered surveyor;

b. Elevation in relation to mean sea level of floodproofing in any structure;

c. Certification by a registered professional engineer or architect that the
floodproofing methods for any nonresidential structure meet the floodproofing
criteria in Section 4.11.252; and

d. Description of the extent to which a watercourse will be altered or relocated as
a result of proposed development.

e. Plot plan drawn to scale showing the nature, location and dimensions and
elevation referenced to mean sea level, or NAVD 88, whichever is applicable, of
the area in question including existing and proposed structures, fill, storage of
materials, and drainage facilities. Applicants shall submit certification by an
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Oregon registered professional engineer or land surveyor of the site's ground
elevation and whether or not the development is located in a flood hazard area. If
so, the certification shall include which flood hazard area applies, the location of
the floodway at the site, and the 100 year flood elevation at the site. A reference
mark shall be set at the elevation of the 100 year flood at the site. The location,
description, and elevation of the reference mark shall be included in the
certification; and

f. Any other information required to show compliance.

g. Applications for variance, water course changes or staff determinations will be
noticed with an opportunity to appeal in the same manner as a conditional use (see
Chapter V). Non- discretionary determination of compliance with the standards
will be processed in the same manner as a Compliance Determination (see Article
5.10)

FINDING: The property owner/applicant has attached an engineered
conceptual plan with elevations along with a HEC-RAS analysis
that determined there is no risk of inundation because the project
and all nature of construction is not located within any identified
floodplain area. Elevation requirements to prevent inundation
should not be required.

SECTION 4.11.252 SPECIFIC STANDARDS

In all areas of special flood hazards where base flood elevation data has been
provided (Zones A1-30, AH, and AE) as set forth in Section 4.11.232, BASIS
FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD or
Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the
following provisions are required:

2. Nonresidential Construction

New construction and substantial improvement of any commercial, industrial or
other nonresidential structure shall either have the lowest floor, including
basement, elevated at or above the base flood elevation; or, together with
attendant utility and sanitary facilities, shall:

a. Be floodproofed so that below the base flood level the structure is watertight
with walls substantially impermeable to the passage of water;

b. Have structural components capable of resisting hydrostatic and hydrodynamic
loads and effects of buoyancy;

c. Be certified by a registered professional engineer or architect that the design
and methods of construction are in accordance with accepted standards of practice
for meeting provisions of this subsection based on their development and/or
review of the structural design, specifications and plans. Such certifications shall
be provided to the official as set forth in Section 4.11.243(3)(b);
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d. Nonresidential structures that are elevated, not floodproofed, must meet the
same standards for space below the lowest floor as described in 4.11.252(1)(b);

e. Applicants floodproofing nonresidential buildings shall be notified that flood
insurance premiums will be based on rates that are one foot below the
floodproofed level (e.g. a building floodproofed to the base flood level will be
rated as one foot below);

f. Applicants shall supply a comprehensive Maintenance Plan for the entire
structure to include but not limited to: exterior envelope of structure; all
penetrations to the exterior of the structure; all shields, gates, barriers, or
components designed to provide floodproofing protection to the structure; all
seals or gaskets for shields, gates, barriers, or components; and, the location of all
shields, gates, barriers, and components as well as all associated hardware, and
any materials or specialized tools necessary to seal the structure; and

g. Applicants shall supply an Emergency Action Plan (EAP) for the installation
and sealing of the structure prior to a flooding event that clearly identifies what
triggers the EAP and who is responsible for enacting the EAP.

FINDING:  The applicant/property owner has gone through great lengths to
ensure no area of the project protrudes into the floodplain or
regulatory floodway. If the county finds that some elevation or wet
floodproofing measures are required, the property owner will
consider how to install them per building code specifications.
However, HEC-RAS and elevation data dictate the project area,
including all construction place the construction outside of such
area.

4. Recreational Vehicles
Recreational vehicles placed on sites are required to:
a. Be on the site for fewer than 180 consecutive days; and

b. Be fully licensed and ready for highway use, on its wheels or jacking system, is
attached to the site only by quick disconnect type utilities and security devices,
and has no permanently attached additions; or

c. Meet the requirements of Section 4.11.252(3) above and the elevation and
anchoring requirements for manufactured homes.

FINDING:  As previously mentioned, elevation and HEC-RAS data place the
project out of the floodplain, including all recreational vehicles
spaces. However, spaces are not anticipated to be occupied for
longer than seven days which would allow the park, by default to
keep this 180 day requirement. In addition, remaining road ready
with quick disconnect will be a requirement of the park and will be
carried out.
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Archaeological Activity

The State Historic Preservation Office regulates properties and structures where
historic or archeological type activity may be prevalent. It is important to take
stock of any items or resources that may be in need of protection because they
hold some historic or archaeological value. Mark Tveskov (Black Dog
Archaeology, LLC) was tasked with evaluated the site and providing a cultural
resource inventory. A site visit and evaluation was conducted on February 13,
2023 in conjunction with the anticipation of the recreational vehicle park buildout.
The attached report dictates “Finally, significant archaeological resources are
known or reported to be located within the vicinity of the property and the
Coquille Indian Tribe regards the area as sensitive for cultural resources. There
is always a potential that cultural resources could be encountered when a
property is developed and ground disturbance occurs. Archaeological sites and
objects—even those that have not been previously identified—are protected under
Oregon law on both state and private lands (e.g., ORS 97.740-760). In the event
that archaeological objects, features, or a site be encountered, all work within the
immediate area should be stopped and appropriate Indian Tribe, the Oregon
State Historic Preservation Office, or a professional archaeologist should be
contacted.”

The applicant/property owner understand and concede this area may have some
historical archaeological activity. During the development process if any items in
this regards are identified, all development activities will be stopped while fully
cooperation with the State Historic Preservation office is achieved.

CONCLUSION

The applicant/property owner asserts the proposed development is consistent with the

criteria located in the CCLZO by virtue of the following findings:

FINDING: A recreational vehicle park development is identified as a conditionally

permitted use in the Q-REC zoning to which the property is designated.
Due to previous industrial uses of the subject property and the lack of any
farm or forest operations taking place around the subject property, the

development can be considered to be compatible.

FINDING:  The proposed development will include 130 recreational vehicle spaces

that will occupy each space a maximum of 30 days or less. In addition,
other buildings proposed in conjunction to the development (bathroom

units, dog parks, club house and sports courts) are considered amenities
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and act as incidental to the main proposed use because they are structures

that you would typically find in recreational vehicle parks.

The proposed development will cause no detriment or encroachment on
river or riparian vegetative features, regulatory floodway areas, regulated

state or federal wetlands or special coastal protected areas.

The proposed development does not require taking an exception to Goal
14 for urbanization because all recreational vehicle spaces are temporary
(30 days or less) and the utilities will only service one lot or parcel which
is in keeping with the requirements surrounding development on rural

land.

The applicant has submitted a conceptual plan, drafted by a licensed
engineer that illustrates the organization of the park will allow for

development to achieve minimum impacts with the surrounding areas.

The applicant/property has received approval from the Department of
Environmental Quality for the type of sanitation system and drainfield that
will serve the proposed development. A report has been submitted from
Bandon Wells that provides ample proof the existing wells located on the

property can serve the proposed use.

Access to the property is sufficient to service the proposed recreational
vehicle park and the proposed use is not anticipated to have any
detrimental impact on the transportation system in the area. In addition,
the proposed use has been determined to produce less traffic than the

previous industrial type of use that occupied the property.

The proposed recreational vehicle park offers an important amenity to the
area given the proximity of the urban growth boundary of Bandon and
Highway 101 adjacent to the property located westerly. Transient type
parks allow travelers conveniences that are imperative to purpose of

statewide planning goal 8.
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The proposed application for a recreational vehicle park through a
conditional use should be approved by Coos County Planning
Commission due to its consistency with the CCLZO and other state/local

provisions.



TECHNICAL MEMORANDUM W% WEST
s CONSULTANTS

WEST Consultants, Inc. WATER | ENVIRONMENTAL | SEDIMENTATION | TECHNOLOGY
2601 25t St. SE

Suite 450

Salem, OR 97302-1286
(503) 485-5490

(503) 485-5491 Fax
www.westconsultants.com

Name: Mr. Ying Deng

Company: OutdoorSuperStar, LLC

Date: August 1, 2023 [EXPIRATION DATE: t6/a0fzazs |
From: James Heyen, PE

Subject: Flood Risk Assessment and Floodway Analysis for the Lower Coquille River

Introduction

WEST Consultants, Inc. (WEST) has completed a flood risk assessment and floodway analysis of the lower
Coquille River near Bandon, Oregon. The analysis was requested by Mr. Ying Deng in support of his
ongoing permitting applications with Coos County for the proposed development of an RV park along the
Oregon Coast Highway immediately adjacent to the left bank of the Coquille River. As the property in
question lies within a FEMA 100-year Approximate Zone A floodplain, Coos County regulations require a
detailed hydraulic analysis to establish the base flood elevation (BFE) for the 1% annual chance (100-year)
flood event and determine the extents of a regulatory floodway. The results of the analysis will be used to
ensure that the proposed development will be located outside of the floodway.

The proposed project lies within the floodplain of the Coquille River according to FEMA effective flood
insurance rate map (FIRM) for Coos County number 41011C0494F, effective 12/07/2018. Figure 1 shows a
map of the study area with an overlay of the effective FEMA flood hazard mapping and identifies the
approximate location of the proposed development. All figures are presented Appendix A at the end of this
memorandum. Unless otherwise specified, all elevations listed herein are referenced to the North American
Vertical Datum of 1988 (NAVD88).

Hydraulic Modeling

The detailed hydraulic analysis was conducted using the River Analysis Software developed by the US
Army Corps of Engineers Hydrologic Engineering Center (HEC-RAS), version 6.4.1. Because the project is
located in a portion of the Coquille River only analyzed by approximate methods, the analysis developed a
new hydraulic model of the study reach. The following sections describe the development of the detailed
model and document the data sources.



Bathymetric and Topographic Data

Detailed bathymetry data for the lower Coquille River were obtained from a previous study conducted in
2010 for the Oregon Department of Transportation (ODOT). For that study, which developed hydraulic
models to evaluate potential bridge scour at tidally influenced bridges, WH Pacific surveyed main channel
cross sections in the vicinity of the Coquille River Bridge carrying US Route 101. Those data were collected
in the Spring of 2010.

Topographic data, which covered all but the low flow channel of the river, were obtained from the
“Southcoast” LIDAR dataset collected by the Oregon Department of Geology and Mineral Industries
(DOGAMI) between April of 2008 and July of 2009.

The two data sources were mosaiced together to create a Terrain DEM of the river and overbanks for the
project area. Figure 2 shows a map of the study area with the composite terrain consisting of topographic
and bathymetric data.

Hydraulic Model Geometry

A total of fourteen cross sections were extracted from the terrain DEM to build the hydraulic model
geometry and are shown in Figure 3. The river thalweg was used to create the model centerline upon which
cross section river stationing and main channel downstream reach lengths were based. Left and right
overbank flow paths were estimated from the terrain DEM and used to establish overbank downstream
reach lengths.

Bridge data for the Coquille River Bridge carrying US Route 101 were imported from the 2010 ODOT study
and confirmed by comparing them with as-built plans. The bridge is supported by eight piers and has
sloping abutments at both ends.

Manning’s roughness values were estimated from values listed in the effective FEMA Flood Insurance
Study (FIS) for Coos County, which lists ranges of values employed by flooding source. While the
downstream end of the Coquille River was not studied by detailed methods, the portion of the river studied
by detailed methods begins near the community of Riverton, approximately 12 miles upstream from the
Coquille River Bridge. The FIS lists Manning’s roughness values for the Coquille detailed analysis of 0.03 in
the main channel and between 0.03 and 0.08 in the overbanks. A main channel Manning’s roughness value
of 0.028 and overbank values ranging between 0.036 and 0.1 were applied based on examination of aerial
photography and comparison with similar Southern Oregon coastal rivers.

Hydrology and Boundary Conditions
Discharge for the 1% annual chance flood on the Coquille River, 122,000 cfs at the confluence with the
Pacific Ocean, was obtained from the effective FIS.

The downstream boundary condition for the lower Coquille River is highly influenced by tidal action. FEMA
guidelines specify that when the downstream boundary of a model is within a coastal tidal reach, the tidal
boundary of the model is taken as equal to the Mean Higher High Water (MHHW) level of the nearest tidal
station. NOAA station 9432373 (Bandon, Coquille River OR) is the nearest tidal station, and records



indicate a MHHW elevation of 6.99 feet NAVD88. This value was used as the downstream boundary
condition for the HEC-RAS model plan “without floodway” conditions.

Floodway Encroachment Analysis

A plan was created to model the “with floodway” conditions. The discharge for the 1% annual chance flood
was retained — 122,000 cfs. FEMA guidelines specify that the downstream boundary condition for the “with
floodway” condition be set to normal depth with the same energy grade slope as the “without floodway”
condition. That slope was determined to be 0.001 and was set for the “with floodway” condition.

Encroachment stations were iteratively varied through the study reach until a floodway with a maximum
surcharge of less than 1.0 feet was established while not encroaching within the bank stations and while
retaining reasonable top width transitions between cross sections. The floodway analysis also considered
the reasonableness of the computed floodway once transferred to a map. For this reach, it was found that
encroachments up to the bank stations resulted in surcharges of less than one foot at all cross sections.

Analysis Results

The hydraulic analysis determined the water surface elevations for regulatory, without floodway, and with
floodway conditions for a 1% annual-chance event along the lower Coquille River. Table 1 on the following
page shows the detailed hydraulic modeling results.

The proposed project location is within the portion of the lower Coquille River influenced by backwater from
coastal flooding. The effective FIS summary of elevations lists a BFE of 15.2’, but the effective FIRM shows
a BFE of 16.0’. We recommend the proposed development consider the BFE to be the more conservative
value of 16.0".

Figure 4 shows a map of the computed floodway along the lower Coquille, with a close-up view of the
proposed development site. Inundation extents, shown in blue, in Figure 4 are for a static 16.0’ BFE.



Table 1 - Hydraulic Analysis Results

Floodway 1% Annual-Chance Flood Water Surface Elevation
wlo w/

Area | Mean Vel. Regulatory Floodway | Floodway Increase
(sq-ft) (ft/sec) (ft) (ft) (ft)
1,200 1,141 13,875 8.79 16.0 6.99 7.23 0.24
2,400 1,212 16,775 7.27 16.0 8.19 8.54 0.35
3,600 1,233 17,765 6.87 16.0 8.81 9.27 0.46
4,800 1,328 18,886 6.46 16.0 9.29 9.92 0.63
6,000 1,170 17,514 6.97 16.0 9.70 10.39 0.69
7,200 1,011 16,844 7.24 16.0 10.11 10.9 0.79
8,400 943 16,280 7.49 16.0 10.61 1.4 0.79
9,600 990 16,900 7.22 16.0 11.17 12 0.83
10,525 708 14,989 8.14 16.0 11.48 12.28 0.8
10,721 663 15,156 8.05 16.0 11.81 12.57 0.76
11,007 706 14,941 8.17 16.0 11.96 12.67 0.71
12,000 678 14,536 8.39 16.0 12.60 13.05 0.45
13,200 662 13,759 8.87 16.0 13.22 13.52 0.3
14,400 617 14,244 8.56 16.0 13.66 14.16 0.5

If you have any questions regarding the analysis results or methodology, please feel free to contact me at
(503) 485-5490 or jheyen@westconsultants.com.
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Figures



Figure 1 - Study Area with Overlay of Effective Flood Hazard Mapping

NFHL
LOMRs

[ ereene

Political Jurisdicions
Profile Baselines

Levess
n
Cosstal Transects

Trensect Baselines

Limitof Moderate Wave Action
-

Flood Hezard Boundaries
= LimitLines
SFHA/ Flood Zone Boundary
Flood Hezard Zones
12 Annuel Chence Flood Hezerd
Regulstory Flondiizy
Specil Floodwey
Ares of Undetermined Flood Hezard
0.2% Annual Chance Floo Hezard
 Fuwre Conditons 1% Annul Chence Flood
& Hezerd

¥4 Area with Reduced Risk Due to Levee
¥4 Acea with Risk Due to Levee

Primary Frontal Dunes




Figure 2 - Composite Terrain of Topography and Bathymetry
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Figure 3 - Hydraulic Model Cross Sections
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Figure 4 - Floodway Limits and Approximate Base Flood Inundation Extents
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OMB Contro! No. 1680-0008

| Form Instructipns | U.S. DEPARTMENT OF HOMELAND SECURITY Expiration Date: 06/30/2025

‘ ‘ Federal Emergency Management Agency
| ' National Flood Insurance Program

T
TF Llﬂvﬁ’ ST TION PAGES 1-
Copy all pages of this Ielllg/gtlon%emf cl‘,\gtlésémd eﬁ) RS

11
| attachments for 1) commumty , (2) insurance agenﬂcompamy and (3) building

FOR INSURANCE COMPANY USE

A1. Building @wners Name: Outdoorsuperstar, LLC , Peliay Number:

A2. Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box | Company NAIC Number:
%O BOX 1345

City: Sprlngfeld State: OR ZIP Code: 97477

A3. Property bescn'ption (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Tax Lot 1000, T28S R1 _4W, Section 17, Coos County, Tax Account #9555501

Ad.
AS5.
A6.

A7.
A8.

A9.

Building

Use (e.g., Residential, Non-Residential, Addition, Accessory, etc.):  Non-Residential

Latitude/Longitude: Lat. 43°08'43.59" Long. -124°23'36.32" Horiz. Datum: ] NAD 1927 NAD 1983 [ WGS &4

Attach at least two and when possible four clear color photographs (one for each side) of the building (see Form pages 7 and 8).

Building

Diagram Number:

For a building with a crawlspace or enclosure(s):
a) Square footage of crawlspace or enclosure(s): NA sqg. ft.
b) Is therb at Ieaet one permanent flood opening on two different sides of each enclosed area? [JYes [INo N/A
c) Enter rﬁumber of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:
Non-¢ hgineered flopd openings: NA  Engineered flood openings: NA
d) Total r;et open area of non-engineered flood openings in A8.c: NA sq. in.
-e) Total rated area of engineered flood openings in A8.c (attach documentation — see Instructions): NA sq. fi.
f) Sum of A8.d and A8 e rated area (if applicable — see lnstrucums) NA sq. fi.
Forabu lpmg with an gttached garage:
a) Squa'e footage of ejlt'tached garage: NA sq. fi. ;
b) Is therjje at least onje permanent flood opening on two different sides of the attached garage? [1Yes [INo [NA
c) Enter r%\umber of peirmanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Non-e:jgineered flood openings: NA  Engineered flood openings: NA
d) Total ri\et open are% of non-engineered flood openings in AS.c: NA sq. in.
e) Total Heted area of %engineered flood openings in AS.c (attach documentation — see Instructions): _ NA sg. .
f) Sum :)ffAQ.d and AjQ‘.e rated area (if applicable — see Instructions): NA sq. ft.

B1.a. NFIP Community Name: Coos County

B1.b. NFIP Community Identification Number: 470042

B2. County Name: Coos B3. State: OR B4. Map/Panel No.: 41011C0494 __ BS. Suffic £
B6. FIRM Index Date: 12/07/2018 B7. FIRM Panel Effective/Revised Date: 12/07/2018
B8. Flood Zoné(s): A B9. Base Flood Elevation(s) (BFE) (Zone AO, use Base Flood Depth): 76.0
B10. Indicate the source of the BFE data or Base Flood Depth entered in ltem B:
O mis  TJFIRM [ community Determined /] Other:
B11. Indicate elevation datum used for BFE in Item B9: [ NGVD 1929 [ NAVD 1988 \:] Other/Source:
B12. Is theshyniding Iocate:i in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area (OPA)? [ Yes [/ No
Date: : [JcBrs [JoPA
B13. Is the building located seaward of the Limit of Moderate Wave Action (LIMWA)? []Yes [/]No

FEMA Form FFf206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 2 of

|
|




Form inst(dcﬁﬁnsf | ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Strest Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.: | FOR 'NSU’RANCECQ‘MPANY USE
PO BOX 1345

City: Springfield State: OR ZIP Code: 97477

| Pollcy Numbei: .

