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Bandon Biota, LLC PO Box 118
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Bandon, OR 97411 Coos Bay, OR 97420

RE: Completeness Review for HBCU-22-001
Dear Applicant(s):

Thank you for submitting a Hearings Body Conditional Use for a golf course. The first step in the
application process is a completeness review. The following items are required to be addressed or
included in with the application or determined prior to the acceptance of the application. The unchecked
boxes indicate the items that are required to be addressed or included with your 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 2. 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 3.  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;

A detailed Project Proposal was provided;

5. 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 117 paper to scale.
Applicable distances must be noted on the parcel map along with slopes. (See
example plot map);

6.  Covenants or deed restrictions on the property were provided or were found not to

exist.

7. 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; Include all parcels

8. A copy of the current deed of record has been provided;

All the applicable criteria have been addressed; See page 3-12 for details on

criteria.

10. The property was created legally;

11.  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
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12.  All road, driveway, access, parking plan or traffic impact analysis has been

submitted as required by the Coos County Zoning and Land Development
Ordinance. — Missing traffic plan required by Section 7.1.250

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 to the Planning Department:

a.
b.

C.

All of the missing information;

Some of the missing information and written notice from the applicant that no other information
will be provided; or

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.

L] 2.

If this is a land 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.

If this is 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.

If this is an 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.

If this is a 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,

Chris MacWhorter

Chris MacWhorter, Planning Staff
C: File

Item 1: Insufficient responses were given for Section 4.11.129. The applicant will need to address
all criteria for development in limited suitability. This includes proposing to build a golf course in
beaches and dunes overlay zone. This also includes all structures required for operating a golf
course.

4.11.129 Beaches and Dunes (Policy 5.10)
The Beaches and Dunes map has inventoried the following:
e Beaches and Dunes

o Suitable for most uses; few or no constraints (Does not require a review)
o Limited Suitability, special measures required for most development
o Not Suitable for Residential, commercial or Industrial Structures

Purpose Statement:

Coos County shall base policy decisions for dunes on the boundaries for these areas as
identified on the plan map titled “Development Potential within Ocean Shorelands and
Dunes” and the boundaries delineates following specific areas "Suitable", "Limited
Suitability" and "Not Suitable" areas of development potential.

a. Limited Suitability: “Beach and Dune Areas with Limited Development Suitability"”
includes all dune forms except older stabilized dunes, active foredunes, conditionally
stable foredunes that are subject to ocean undercutting or wave overtopping, and
interdune areas (deflation plains) subject to ocean flooding.

The measures prescribed in this policy are specifically required by Statewide
Planning Goal #18 for the above-referenced dune forms, and that this strategy
recognizes that designated mitigation sites must be protected from other uses.

Implementation shall occur through an Administrative Conditional Use process,
which shall include submission of a site investigation report that addresses this
subsection, by a qualified registered and licensed geologist or engineer.

i. ~ Coos County shall permit development within areas designated as "Beach and
Dune Areas with Limited Development Suitability" only upon the
establishment of findings that consider at least:



a) The type of use proposed and the adverse effects it might have on the
site and adjacent areas;

b) The need for temporary and permanent stabilization programs and the
planned maintenance of new and existing vegetation,

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

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

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

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

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

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

d) Any other development actions with potential adverse impacts.

Item 2: The applicant will need to clearly identify the road accessing the proposed golf course. If
the road proceeds through the Coastal Shoreland Boundary, then the CBS criteria will need to be

addressed.

4.11.130 Non-Estuarine Shoreland Boundary (Balance of County Policy 5.10)

The Coastal Shoreland Boundary map has inventoried the following:

Coastal Shoreland Boundary

Beach Erosion

Coastal Recreation Areas

Area of Water-Dependent Uses
Riparian Vegetation

Fore Dunes

Head of Tide

Steep Bluffs over 50% Slope
Significant wetland wildlife habitats
Wetlands under agricultural use



o Areas of Exceptional Aesthetic or Scenic Quality and Coastal Headlands
e Headland Erosion

Purpose Statement:

Protection of major marshes (wetlands), habitats, headlands, aesthetics, historical and
archaeological sites: Coos County shall provide special protection to major marshes,
significant wildlife habitat, coastal headlands, exceptional aesthetic resources, and historic and
archaeological sites located within the Coastal Shorelands Boundary of the ocean, coastal lakes
and minor estuaries. This strategy shall be implemented through plan designations and
ordinance measures that limit uses in these special areas to those uses that are consistent with
protection of natural values, such as propagation and selective harvesting of forest products,
grazing, harvesting wild crops, and low intensity water-dependent recreation. This strategy
recognizes that special protective consideration must be given to key resources in coastal
shorelands over and above the protection afforded such resources elsewhere in this plan.

Coos County shall consider:

i.  "Major marshes" to include certain extensive marshes associated with dune lakes
in the Oregon Dunes National Recreation Area and wetlands associated with New
River as identified in the Inventory text and maps, and on the Special
Considerations Map;

ii.  "Significant wildlife habitat" to include "sensitive big-game range", Snowy Plover
nesting areas, Bald Eagle, and Osprey nesting areas, Salmonid spawning and
rearing areas, and wetlands;

iii.  "Coastal headlands" to include Yoakum Point, Gregory Point, Shore Acres, Cape
Arago south to Three-Mile Creek, Five Mile Point, and Coquille Point,

iv. "Exceptional resources Aesthetic or Scenic Quality" to include the coastal
headlands identified above, and other areas identified in the Coastal Shorelands
Inventory Map, and

v.  "Historical, cultural and archaeological sites" to include those identified in the
Historical, Cultural and Archaeological Sites Inventory and Assessment.

a. Uses allowed within the Coastal Shoreland Boundary: This strategy recognizes. (1) that
Coos County's rural shorelands are a valuable resource and accordingly merit special
consideration, and (2) that Statewide Planning Goal #17 places strict limitations on land
divisions within coastal shorelands.

i. Uses within the Coastal Shoreland Boundary: Coos County shall manage its
rural areas within the "Coastal Shorelands Boundary" of the ocean, coastal lakes
and minor estuaries through implementing ordinance measures that allow the
following uses:



il

a) Farm uses as provided in ORS 215;

b) Propagation and harvesting of forest products consistent with the Oregon
Forest Practices Act.

c) private and public water dependent recreation developments;

d) aquaculture;

e) water-dependent commercial and industrial uses and water-related uses are
allowed only upon finding by the Board of Commissioners that such uses

satisfy a need, which cannot otherwise be accommodated on shorelands in
urban and urbanizable areas;

f) single family residences on existing lots, parcels, or units of land when

compatible with the objectives and implementation standards of the Coastal
Shorelands goal, and as otherwise permitted by the underlying zone; or

g) any other uses, provided that the Board of Commissioners determines that
such uses:

a. Satisfy a need which cannot be accommodated at other upland locations
or in urban or urbanizable areas;

b. Are compatible with the objectives of Statewide Planning Goal #17 to
protect riparian vegetation and wildlife habitat;

c. The "other" use complies with the implementation standard of the
underlying zone designation, and

d. 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.

A site plan and design review is only necessary when required in Coos County
Comprehensive Plan Volume I Part 2 § 3.5: Structures associated with the above
uses, with the exception of farm and forest uses, shall only be permitted after an
Administrative Conditional Use Review or higher review addressing the criteria
and requirements of this subsection below and upon a finding that such uses do
not otherwise conflict with the Special Development Considerations and Overlay
Zones found in this Ordinance.

a) Site Review and Approval Criteria.
Construction, site development and landscaping shall be carried out in

substantial accord with the plans, drawings, sketches and other documents as
approved.

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 this
section. Proposed ‘“substantial changes” shall be submitted to the Planning
Director for approval.

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

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 for this review:
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 and must
comply with the standards found in Chapter VII. The Roadmaster is
responsible for determining compliance with this subsection.

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.



b) Application Submittal and Review Procedure.

1. 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 plan, drawn to scale, shows the proposed layout of all
structures and other improvements;

b. A landscape plan, drawn to scale, showing the location of existing
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;

c. 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,

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

e. An application request which shall include:

1) Name and address of applicant;

2) Statement of applicant’s legal interest in the property
(owner, contract purchaser, lessee, renter, etc.) and a
description of that interest, and in case the applicant is not
the owner, verification of the owner’s consent;

3) Address and legal description of the property,

4) Statement explaining the intended request;

5) The required fee; and

6) Any other materials or information as may be deemed
necessary to assist in evaluation of the request. The
request will be made prior to deeming the application
complete. However, if this review is before the hearings
body they may request for additional information to ensure
compliance.