: Company \IAIC Numbeir'

C1. Building elevations are based on: [_] Construction Drawings® Building Under Construction* [ ] Finished Consfrm’(ion
“A new Elevation Certificate will be required when construction of the building is complete. i

C2. Elevations — Zones A1-A30, AE, AH, AQ, A (with BFE), VE, V1=V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AO,
A82. Complete ltems C2.2~h below according to the Building Diagram specified in ltem A7. In Puerto Rico only, |enter meters.
Benchmark Utilized: Geoid 18 Vertical Datum: NAVD88 -

Indiczie elevation daturn used for the elevations in items a) through h) below.
NGVD 1829 [/ navD 1988 [l Other:

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used? [ Yes Ne
If Yes, describe the source of the conversion factor in the Section D Comments area. Check the measurement used
ec , :
a) Top of betiom floor {including basement, crawlspace, or enclosure floor): NA [ Iee [ eter.
. fee Fneter
b) Top of the nexi higher floor (see Instructions): _NA | t t §
) , ) ' NA [ fee 1 Meter
¢) Bottom of the lowest horizontal structural member (see Instructions): - A t |
d) Attached garage (top of siab): NA [ Iee ] ?71eter
¢} Lowest elevation of Machinery and Equipment (M&E) servicing the building f "
(describe type of M&E and location in Section D Comments area): NA [ tee [l Fne er
) Lowest Adjacent Grade (LAG) next to building: Natural [ ] Finished 24.0 Iee ] ﬁqeter
g) Highest Adjacent Grade (HAG) next to building: [_] Natural [_| Finished NA [ Iee O ﬁ“etef
$
h} Finished LAG at lowest elevation of attached deck or stairs, including structural f | "
support: . NA D ee D me er

This ceriification is to be signed and sealed by a land surveyor, engineer, or architect authorized by state law to certify elevation
information. [ certify that the information on this Certificate represents my best efforts to interpret the data available. | understand that any
false statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

Were latitude and longitude in Section A provided by a licensed land surveyor? Yes []No

[l Check here if attachments and describe in the Commenis area.

Certifier's Name: Brent H Knapp License Number: PLS87116

~

Title:  Professional Land Surveyor

el :1:'
Em
Errmganeos:

Company Name: j.e. Engineering, Inc.
Address: 808 SE Pine Sireet —
Citv: Rosseburg State: OR ZIP Code: 97470

Talepheone: (5471) 673- ‘ Email: knapp@ieengineering.com FRARD
SIS e
o o Y y
Wewmi——f e Date: 01/16/2024 Pl Skt 22
py 2l pages &f this FlevatlongﬂlfcateWs for (1) community official, (2) insurance agent/company, and (}3) building

OWNEr. .
Commenis (including source of conversion factor in C2; type of equipment and location per C2.e; and description of any attachments):
Pre-Construction for Men's Restroom

\a, ..{N@ ~

~ \i&\ ~,

Si
co
Co

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 30of 8




ELEVATION CERTIFICATE
MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

FOR INSURANCE COMPANY USE

| Form Instructions !

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

PO BOX 1345
City: Springfield

Palicy Number:

State: OR ZIP Code: 97477

Company NAIC Number:

For Zones AO, AR/AQ, and A (without BFE), complete ltems E1—E5. For ltems E1~E4, use natural grade, if available. if the Certificate i
intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. In Puerio Rico only
enter meters.

Building measurements arje based on: [_] Construction Drawings* [ ] Building Under Construction*
*A new Elevation Certificate will be required when construction of the building is complete.

[] Finished Construction

E1. Provide measuremenfs (C.2.a in applicable Building Diagram) for the following and check the appropriate boxes to show whether the
measurement is above or below the natural HAG and the LAG.

a) Top of bottom floor (including

basement,crawlspace, or enclosure) is: [0 feet [0 ™" [ aboveor [ below the HAG.
| | s
b) Top of bottom floor| (including i
basement crawlspacefor enclosure) is: O feet [ ™" [ aboveor [ below the LAG.
s

E2. For Bmldmg D|agrams 6-9 with permanent flood openings provided in Section A ltems 8 and/or 9 (see pages 1-2 of Instructions), the
next higher floor (C2.b in apphcable

Bunldlng Dlagram) of the bunldlng is O feet 0 ™ [ avoveor [ below the HAG.

E3. Attached garage (top of slab) is: [0 feet [ Feter [] above or [] below the HAG.
s

E4. Top of platform of mach:nery and/or equment ; -

servicing the bu1ld|ng is: | O feet [1 ™" [ above or [ below the HAG.
s

E5. Zone AC only Ifno ﬂood depth number is available, is the top of the bottom floor elevated in accordance with the community’s
[0 Yes [0 No[ Unknown

floodplain management ordlnance? The local official must certify this information in Section G.

The property éwner or own
sign here. The statements

] Check here if attachme
1
Property Owner or Owner's

Address:

er's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AQ must
in Sections A, B, and E are correct to the best of my knowledge

nts and describe in the Comments area.

Authorized Representative Name:

City:

State: ZIP Code:

Telephone:

Signature: i

Ext.: Email:

Date:

Comments:

FEMA Form FF

.206-FY-22-1

52 (formerly 086-0-33) (8/23) Form Page 4 of 8




Fotm Instructions | ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-1

1

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: | FOR‘JNS‘U,RANCE'CGMPANY USE

B0OX 1345
City: Springfield State: OR ZIP Code: 97477

 Company

The local official who is authorized by law or ordinance to administer the community's floodplain management o
Secticn A, B, G, E, G, or H of this Elevation Certificate. Complete the applicable item(s) and sign below when:

engineer, or architect who is authorized by state law to certify elevation information. (Indicate the sou
elevation data in the Comments area below.)

G7. Date Certificate of Compliance/Occupancy Issued:

GE. This permit has been issued for: [J New Construction [J Substantial Improvement

GC.a. Elevation of as-built lowest floor (including basement) of the

building: Llfeet [ meters

G8.b. Elevation of bottom of as-built lowest horizontal structural
member: [lfeet [ meters

10.2. BFE ( i ilding site:
G10.2. BFE (or depth in Zone AO) of flooding at the building site Cfeet [ meters

G10.b. Community's minimum elevation (or depth in Zone
AQ)requirement for the lowest floor or lowest horizontal

structural member:
[ feet [ meters

G11. Variance issued? ] L
G, Varianceissued? Mves [ No Ifyes, attach documentation and describe in the Comments area

The local official who provides information in Section G must sign here. | have completed the information in Sect
correct o the best of my knowledge. If applicable, | have aiso provided specific corrections in the Comments are

Local Official's Name: Title:

- Policy Number

dinance can/complete

G1. [ Theinformation in Section C was taken from other documentation that has been signed and sealed by a licensed surveyor,

rce and date of the

G2.2. L] Alocal official completed Section E for a building located in Zone A (without a BFE), Zone AO, or Zone AR/AO, or when item
-E5 is completed for a building located in Zone AQ.
c2b. [ Alocal official completed Section H for insurance purposes.
e ] In the Comments area of Section G, the local official describes specific corrections to the information in Sections A, B, E and
L I
ca. [ The following information (ltems G5—G11) is provided for community floodplain management purposes.
G5. Permit Number: G8. Date Permit Issued:

Datum:

Datum:

Datum:

Datum:

jon G and certify that it is
a of this sectjon.

NFIP Community Name:

Telephone: Ext.: Email:

Address:

City: ‘ State: ZIP Cq

Signature: Date:

hde:

Comments (including type of equipment and location, per C2.; description of any attachments; and corrections
Sections A, B, D, E, or H):

to specific information in

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23)

" Form Page 5 of 8




e ELEVATION CERTIFICATE

IMPORTANT: MUST FOLLOW THE INSTRUCTICNS ON INSTRUCTION PAGES 1-11

Building Streét Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:  FOR INSURANCE COMPANY USE
PO BOX 1345

City: Springfield State: OR ZIP Code: 97477

Policy Number:

~Company NA&C Number:

The property owner, owner’s authorized representa’uve or local ﬂoodplam management official may complete :ec’non H for all flood zones
to determine the building's first floor height for insurance purposes. Sections A, B, and | must also be completed. Enter heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Building Diagrams (at the end of Section | instructions) to complete this section.

H1. Provide the height of the top of the floor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG):

a) For Building Dlagrams 1A, 1B, 3, and 5-8. Top of bottom Llfeet [meters [ anovethe LAG
floor (include above—grade floors only for buildings with
crawlspaces or enclosure floors)is:

b) For Bundmg Dlagrams 2A, 2B, 4, and 6-9. Top of next Llfeet [meters [ anove the LAG
higher floor (i.e., the floor above basement, crawlspace, or )
enclosure floor)is: |

H2. Is all Machmery and Equment servicing the building (as listed in ltem H2 instructions) elevated to or above the floor indicated by the
H2 arrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

Oves [no

The property owner or owner's authorized representative who completes Sections A, B, and H must sign here. The statements in Sections
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, thay should
indicate in Item G2.b and sign Section G.

.|:| Check her‘e if attachments are provided (including required photos) and describe each attachment in the Comments area.

Property Owner or Owner's Authorized Representative Name:

Address:

City: State: ZIP Code:

Telephone: | Ext.: Email:

Signature: Date:

Comments:”

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 6 of 8




|

Form Instructions o

ELEVATION CERTIFICATE

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-1

BUILDING PHOTOGRAPHS

See Instructions for ltem A86.

b

i

PO BOX 1345

uiiding Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.:

'FOR INSURANCE compi\NY USE

City: Springfield

State: OR

ZIP Code: 97477

(/J

bl

=

iructions: Insert below at least two and when possible four photographs showing each side of the building (for
e to take front and back pictures of ;ownhouses/rowhouses) ldentify all photographs with the date taken and
"Right Side View," or "Left Side View." Photographs must show the foundation. When flood openings are present, include at least one

close-up photograph of representative flood openings or vents, as indicated in Sections A8 and A9.

;,Co‘mpan’y‘NAlC Numbe L

Pohcy Numbe?:f

example, may only be
"Front View," "Rear View,

Photo One

Photc One Caption:

=i

Photo Two

Photo Two Caption

| CledrPhotoTwo

FEMA Form FF-206-

FY-22-152 (formerly 086-0-33) (8/23)

Form Page 7 of 8




' Form Instractions | ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11
| BUILDING PHOTOGRAPHS

Continuation Page

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.. | FOR INSURANCE COMPANY USE

PO BOX 1345 ‘
City: Springfield State: OR ZIP Code: 97477

Policy Number:

Company NAIC Number:

Insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View,” "Rear View,” "Right Side
View," or "Left Side View." When flood openings are present, include at least one close-up photograph of representative flood openings or
vents, as indicated in Sections A8 and AS.

Photo Three

Photo Three Caption: Clear Photo Three

Photo Four

Photo Four Caption: . . | Clear Photo Four |

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 8 of 8







Federal Emergency Management Agency
National Flood Insurance Program

NT: MUST Llﬂvﬁ’ MF&E%EIE% STRUCTIQN PAGES 1-11

. IMP
Copy all pages of this Iglllevatlon ertificate an Iattachments r (1) community

OMB Control No. 1680-0008

 Form Instructions j U.S. DEPARTMENT OF HOMELAND SECURITY Sxpiration Date: 05/50/2025

) Insurance agent/company, and (3} building

FOR INSURANCE COMPANY USE

B1.a. NFIP Community Name: Coos County
B2. County Name: Coos B3. State: OR B4. Map/Panel No.: 47011C0494
B6. FIRM Indéx Date: 12/07/2018 B7. FIRM Panel Effective/Revised Date: 712/07/2018

B8. Flood Zonie(s): A
B10.

B11.
B12.

B13.

N/A

NA sq. 1t

A1. Building Owner's Name: Outdoorsuperstar, LLC Policy Number:
A2. Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box Coimpany NAIC Number:
%O BOX 1345
City: Spr/ngf leld State: OR ZIP Code: 97477
A3. Property Description (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Tax Lot 1000, T28S R14W, Section 17, Coos County, Tax Account #9555501
A4. Building Qse (e.g., Residential, Non-Residential, Addition, Accessory, etc.): Non-Residential
A5. Latitude/Longitude: Lét. 43°08'43.59" Long. -124°23'36.32" Horiz. Datum: [_] NAD 1927 NAD 1983 [ WGS 84
AB. Attach at ieast two an& when possible four clear color photographs {one for each side) of the building (see Form pages 7 and 8).
A7. Building Diagram Number: 7
| A8. Fora builiding with a crawlspace or enclosure(s):
a) Squaré footage of c%rawlspace or enclosure(s): NA sq. ft.
b) Is theré at least onei permanent flood opening on two different sides of each enclosed area? [ | Yes [ ] No
c) Enter rﬁumber of pejrmanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:
Non-engineered flood openings: NA  Engineered flood openings: NA
d) Total jet open areaj of non-engineered flood openings in A8.c: NA sq. in.
e) Total rated area of éngineered flood openings in A8.c (attach documentation — see instructions):
f) Sum ojf A8.d and A8.e rated area (if applicable — see Instructions): NA sqg. fi.
A9. Fora buizlé'iing with an %\ﬁached garage:

a) Squaré footage of éttached garage: NA sq. ft.

b) Is there at least oné permanent flood opening on two different sides of the attached garage? [ ] Yes [ | No

¢) Enter number of permanent flood openings'in the attached garage within 1.0 foot above adjacent grade:
Non-engineered flood openings: NA  Engineered flood openings: NA

d) Total net open areg of non-engineered flood openings in A9.c: NA sq. in.

e) Total réted area of %angineered flood openings in AS.c (attach documentation — see Instructions):

f) Sum oi‘ A9.d and A9.e rated area (if applicable — see Instructions): NA sq. fi.

NA sq. L.

B1.b. NFIP Community Identification Number: 470042

N/A

B5. Suffix: &

Indicate %the source of the BFE data or Base Flood Depth entered in ltem B9:
U ris D FIRM []] Community Determined Other:

B9. Base Flood Elevation(s) (BFE) (Zone AO, use Base Flood Depih): 16.0

Indicate elevation datum used for BFE in Item B9: [[] NGVD 1929 [] navD 1988 [ Other/Source:

Date: [OcBrs [JoPA
Is the bQiIding located seaward of the Limit of Moderate Wave Action (LIMWA)? []Yes [/] No

Is Hi@sﬁl}h@lm located in a Coastal Barner Resources System (CBRS) area or Otherwise Protected Area (OPA)?

[yes lNo

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23)

Form Page 2 of 8



ELEVATION CERTIFICATE

Form Instructions j

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11 ‘
Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or PAO. Route and Box No.: 'FOR INSURANCE COMPANY USE
PO BOX 1345 Pohcy Numbe’:‘:» i
City: Springfield State: OR ZIP Code: 97477 Compan:" I§ A] o Number' :

[ Fir

Building elevations are based on: [] Construction Drawings* Building Under Construction®
*A new Elevation Ceriificate will be required when construction of the building is complete.

. Elevations — Zones A1-A30, AE, AH, AQ, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/
. Complete ltems C2.2—h below according to the Building Diagram specified in ltem A7. In Puerto Rico only,

Banchmark Utilized: Geoid 18 Vertical Datum: NAVD88

ished Constfruction

enter meters.

A1-A30, AR/AH, AR/AO,

Incicate elevation daturn used for the elevations in items a) through h) below.
NGVD 1828 [/l NnavD 1088 [ Other:

Yes

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used? O NQ
If Yes, describe the source of the conversion factor in the Section D Comments area. :
Chec%< the measurement used:
a) Top of botiom floor (including basement, crawlspace, or enclosure floor): NA [ tee -
fee fheter
b) Top of the next higher floor (see Instructions): NA [ t 0
. : . i NA [ fee u Meter
¢} Botiom of the lowest horizontal structural member (see Instructions): t ;
d) Attached garage (top of slab): NA O Iee | ?neter
. 8
e) Lowest elevation of Machinery and Equipment (M&E) servicing the building f ¢
(dascribe type of M&E and location in Section D Comments area): NA [ tee [] Mmeter
) Lowest Adiacent Grade (LAG) next to building: Natural [] Finished 16.3 Iee O ﬁeter
g) Highest Adjacent Grade (HAG) next to building: [_] Natural [_] Finished NA [] Iee ] eter
: $
h) Finished LAG at lowest elevation of attached deck or stairs, including structural f ter
support: NA D ee m) me er

his certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by state law to
information. / ceriify that the information on this Cerlificate represents my best efforts to interpret the data availal
false statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

T

Were latitude and longitude in Section A provided by a licensed land surveyor? Yes []No

[ Check here if attachments and describe in the Comments area.

certify elevation
vle. | understand that any

Certifier's Name: Brent H Knapp License Number: PLS81116

Title: Professional Land Surveyor

Company Name: i.e. Engineering, Inc.

Qoo

[apatitel]

E =D

[

Fre-Construction for Security Station

Address: 808 SE Pine Street € p
S / REGOH
Citv: Roseburg State: OR ZIP Code: 97470 N@UEABER 10, 2010
Telsphone: (547) 673 46t Ext.: Email: knapp@ieengineering.com T Bﬁ&ﬁg?ﬁ?zz RMAPP
- i
’/ 5",“ — =]
> aepﬂ&s (i
Signaturel i Date: 01/16/2024 ﬁ/f lace Seé %“é/
Copy all pages of this Elevation %ﬂfcate and all attachments for (1) community official, (2) insurance agent/company, and (G) building
owner. |
Cemments (including source of conversion factor in C2; type of equipment and location per C2.e; and description of any atta¢hments):

FEMA Form SF-206-FY-22-152 (formerly 086-0-33) (8/23)

Fbrm Page 3 of 8



| Formnstructions |

ELEVATION CERTIFICATE

MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

T

PO BOX 1345

Building Street Address (inéluding Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:  FOR INSURANCE COMPANY USE

Policy Number:

City: Springfield

State: OR ZIP Code: 97477

Company NAIC Number:

For Zones AQ, AR/AQ, an

enter meters.

*A new Elevation Certificat
E1. Provide nﬁeasurement
a) Top of bottom floor
basement,crawlspace,

b) Top of bottom floor
basement,crawlspace,

next higher floor (C2.b in a
Building Diagram) of the bu

E3. Attached garage (top

E4. Top of platform of mag
servicing the building is:

E5. Zone AO ;only: If no flo

‘floodplain management ordinance? (] Yes [1 Nol[d Unknown The local official must certify this information in Section G.

i A (without BFE), complete ltems E1-ES5. For ltems E1-E4, use natural grade, if available. If the Ceriificate is

intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. In Puerto Rico only,

Building measurements are based on: [_] Construction Drawings* [_] Building Under Construction® [ ] Finished Construciion

e will be required when construction of the building is complete.

s (C.2.a in applicable Building Diagram) for the following and check the appropriate boxes to show whether the

measurement is above or below the natural HAG and the LAG.

(including - ;

or enclosure) is: 0 feet [ M [ aboveor [ below the HAG.
s

(including ;

or enclosure) is: [ feet [1 ™" [ aboveor [ below the LAG.
$

E2. For Buildi}ng Diagrams 69 with permanent flood openings provided in Section A ltems 8 and/or 9 (see pages 1-2 of Insiructions), the

pplicable .
ilding is: O feet [1 ™" [ aboveor [ below the HAG.

5f slab) is: [ feet [ Feter [] above or [ ] below the HAG.
s
hinery and/or equipment ;
0 feet [J M7 [ aboveor [ below the HAG.
5
od depth number is available, is the top of the bottom floor elevated in accordance with the community’s

The property owner or own
sign here. The statements

[] Check here if attachme
Property Ownér or Owner's

Address:

er's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AQ must
in Sections A, B, and E are correct to the best of my knowledge

nts and describe in the Comments area.

Authorized Representative Name:

City:

State: ZIP Code:

Telephone:

Signature:

Ext.: Email:

Date:

Comments:

FEMA Form FF-206-FY-22-1

b

52 (formerly 086-0-33) (8/23) , Form Page 4 of



| Form Instructions | ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-1

1

o

g

O-BOX 1345

uilding Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

City: Springfield . State: OR

Thel

clevation data in the Comments area below.)

ZIP Code: 97477

_FORINS!

RANCE COMPANY USE-

' Company !

The local official who is authorized by law or ordinance to administer the community's floodplain management ordinance can bomplete
Section A, B, C, E, G, or H of this Elevation Certificate. Complete the applicable item(s) and sign below when: ?

1. [ The information in Section C was taken from other documentation that has been signed and sealed k&
engineer, or architect who is authorized by state law to certify elevation information. (Indicate the sou

s
G

Ll meters

] meters

] meters

G2.a. [ Alocal official completed Section E for a building located i |n Zone A (without a BFE), Zone AO, or Zo
E5 is completed for a building located in Zone AQ.
@2.b. L1 Alocal official completed Section H for insurance purposes.
a3 ] In the Comments area of Section G, the local official describes specific corrections to the information
- H.

G4, [ The following information (ltems G5-G11) is provided for community floodplain management purpos
G5. Permit Number: G6. Date Permit Issued:
&7 Date Certificate of Compliance/Occupancy Issued:
G8 This permit has been issued for: ] New Construction [ Substantial Improvement
G%.a. Elevation of as-built lowest floor (including basement) of the

building: [] feet
Ge.b. Elevation of bottom of as-built lowest horizontal structural

member [] feet
G10.a. BFE (or depth in Zone AO) of flooding at the building site: [ feet
G10.b. Community's minimum elevation {(or depth in Zone

AQ)requirement for the lowest floor or lowest horizontal

structural member:

[ feet

] meters

11. Variance i » . Lo
V1. Varianceissued? Mves [y,  Ifyes, attach documentation and describe in the Comments area.

The local official who provides information in Section G must sign here. | have completed the information in Sect
correct fo the best of my knowledge. If applicable, | have also provided specific corrections in the Comments are

Policy Num

ber: L

y a licensed 'surveyor,
rce and date of the

ne AR/AO, or when item

in Sections A B, E and

2S.

Datum:

Datum:

 Datum:

Datum:

jon G and ceh‘ify that it is
a of this sectjon.

T

Address:

City:

o

Signature:

Lacal Official's Name: Title:
NFIP Community Name: -
Telephone: Ext.: Email:
State: ZIP Code:
Date:

Sactions A, B, D, E, or H):

Comments {including type of equipment and location, per C2.¢; description of any attachments; and corrections

to specific information in

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23)

Form Page 5 of 8



- Form Instr

ELEVATION CERTIFICATE

MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Street Address (in
PO BOX 1345

cluding Apt., Unit, Suite, and/or Bldg. No.) or P.C. Rouie and Box No.:

~FOR IN$URANGE COMPANY USE

City: Springfield

“Policy Number:

State: OR ZIP Code: 97477

Company NAIC Number:

higher floor (i.e., the fl
enclosure floor)is:

H2. Is ail Machinery and E
H2 arrow (shown in the Fo

Cyes [ONo

The property owner or ow
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should

indicate in ltem G2.b and s

L] Check here if attachme

Property Owner or Owner's

Address:

The property owner, owner’
to determine the building's ffirst floor height for insuranice purposes. Sections A, B, and | must also be completed. Enter heights to th
néarest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Building Diagrams (at the end of Section 1 Instructions) to complete this section.

H1. Provide the height of fhe top of the fleor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG):

a) For Building Diagjrams 1A, 1B, 3, and 5-8. Top of bottom Llfeet  [meters [ above the LAG
floor (include above-grade floors only for buildings with

crawlspaces or enclosure floors)is:

b) For Building Diagrams 2A, 2B, 4, and 6-9. Top of next Llfeet [meters [ above the LAG

oar above basement, crawlspace, or

undation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

er's authorized representative who completes Sections A, B, and H must sign here. The statemenis in Sections

ign Section G.

nts are provided (including required photos) and describe each attachment in the Commenits area.

s authorized representative, or local floodplain management official may complete Section H for all flood zones

g
7

quipment servicing the building (as listed in ltem H2 instructions) elevated to or above the floor indicated by the

Authorized Representative Name:

City:

State: ZIP Code:

| Telephone:

Signature:

Ext.: Email:

Date:

Comments: °

FEMA Form FF-206-FY-22-1

52 (formerly 086-0-33) (8/23)



- Form instructiens

ELEVATION CERTIFICATE ‘
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-1

BUILDING PHOTOGRAPHS

See Instructions for Item AB.

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

State: OFR ZIP Code: 97477

0o
i

ciose-up photograph of representative flood openings or vents, as indicatéd in Sections A8 and AQ.

 FOR INSURANCE COMPANY USE
Policy Number: |

NAIC Number: _

Instructions: Insert below at least two and when possible four photographs showing each side of the building (for example, may only be
. abie 10 take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and
] ght Side View,” or "Left Side View.” Photographs must show the foundation. When flood openings are present, include at least one

Company

)

"Front View," "Rear View,"

Photo One

Photo Two

Photo Two Caption:

FEMA Form FF-208-FY-22-1352 (formerly 086-0-33) (8/23)

Form Page 7 of 8




o ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

BUILDING PHOTOGRAPHS

Continuation Page

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
PO BOX 1345 ] : ,
~Policy Number:

City:Springfield State: OR ZIP Code: 97477 -

Company NAIC Number:

Insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View,* "Rear View,” "Right Side
View," or "Left Side View." When flood openings are present, include at least one close-up photograph of representative flood openings or
vents, as indicated in Sections A8 and A9.

Photo Three

Photo Three Caption: Clear Photo Three |

Photo Four

Photo Four Caption: k . Clear Photo Four

FEMA Form FE-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 8 0f 8







. IMPO}
Copy all pages of this Elevation

QOMB Control No. 1680-0008
U.S. DEPARTMENT OF HOMELAND SECURITY Expiration Date: 0613012026

Federal Emergency Management Agency
National Flood Insurance Program

RT%NT_' MUST;%LBVF ¥HAE %Eﬁé ES’TRUCTEON PAGES 1-11

attachments for 1 ) community officia

ertificate an ) insurance agent/company, and (3) buildin

_FOR INSURANCE COMPANY USE

A1. Building Owners Name: Outdoorsuperstar, LLC ' ‘Po'lyic':y Number:

A2. Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box | Company NAIC Number:
" Box 1345

City: Springfield - - State: OR ZIP Code: 97477

A3. Property Description (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Tax Lot 1000, T28S R14W, Section 17, Coos County, Tax Account #9555501

Ad.
A5.
AB.

AT.
A8.

A9.

B10.

B11.
B12.

B13.

Building L)se (e.g., Residential, Non-Residential, Addition, Accessory, etc.): Non-Residential
Latitude/Ubngitude' Lat. 43°08'43.59" Long. -124°23'36.32" Horiz. Datum: [ NAD 1827 [¢#/] NAD 1983 [ WGS 84

Attach at

Building Dlagram Number

Fora burldmg with a crawlspace or enclosure(s):

a) Squar

b) Is thefe at least one permanent flood opening on two different sides of each enclosed area? [ ] Yes [ | No [/] N/A

c) Enter number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:

Non- englneered ﬂood openings: NA  Engineered flood openings: NA
d) Total net open area of non-engineered flood openings in A8.c: NA sq. in.
e) Total_rfated area of jengin'eered flood openings in A8.c (attach documentation — see Instructions): NA =q. #t
f) Sum of A8.d and A8 e rated area (if applicable — see Instructions): NA sq. ft.
For a bui i?llng with an attached garage:
a) Square footage of attached garage: NA sq. fu.
b) Is the é at least one permanent flood opening on two different sides of the attached garage? [ Yes [ No N/A

c) Enter number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Non- engmeered ﬂood openings: NA  Engineered flood openings: NA

d) Total net open area of non-engineered flood openings in A9.c: NA sq.in.

e) Total rlated area of engmeered flood openings in A9.c (attach documentation — see Instructions): NA saq. i

|
f) Sum of A9.d and As.e rated area (if applicable — see Instructions): NA sq. fi.

B1.a. NFIP C‘drnmunity Name: Coos County B1.b. NFIP Community Identification Number: 470042
B2. County Name: Coos B3. State: OR B4. Map/Panel No.: 410717100494 B5. Suffix: <
B6. FIRM Indéx Date: 12/07/2018 B7. FIRM Panel Effective/Revised Date:~ 12/07/2018

B8. Flood Zone(s) A ‘ B9. Base Flood Elevation(s) (BFE) (Zone AC, use Base Flood Depth): 76.0

Ll Fis

Is

Date: i‘

Indlcate lthe source of the BFE data or Base Flood Depth entered in item B9:

Indicate elevation datum used for BFE in ltem B9: [] NGVD 1929 [Z] NavD 1988 [ Other/Source:

Is the building located seaward of the Limit of Moderate Wave Action (LIMWA)? [ Yes No

Ieast two and when possible four clear colorphotographs (one for each side) of the building (see Form pages 7 and 8).

e footage of %rawlspace or enclosure(s): NA sq. ft.

‘,;D FIRM ] Community Determined [/] Other:

iiog located i ina Coastal Barrler Resources System (CBRS) area or Otherwise Protected Area (OPA)? [ Yes ] No
[I1CBRS [JoPA

FEMA Form FFT§206-FY-22-152 (formerly 086-0-33) (8/23) i Form Page 2 of 8
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ELEVATION CERTIFICATE
MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

FOR INSURANCE COMPANY US!

Building S‘tréet Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Bax No.: |
PO BOX 1345

City: Springfield State: OR ZIP Code: 97477

“ Policy Mumber:

Compariyv NAIC Nurmber:

C1. Building elevations are based on: [ ] Construction Drawings™ Building Under Construction® [] Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete. :

- C2. Elevations — Zones A1-A30, AE, AH, AO, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, ARIAT-A30, AR/AH, AR/AO,
A99. Complete ltems C2.a-h below according to the Building Diagram specified in ltem A7. In Puerto Rico only, enter meters.
Benchmark Utilized: Geoid 18 Vertical Datum: NAVDSS ]

Indicate elevation datum used for the elevations in items a) through h) below.
L] NGVD 1929 NAVD 1988 L[] Other:

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used?
If Yes, describe the source of the conversion factor in the Section D Commaents area.

=<
m
w
=
]

) eck the asureﬁmsm’: used
fee eter
a) Top of bottom floar (including basement, crawispace, or enclosure floor): NA > meter
l , . 2 ‘ee Fheter
b) Top of the next higher floor (see Instructions): . NA :
: Q .
i VY. i i
¢) Bottom of the lowest horizontal structural member (see Instructions): . NA

=
@
®

:

d) Attacjhed garage (top of slab):

n

e) Lowest elevation of Machinery and Equipment (M&E) servicing the building
(describe type of M&E and location in Section D Comments area): NA

D
(0]
fou]
p)
[0]
e
[0}
&

7]

@
4]
)
@,
0

d

f) Lowest Adjacent Grade (LAG) next to building: Natural [ ] Finished 16.7

r e
®
=
103
o
=i

g) Highést Adjacent Grade (HAG) next to building: [_] Natural [_] Finished NA

&)

h) Finished LAG at lowest elevation of attached deck or stairs, including structural
support!| NA

;<>
0 OO0 000020
0O 000 00003 [
q

o
z

. OND - SURVEYOR, ENGINEER, OR ARCHITECT CERTIFICATION
This certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by state law to cerfify elevation
information. ll certify that the information on this Certificate represents my best efforts to interpret the data available. | understand that any
false statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

It

Were latitude and longitude in Section A provided by a licensed land surveyor? Yes []No
] Check hére if attachments and describe in the Comments area.
[

Certifier's Ngme: Brent H Knapp License Number: PLS871716

Title: Profdssional Land Surveyor

I o
Company Name: i.e. Engineering, Inc.
:
Address: 809 SE Pine Street
City: Roseburg State: OR ZIP Code: 97470

Telephone: ‘(541) 67%0@ 2 Ext.: Email: knapp@ieenginéering.com . - Heok
' ) 510
' ‘ g L SR B | T
Signaturg=| ,,/,5%/ Date: 01/16/2024 G RS S ee 7oz s

Copy all pag‘e{of this é]/evaiWcate and all W for (1) community official, (2) insurance agent/company, and (3) building
owner. -

Comments (including source of conversion factor in C2; type of equipment and location per C2.¢; and description of any attachments):
I, N
Pre-Construction for-Clubhouse

" FEMA Form éF-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 307 8




ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: | FORINSURANCE COMPANY USE

PO BOX 1345

Policy Number:

City: Springfleld State: OR ZIP Code: 97477

= — | Company NAIC Number:

For Zones AO AR/AO and A (without-BFE), complete Items E1-E5. For tems E1-E4, use na‘tural grade if available. If the Ce'trree e s
intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. in Puertoc Rico only,
enter meters. |

Building measurements aré based on: [_| Construction Drawings* [_| Building Under Construction* [ ] Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

E1. Provide measurements (C.2.a in applicable Building Diagram) for the foﬂﬂowmg and check the appropriate boxes to show whether the
measurement is above or below the natural HAG and the LAG.

a) Top of‘ bottom ﬂoor (including .

basement crawlspace‘or enclosure) is: O feet [J M [ aboveor [ belowithe HAG.
s

b) Top of bottom ﬂoor‘(lncludlng

basement crawlspace,‘or enclosure) is: O] feet [ Meter

[] above or [ below the LAG.
s

E2. For Burldmg Dlagrams 6-9 with permanent flood openings provided in Section A liems 8 and/or 9 (see pages 1-2 of Instructions), the

next higher floor (C2.b in appllcable

Building Dlagram) of the bU"d'nQ is: O feet [0 M 7 above or 1 below the HAG.
E3. Attached garage (top of slab) is: [0 feet [ Feter [] above or [ below the HAG.
E4. Top of platform of machmery and/or equipment :

servicing the Building is: | [l feet [ meter [] above or [ below the HAG.
E5. Zone AQ pnly: If no ﬂoiod depth number is available, is the top of the bottom floor elevatesd in accordance with the community’s

floodplain management orqinance? [ Yes [ No [] Unknown The local official must certify this information in Section .

The property deer or owner‘s authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AC must
sign here. The statements ln Sections A, B, and E are correct o the best of my knowledge

[] Check here if attachments and describe in the Comments area.

Property Owner or Owners Authorized Representative Name:

_ Address:

|
City: i State: ZIP Code:

Telephone: ! ‘ Ext.: Email:

Signature: | Date:

Comments:

T

FEMA Form: FF'%2065FY-22-152 (formerly 086-0-33) (8/23) Form Page 4 of 8
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e | ELEVATION CERTIFICATE
[ MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11
Building Streét Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: FOR INSURANCE COMPANY USE
PO BOX 1345 Policy Number:
City: Spring ‘State: OR  ZIP Code: 97477 Company NAIC Number:

yfield -

cial who is a
C,E,G,ork

The local offi
Section A, B
] The informatia
ngineer, or a
levation data

G1. T

(¢

e

uthorized by law or ordinance to administer the community’s floodplain management ordinance can complete
1 of this Elevation Certificate. Complete the applicable item(s) and sign below when:

n in Section C was taken from other documentation that has been signed and sealed by a licensed surveyor,
rchitect who is authorized by state law to certify elevation information. (Indicate the source and date of the

in the Comments area below.)

i
The local ofﬁcial who pro
correct to tﬁ% best of my k

G2.a. [ Alocal official completed Section E for a building located in Zone A (without a BFE), Zone AO, or Zone AR/AQ, or when iiem
E5 is completed for a building located in Zone AO.
G2.b. [ Alocal official completed Section H for insurance purposes.
G3 ] In the Comments area of Section G, the local official describes specific corrections to the information in Sections A, B, £ and
) H.
G4. [ The following information (ltems G5-G11) is provided for community floodplain management purposes.
G5.  Permit Number: G6. Date Permit Issued:
G7. Date Certificate of Compliance/Occupancy Issued:
G8.  This permit has been issued for: ] New Construction [l Substantial Improvement
-G9.a. Elevation of as-built lowest floor (including basement) of the
building: [dfeet [ meters Detum
G9.b. Ele éﬁion of bottom of as-built lowest horizontal structural
member: [dfeet [ meters Datum
I Lo . - .
G10.a. BFE (or depth in Zone AO) of flooding at the building site: teet [ meters  Datum:
G10.b. Community's minimum elevation (or depth in Zone
AQ)requirement for the lowest floor or lowest horizontal
struc?ural member;: Otest O meters  Datum:
G11. Variance issued?

D Yes D No

ides information in Section G must sign here. / have completed the information in Section G and ceriify that it is
nowledge. If applicable, | have alsc provided specific corrections in the Comments area of this seciion.

If yes, attach documentation and describe in the Comments area.

Title:

Local Ofﬁcialjfs Name:
NFIP Commi{mity Name:
Telephone: |

Address:

Ext. Email:

City:

State: ZIP Code:

Signature:

Date:

Comments (fncluding type

Sections A, B, D, E, or H):

= of equipment and location, per C2.e; description of any attachments; and corrections o specific information in

FEMA Form FF-206-FY-22

-152 (formerly 086-0-33) (8/23)




' Form Instractions | ELEVATION CERTIFICATE
i MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: _ FOR INSURANCE COMPANY USE
PO BOX 1345

City: Springfield State: OR ZIP Code: 97477

Policy Number:

‘Company NAIC Number:

The property owner owner's authonzed representatlve or local ﬂoodpiam management official may comp!ete Sectnon H for all flood zon
to determine the building's first floor height for insurance purposes. Sections A, B, and | must also be completed. Enter | heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Ssciion H
Instructlons) and the approprlate Building Diagrams (at the end of Section | instructions) to complete this section.

H1. Provide the height of the top of the floor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG):

a) For Bulldmg Dlagrams 1A, 1B, 3, and 5-8. Top of bottom [Jfeet [meters [ anove the LAG
floor (include above—grade floors only for buildings with
craw!spaces or enclosure floorsiis:

b) For Buﬂdlng Dlagirams 2A, 2B, 4, and 6-9. Top of next [ feet [ meters L] above the LAG
higher floor (i.e., the floor above basement, crawispace, or
enclosure floor)is: |

H2. Is all Machinery and ?quipment servicing the building (as listed in ltem H2 instructions) elevated to or above the floor indicated by the
H2 arrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

LlYes [ Ne

The property owner or ownler's authorized representatlve who completes Sections A, B, and H must sign here. The staiements in Sections
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should
indicate in Item G2.b and sngn Section G.

U Check here if attachments are provided (including required photos) and describe each attachment in the Comments area.

Property Ownér or Owner'é Authorized Representative Name:

Address:

|
City: | State: ZIP Code:

Telephone: Ext.: Email:

Signature: Date:

Comments: ||

FEMA Form FF@206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 8 of 8




ELEVATION CERTIFICATE
MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11
BUILDING PHOTOGRAPHS

See Instructions for ltem A8.

Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.: FOR INSURANCE COMPANY

PO BOX 1345 " A
] Policy Number:
o . . . o -
City: Springfield State: OF ZIP Coce: 97477 Company NAIC Number

Instructions: Insert below at least two and when possible four photographs showing each side of the building (for example, may only be
able to take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and "Front View," "Rear Viaw,"
"Right Side View," or "Left Side View." Photographs must show the foundation. When flood operings are present, include at least one.
close-up phoftograph of representative flood openings or vents, as indicated in Sections A8 and AS. )

Photo One

Photo One Caption: A | Clear Photo One

Photo Two

Photo Twao Caption:

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23) Form Page 7 of 8




ELEVATION CERTIFICATE

BUILDING PHOTOGRAPHS

Continuation Page

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Strejet Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

PO BOX 1345

FOR INSURANCE COMPANY USE

State: OR ZIP Code: 97477

City: Springfield

Insert the third and fourth [photographs below. Identify all photographs with the date taken and "Front View,” "Rear View," "Right Side
When flood openings are present, include at least one close-up photograph of representative flood openings or

View," or "Left Side View.

vents, as indicated in Sections A8 and AD.

Policy Number:

Company NAIC Number:

Photo Three

Photo Three (Caption:

Clear Photo Three

Photo Four

Photo Four Caption:

FEMA Form FF-206-FY-22

152 (formerly 086-0-33) (8/23)




Form Instr %éms i

| IMPORT
Copy all pages of this EIevagion%erti’ﬁcate and

A1. Building Owner's Nam
A2.- Building Street Addres

W6 Box 1345

OMB Control No. 1660-0008
Expiration Date: 06/30/2028

U.S. DEPARTMENT OF HOMELAND SECURITY
Federal Emergency Management Agency
National Flood Insurance Program

L EHEYATION GRRTIRGATR sreucTion paces 1.1

attachments for (1) community offici ) insurance agent/company, and (3) building

NT; MUST Fea

FOR INSURANCE COMPANY USE

e: Outdoorsuperstar, LLC Palicy Number:

s (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box Company NAIC Number:

City: Springfield

State: OR ZIP Code: 97477

A3. Property Description (

Tax Lot 1000, T28S R1-

a.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
AW, Section 17, Coos County, Tax Account #9555501

A5. Latitude/ﬁongitude: L
A8.

f) Sum of A9.d and A

B2. County Name: Coos

A4. Building ljJse (e.g., Res

Attach at ileast fwo anc

Building Diagram Num

B1.a. NFIP Community Name: Coos County

sidential, Non-Residential, Addition, Accessory, etc.):  Non-Residential

at. 43°08'43.59" Long. -124°23'36.32" Horiz. Datum: [_] NAD 1927 NAD 1983 [ WGES 84

1 when possible four clear color photographs (one for each side) of the building (see Form pages 7 and 8).

A7. ber:
A8. Fora builiding with a crawlspace or enclosure(s):
a) Squarje footage of ¢rawlspace or enclosuré(s): NA sq. ft.
bj Is theré at least one permanent flood 6pening on two different sides of each enclosed area? [_] Yes [ ] No N/A
¢) Enter ﬁumber of permanent flood openings in the crawlspace or enciosure(s) within 1.0 foot above adjacent grade:
Non-engineered flood openings: NA  Engineered flood openings: NA
d) Total ﬁet open area of non-engineered flood openings in A8.c: NA sqg. in.
e) Total réted area of engineered flood openings in A8.c (attach documentation — see Instructions): NA sq. ft
f) Sum df A8.d and A8.e rated area (if applicable — see Instructions): NA sq. fi.
A9. Fora builBing with an attached garage:
a) Squaré footage of attached garage: NA sq. ft.
b) Is there at least one permanent flood opening on two different sides of the attached garage? [ |Yes [ No N/A
¢) Enter number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Non-engineered flood openings: NA  Engineered flood openings: NA
d) Total net open area of non-engineered flood openings in A9.c: NA sqg. in.
e) Total r?ated area of e‘ngineered flood openings in AS.c (attach documentation — see Instructions): _ NA sq. ft.

9.e rated area (if applicable — see Instructions): NA sq. f

B3. State: OR B4. Map/Panel No.: 47071C0494

B6. FIRM Index Date: 12/

07/2018 B7. FIRM Panel Effective/Revised Date: 12/07/2018

B8. Flood Zone(s): A

B10. Indicate ithe source 0

B11.

B12. Is theshyilgling locate

Date!

U ris O FIRM- [ community Determined ¥ Other:

Indicate Zelevation dat

B1.b. NFIP Community ldentification Number: 470042

B5. Suifix: ~

B9. Base Flood Elevation(s) (BFE) (Zone AO, use Base Flood Depth): 16.0
f the BFE data or Base Flood Depth entered in liem B9: V

um used for BFE in ltem B9: [[J NGVD 1929 [/] nayD 1988 [ Other/Source:

d in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area (OPA)?
[JCBRS [JoPA

[yes & No

B13.

Ié the bdilding locate

d seaward of the Limit of Moderate Wave Action (LIMWA)? [ ] Yes No

FEMA Form FF-206-FY-22-1

52 (formerly 086-0-33) (8/23)




Form Instructions ELEVAT?ON CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-1

1

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: | - FORJNS URANCE C¢

IMPANY USE

PO BOX 1345
City: Springfield State: OR ZIP Code: 97477

Pollcy Number
__Cpmp,any NA}C Numb

AZ9. Complete ltems C2.a~h below according to the Building Diagram specified in ltem A7. In Puerto Rico only,
Benchmark Utilized: Geoid 18 Vertical Datum: NAVD88

C1. Building elevations are based on:  [_] Construction Drawings* Building Under Construction* [ ] Finished Construction
“A new Elevation Certificate will be required when construction of the building is complete. '

C2. Elevations — Zones A1-A30, AE, AH, AO, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, ARZAH, AR/AQ,
enter meters.

Indicate elevation datum used for the elevations in items a) through h) below.
LI NGVD 1929 [#] nAYD 1088 L] Other:

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used? [ Yes No
If Yes, describe the source of the conversion factor in the Section D Comments area. i i
Chec%< the measurement used:
a) Top of bottom floor {including basement, crawlspace, or enclosure floor): NA [ tee O jmeter
fee TFheter
b) Top of the next higher floor (see Instructions): __NA Ll t L]
; ‘ ] NA [ fee 1 heter
¢} Botiom of the lowest horizontal structural member (see Instructions): _ NhA t i
d) Attached garage (iop of slab): NA [ Iee O ﬁneter
- s
&) Lowest elevation of Machinery and Equipment (M&E) servici ng the building P ¢
{describe type of M&E and location in Section D Comments area): NA [ tee ] gme er
) Lowest Adjacent Grade (LAG) next to building: Natural [_] Finished 24.3 Iee 'l Eﬁﬁeter
¢) Highest Adjacent Grade (HAG) next to building: [ ] Natural [ ] Finished NA [ Iee [ fheter
s
h) Finished LAG at lowest elevation of attached deck or stairs, including structural f met
support: : NA [J '€ [ Mmeter

faise statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.
Were latitude and longitude in Section A provided by a licensed land surveyor? Yes []No

[l Check here if attachments and describe in the Comments area.

This certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by state law to icertify elevation
information. | certify that the information on this Certificate represents my best efforts to interpret the data available. | understand that any

1~"c-vomfruwor* for Women's Restroom

Ceriifier's Name: Brent H Knapp License Number: PLS871116 a

Title:  Professional Land Surveyor ' !

Company Name: i.e. Engineering, Inc. L

Address: 809 SE Pine Sireet v ) — ?A

Civ: Roseburg State: OR ZIP Code: 97470 “ b ,

Telephone: (5471) 67?@:) __ Email: knapp@jieengineering.com E LESE

SignatuE; );,:ﬁ«ﬁff% . Date: 01/16/2024 %Seg F/?‘yza?d
Copy all pag@f’% of this Eievajj@ﬁbertiﬁcate and all aﬂeﬁﬁm@@f for (1) community official, (2) insurance agent/company, and (3) building

owner, “d ‘ \

Comments (including source of conversion factor in C2; type of equﬁnent and location per C2.e; and description of any attachments):

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (8/23)
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ELEVATION CERTIFICATE

IMPORTANT MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Street Add‘ress (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: FOR INSURANCE COMPANY USE

PO BOX 1345
City: Springfield

Pbliéy Number:

State: OR ZIP Code: 97477

Compaln.y NAIC Number:

For Zones AO, AR/AQ, and A (without BFE), complete Items E‘I-—ES For ltems E1-E4, use natural grade if available 3f the Cer“ ficate is
intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. In Puerto Rico only,
enter meters. 1

Building measurements are based on: [_] Construction Drawings* [_| Building Under Construction* [_| Finished Construction

*A new Elevation Certiﬁcaté will be required when construction of the building is complete.

E1. Provide measurements (C.2.a in applicable Building Diagram) for the following and check the appropriate boxes to show whether the
measurement is above or below the natural HAG and the LAG.

a) Top of bottom ﬂoor | (including

basement ,crawlspace, or enclosure) is: ] feet [] meter ] above or [] below the HAG.
s

b) Top of bottom ﬂoorj (including 7 ;

basement,crawlspace, or enclosure) is: ] feet [1 ™7 [ aboveor [] below the LAG.

E2. For Building Diagrams% 6-9 with permanent flood openings provided in Section A ltems 8 and/or 9 (see pagss 1-2 of Instruciions), the

next higher floor (C2.b in applicable .
meter

Building Diagram) of the building is: [ feet [ [ above or  [] below the HAG.
E3. Attached garage (top of slab) is: 0 feet [ Freter [] above or [] below the HAG.
s
E4. Top of platform of machlnery and/or eqmpment ;
servicing the buﬂdlng is: | O feet [1 ™" [ above or [ below the HAG.
| $

ES. Zone AQ only: If no ﬂdod depth number is available, is the top of the bottom floor elevated in accordance with the community’s
floodplain management orqinance? O Yes [ No ] Unknown The local official must certify this information in Section G.

The property owner or own
sign here. The statements

er's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AO must

in Sections A, B, and E are correct to the best of my knowledge

[ Check here if attachments and describe in the Comments area.

Property Owner or Owner's Authorized Representative Name:

Address:

City:

State:

ZIP Code:

Telephone:

Signature:

Ext.: Email:

Date:

Comments:

FEMA Form FF:206-FY-22-

152 (formerly 086-0-33) (8/23)
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- Form Instructions | ELEVATION CERTIFICATE

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: | ’,FOR‘INS URANCE CQ MPANY‘USE i

PO BOX 1345

City: Springfield B State: OR ZIP Code: 97477

 Company

The lacai official who is authorized by law or ordinance to administer the community’s floodplain management ordinance can complete
Section A, B, G, E, G, or H of this Elevation Certificate. Complete the applicable item(s) and sign below when: !
1. [ The information in Section C was taken from other documentation that has been signed and sealed by a Iicensed surveyor,
engineer, or architect who is authorized by state law to certify elevation information. (Indicate the source and date of the
clevation data in the Commenits area below.) j
G2.z. L Alocal official completed Section E for a building located in Zone A (without a BFE), Zone AQ, or Zane ARJTAQ, dr when item
E5 is completed for a building located in Zone AQ. !
G2b. L Alocal official completed Section H for insurance purposes. )
a2 D In the Comments area of Section G, the local official describes specific corrections to the information in Sections A, B, E and
3. H
G4 L1 The foliow ing information (ltems G5-G11) is provided for community ﬂoodplam management purposes.
G5, Pearmit Number: ' G6. Date Permit Issued:
G7 Date Certificate of Compliance/Occupancy Issued:
G8. This permit has been issued for: O New Construction (] substantial Improvement
Go.a. Elevation of as-built lowest floor (including basement) of the
building: [Jfeet [ meters | Datum:
G8.b. Elevation of bottom of as-built lowest horizontal structural ) |
member: [Ofeet [ meters Datum:
G105 BEE /o - ‘ . - oo -
G10.a. BFE (or depth in Zone AO) of flooding at the building site: [Jfeet [] meters | Datum:
G12.5. Community's minimum elevation (or depth in Zone
AGC)requirement for the lowest floor or lowest horizontal
structu :
structural member: [Jteet [ meters | Datum:

= Varia A o] . . .
Gl1. Varianoeissued? [vee [ No Ifyes, attach documentation and describe in the Comments area

The local official who provides information in Section G must sign here. [ have completed the information in Secti
correct to the best of my knowledge. If applicable, | have also provided specific corrections in the Comments are

Local Official's Name: Title:

' Palicy Nurnber

f\lAIC Numbs; .

ion G and certify that it is
a of this seczfion. ’

NFIP Community Name:

Telephone: Ext.: Email:

Address:

Citv: State: '~ ZIP Code:

Signature: Date:

Sections A, B, D, E, or H):

Comments (including type of equipment and location, per C2.¢; description of any attachments; and correctlons to specific inforrhation in

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (8/23)
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ELEVATION CERTIFICATE

MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

PO BOX 1345

Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.:

FOR INSURANCE COMPANY USE

City: Springfield

State: OR

ZIP Code: 97477

enclosure floor)is:

Clyes [ONo

Address:

a) For Building Diagfams 1A, 1B, 3, and 5-8. Top of bottom
floor (include above-grade floors only for buildings with
crawlspaces or enclosure floorsyis:

b) For B;Jilding Diagrams 2A, 2B, 4, and 6-9. Top of next
higher floor (i.e., the floor above basement, crawlspace, or

Property Ownér or Owner's Authorized Representative Name:

Po!iéy Number;

Ccnﬁpany NA!C Number:

The property owner, owner's authorized representative, or local floodplain management official may complete Section H for all flood zonas
to determine the building's first floor height for insurance purposes. Sections A, B, and | must also be completed. Enter heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Building Diagrams (at the end of Section | instructions) o compiete this section.

H1. Provide the height of fhe top of the floor (as indicated in Foundation Type Diagrams) above ’ghe Lowest Adjacent Grade (LAG):

[ feet [ above the

I:‘ meters

[(Ifeet  [meters [l above the

H2. Is all Machinery and Equipment servicing the building (as listed in ltem H2 instructions) elevated to or above the floor indicated by the
H2 arrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

The property owner or owrjer“s authorized representative who completes Sections A, B, and H must sign here. The statements in Sections
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should
indicate in ltem G2.b and sign Section G.

[] Check here if attachments are provided (including required photos) and describe each attachment in the Commenis area.

LAG

LAG

City:

State: ZIP Code:

Telephone:

Signature:

Ext.: Email:

Date:

Comments:

FEMA Form FF-206-FY-22-

52 (formerly 086-0-33) (8/23)



Form Instructions | ELEVATION CERTIFICATE

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-

BUILDING PHOTOGRAPHS

See Instructions for ltem AG.

b

Builcing Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
PO BOX 1345

- City: Springfield State: OR ZIP Code: 97477

Instructions: Insert beiow at least two and when possible four photographs showing each side of the building (fo
able to take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and
i Side View," or "Left Side View." Photographs must show the foundation. When flood openings are prese

REY;

close-up photograph of representative flood openings or venis, as indicated in Sections A8 and A9.

| FOR INSURANCE COMPANY USE

PolyicyuNuimbér:‘ :

. Cdmpéhvy‘] NAIC Numbe

r example, méy only be
"Front View," "Rear View,"
nt, include at least one

H
i

Photo One

Photo One Caption

Firhowone.

Photo Two

Photc Two Caption:

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (8/23)
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- Form Instructions |

ELEVATION CERTIFICATE

BUILDING PHOTOGRAPHS

Continuation Page

MPORTANT: MUST FOLLOW THE INSTRUCTIONS ON INSTRUCTION PAGES 1-11

PO BOX 1345

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

FOR INSURANCE COMPANY USE

City: Springfield

Insert the third and fourth

State: OR ZIP Ceode: 97477

Policy Numberi

Company NAIC Number:

hotographs below. Identify all photographs with the date taken and "Front View,” "Rear View,” "Right Side
View," or "Left Side View." When flood openings are present, include at least one close-up photograph of representative flocd openings or
vents, as indicated in Sections A8 and A9. -

Photo Three

Photo Three Caption:

- Clear Photo Three

Photo Four

Phaoto Four Cépﬁion:

i Clear Photo Four b

- FEMA Form FF-ZOG-FY-221152 (formerly 086-0-33) (8/23)







OREGO, Coos County Planning

) NOTICE OF COMPLETENESS Loty Plan
Cop? Coquille, OR 97423

< County _, http://www.c0.c00s.0r.us/
NESaTS, Phone: 541-396-7770

Monday, January 29, 2024

Outdoor Superstar, LLC
PO Box 1345
Springfield, OR 97477

RE: Completeness Review for HBCU-23-002
Dear Property Owner:

Thank you for submitting an Hearings Body Conditional Use. The first step in the application process is a completeness
review. The following items were required to be included in your application or determined prior to the acceptance of the
application:

X 1. The correct and completed application form was filed. If the proposed use/activity
will occur in an identified hazard area the correct reports or certifications have
been included.

X Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record,
including a contract purchaser. The application shall include the signature of all
owners of the property. A legal representative may sign on behalf of an owner
upon providing evidence of formal legal authority to sign; a consent form may be
accepted.

X 2. One original and one exact unbound copy of the application or an electronic copy

shall be provided at the time of submittal for all applications;

3. A detailed Project Proposal was provided;

A detailed parcel map of the subject property illustrating the size and location of

existing and proposed uses, structures and roads on an 872" x 11” paper to scale.

Applicable distances must be noted on the parcel map along with slopes. (See

example plot map);

(Y

5. Covenants or deed restrictions on the property were provided or were found not to
exist.

6. All of the lots or parcels that are currently within the applicant’s ownership, co-

ownership or is purchasing which have a common boundary with the subject

property on an assessment map were listed on the application;

A copy of the current deed of record has been provided,;

All the applicable criteria have been addressed,

The property was created legally;

10.  All development was cited in compliance with the Coos County Zoning and Land
Development Ordinance or this application will bring a use or activity into
compliance; and

© oo N

XXX K X

X

11.  All road, driveway, access, parking plan or traffic impact analysis has been
submitted as required by the Coos County Zoning and Land Development
Ordinance.


http://www.co.coos.or.us/

This application has been:

DX] Deemed complete as of the date this letter was sent and the application has been forwarded to all applicable agencies
or departments for comment; or

[] Deemed incomplete due to missing information as shown by the unchecked boxes above. As the applicant for a
permit or limited land use it is your responsibility to submit one of the following within 180 days from the date the
application was receipted to the Planning Department:
a. All of the missing information;
b. Some of the missing information and written notice from the applicant that no other information will be provided,;

or

c. Written notice from the applicant that none of the missing information will be provided.

If the application is found to be incomplete and steps a, b or ¢ are not completed within the required timeframe (180 days),
then on the 181 day the application will be deemed void. If you submit material by email you are responsible to follow
up with staff to ensure that information was received. On the day the department receives one of the options (a. through
c.) above is the date your application will be considered complete.

Once your application has been deemed complete staff will continue with the review process. Your application will go
through the following steps (checked steps apply to your application):

X | 1. | The first step is requesting comments from any applicable agency or department. Most agencies have 30 days to
respond to comments.

[]|2. | Ifthisisaland division Technical Review Committee (TRC) will be scheduled once all comments have been
received. Once the TRC has been completed a tentative decision is mailed out approximately six (6) weeks after.
The notice of tentative decision will provide for a fifteen (15) day opportunity to appeal. If appealed it will be
scheduled for hearing. The decision only becomes final after the final partition plat has been filed.

X | 3. | Ifthisis application requires a hearing, a notice of hearing will be provided 20 days prior to the hearing. Once the
hearing is concluded a notice of decision will be mailed out within five to seven days. If this is a Planning
Commission decision the notice will provide for an opportunity to appeal (15) fifteen days to the Board of
Commissioners. If this is a Board of Commissioners decision there is a twenty-one (21) day appeal period to the
Land Use Board of Appeals.

[]| 4. | Ifthisisan administrative review (Administrative Conditional Use, Extension, or Variance) a notice of decision
with an opportunity to appeal will be mailed out once the review has been completed. Approximately, six weeks
after the application has been deemed complete. The notice of decision will provide for a fifteen (15) day
opportunity to appeal. If not appealed the decision becomes final.

Property line adjustment discrete parcel 12 day opportunity to appeal.

[]|5. | Ifthisisa limited land use notice then a notice requesting comments will be mailed as soon as the application has
been deemed complete and then a review and decision will be issued. Approximately, four weeks after the
comments time has expired. The notice of decision will provide for a fifteen (15) day opportunity to appeal. If not
appealed the decision becomes final.

Except when an applicant requests an extension of the timelines, the governing body of the county or its designee shall
take final action on an application for a permit or limited land use decision within 120 (urban zone) days or 150 (rural)
days as applicable.

If you have questions about the land use process, please contact planning staff for assistance.

Thank you,

Finy Db

Planning Staff
C: File



LAW OFFICE OF BILL KLOOS PC

OREGON LAND USE LAW

375 W. 4™ AVENUE, SUITE 204 BILL KLOOS
EUGENE, OR 97401 BILLKLOOS@LANDUSEOREGON.COM
TEL: 541.954.1260

WEB: WWW.LANDUSEOREGON.COM

March 12, 2024

Robert Miller, Attorney at Law
1010 First Street S.E., Suite 210
Bandon, OR 97411

RE: Coos County, HBCU-23-002: Indian Point/Old Rogge Mill RV Park
Dear Robin:

I understand that Coos County will reschedule the public hearing on this application to allow you
time to address an issue raised by the Planning Director. The Planning Director raises issues
about your proposal’s compliance with Goals 11(Public Facilities) and 14 (Urbanization) in light
of LUBA case law addressing the distinction between Rural and Urban Uses in the context of
RV parks.

Your proposal is for a “standard” RV park at the Rogge Mill site. Your client’s proposal
contrasts with the previous RV park application for the Rogge Mill site, which was for
permanently installed “park model” RVs as well as several other intensive uses. As discussed
below, that distinction appears to be significant in LUBA’s analysis, including the decisions
following its previous decisions for the subject property.

My office was involved in the some of key LUBA caselaw on this issue, notably the RV park
proposal for this same site that was the subject of the decisions in Oregon Shores Conservation
Coalition v. Coos County, 55 Or LUBA 545, 547-48, aff’d 219 Or App 429, 182 P3d 325 (2008)
(Indian Point 1) and Baxter v. Coos County, 58 Or LUBA 624 (2009) (Indian Point I1). Other
LUBA cases have refined the points made in those two. See, e.g., Linn County Farm Bureau v.
Linn County, 61 Or LUBA 323 (2010) (Linn County Farm Bureau 1), 63 Or LUBA 347 (2011)
Linn County Farm Bureau 1), and Scott v. Josephine County,  Or LUBA __ (LUBA No.
2020-080, March 9, 2021) and, on remand, __ Or LUBA __ (LUBA No. 2021-079, April 11,
2022).

To comply with Goal 14 your proposal must be a “rural” level of use, not “urban.” To comply
with Goal 11 your proposal may not have “sewer system” as defined by LCDC rules. The public
facilities proposed are also relevant to the rural/urban use determination. From my review of
your plans, your pending RV park proposal appears to be designed with the case law above in
mind such that positive findings can be made regarding compliance with both Goals 11 and 14.

Here are the design features of your proposal that distinguish it from the RV park proposal found
by LUBA to violate Goals 11 and 14:
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1. Your proposal does not include a “sewer system” as defined in LCDC’s rules. This is
an easy determination to make based on the rule and your proposal. OAR 660-011-0060(1)(f)
says:

"Sewer system" means a system that serves more than one lot or parcel, or more
than one condominium unit or more than one unit within a planned unit
development, and includes pipelines or conduits, pump stations, force mains, and
all other structures, devices, appurtenances and facilities used for treating or
disposing of sewage or for collecting or conducting sewage to an ultimate point
for treatment and disposal.” (Emphasis added)

Your project is on a single lot. Therefore, your RV park is not served by a “sewer system” in
violation of Goal 11. In the subsequent Linn County Farm Bureau litigation (which involved
farmland and, therefore, a Goal 3 issue), LUBA found the development proposal to not include a
sewer system because the sewer facilities served only one lot.

Your project likely is also not in the nature of a “planned unit development.” In Indian Point |
LUBA looked to the permanent nature of the “park model” RVs together with the intense
development components of the proposal to make it closely resemble a residential planned unit
development. The park model RVs were proposed to remain in place in contrast to your
traditional, itinerant RVs proposal. The RV park components were also much more intensive.
The proposal there consisted of 179 park trailer RV spaces, each with water, sewer and
electricity hookups, onsite water and wastewater systems, a convenience store, a caretaker’s
residence, a recreation center, a boat launch, fishing piers, a floating dock and a tackle/rental
shop. Your proposal is less intensive and, notably, does not include the residential and
commercial qualities of the former proposal. In the follow-up Linn County Farm Bureau
litigation, LUBA rejected the argument that the proposal included a “sewer system” because it
amounted to a residential planned unit development as in the Indian Point proposal. LUBA
rejected that argument because the proposal was not for permanent park model RVs; it proposed
traditional RVs like your proposal.

In summary, the County can find here that your proposal does not involve a “sewer system” in
violation of Goal 11 because the sewer facilities are on a single lot and because the park will not
have a residential quality that comes with the permanence of the park model RVs.

2. Your project has been designed to distinguish it from the characteristics that LUBA
found in the Indian Point proposal to make it “urban” in the meaning of Goal 14.

The Goal 14 inquiry as to whether a use is a “rural use” or an “urban use” of land applies a three-
factor examination of a proposed use established in 1000 Friends of Oregon v. LCDC (Curry
County), 301 Or 447, 477, 724 P2d 268 (1986). The three factors are: (a) the size of the area in
relationship to the developed use (density); (b) its proximity to an acknowledged UGB and
whether the proposed use is likely to become a magnet attracting people from outside the rural
area; and (c) the types and levels of services which must be provided to it.
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In Indian Point LUBA found the level of facilities and services proposed for that project to rise
to the level of urban. The key factors for LUBA were the permanent nature of the park model
RVs, the fact that they could be occupied full time, and their provision with a full range of
facilities and services, including a “sewer system.” Your proposal does not have park model
RVs, will not allow full time occupancy, and will not have a “sewer system.”

Even with a scaled down use and a limitation on the length of stay in the second Indian Point
proposal, LUBA still found the number and range of permanent structures such as the
convenience store, recreation center and fishing piers, to be intensive uses common to urban
development. Your proposal is substantially less “urban” in nature as it will not have the
commercial activity and the more intensive recreational facilities that caused the Goal 14
problems for the Indian Point proposal.

The more recent LUBA decisions in Linn County and Scott are not as relevant to the issues here
as is Indian Point.

The Linn County matter involved a public RV park proposed on EFU land; therefore, there was a
Goal 3 issue. LUBA remanded the county approval for inconsistency with Goal 3, which is not
relevant to your site because yours is not agricultural land. What is relevant to your proposal is
LUBA’s finding that Goal 11 was complied with because the sewage disposal system would
serve only one parcel of land. Similarly, LUBA found no Goal 14 violation; it drew a contrast
with the Indian Point proposal, noting that the this was a standard RV park, not a park model
proposal, and that there would not be full time residents. These points support your proposal.

The Scott matter was a private RV park proposal on EFU land. LUBA remanded based on EFU
statute no standards for campgrounds. The proposal passed muster on Goal 11 and Goal 14
challenges raised with the opponents siting Indian Point. LUBA drew a clear distinction based
on sewer facilities not serving more than one parcel, no park model RVs, and permanent
occupancy.

In summary, your client has designed this proposal with all of the case law above in mind. The
county should feel comfortable making or endorsing findings of compliance with Goals 11 and
Goal 14 and the county standards that implement that state law.

Sincerely,

B Ktoos

Bill Kloos



OUTDOOR SUPERSTAR LLC
ADMINISTRATIVE CONDITIONAL USE
SUPPLEMENTAL APPLICATION DOCUMENT

APPLICATION OF OUTDOORSUPERSTAR LLC
FOR AN ADMINISTRATIVE CONDITIONAL USE
FOR A RECREATIONAL VEHICLE PARK

Organization of This Application

This application will be required to be heard by the Coos County hearings body. The hearing will be the first
evidentiary hearing to review this application, exhibits and evidence submitted into the record to determine
whether the requested amendment meets the applicable review criteria set forth in the Oregon Revised Statutes,
Administrative Rules, Coos County Comprehensive Plan and Land Use and Development Ordinance

(CCZLDO).

This application is organized and presented to the hearings body in accordance with the relevant review
standards. Part 1 contains the introduction and background of this request. Part 2 addresses the requirements
for consistency with the Q-REC zoning designation and the development standards located in CCZLDO Section
3.3.530. Part 3 addresses compatibility with adjacent uses and zoning districts. Part 4 will address the required
Coos County Comprehensive Plan policies necessary to illustrate no adverse impacts on aquatic and natural
features. Part 5 will evaluate will give findings towards studies produced to address overlays and onsite
suitability. Consequently, in the discussion of the criteria under the County Land Use and Development
Ordinance, where there is overlap in review standards, reference is made back to the relevant goal discussion to
avoid needless repetition. Applicant’s exhibits and figures are contained at the end of this application document.

These exhibits are arranged to follow the flow of the Statewide Planning Goals.



Outdoor Superstar LLC
Administrative Conditional Use

I. INTRODUCTION & BACKGROUND

This matter comes before the Coos County Hearings Body on application filed by Outdoor
Superstar LLC herein referred to as Applicant, which is owner of the subject property. The
25.60-acre property is located on the east side of State Highway 101 approximately 0.75 miles
northeast of the City of Bandon. The subject property is identified in the Coos County
Assessor’s records as Tax Lot 1000, 1001 and 1002, Section 17C, Township 28 South, Range 14
West, Property I.D. No(s) 955501, 955503 and 955504 respectively.

The applicant is requesting a 130 recreational vehicle park with associated amenities which falls
under the development criteria of CCZLDO Section 3.3.530 (Administrative Conditional Use).
The subject property is designated Q-REC (Recreation with Qualifications) and has additional
coastal designations (Coquille River Estuary Management Plan (CREMP), CREMP Aquatic
D08/D17 Conservation, CREMP Industrial and CREMP Shoreland Segment 16). The subject
property is also subject to a number of Overlays including Archaeological Areas of Interest,
Bandon Area of Mutual Interest, Bird Site Goal 5 Requirement, Floodplain, National Wetland

Inventory Site and Natural Hazard Tsunami and Wildfire.

The requested Administrative Conditional Use as set out in the Coos County Zoning and Land
Development Ordinance (CCZLDO) is primarily intended provide for an enhanced recreational
opportunity in close proximity to the Coquille River and to utilize the maximum potential of the
subject property with a comprehensive project consistent with the goals and policies of qualified

recreationally zoned properties.

II. Q-REC CRITERIA AND SITE PLAN REVIEW

SECTION 3.3.530 DEVELOPMENT AND USE STANDARDS. The following are development

standards for the CREMP-RC shoreland segments.
1. Minimum Lot size:

a. Refer to CREMP lot size Special Consideration Map.
b. The dimension requirements must be meet.

2. Minimum Street frontage and minimum lot width is 20 feet.

3. Front setback is 20 feet.

4. Building height does not have any requirement, except those sites abutting a residential
or controlled development zone shall have a max height of 35 feet plus one (1) additional
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111-478 Return to Top of Document foot in height for each foot of setback exceeding 5 feet
( i.e. if the setback is 10, the maximum building height would be 40 feet). However,
spires, towers, domes, steeples, flag poles, antennae, chimneys, solar collectors,
smokestacks, ventilators or other similar objects may be erected above the prescribed
height limitations, provided no usable floor space above the height limits is thereby
added. Such over height object shall not be used for advertising of any kind.

FINDING: The proposed development does not include division of the subject
property nor any structural development that is not consistent with
the setback requirements as set forth above. The conceptual plan
attached shows all recreational vehicle spaces are located well within
the setback requirement. In addition, the permanent structural
development that constitutes amenities to the RV Park (restroom
units, clubhouse, sports courts and security unit) are all setback a
minimum of 50 feet from any property line.

Access and parking is regulated in chapter VII.

FINDING: Access and parking will be proposed and development consistent with
the requirements set forth in Chapter VII, see attached conceptual
plan.

Riparian Vegetation Protection. Riparian vegetation within 50 feet of a estuarine 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
waterdependent use.

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

d. Riparian vegetation may be removed to facilitate stream or streambank 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. or

f. Riparian vegetation may be removed in conjunction with existing agricultural
operations (e.g. to site or maintain irrigation pumps, to limit encroaching brush, to
allow harvesting farm crops customarily grown within riparian corridors, etc.)
provided that such vegetation removal does not encroach further into the
vegetation buffer except as needed to provide an access to the water to site or
maintain irrigation pumps.
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g. The 50 foot riparian vegetation setback shall not apply in any instance where an
existing structure was lawfully established and an addition or alteration to said
structure is to be sited not closer to the estuarine wetland, stream, lake, or river
than the existing structure and said addition or alteration represents not more than
100% of the size of the existing structure’s “footprint”.

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

1. The 50’ measurement shall be taken from the closest point of the ordinary high

water mark to the structure using a right angle from the ordinary high water mark.

FINDING:  The proposal does not involve disturbing or encroaching upon
the 50-foot riparian vegetation protection area. The high bank
area has been located and the conceptual plan demonstrates
sufficient setback beyond the 50 foot requirement for all
structural development. A dock project may be proposed in the
future which will necessitate addressing the requirements of
subsection 6, and the associated state and local permits
however, the current proposal does not involve disturbing such
areas.

SECTION 4.3.200 RECREATIONAL VEHICLE PARK

Categories and Review Standards — Recreational Vehicle Park

Recreational Vehicle Park —

a. Must be a lot, parcel or tract of land upon which two (2) or more recreational vehicle sites
are located, established or maintained for occupancy by recreational vehicles of the

general public as temporary living quarters for recreational or vacation purposes.

FINDING:  The proposed park includes 130 recreational vehicle spaces along with
accessory structures associated with the park.

b. The park shall contain recreational vehicle sites. Recreational vehicle sites are a plat of
ground within the park designed to accommodate a recreational vehicle on a temporary
basis.

FINDING:  The proposed park meets this definition because the maximum length of
stay will be 30 days.

C. Shall include the submittal of a preliminary plot plan drawn as specified by OAR
Division 650.

FINDING:  See the attached engineered conceptual plan.
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d. Landscaping and Design:

(1) The landscape shall be such to minimize soil erosion and lessen the visual
impact. Every park shall provide an ornamental, sight-obscuring fence, wall,
evergreen or other suitable screening/planning along all boundaries of the park
site abutting public roads or property lines that are common to other owners of
property, except for points of ingress and egress. All open areas or common areas
shall be landscaped. Landscaping shall consist of lawns and/or ornamental
plantings;

(i)  Any grade changes shall be in keeping with the general appearance of
neighboring developed areas.

(i11))  The site shall be sloped to allow for proper surface drainage;
however, surface waters shall not drain in a manner that would
adversely affect neighboring properties, the public storm drainage
system, or create environmental problems.

(iv)  Exposed storage areas, service areas, utility buildings and
structures and similar accessory areas and structures shall be
subject to such setbacks, screen plantings or other screening
methods as shall be reasonably required to prevent their being
incompatible with the existing or contemplated environment and
the surrounding properties.

FINDING:  See the attached engineered conceptual plan that shows full consistency
with provision (d) and associated subsections.

€. Walls or fences shall be six feet in height except in the area of ingress and egress. This
area shall be subject to Section 7.1.525. Evergreen planting shall not be less than five
feet in height, and shall be maintained in a healthy living condition for the life of the RV
Park. All walls, fences and evergreen planting shall be approved by the Planning
Commission.

FINDING:  See the attached conceptual plan.

f. A parking plan must be signed off by the Roadmaster. Regulation for parking can be
found in Chapter VII.

FINDING:  The applicant/property owner will comply with this provision upon
construction of the project.

g. The plot plan for the RV Park shall provide for safe and sanitary accumulation,
collection, transportation, storage and disposal, including resource recovery of wastes and
solid wastes. Trash receptacles shall be provided at the minimum of one for every five
spaces. The trash may be stored in an enclosed area until disposed of through a solid
waste company or a hauled to a lawful transfer/landfill disposal site. Waste shall be
removed from the site at least every 30 days. If the property owner chooses to haul the
solid waste to a disposal facility receipts may be required to prove continued compliance
with this subsection. Solid waste management shall not conflict with the requirements of
Coos County Code Article Seven.
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FINDING:  See attached conceptual plan that shows consistency with this provision.

RV Parks require a minimum of five acres and shall not exceed 15 campsites per acre.
The density of the zoning district is replaced with the density requirement of this
subsection.

FINDING:  The proposed project includes no campsites, and the subject property is
well above five acres in size.

RV Parks must reserve at least 30% of the total acreage for open space and common
areas. Common areas may have sanitary facilities, open space, parking, roads, pathways,
and recreational structures and facilities that serve the entire park.

FINDING:  See attached conceptual plan which illustrates consistency with this
provision. Open spaces exceeds 40% of the overall property.

RV Park pads shall not be closer than 15 feet to another vehicle or structures.

FINDING:  Please see attached conceptual plan which shows adequate distance
between spaces.

Sanitation facilities including toilet, lavatory, and bathing facilities shall be required. The
sanitary system shall comply with Oregon State Building Codes, Oregon Health
Authority or any other health and safety regulatory agency. A water supply shall be
provided to the sanitation facility and may be provided to each RV site but sewer shall
not be provided to individual RV sites unless an exception is taken to Statewide Planning
Goal 11 or the property IV- 49 is located within the Urban Growth Boundary. The camp
host or caretaker may be hook to the sanitation system.

FINDING: Please see the attached letter from the Law Office of Bill Kloos and
Robert Miller which outlines how the proposed project is consistent with
Goal 11 and subsection k.

RV Parks approved after January 1, 2019 shall not allow tenants to stay within the park
more than 30 consecutive days within a six month period. Registration shall be
maintained to prove compliance with this requirement. No person shall receive mail at
the site with the exception of the camp host, property owner or watchman. The park may
only have one camp host or care taker per 30 spaces. If an exception to Goal 11 to extend
public services to the property or the property is served by public services (water and
sewer) then ORS 197.493 prohibits placement or occupancy restriction including any
time limitation. Outside of an Urban Growth Boundary time limits may be applied.

FINDINGS: The proposed park will have a 30 day limitation of stay. The proposed
park will maintain its defined perimeters of a recreational vehicle park by
mandating a full prohibition on any permanent stay.

A dwelling may be constructed for the property owner, camp host or caretaker to reside.
This shall not be a rental unit and shall not count as part of the 30% of open space
required in subsection (h) above.
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FINDING: At this time, there is no proposal for a residence for the park caretaker.

Fires will be permitted only in facilities which have been provided for such purposes or
where open fires are allowed.

(1)

(ii)

(111)

(iv)

(v)

Fireplaces, fire pits, charcoal braziers, wood burning stoves or other cooking
facilities shall be located, constructed, maintained and used to minimize fire
hazard and smoke nuisance in the campground and the neighboring properties.

Trees and other vegetation should be removed around area designated for fires or
outdoor cooking to minimize fire hazards.

Fire extinguishers shall be proved at the camp in areas that allow for ease
access.

Request for comments will be sent to the fire district in which the property is
located within to allow for comments to ensure that fire danger is minimized.

Individual fires pits located at the RV site areas prohibited in areas subject
inventoried wildfire hazard.

FINDING:  The park will institute regulations to be consistent with this provision.

SECTION 4.3.220 Recreation (REC), South Slough (SS) and Minor Estuary and Shoreland (MES)

(a)

(b)

COMPATIBILITY: The proposed USE, ACTIVITY OR DEVELOPMENT is required to
demonstrate compatibility with the surrounding properties or compatibility may be made through
the imposition of conditions. Compatibility means that the proposed use is capable of existing
together with the surrounding uses without discord or disharmony. The test is where the
proposed use is compatible with the existing surrounding uses and not potential or future uses in
the surround area.

All parks (Recreational or Residential) shall comply with the following design criteria:

1.

ii.

1il.

1v.

The landscape shall minimize soil erosion. The exterior portion of the property shall
provide an ornamental, sight-obscuring fence, wall, evergreen or other suitable
screening/planting along all boundaries of the site abutting public roads or property lines
that are common to other owners of property that are zoned for residential, except for
points of ingress and egress;

Lighting: Any lights provided to illuminate any public or private parking area shall be so
arranged as to reflect the light away from any abutting or adjacent residential district or
use.

Exposed storage areas, service areas, utility buildings and structures and similar
accessory areas and structures shall be subject to the setbacks of the this zoning
designation, screen plantings or other screening methods;

Trash service shall be provided to the facility and the area for trash receptacle or
receptacles shall be identified on the plot plan; and

Hours of operation may be required in areas predominantly surrounded by residential
zones. [V- 61
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FINDING:  The applicant/property owner will comply with these provisions and
anticipates conditions of approval that fully outlines the aforementioned
requirements.

(©) Any commercial use in conjunction with a recreational use shall be consistent with the following
building size:

1. No size limits inside urban growth boundary;\

il. For building or buildings located within an Unincorporated Community Boundary as
adopted by the Coos County Comprehensive Plan Volume 1 Part 2 § 5.5 the following
square foot requirements apply:

1. Urban Unincorporated Community shall not exceed 8,000 square feet of floor
space; or 2. Rural Unincorporated Community shall not exceed 4,000 square feet
of floor space.

FINDING:  The applicant is proposing no commercial types uses. The proposed 130 space
recreational vehicle park will have nominal amenities to allow its occupants to be
more comfortable during their stay.

SECTION 4.3.230 Recreation (REC), South Slough (SS) and Minor Estuary and Shoreland (MES)

(a) Minimum lot/parcel size — There are no required minimum lot/parcel sizes.
(b) Setback - There are no required setbacks.

(c) Building Height — There are no building height requirements.

(d) Building Density or Size limits — There are no building or size limits.

FINDING:  Section 4.3.230 does not restrict the project in the aforementioned areas and therefore
does not apply.

SECTION 5.6 DESIGN AND SITE PLAN REVIEW

SECTION 5.6.100. Purpose. The purpose and objectives of site development requirements and the site
design review procedure are to:

1. Encourage originality, flexibility and innovation in site planning and development, including the
architecture, landscaping and graphic design of said development;

2. Conserve the County’s natural beauty and visual character and charm by insuring that structures
and other improvements are properly related to their sites, and to surrounding sites and
structures, with due regard to the aesthetic qualities of the natural terrain and landscaping, and
that proper attention is given to exterior appearances of structures and other improvements;

3. Protect and enhance the County’s appeal to tourists and visitors and thus support and stimulate
business and industry and promote the desirability of investment and occupancy in marine and
industrial properties;

4. Stabilize and improve property values and prevent blighted areas and thus increase tax revenues;

5. Achieve the beneficial influence of pleasant environments for living and working on behavioral
patterns and, thus, decrease the cost of governmental services;
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6. Foster civic pride and community spirit so as to improve the quality and quantity of citizen
participation in local government and in community growth, change and improvement;

7. Sustain the comfort, health, tranquility and contentment of residents and attract new residents by
reason of the County’s favorable environment;

8. Assure that proposed structures are harmonious with the applicable zoning; and thereby promote
and protect the health, safety and welfare of the County; and

0. Protect riparian vegetation which is needed to stabilize the shoreline and to maintain water
quality and temperature necessary for the maintenance of fish habitat and spawning areas.

FINDING: The standards set forth in 5.6.100 1 through 9 have been factored into the
development and are demonstrated in ample regard on the site plan. The
property owner has placed the highest priority on ensuring the beautification
of the property through a sound proposal and detailed plans in order to
facilitate to aesthetically pleasing features to protect the integrity of
surrounding areas. There has been a conscious effort to craft a plan that will
focus on attracting new residents by instituting a development plan that will
focus on the elements of the aforementioned criteria.

SECTION 5.6.200. Site Review and Approval Criteria. The County finds that excessive uniformity,
dissimilarity, inappropriateness or poor quality of design in the exterior appearance of structures and the
lack of proper attention to site development and landscaping in the: industrial and airport operations
zone districts hinders the harmonious development of the County, impairs the desirability of residence,
investment or occupation in the County, limits the opportunity to attain the optimum use and value of
land and improvements, adversely affects the stability and value of property, produces degeneration of
property in such areas with attendance deterioration of conditions affecting the health, safety and
welfare of the County, and destroys a proper relationship between the taxable value of property and the
cost of services thereof.

Further, the County finds that riparian vegetation is a resource which has been identified in the
Comprehensive Plan.

FINDING: Refer to the attached conceptual plan that shows consistency with the intent of
Section 5.6.200. There has been a significant effort to craft a plan that will add to
the County in this area by utilizing landscaping features that will allow for
attraction not deterrent.

SECTION 5.6.300. Jurisdiction.

1. Within any zone designation requiring a site plan review, no building permit or verification letter
shall be issued for the erection or construction of a permitted or conditional use until the plans,
drawings, sketches and other documents required under Section 5.6.500 have been approved by
the Planning Director in conformity with the criteria specified in Section 5.6.400 (Criteria and
Standards). For the purpose of this Section “Construction” shall include any remodeling that
substantially changes the exterior appearance of the building.

2. Construction, site development and landscaping shall be carried out in substantial accord with
the plans, drawings, sketches and other documents as approved.



Outdoor Superstar LLC
Administrative Conditional Use

3. Nothing in this subsection shall be construed to prevent ordinary repair, maintenance and
replacement of any part of the building or landscaping which does not involve a substantial
change from the purpose and objectives of Section 5.6.100. Proposed “substantial changes” shall
be submitted to the Planning Director for approval.

4. All variances from the site development criteria which are deemed necessary by the applicant
shall be requested pursuant to ARTICLE 5.3.

FINDING: The applicant/property owner has developed a plan that reflects consistency
with all the necessary requirements located in CCZLDO and intends to carry
in out with specificity upon receiving a tentative approval with conditions.
All construction and development will directly correlate with Coos County
condition compliance prior to the anticipation of receiving a Zoning
Compliance Letter.

SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended to provide a
frame of reference for the applicant to the development of a site and building plans as well as a method
of review. These standards shall not be regarded as inflexible requirements, nor do they advocate any
particular architectural style, for they are intended to encourage creativity, invention and innovation. The
following standards shall be utilized in reviewing the plans, drawings, sketches and other documents
required under Section 5.6.500:

I. Landscaping.
a. The landscape shall be such to minimize soil erosion and lessen the visual impact;

b. any grade changes shall be in keeping with the general appearance of neighboring
developed areas.

FINDING: The proposed landscaping proposed for the development will have no
adverse impacts on the soil composition and have no visual impacts. In
addition, all grading activities will be orchestrated in such a way as to be
consistent with the general appearance of neighboring developing areas.

2. Structures.

a. Proposed structures shall be related harmoniously to the terrain and to existing buildings
in the vicinity that have a visual relationship to the proposed buildings;

FINDING: Permanent structural development with only consistent of amenities
typically associated with recreational vehicle park development. These
structures include restroom units, a security unit and sports court
areas. There are other nominal development areas that will entail two
dog parks and a recreational fire pit area. The subject property is well
suited to where this development will have a visual obstruction mainly
due to natural features in the area (forest and river activity). The
applicant finds that the development is consistent with Section
5.6.300.1.
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b. the achievement of such relationship may include the enclosure of space in conjunction
with other existing buildings or other proposed buildings and the creation of focal points
with respect to avenues of approach, terrain features or other buildings.

FINDING: The proposed structural development will effectively tie the project
together. Each structure will be in a location that has been carefully
considered due to the terrain and landscape and the Coos County
applicable regulations.

3. Drives, Parking and Circulation. With respect to vehicular and pedestrian circulation, including
walkways, interior drives and parking, special attention shall be given to the location and number
of access points, general interior circulation, separation of pedestrian and vehicular traffic, and
arrangement of parking areas that are safe and convenient.

FINDING: The subject property has existing access the proceeds directly off State
Highway 101 and travels north easterly and caters specifically to the
property. The proposed development encompasses instituting an onsite
circulation plan that will allow consistency with CCZLDO and avoid any
safety conflicts. Access into the property currently has 25-30 foot right of
way width and the proposed improved onsite road is proposed to have a 26
foot right of way width allow for ingress and egress for future patrons. The
lower and upper parts of the RV Park have several east/west roads that are
currently 18 feet in width that are only utilized to access the recreational
vehicle spaces directly adjacent. The main areas where intensified circulation
will be developed to 26 feet. Parking areas will be facilitated in the normal
regard as it relates to a RV Park type development. Parking spaces will be
facilitated to each RV Park space along with ample 9° X 18’ spaces for guests
located in amenity areas. The proposal will also include ensuring the
requirement amount of ADA assessable spaces are installed.

4. Surface Water Drainage. Special attention shall be given to proper site surface drainage so that
removal of surface waters will not adversely affect neighboring properties, the public storm
drainage system, or create environmental problems.

FINDING: The subject property is not located within an urban area where storm water
facilities are available. The development proposes to mitigate runoff patterns
on site. There will not be adverse impacts to neighboring properties directly
related to drainage. The process will require calculating pre and post
development cubic foot per second runoff numbers with the intent to ensure
the project will not cause increase runoff in the area dispute the
unavailability of storm connection. The development will be consistent with
Section 5.6.300.4.

5. Utility Service.
a. Whenever feasible, electric, telephone and other utility lines shall be underground;

FINDING: All electrical and utility lines are proposed to be installed underground. The
development is proposed to be consistent with Section 5.6.300.5
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b. any utility installations remaining above ground shall be located so as to have an
harmonious relation to neighboring properties and the site;

FINDING: There is no proposal for utility or electrical lines to be above grade.
C. the proposed method of sanitary sewage disposal from all buildings shall be indicated.

FINDING: The applicant/property are currently going through a Department of
Environmental Health permitting process for a site evaluation. The
development will include an onsite sanitation system that can properly
treat the full capacity of the project.

Special Features.

a. Exposed storage areas, exposed machinery installations, service areas, truck loading
areas, utility buildings and structures and similar accessory areas and structures shall be
subject to such setbacks, screen plantings or other screening methods as shall be
reasonably required to prevent their being incompatible with the existing or contemplated
environment and the surrounding properties;

b. service, processing, and storage on property abutting a residential zone or commercial
zone shall be wholly within an enclosed building or screened from view from such zone,
street or highway by a permanently maintained, sight obscuring device or vegetation.

Application of Design Standards. The standards of review outlined in (1) to (6) above also apply
to all accessory buildings, structures, exterior signs and other site features however related to the
major buildings or structures.

Riparian Vegetation Protection:

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

1) Trees certified by the Coos Soil and Water Conservation District, a port district or
U.S. Soil Conservation Service posing an erosion or safety hazard may be
removed to minimize said hazard; or

2) Riparian vegetation may be removed to provide direct access for a water
dependent use; or

3) Riparian vegetation may be removed in order to allow establishment of authorized
structural shoreline stabilization measures; or

4) Riparian vegetation may be removed to facilitate stream or streambank clearance
projects under a port district, ODFW, BLM, Soil & Water Conservation District,
or USFS stream enhancement plan; or



Outdoor Superstar LLC
Administrative Conditional Use

5) Riparian vegetation may be removed in order to site or properly maintain public
utilities and road right-of-ways, provided that the vegetation to be removed is the
minimum necessary to accomplish the purpose; or

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

c. The 50 ‘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.” [OR 92-05-009PL]

Q-REC STANDARDS FOR QUALIFERS ON THE PROPERTY

1.

Development on the subject property shall be subject to design and site plan review pursuant to
Section 5.6.400 of the CCZLDO to be considered through a Hearings Body Review;

FINDING: Section 5.6.400 of the CCZLDO has been previously addressed. The property
owner and applicant are prepared to offer testimony and presentation at a
Planning Commission Hearing related to the proposed application.

The proposed rule uses, density, and public facilities and services will not commit adjacent or
nearby resource land to non resource use as the term is defined in OAR 660-004-0028;

FINDING: An areawide analysis has been completed and covered in the next portion of
the application materials. There is no proposal for division or conversion of
the zone and therefore, consistency with Goal 2 is not applicable no the
requirement to take an exception as determined by OAR 660-004-0028. All
adjacent zoning districts and uses will be unaffected by the proposed
application. See next section.

The proposed rural uses, densities, and public facilities and services are compatible with adjacent
or nearby resource uses; and

FINDING: Please see the proceeding section for a comprehensive area wide analysis to
illustrate compatibility.

The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels.

FINDING: The application is for a recreational vehicle park that is consistent with the
underlying zoning designation of Q-REC. As previously stated, the property
has a dormant industrial use that creates more conflict and intensity than the
proposal. Please see next section.
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III.  AREA CONSISTENCY AND COMPATIBILTY ANALYSIS
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The subject property has a zoning designation of Q-REC that was created during a previous plan

amendment and zone change application process. The property also has other zoning designations that
are coastal and aquatic related, but will not particularly be hindered due to the development activities as
the proposal taking place wholly and entirely with the Q-REC designated area. The zoning map above
illustrates the zoning in the surrounding area. Directly to the north is the Coquille River and the next
property beyond the river area is more than 700 feet. The river acts as a natural feature and buffer,
however, the illustration of compatibility exits on the property directly to the north beyond the river. The
property is zoned REC (recreational) and currently has an active recreational vehicle park (Coquille
River RV Park) which has 48 recreational vehicle spaces along with an event center, a host structure and

bathroom amenities.
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Directly to the west is a significant roadway, State Highway 101 under the jurisdiction of the Oregon
Department of Transportation. This road sits higher in elevation acting as a visual obstruction for the
property for any areas further to the west. Beyond the road are areas under the ownership and
jurisdiction of the public and do not constitute private property. The composition of the area along with
the hydraulic soils features render them incapable of any viable development and therefore, they act

essentially as an extension of the river.

Directly to the south and adjacent are properties zoned for Exclusive Farm Use. The subject property
had a previous use that was industrial in nature and during the active years of this operation caused no
confliction or detriment to adjacent potential farm uses. The proposed development is considered less
intensified in every respect as compared to an industrial type use. A closer look at the land and soil
conditions to the EFU areas to the south would appear to hinder the ability to properly farm under any
ORS 215.283 approved farm uses. However, there are some farm uses that are common with soil that is
more hydraulically saturated. This particular property is currently receiving special assessment for active
cranberry bogs. The proposed operation will create no conflict to the existing cranberry bog. Access
points are completely separate and as previously explained, a recreational vehicle park is significantly

less intense in regards to traffic, odor and noise than an industrial operation.

The nature of the proposed recreational vehicle park and how its currently planned is consistent with
rural planning. There are no urban features related to the development. There are 130 recreational
vehicle spaces proposed along with several structures that act as accessory. The subject property is
currently 25.60 acres in size and with 130 spaces, it averages to be approximately 6 spaces per acre.
There are no permanent residential components to the development, all recreational vehicle spaces are
considered transient in nature and no park model type structural development is included. The property
owner and applicant are determined to maintain the rural nature of the area and therefore, have proposed

a plan that will allow for the perpetuation of those features.

Directly to the east are properties that are currently zoned Rural Residential — 2 Acre. These properties
have a Goal 14 Urbanization exemption and constitute a pre-existing rural residential development. The
residential nature of the land extends a significant distance easterly. There is only approximately an 80

acre area that is zoned EFU, the remaining areas around are all zoned RR2 and dedicated to residential
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use. The rural residential area surrounds the aforementioned 80 acres in almost an irrevocably
committed fashion, see previous zoning map. This further illustrates the proposed development will be
consistent and compatible with adjacent zoning designation districts and uses and will cause no

detriment to the minor potential farm use taking place to the south.

The applicant/property owner finds that the project is compatible with surrounding areas and uses.
Furthermore, if minor compatibility issues are identified, they can be mitigated with reasonable

conditions of approval.

COMPLIANCE WITH THE STATEWIDE PLANNING GOALS

The Statewide Planning Goals have been acknowledged as being applicable to the Coos County
Comprehensive Plan. A proposal to amend the Comprehensive Plan and Zone must comply with all
applicable Statewide Planning Goals unless an exception to one or more of the goals is proposed.
There is no exception being proposed as part of this application. Coos County must make findings
that Applicant’s proposal complies with each of the relevant goals. The following information

regarding the Statewide Planning Goals shows how this request complies with them.

Goal No. 1 - Citizen Involvement

To ensure the opportunity for citizen involvement in all phases of the planning process.

Coos County will provide written notice of the requested Administrative Conditional Use to
surrounding property owners within 250 feet of the subject property not less than twenty days prior
to the scheduled date of the first public hearing, and will cause public notice of Applicant’s request
and the scheduled public hearing to be published in the local newspaper pursuant to the
requirements of CCZLDO Chapter 5, Section 5.0.900. Notice will also be given to affected state
and local agencies, and other individuals and organizations that are legally entitled to such notice.
These various forms of individual and public notice assure that local citizens have an opportunity
to become informed about, and participate in, the public hearing process. The requested
Administrative Conditional Use is being processed in a manner that assures full compliance with

Statewide Goal No. 1.

Goal No. 2 - Land Use Planning

To establish a land use planning process and policy framework as a basis for all decisions
and actions related to the use of land and to assure an adequate factual base for such
decisions and actions.
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Coos County has established policies and procedures, which require a detailed evaluation of any
proposal to amend its Comprehensive Plan. Specific criteria and standards have been set forth
against which Applicant’s amendment request must be evaluated in the light of relevant Findings of
Fact. The County’s ultimate decision in this matter will be based on the weight of those relevant
Findings. As was noted in the introduction section of this document the proposed Administrative
Conditional Use involves the conversion of 25.60 acres of land for a 130 space recreational

vehicle park. The area proposed property is already considered recreational land.

The requested Administrative Conditional Use are being evaluated in a manner that assures full

compliance with Statewide Goal No. 2.

Goal No. 3 - Agricultural Land

To preserve and maintain agricultural lands. Agricultural lands shall be preserved and
maintained for farm use, consistent with the existing and future needs for agricultural products,
forest and open space and with the state’s agricultural land use policy expressed in ORS 215.243
and 215.700.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 3 resource. This finding is validated
by the fact that the site has been determined to be non-resource land suitable for rural residential use
and subsequently included within the County inventory of rural residential lands site as evidenced

by the Coos County Comprehensive Plan. The proposed Administrative Conditional Use des not

conflict with Statewide Goal No. 3.

Goal 4 - Forest Lands

To preserve forest lands for forest use.

The land proposed for amendment is currently designated Q-REC land by the Coos County
Comprehensive Plan and is therefore not protected as a Goal 4 resource. This finding is
validated by the fact that the site has been determined to be non-resource land suitable for
recreational use and subsequently included within the County inventory of rural residential lands
site as evidenced by the Coos County Comprehensive Plan. The proposed Administrative

Conditional Use does not conflict with Statewide Goal No. 4.

On the basis of these findings, the subject property is not forestland as defined by Goal 4.
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Goal No. 5 - Open Space, Scenic and Historic Areas, and Natural Resources

To conserve open space and protect natural and scenic resources.

Goal 5 addresses a variety of resources not specifically covered in other goals and sets out a
process requiring inventory and evaluation. Steps in the process require that the level of
significance of resources is determined, and if an identified resource appears to be significant,
further evaluation is required. Such evaluation may lead to alternative courses of action,

including fully protecting the identified resource.

Goal 5 addresses the following resources:

I. Open space.

2 Mineral and aggregate resources.

3 Energy resources.

4 Fish and wildlife areas and habitats.

5. Ecologically and scientifically significant resources.

6 Outstanding scenic views and sites.

7 Water areas, wetlands, watersheds and groundwater resources.
8 Wilderness areas.

9. Historic areas, sites, structures and objects.
10. Cultural areas.

11. Oregon recreational trails.

12. Wild and scenic waterways.

All of Coos County, including Applicant’s property, has previously been subjected to extensive
surveys and analyses intended to inventory and evaluate the Goal 5 resources listed above.
These inventories, which are incorporated into the Coos County Comprehensive Plan, have
previously received acknowledgment of compliance with Statewide Goal 5. Nevertheless,
Applicant has conducted an independent evaluation of the potential impact of the proposed ACU

on Goal 5 resources and proposes the following findings:

1. Land Needed or Desirable for Open Space

The subject property is typical of the majority of the lands in the western area of Coos County
and contains no identified topographic or vegetative features that warrant protection under Goal
5. There is a large amount of land, which shares these same general characteristics surrounding
the subject property. The proposed recreational vehicle park would result in an insignificant
impact on open space resources in the surrounding area due to the abundant supply of open space
with similar natural features. The site has not previously been identified by either the Coos

County Comprehensive Plan as being needed or desirable for open space.
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2. Mineral and Aggregate Resources
No mineral or aggregate resources requiring Goal 5 protection have been identified on or in the

vicinity of the subject site.

3. Energy Sources

Goal 5 energy resources refers to sites and resources for the generation of energy (i.e. natural
gas, oil, coal, hydroelectric, geothermal, uranium, and solar). No known energy sources have
been identified on or in the vicinity of the property. The property does have solar access, but no

more so than most other land in Coos County.

4. Fish and Wildlife Areas and Habitat

The subject property is adjacent to the Coquille River and the natural feature is position to the
north. The County has found it necessary to place the following zoning designations to offer
protections and additional regulations on natural features: (Coquille River Estuary Management
Plan (CREMP), CREMP Aquatic D08/D17 Conservation, CREMP Industrial and CREMP
Shoreland Segment 16). The site plan illustrates that the development will be constructed to
allow no disturbance or hinderance on river or aquatic life. The proposed recreational vehicle
park will be setback a sufficient distance from the river to maintain the necessary protections of
the natural features. There have also been additional studies that give further evidence of the

proposed projects consistency that will be addressed later in this report.

5. Ecologically and Scientifically Significant Natural Areas

No identified ecologically or scientifically significant natural areas are present on or in the
vicinity of the subject site. As previously discussed, the Coquille River is positioned directly to
the north, but the project offers no encroachment of any kind on river or aquatic life. The site

plan gives full credence to a development offering no encroachment of any kind.

6. Outstanding Scenic Views and Sites

No identified scenic views or sites exist on the subject property. As noted under Open Space,
above, the site has so much in common with many other locations in the general area that its
scenic value is not considered unique or significant. The property possesses no prominent

topographic features or vegetation, which would otherwise give it scenic significance.
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7. Water Areas, Wetlands, Watersheds, and Groundwater Resources

The subject property contains no water areas (apart from the Coquille River previously
discussed), watersheds or identified groundwater resources. Groundwater drawdown is
minimized because of the large amount of incoming water, the redirection of runoff and used
water into the aquifer through engineered drainage and subsurface disposal, and maintenance and
enhancement of existing vegetation cover. No complaints concerning depletion of water
resources in adjacent similar areas have occurred. In order for an area to meet the Army Corps
of Engineers' and the Oregon Division of State Lands' definition of wetland, three elements must
be present: 1) water, 2) hydric soils, and 3) wetland vegetation. As identified below, the property
has been identified to have some potential wetland features. A wetland delineation was
conducted by Loran Waldron, certified biologist and the following was determined, 1) there are
no wetlands or waters within the study area, which consists of the entire concrete slab that made
up the working flood of the old wood products mill, 2) the entire road to the RV Park will remain
within the established footprint of the access road to the old mill site, 3) no wetlands or waters of
the state or United States are located within the project site study area and no wetlands or waters

of the State or the United States will be impacted by this project, as currently planned.
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8. Wilderness Areas

The subject site is not within, adjacent to, or part of, a designated wilderness area.

9. Historic Areas, Sites, Structures, and Objects

There are no identified or inventoried historic structures or objects on, or adjacent to, the subject

property.

10. Cultural Areas

There are no identified or inventoried archaeological or cultural resources on the subject site.

11. Potential and Approved Oregon Recreation Trails

There are no designated or planned recreational trails on or adjacent to the subject site.

12. Wild and Scenic Waterways
The site is not within any designated or planned wild and scenic waterway, nor has such a

designation been given to other lands or resources in the general vicinity of the subject property.

Based on the foregoing findings, there is no Goal 5 resource present requiring preservation
action. The requested ACU will not conflict with any identified Goal 5 resources. The subject
property has not been included in any inventory of needed open space or scenic areas, nor has it
been identified in the Comprehensive Plan as having any historic, cultural or significant natural

resources which need to be preserved and/or protected.
Goal No. 6 - Air, Water and Land Resources Quality

To maintain and improve the quality of the air, water and land resources of the state.

Statewide Goal 6 requires that air, land and water resources of the State be maintained and
improved by assuring that future development, in conjunction with existing development, does
not violate applicable state and federal environmental quality standards, and does not exceed the
carrying capacity of local air sheds, degrade land resources or threaten the availability of such

resources.

Any future land use activities on the property will be required to comply with all local, state and
federal environmental regulations, thus assuring that the proposed ACU will not adversely

impact the carrying capacity of local air sheds, degrade land and water resources or threaten the



Outdoor Superstar LLC
Administrative Conditional Use

availability of such resources. Although the proposed rural residential land use designation on
the property may result in at least some potential for environmental impacts if not properly
monitored and regulated, both Coos County and the State of Oregon have sufficient regulatory
measures in place so as to ensure that subsequent development will not produce any
unanticipated impacts. The proposed ACU has been evaluated in a manner that assures full

compliance with Statewide Goal No. 6.

Goal No. 7 - Areas Subject to Natural Disasters and Hazards

To protect life and property from natural disasters and hazards.

The subject property has been identified as being within any identified floodplain area.
Furthermore, the type of floodplain designation is considered an unnumbered A zone or an
approximate A zone. This means floodway data is not available and development of this kind
requires a one-foot cumulative effort analysis. This will be discussed at a later point in these
findings. The property owner and applicant can assert in conjunction with Goal 7 that the
development will not cause any detriment to a natural feature and poses no conflict with areas
inundated by the floodplain. A HEC-RAS and floodway analysis has been completed by James
Heyen, Registered Engineer in the State of Oregon that has dictated no rise will be created as a

direct result of the proposed development.
Goal No. 8 - Recreational Needs

To satisfy the recreational needs of the citizens of the state.

Recreational needs for the general public have been provided for on numerous sites in the coastal
area surrounding the subject property including Bandon Dunes Golf Course and the general areas
of coastal features directly to the west. The Coos County Comprehensive Plan has not identified
the subject property on any inventory for recreational facilities or opportunities, however the
nature of the underlying proposes is to facilitate directly to this particular goal and creates

uniform consistency. The proposed amendment will not conflict with Statewide Goal No. 8.
Goal No. 9 - Economy of the State

To diversify and improve the economy of the state.

The Statewide Economic Development Goal requires that local land use plans "provide for at least

an adequate supply of sites of suitable sizes, types, locations, and service levels for a variety of
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industrial and commercial uses consistent with plan policies". Goal 9 is intended to be applied on a
County-wide basis and requires that future economic growth be accommodated, in part, by ensuring
that there is sufficient suitable land planned and zoned for commercial and industrial uses. The
proposed Administrative Conditional Use do not involve, or otherwise impact, the county’s
inventory of lands needed for economic development. The amendment and zone change will not

conflict with the Statewide Economic Development Goal.

Goal No. 10 - Housing

To provide for the housing needs of the citizens of the state.

The primary purpose of Goal 10, within the context of amending the Comprehensive Plan, is to
ensure that sufficient buildable land is available to allow for the full range of housing needs within
the County to avoid creating shortages of residential land which would artificially restrict market
choices in housing type, price range or location. The Coos County Comprehensive Plan requires
that population growth be monitored and assessed for impacts on previous estimates of needed
housing and the availability of sufficient land for residential use. As previously noted, the subject
25.60 acre site previously had an industrial operation that is no longer active. No existing housing
will be displaced as a consequence of the proposed recreational vehicle park. The current zoning on
the property is Q-REC which allows for specific uses and determined when it transition from
another zone through a quasi-judicial process. However, consistency with Goal 10 can be well
demonstrated with a recreational vehicle park due to the nature of the project. Housing, although
transient in nature is provided in some fashion. Although RV spaces and uses are not permanent, it

does allow residential convenience on a temporary basis.

Goal No. 11 - Public Facilities and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities and services

to serve as a framework for urban development.

Statewide Goal No. 11 concerns the public facilities and services aspects of amending the
Comprehensive Plan designation on the subject property from farm use to rural commercial use, and
requires consideration of a system or plan that ensures the proper coordination of the types,
locations and delivery of public facilities and services that best support existing and proposed land

uses.
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Applicant’s property is situated in a rural area where public facilities and services are relatively
limited, compared with the broad ranges of services that are available in urban areas. There are
no public sanitary sewers in the vicinity of the property; however, the relatively low density of
development permitted by the proposed rural residential designation and zoning on both the
subject property and other surrounding rural residential properties facilitates the use of individual
subsurface septic systems subject to standards enforced by the Oregon Department of
Environmental Quality. There is no public water service in the vicinity of subject property,
however, all of the existing residential properties in the surrounding area are provided domestic
water services by individual onsite wells or springs and there is no evidence of groundwater
depletion as a result. Applicant intends to develop an onsite water source for future development
of the property. Fire protection in the area is provided by Bandon Rural Fire District and police

protection is provided by the Coos County Sheriff’s Office.

The demand for other utilities and services, including electricity and communications, will be no
greater than that resulting from the historic use of other adjoining and nearby properties. The
proposed ACU will not adversely impact the present or future provision of public facilities and
services in the surrounding area. This conclusion is based on consideration of the existing public
service delivery systems and plans that are in effect within the surrounding area, and which are
intended to ensure proper coordination of the types, locations and delivery of the public facilities
and services necessary to support existing and proposed land uses in the area. The services that are

available, or are proposed, to the subject property include those listed in the table below.

Table A
Public Facilities (Existing)
Public Facility Provider
Water Private Well
Sewer Individual Septic System
Electric Coos-Curry Electric CO-OP
Telephone No public provider per Public Utility Commission
Solid Waste Private
Police Coos County Sheriff
Fire Bandon Rural Fire District
Schools School District No.
Road Access Private Road
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On the basis of the foregoing analysis, the subject property will be provided with an adequate level
of public facilities and services, and such facilities and services will be delivered in a timely, orderly

and efficient manner consistent with the purpose of Statewide Goal No. 11.

Goal No. 12 - Transportation

To provide and encourage a safe, convenient and economic transportation system.

The statewide transportation goal is intended to be applied on a countywide basis. Specific
transportation-related policies and development standards are included within Coos County’s
Comprehensive Plan and land use ordinances to assure that the intent of the statewide transportation
goal is implemented through the application of both state and local policies and standards at the time
of development. The intent of Goal 12 is also implemented by the State Transportation Planning
Rule (OAR 660, Division 12). OAR 660-12-060(1) requires that "amendments to functional plans,
acknowledged comprehensive plans, and land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the identified function,

capacity, and performance standards ... of the facility .

Four questions must be addressed to determine whether or not the proposed residential development

will significantly affect a transportation facility as outlined in OAR 660-12-060(2):

A plan or land use regulation amendment significantly affects a transportation facility if it:

(a) Changes the functional classification of an existing or planned transportation
facility;

(b) Changes standards implementing a functional classification system;

(c) Allows types or levels of land uses which would result in levels of travel or access
which are inconsistent with the functional classification of a transportation
facility; or

(d) Would reduce the performance standards of the facility below the minimum
acceptable level identified in the TSP.

In order to ensure that a proposed land use change complies with the requirements of the
Transportation Planning Rule, Coos County has adopted the following standard for intensified
quasi-judicial applications (the applicant is not required to address but would like to be

comprehensive):
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(2) The applicant shall certify the proposed land use designations, densities or design
standards are consistent with the function, capacity and performance standards for
roads identified in the County Transportation System Plan.

(a) The applicant shall cite the identified Comprehensive Plan function, capacity and
performance standard of the road used for direct access and provide findings that
the proposed amendment will be consistent with the County Transportation
System Plan.

Access to the subject property is directly from a private road that directly proceeds off State
Highway 101. The functional classifications of transportation facilities within Coos County are
identified in Table 3-3 of the Transportation Element of the CCZLDO. State Highway 101 is

classified as a “Arterial”.

Estimates of the average number of daily vehicle trips generated by a specific land use can be
obtained from a number of reliable sources; however, the most commonly referenced source for

such data is Trip Generation, published by the Institute of Transportation Engineers (ITE).

Average daily trip generation rates published in the ITE’s Edition of Trip Generation are based

primarily on field data obtained from direct observation of actual land use activities. Trip
generation rates are reported as an average of the often wide-ranging vehicle counts taken at
numerous sites having the same classification of land use. Trip generation rates are often broken
down into 24-hour time frames, and reported as “Average Daily Trips (ADT)”. For most land
use activities, including single-family rural dwellings, ITE defines an “average daily trip” as a
one-way vehicular movement between a single origin and a single destination. For a single
recreational vehicle space, trip generation rates are reported as a ratio of 3.6 vehicle trips per day
per dwelling unit. Based on the maximum potential development density proposed, 130 spaces

total, the subject property can be expected to generate an additional 468 ADT.

New developments generating fewer than 300 ADTs are generally considered to have no significant
impact on local transportation facilities that serve a development site. The property utilized a private
road that is directly off State Highway 101. Current traffic volumes on State Highway 101 are well
below the facility’s design capacity. Other public roads in the area are also adequate to
accommodate both existing and potential future traffic volumes likely to be generated as a
consequence of the requested recreational vehicle park. Kelly Sandow, Registered Engineer in the
State of Oregon indicated in her report that the transportation system will no be adversely affected
due to the development. Any new residential lots created as a consequence of the proposed

recreational vehicle will be accessed by a privately maintained interior road system that will
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intersect with State Highway 101 on the western property line. There will also be an emergency

access connection at the south end of the subject property.

On the basis of the foregoing, the proposed development, when taking into consideration the
densities or design standards prescribed for uses permitted in the requested Q-REC zone, is
consistent with the function, capacity and performance standard establish by Chapter 7 of the
CCZLDO. Furthermore, the County’s Transportation System Plan has received
acknowledgement of compliance with the Statewide Transportation Goal and the Transportation
Planning Rule (OAR Chapter 660, Division 12) by the Land Conservation and Development
Commission, and therefore concludes that the facts set out above demonstrating compliance with
the Transportation System Plan are sufficient to also demonstrate that the proposed amendment

is consistent with both Goal 12 and the Transportation Planning Rule.

Goal No. 13 - Energy Conservation

To conserve energy.

The statewide energy conservation goal is intended to be applied on both a county-wide basis
through the adoption of local energy conservation goals contained within the Comprehensive
Plan, and on a site specific basis through the implementation of those Plan policies via property
development standards intended to require land and uses developed on land to be managed and
controlled so as to maximize the conservation of all forms of energy, based upon sound

economic principals.

The subject property is located in an area dedicated primarily to non-resource uses and is
approximately two miles south of the Bandon area boundary which is an established Goal 14
exception area. Consequently, existing and future development of this property has and will
promote the efficient energy-related use of existing and planned public facilities and services.
The site is in general proximity to an identified urban area and is free of any significant physical
constraints that would otherwise require more energy to develop and use the property than would
other property in the general area. Furthermore, specific energy conservation policies and
development standards are included within the Coos County Comprehensive Plan, as well as in
the County’s land use ordinances, to ensure that the statewide energy conservation goal is
implemented on a site-specific basis at the time of property development. The proposed ACU

will not conflict with Statewide Goal No.13.
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Goal No. 14 - Urbanization

To provide for an orderly and efficient transition from rural to urban land use.

Goal No. 14 requires local governments to establish urban growth boundaries that separate urban
lands from rural lands. The proposed Administrative Conditional Use does not involve transition to
another designation through a quasi-judicial plan amendment and zone change. The proposed
development will constitute creating a less intensified use than what the property has been
previously utilized for (industrial) but will maximize the property in a recreational capacity. The

proposed application is consistent and proposes no conflict with Goal 14.

IV. CREMP POLICIES AND GOAL COMPLIANCE

POLICY #3: Use of "Coquille River Estuary Special Considerations Map" as the Basis for
Special Policies Implementation Local governments shall use the "Coquille River Estuary
Special Considerations Map" as the basis for implementing the special protection.

L The "Coquille River Estuary Special Considerations Map" shall delineate the general
boundaries (plan inventory maps contain more precise boundary locations) of the

following specific areas covered by the Coquille River Estuary Management Plan:

a. Coquille River Estuary Coastal Shorelands Boundary

b. Sensitive Beach and Dune Areas
1. areas unsuitable for development
2. areas with limited development suitability

c. Floodplain Hazard Areas

d. Agricultural Lands Designated for Exclusive Farm Use, and "Wet-Meadow"
Wetlands
e. Coastal Historical and Archaeological Sites

f. Urban Growth Boundaries (UGB's)
g. Dredged Material Disposal and Mitigation/Restoration Sites
h. Significant Wildlife Habitat and Major Marshes

1. Forest Lands The Special Considerations Map is NOT a substitute for the detailed
spatial information presented on the CREMP's inventory maps.
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The Special Considerations Map is merely an index guide designed as a zoning counter
implementation tool that indicates when special policy considerations apply in a general
area, thereby requiring inspection of the detailed plan inventory maps. The Special
Considerations Map must and shall at all times accurately reflect the detail presented on
the inventory maps (but at a more general scale).

II. Specific plan provisions set forth elsewhere as policy and relating to the above-
listed considerations shall be used in conjunction with the Coquille River Estuary
Special Considerations Map; such plan provisions include allowed uses and
activities in each management unit, and the following specific "functional”
policies set forth below: I1I-520 Return to Top of Document

#13

#14

#15

#16

#16a

#16b

#16¢

#17

#18

#19

#20

#21

#22a

#23

#27

Overall Use Priorities within Coastal Shorelands

General Policy on Uses within Rural Coastal Shorelands

Land Divisions within Rural Shorelands

Protection of Sites Suited to Water-Dependent Uses; and Special
Allowance for New Non-Water-Dependent Uses is "Urban Water-
Dependent (UW)" Units which are "Suitable for Water-Dependent Uses";
and Potential Sites Suited to Water-Dependent Uses; and Protection of
Sites Suited to Water-Dependent Uses in Future Urbanizable Areas

Rural, Urban, and Unincorporated Communities Use Standards

Potential Sites Suitable for Water-Dependent Uses

Protection of Sites Suited to Water-Dependent Uses in Future Urbanizable
Areas

Protection of "Major Marshes" and "Significant Wildlife Habitats" in
Coastal Shorelands

Protection of Historical, Cultural and Archaeological Sites
Management of "Wet-Meadow" Wetlands within Coastal Shorelands
Dredged Material Disposal Sites

Mitigation and Restoration Sites #22 Mitigation Sites: Protection against
Pre-emptory Uses

Acquisition and Protection of Mitigation/Restoration and Dredged
Material Disposal Sites

Riparian Vegetation/Streambank Protection #24 Waste Water/Storm
Water Discharge

Floodplain Protection within Coastal Shorelands
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#28  Recognition of LCDC Goal #3 (Agricultural Lands) Requirements for
Rural Lands within the Coastal Shorelands Boundary

#29  Restricting Actions in Beach and Dune Areas that are "Unsuitable for
Development"

#30  Restricting Actions in Beach and Dune Areas with "Limited Development

Suitability"; and Special Consideration for Sensitive Beach and Dune
Resources I1I-521 Return to Top of Document

#31  (Reserved)

#34  Recognition of LCDC Goal #4 (Forest Lands) Requirements for Rural
Lands within the Coastal Shorelands Boundary

All other plan provisions - including allowed uses and activities - are subordinate
to the special "functional" policies listed above.

II1. This policy recognizes that the Coquille River Estuary Special
Considerations Map:

a. is an official policy component of this estuary management plan;
and

b. provides a mechanism for site-specific application of special
management policies.

The underlying intent of this particular policy is to protect the integrity of
natural features, more specifically beaches and shorelines. The subject
property borders the Coquille River to the north and has some stretches of
CREMP protected areas. The pre-application materials indicate some of the
development including the roads and parking area protrude into CREMP
protected areas to the south. The applicant and property cannot substantiate
this claim, as the conceptual plan and preliminary proposal illustrates no
encroachment. Management plans or policies should not be necessary in

conjunction with the proposal.

POLICY #14: General Policy on Uses within Rural Coastal Shorelands

L Coos County shall manage its rural areas with the "Coquille River Coastal Shorelands
Boundary" by allowing only the following uses in rural shoreland areas, as prescribed in
the management units of this Plan, except for areas where mandatory protection is

prescribed by LCDC Goal #17 and #18:
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farm uses as provided in ORS 215;

propagation and harvesting of forest products consistent with the Oregon Forest
Practices Act;

private and public water-dependent recreation developments;

aquaculture; I11-533 Return to Top of Document

water-dependent commercial and industrial uses, water-related uses and other
uses only upon a finding by the county that such uses satisfy a need which can not
be accommodated on uplands or in urban and urbanizable areas or in rural areas

built upon or irrevocably committed to non-resource use;

single family residences on lots, parcels, or units of land existing on January 1,
1977 when it is established that:

1. the dwelling is in conjunction with a permitted farm or forest use, or

2. the dwelling is in a documented "committed" area, or

3. the dwelling has been justified through a goal exception, or

4. such uses do not conflict with the resource preservation and protection

policies established elsewhere in this Plan;

any other uses, provided that the Board of Commissioners determines that such
uses satisfy a need which cannot be accommodated at other upland locations or in
urban or urbanizable areas. In addition, the above uses shall only be permitted
upon a finding that such uses do not otherwise conflict with the resource
preservation and protection policies established elsewhere in this Plan.

This strategy recognizes (1) that Coos County's rural shorelands are a valuable resource and
accordingly merit special consideration, and (2) that LCDC Goal #17 places strict limitations on

land divisions within coastal shorelands. This strategy further recognizes that rural uses "a

nn

through "g" above, are allowed because of need and consistency findings documented in the
"factual base" that supports this plan.

FINDING:

The proposed development is consistent with Policy #14 as set forth in
subsection g above. The application will be required to be placed before the
body of the Planning Commission. The proposed development of a
recreational vehicle park has been widely accepted as suitable in close
proximity to river or nature features due to the type of amenity it provides.
In addition, the conceptual plan clearly dictates no encroachment into the
CREMP area as it pertains to structural development. However, is
consistency is still required, it should be apparent that one future major
amenity the proposal will include is a dock location, which creates water
dependency.
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POLICY #27: Floodplain Protection within Coastal Shorelands

The respective Flood Regulations of local governments set forth requirements for uses and
activities in identified flood areas; these shall be recognized as implementing ordinances of this
Plan. This strategy recognizes the risk of substantial loss of stock and property damage resulting
from the widespread flooding of the Coquille River Valley floor which occurs during most

winters.

FINDING:

The subject property has been determined to be partially inundated in the
Floodplain, as regulated by Coos County under the guidance of the National
Flood Insurance Program (NFIP). The property owner has engaged and
contracted with a private engineer qualified to perform an analysis necessary
to dictate the development will not cause a rise in flood waters in the event of
a 100-year flood event. This study has been attached and will be discussed
further at a later point in the application materials.

V. UTILITY COMPLIANCE

II.

Sanitation

The applicant/property owner are proposing a 130 space recreational vehicle park
with amenities. The property has been thoroughly analyzed by Paul Kennedy,
register soil scientist to determine how sanitation can be properly facilitated. The
attached memo prepared by i.e. Engineering indicates the following in regards to
the sanitation system ““ Each unit will have a standard RV sewer hookup. The raw
sewerage from the site will flow by gravity to one of the onsite septic and dose
tanks. The septic tanks will be sized to serve up to 12 RV units each. The dose
tanks contain pumps to force the effluent into the proposed onsite force main. The
force main will connect all of the dose tanks to transfer the effluent to the
approved treatment area that is located in the southeast corner of the site. After
treatment, the treated effluent will be pumped into a bottomless sand filter.”

In addition, the attached utility plans outline the proposed septic and drainfield
system proposed to meet the sanitation requirements. The southeast area of the
property is proposed to be utilized for the septic tank and drainfield area after
being tested (14 test pits as described above). Ground water studies, a sewer
design report and construction details will be prepared for DEQ’s WPCF permit.

The proposed sanitation system will serve the recreational vehicle parks proposed
spaces and amenities and fully meet the requirements set forth by Coos County
and the Department of Environmental Quality. The subject property was
previously consolidated into one lot and therefore, the sanitation system only
serves proposed development located on one lot of record. The applicant finds the
proposed sanitation meets all the requirements of CCLZO and DEQ.

Water

In a similar regard to the sanitation system requirement for the proposed 130
space recreational vehicle park, domestic water use is a necessary and required
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amenity. The attached memo drafted by i.e. Engineering illustrates how domestic
water will be facilitated to the site and the proposed development. Water will be
supplied via two onsite wells that are located on the western and south central
portions of the property (see attached utility plan). As stated in the memo “The
estimated water needs for the entire development, when at 100% capacity and
completely full, is 15,000 gallons per day. At this peak capacity, pumping at the
well yield of 39.5 gallons per minute, 15,000 gallons of water will require the well
to be pumped 6 hours and 20 minutes per day. This would leave on average, over
17 hours a day for the well to recharge, on days when the RV Resort is at full
capacity. On days when the resort is not a full capacity, the well would be
pumped less and have more recharge time than the numbers listed above.”

The existing and proposed wells have ample capacity to address domestic water
usage needs for the proposed development. There will also be a water storage
component to the plan and a tank is proposed to be installed to achieve storage
needs. “To help regulate the pumping of the well, water from the well will be
pumped into a small storage reservoir that will be located at the top end of the RV
Resort. This tank will be sized at approximately 15,000 gallons providing a full
day of storage for the resort at full capacity. Water from the well will be treated
and pumped up to the storage reservoir. From the storage reservoir, water will
then be conveyed via separate a waterline to the RV Resort for direct use. The
reservoir water tank will be elevated as needed to provide adequate water
pressure for use.”

Water treatment requirements will also need to be addressed and the
applicant/property owner is proposing to do so by installing an ultraviolet water
treatment system to disinfect the water that is pumped from the well prior to being
pumped into storage. This installation will be consistent with rural type
developments and has been proven to be environmentally friendly. Plans will be
constructed and submitted in regard to the proposed treatment process.

III.  Access & Traffic

V. OVERLAY COMPLIANCE

L. Wetlands

As previously discussed in Statewide Planning Goal 5 above, the property has
some existing wetland activity as determined by the department of state lands.
The northwestern portion of the property more particularly has freshwater
emergent wetland activity. Laron Waldron, Biologist, and wetland delineator
reviewed the property and the potential development. After a full delineation was
completed, it was further determined there are no existing state or federal
wetlands located in the area where the proposed development will be constructed.
The analysis and report was completed in June of 2021 placing it well within the
required five year time frame for reviewing potential encroachments. Please refer
to the attached report from Mr. Waldon along with findings above the further
address wetland natural features.
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Floodplain Compliance

The subject property, according to the Coos County affective FIRM no.
41011C0494F has been determined to be located in an unnumbered or
approximate A zone. These areas lack full data that would help differentiate
between appropriate flood zones that would be clear in numbered A zones. There
is no clear understanding where the floodway versus the floodplain is located and
how the property can be affected by inundation. The property owner utilized the
services of West Consultants, INC (James Heyen, professional engineer) in order
to perform a HEC-RAS analysis. The necessary technical memorandum is
attached hereto and determines the area proposed for development is not located
in and offers no encroachment within the regulatory floodplain.

The applicant/property owner finds the project is consistent with the requirements
of the floodplain article of the CCZLO. In addition, the area proposed for
development will not require any elevation due to also being located outside of
the floodplain (see figure 4 in attached tech memo).

Section 4.11.235 Establishment of Development Permit
1. Floodplain Application Required

A floodplain application shall be submitted and approved before construction or
regulated development begins within any area of special flood hazard established
in Section 4.11.232. The permit shall be for all structures including manufactured
homes, as set forth in the “DEFINITIONS,” and for all development including fill
and other activities, also as set forth in the “DEFINITIONS.”

FINDING:  The property owner/applicant consulted with an engineering firm
to complete a HEC-RAS analysis which dictated that the proposed
development along with amenities are not located in the floodplain
or regulatory floodway.

2. Application

An application shall be made on the forms furnished by the Planning Department
and may include, but not be limited to, plans in duplicate drawn to scale showing
the nature, location, dimensions, and elevations of the area in question; existing or
proposed structures, fill, storage of materials, drainage facilities, and the location
of the foregoing. Specifically, the following information is required:

a. Elevation in relation to mean sea level, of the lowest floor (including basement)
of all structures which may be submitted by a registered surveyor;

b. Elevation in relation to mean sea level of floodproofing in any structure;
c. Certification by a registered professional engineer or architect that the

floodproofing methods for any nonresidential structure meet the floodproofing
criteria in Section 4.11.252; and
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d. Description of the extent to which a watercourse will be altered or relocated as
a result of proposed development.

e. Plot plan drawn to scale showing the nature, location and dimensions and
elevation referenced to mean sea level, or NAVD 88, whichever is applicable, of
the area in question including existing and proposed structures, fill, storage of
materials, and drainage facilities. Applicants shall submit certification by an
Oregon registered professional engineer or land surveyor of the site's ground
elevation and whether or not the development is located in a flood hazard area. If
so, the certification shall include which flood hazard area applies, the location of
the floodway at the site, and the 100 year flood elevation at the site. A reference
mark shall be set at the elevation of the 100 year flood at the site. The location,
description, and elevation of the reference mark shall be included in the
certification; and

f. Any other information required to show compliance.

g. Applications for variance, water course changes or staff determinations will be
noticed with an opportunity to appeal in the same manner as a conditional use (see
Chapter V). Non- discretionary determination of compliance with the standards
will be processed in the same manner as a Compliance Determination (see Article
5.10)

FINDING: The property owner/applicant has attached an engineered
conceptual plan with elevations along with a HEC-RAS analysis
that determined there is no risk of inundation because the project
and all nature of construction is not located within any identified
floodplain area. Elevation requirements to prevent inundation
should not be required.

SECTION 4.11.252 SPECIFIC STANDARDS

In all areas of special flood hazards where base flood elevation data has been
provided (Zones A1-30, AH, and AE) as set forth in Section 4.11.232, BASIS
FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD or
Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the
following provisions are required:

2. Nonresidential Construction

New construction and substantial improvement of any commercial, industrial or
other nonresidential structure shall either have the lowest floor, including
basement, elevated at or above the base flood elevation; or, together with
attendant utility and sanitary facilities, shall:

a. Be floodproofed so that below the base flood level the structure is watertight
with walls substantially impermeable to the passage of water;

b. Have structural components capable of resisting hydrostatic and hydrodynamic
loads and effects of buoyancy;
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c. Be certified by a registered professional engineer or architect that the design
and methods of construction are in accordance with accepted standards of practice
for meeting provisions of this subsection based on their development and/or
review of the structural design, specifications and plans. Such certifications shall
be provided to the official as set forth in Section 4.11.243(3)(b);

d. Nonresidential structures that are elevated, not floodproofed, must meet the
same standards for space below the lowest floor as described in 4.11.252(1)(b);

e. Applicants floodproofing nonresidential buildings shall be notified that flood
insurance premiums will be based on rates that are one foot below the
floodproofed level (e.g. a building floodproofed to the base flood level will be
rated as one foot below);

f. Applicants shall supply a comprehensive Maintenance Plan for the entire
structure to include but not limited to: exterior envelope of structure; all
penetrations to the exterior of the structure; all shields, gates, barriers, or
components designed to provide floodproofing protection to the structure; all
seals or gaskets for shields, gates, barriers, or components; and, the location of all
shields, gates, barriers, and components as well as all associated hardware, and
any materials or specialized tools necessary to seal the structure; and

g. Applicants shall supply an Emergency Action Plan (EAP) for the installation
and sealing of the structure prior to a flooding event that clearly identifies what
triggers the EAP and who is responsible for enacting the EAP.

FINDING:  The applicant/property owner has gone through great lengths to
ensure no area of the project protrudes into the floodplain or
regulatory floodway. If the county finds that some elevation or wet
floodproofing measures are required, the property owner will
consider how to install them per building code specifications.
However, HEC-RAS and elevation data dictate the project area,
including all construction place the construction outside of such
area.

4. Recreational Vehicles

Recreational vehicles placed on sites are required to:

a. Be on the site for fewer than 180 consecutive days; and

b. Be fully licensed and ready for highway use, on its wheels or jacking system, is
attached to the site only by quick disconnect type utilities and security devices,

and has no permanently attached additions; or

c. Meet the requirements of Section 4.11.252(3) above and the elevation and
anchoring requirements for manufactured homes.

FINDING:  As previously mentioned, elevation and HEC-RAS data place the
project out of the floodplain, including all recreational vehicles
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spaces. However, spaces are not anticipated to be occupied for
longer than seven days which would allow the park, by default to
keep this 180 day requirement. In addition, remaining road ready
with quick disconnect will be a requirement of the park and will be
carried out.

Archaeological Activity

The State Historic Preservation Office regulates properties and structures where
historic or archeological type activity may be prevalent. It is important to take
stock of any items or resources that may be in need of protection because they
hold some historic or archaeological value. Mark Tveskov (Black Dog
Archaeology, LLC) was tasked with evaluated the site and providing a cultural
resource inventory. A site visit and evaluation was conducted on February 13,
2023 in conjunction with the anticipation of the recreational vehicle park buildout.
The attached report dictates “Finally, significant archaeological resources are
known or reported to be located within the vicinity of the property and the
Coquille Indian Tribe regards the area as sensitive for cultural resources. There
is always a potential that cultural resources could be encountered when a
property is developed and ground disturbance occurs. Archaeological sites and
objects—even those that have not been previously identified—are protected under
Oregon law on both state and private lands (e.g., ORS 97.740-760). In the event
that archaeological objects, features, or a site be encountered, all work within the
immediate area should be stopped and appropriate Indian Tribe, the Oregon
State Historic Preservation Office, or a professional archaeologist should be
contacted.”

The applicant/property owner understand and concede this area may have some
historical archaeological activity. During the development process if any items in
this regards are identified, all development activities will be stopped while fully
cooperation with the State Historic Preservation office is achieved.

CONCLUSION

The applicant/property owner asserts the proposed development is consistent with the

criteria located in the CCLZO by virtue of the following findings:

FINDING: A recreational vehicle park development is identified as a conditionally

permitted use in the Q-REC zoning to which the property is designated.
Due to previous industrial uses of the subject property and the lack of any
farm or forest operations taking place around the subject property, the

development can be considered to be compatible.
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The proposed development will include 130 recreational vehicle spaces
that will occupy each space a maximum of 30 days or less. In addition,
other buildings proposed in conjunction to the development (bathroom
units, dog parks, club house and sports courts) are considered amenities
and act as incidental to the main proposed use because they are structures

that you would typically find in recreational vehicle parks.

The proposed development will cause no detriment or encroachment on
river or riparian vegetative features, regulatory floodway areas, regulated

state or federal wetlands or special coastal protected areas.

The proposed development does not require taking an exception to Goal
14 for urbanization because all recreational vehicle spaces are temporary
(30 days or less) and the utilities will only service one lot or parcel which
is in keeping with the requirements surrounding development on rural

land.

The applicant has submitted a conceptual plan, drafted by a licensed
engineer that illustrates the organization of the park will allow for

development to achieve minimum impacts with the surrounding areas.

The applicant/property has received approval from the Department of
Environmental Quality for the type of sanitation system and drainfield that
will serve the proposed development. A report has been submitted from
Bandon Wells that provides ample proof the existing wells located on the

property can serve the proposed use.

Access to the property is sufficient to service the proposed recreational
vehicle park and the proposed use is not anticipated to have any
detrimental impact on the transportation system in the area. In addition,
the proposed use has been determined to produce less traffic than the

previous industrial type of use that occupied the property.
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The proposed recreational vehicle park offers an important amenity to the
area given the proximity of the urban growth boundary of Bandon and
Highway 101 adjacent to the property located westerly. Transient type
parks allow travelers conveniences that are imperative to purpose of

statewide planning goal 8.

The proposed application for a recreational vehicle park through a
conditional use should be approved by Coos County Planning
Commission due to its consistency with the CCLZO and other state/local

provisions.



Wetland Land Use Notice Response

Response Page

Department of State Lands (DSL) WN#*

WN2023-0951

Responsible Jurisdiction

Staff Contact
Cassidy Carr

Local case file #
HBCU-23-002

Activity Location

Township Range
28S 14W
Street Address

W of 56238 Lost Valley Rd
Address Line 2

City

Bandon

Postal / Zip Code

97411

Latitude
43.144837

Jurisdiction Type
County

County

Coos

Section
17

Municipality
Coos
QQ section Tax Lot(s)
Cc 1000,
1001,
1002

State / Province / Region

OR
Country

Coos

Longitude

-124.392277

Wetland/Waterway/Other Water Features

There are/may be wetlands, waterways or other water features on the property that are subject to the State Removal-
Fill Law based upon a review of wetland maps, the county soil survey and other available information.

The National Wetlands Inventory shows wetland, waterway or other water features on the property

The county soil survey shows hydric (wet) soils on the property. Hydric soils indicate that there may be wetlands.

The property includes or is adjacent to designated Essential Salmonid Habitat.

The property includes or is adjacent to state-owned waters.



Your Activity

It appears that the proposed project may impact Essential Salmonid Habitat and, therefore, may require a State
permit.

It appears that the proposed project may impact wetlands and may require a State permit.

An onsite inspection by a qualified wetland consultant is recommended prior to site development to determine if the
site has wetlands or other waters that may be regulated. The determination or delineation report should be submitted
to DSL for review and approval. Approved maps will have a DSL stamp with approval date and expiration date.

Applicable Oregon Removal-Fill Permit Requirement(s)

A state permit is required for 50 cubic yards or more of fill removal or other ground alteration in wetlands, below
ordinary high water of waterways, within other waters of the state, or below highest measured tide.

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

Closing Information

Additional Comments

Based on the submitted site plan, it appears that the proposed project ("RV park") may impact state-jurisdictional
wetlands or waters and may require a state Removal-Fill permit. It is recommended that you have the project
areas assessed for jurisdictional wetlands and waterways by a qualified wetland professional prior to earth
disturbance activities. A wetland delineation report should then be submitted to DSL for review and approval.

The Coquille River is a state-owned waterway, and the river & its adjacent wetlands are also designated as
Essential Salmonid Habitat. Best management practices should be implemented during construction to minimize
sedimentation and erosion in the river.

This is a preliminary jurisdictional determination and is advisory only.

This report is for the State Removal-Fill law only. City or County permits may be required for the proposed activity.

A Federal permit may be required by The Army Corps of Engineers: (503)808-4373

Contact Information

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

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

Response Date
1/2/2024






Coos County Planning,

The Oregon Department of Fish and Wildlife Appreciates the opportunity to provide feedback on the
HBCU-23-002 for the proposed Outdoor Superstar LLC RV park application.

1). Comments/Recommendations

Thanks for the opportunity to comment on this proposed project. The location historically was tidal
saltmarsh wetland bounded by late seral spruce forest that would have been high functioning Habitat
Category 1 or 2 as classified under the Oregon Dept. of Fish and Wildlife (Department) Habitat
Mitigation Policy; OAR 635-415. Since Euro-human development the habitats have been highly altered
through placement of earthen fill and development of a sawmill. resultantly the ecological function of
the habitats currently would be currently considered Category 4 or 5 with low function for production of
fish and wildlife. However, minimization of impacts due to disturbance during construction actions
remain a high priority in order to prevent further reduction of habitat function and impacts to adjacent
habitats (e.g. streams/waterways). The department recognizes the strong social and economic values of
recreational use of the Coquille River and the natural resources, however, notes that development
actions proposed will have environmental effects.

e The department recognizes that the application has noted that the 50ft riparian zone along the
Coquille River will be protected. There is opportunity with the RV park design/layout to increase
the tree density along the north edge of the property to benefit the river. ODFW staff are
requesting coordination with the applicant to visit on the potential to incorporate design
features that while fully accommodating goals of the park, will provide added value for
fish/wildlife habitats.

e Stormwater accumulation on the new hard surfaced RV drive paths will carry hydrocarbon (oil,
grease, other) and other chemicals during heavy rain events. The department is recommending
that stormwater management/processing features be developed into the designs on site and
captured in a Stormwater Management Plan, which is likely necessary for DEQ.

e During construction the department recommends that standard Best Management practices
including use of silt fence, minimizing disturbance of soils to the degree reasonable, and
directing stormflow water from the site into vegetated areas where it will filter be incorporated
to reduce the potential that sediment laden water moves into nearby streams or watercourses.
Additionally, it is recommended that standard precautions be incorporated to prevent
leakage/spilling of fuels during operation of equipment (e.g. fueling location for project, having
absorbent material on site).

e There are several historic raptor nesting sites within one mile of the proposed construction site
along Highway 101 and likely others that we do not know about. In order to ensure protection of
any nest sites, and in line with the Forest Practices Act (629-665-0020), “When (or if) a resource
site (nest) is discovered by the operator, timber owner or landowner during a forests operation
or construction activity, the party making the discovery shall: ... (b) Immediately notify ODFW.
This notification should apply to any nesting sites within one-half mile of the property. At that
time a site inspection will be completed by our agency to determine to risk associated with
construction activities.

Thanks for your concern with conservation of Oregon’s Fish and Wildlife and their habitats.



Best,
Chris,

Christopher W. Claire

Habitat Protection Biologist
Oregon Dept. of Fish and Wildlife
P.O. Box 5003

63538 Boat Basin Drive
Charleston, OR 97420

wk cell: 541-551-1631

Just because you have created hydrologic
chaos does not necessarily mean you have
created habitat.
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COQUILLE INDIAN TRIBE

3050 Tremont Ave. North Bend, OR 97459
Telephone: (541) 756-0904 ~ Fax: (541) 756-0847
www.coquilletribe.org

December 5, 2023

Coos County Planning Department
Cassidy Carr
Planning@co.coos.or.us

Re: HBCU-23-002, DR-23-123, AD-23-049
Project location: T28S R14W Section 17, t1 1000

Thank you for the opportunity to comment on the proposal to develop an RV park and associated
amenities at the above referenced location. Our records show known cultural resources within extremely
close proximity to the project area.

Due to the close proximity to known cultural resources, we request a cultural resources monitor to be
present during all ground disturbance. Please contact our office at THPO@coquilletribe.org to schedule a
Cultural Resource Monitor to be on site during all ground-disturbing activities. Please schedule the
monitor as close to two (2) weeks (or ten business days) as possible in advance of the anticipated project
start time.

Please be aware that state statutes govern how archaeological sites are to be managed. ORS 97.745
prohibits the willful removal, mutilation, defacing, injury, or destruction of any cairn, burial, human
remains, funerary objects, or objects of cultural patrimony of a Native Indian. ORS 358.920 prohibits
excavation, injury, destruction, or alteration of an archaeological site or object, or removal of an
archaeological object from public or private lands. If archaeological materials are discovered, uncovered,
or disturbed on the property, we will discuss the appropriate actions with all necessary parties.
Additionally, ORS 192.345(11) exempts the public disclosure of any information concerning the location
of archaeological sites or objects.

Thank you again and feel free to contact me if you have any questions.

Masi (thank you),

N )| ”ié n %@9/
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Gabrielle Bratt, M.S.
Cultural Resources Technician



From: HOROWITZ Micah <Micah.HOROWITZ@ odot.oregon.gov> On Behalf Of ODOT Region 3
Development Review

Sent: Wednesday, March 27, 2024 4:41 PM

To: Jill Rolfe <jrolfe@co.coos.or.us>; Amy Dibble <adibble@co.coos.or.us>

Cc: BROOKS Aaron G <Aaron.G.BROOKS@odot.oregon.gov>; SCRUGGS Julee Y
<Julee.Y.SCRUGGS@odot.oregon.gov>; WANG Wei <Wei. WANG@odot.oregon.gov>; EPPS Mark
<Mark.EPPS@odot.oregon.gov>

Subject: RE: HBCU-23-002 - Request for Comments - Rogge Mill RV Park - US101, Bandon area

This Message originated outside your organization.
Hi Jill & Amy,

Thank you for the opportunity to provide feedback on this proposal. Our comments below, please do
not hesitate to connect me with any questions or concerns.

l. ODOT recommends reconfiguration of the County Rd (site access)/US-101 intersection as a
condition of approval. This will include removal of the “slip lane”, shifting access point south to
align with US-101 centerline pavement markings, and US-101 shoulder modification which may
include design and installation of a right turn deceleration lane pending delegated approval from
ODOT.

II.  Applicant will need to obtain a misc./utility permit prior to any disturbance within the State
ROW.

lll.  Applicant will need to obtain ODOT approval of drainage calculations, showing the proposal will
not adversely affect state facilities if impervious surface is increased by more than 0.25ac.
IV.  Any new signage visible from US 101 will require ODOT approval.

Please direct the applicant to contact Julee Scruggs at julee.y.scruggs@odot.oregon.gov or 541.864.8811
to discuss permits.

Best regards,
Micah

Micah Horowitz, AICP | Senior Transportation Planner
ODOT Region 3 | Southwest Oregon (Coos, Curry, Douglas, Jackson & Josephine Counties)
c: 541.603.8431 |e: micah.horowitz@odot.oregon.gov
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