2. Threshold Standard. The Planning Director has the discretion to waive
part or all of the site plan requirements if, in the Director’s judgment, the
proposed development is “de minimis” in extent to the existing
development.

b. Land Divisions within the Coastal Shoreland Boundary: This strategy recognizes that
Coos County's rural shorelands are a valuable resource and accordingly merit special
consideration under Statewide Planning Goal #17. Coos County shall permit
subdivisions and partitions within the "Coastal Shorelands Boundary" of the ocean,
coastal lakes or minor estuaries in rural areas only upon finding by the governing body:



i.  That such land divisions will not conflict with agriculture and forest policies and
ordinance provisions of the Coos County Comprehensive Plan and would be
compatible with the objectives of Statewide Planning Goal #17 to protect
riparian vegetation and wildlife and either,

ii.  That the new land divisions fulfill a need that cannot otherwise be accommodated
in other uplands or in urban and urbanizable areas,

iii. That the new land divisions are in a documented area, "committed" area, or
iv.  That the new land divisions have been justified through a goal exception.

c. Coastal Lakes and Minor Estuary Coastal Shorelands: Coos County shall consider the
following general priorities for the overall use of ocean, coastal lake or minor estuary
coastal shorelands (from highest to lowest):

i.  promote uses, which maintain the integrity of estuaries and coastal waters;
ii.  provide for water-dependent uses,
iii.  provide for water-related uses;

iv.  provide for nondependent, nonrelated uses, which retain flexibility of future use
and do not prematurely or inalterably commit shorelands to more intensive uses;

v.  provide for development, including nondependent, nonrelated uses, in urban
areas compatible with existing or committed uses;

vi.  permit nondependent, nonrelated uses, which cause a permanent or long-term
change in the features of coastal shorelands only upon a demonstration of public
need.

In addition, priority uses for flood hazard and floodplain areas shall include agriculture,
forestry, recreation and open space uses, which are water-dependent. This strategy shall
serve as a guide when evaluating discretionary zoning and land development actions.
This strategy recognizes Statewide Planning Goal #17 requirements.

d. Non-structural solutions for erosion control: Coos County shall prefer non-structural
solutions to problems of erosion and flooding to structural solutions in ocean, coastal
lake or minor estuary shorelands. Where shown to be necessary, water and erosion
control structures, such as jetties, bulkheads, seawalls, and similar protective structures
and fill shall be designed to minimize adverse impacts on water currents, erosion, and
accretion patterns. Implementation of this strategy shall occur through county review of
and comment on state and federal permit applications for such projects. This strategy is
based on the recognition that non-structural solutions are often more cost-effective as
corrective measures but that carefully designed structural solutions are occasionally
necessary.



e. Riparian vegetation in Coastal Shoreland Boundary: Maintain, restore or enhancing
riparian vegetation as consistent with water dependent uses requires a conditional use.
Coos County shall maintain riparian vegetation within the shorelands of the ocean,
coastal lakes, and minor estuaries, and when appropriate, restore or enhance it, as
consistent with water-dependent uses. Variances to riparian vegetation setback shall not
be permitted within the CSB unless it is to allow for a water dependent use as permitted
by the zoning. If a property owner would like to remove vegetation in the Coastal
Shoreland Boundary then a conditional use is required. The Planning Department will
request comments from ODFW and DEQ regarding water quality and fish habitat. An
applicant may provide reports from a qualified biologist.

Timber harvest, if permitted in the zoning ordinance, shall be regulated by the Oregon
Forest Practices Act. Where the County's Comprehensive Plan identifies riparian
vegetation on lands in the coastal shorelands subject to forest operations governed by the
FPA, the Act and Forest Practices Rules administered by the Department of Forestry will
be used in such a manner as to maintain, and where appropriate, restore and enhance
riparian vegetation. This strategy shall be implemented by County review of and
comment on state permit applications for waterfront development.

This strategy is based on the recognition that prohibiting excessive removal of vegetative
cover is necessary to stabilize the shoreline and, for coastal lakes and minor estuaries, to
maintain water quality and temperature necessary for the maintenance of fish habitat.

Item 3: The application did not include geologic assessment reports for the proposed structures. The
proposed building locations are within three miles of the City of Bandon Urban Growth Boundary. This
application assumes that the proposed structures will be permitted in this 3-mile buffer. However, that is
impossible for the County to approve findings that these structures will be allowed at these locations
given that the fact there was no geologic reports commissioned for this area. The County cannot possibly
issue findings that structures will not exceed 100 persons. These geologic reports must be signed by a
Certified Engineering Geologist.

4.11.132 Natural Hazards (Balance of County Policy 5.11)
b. Landslides and Earthquakes

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

Coos County shall continue to support Oregon State Building Codes to enforce any structural
requirements related to landslide and earthquakes. Staff will notify Oregon State Building Codes by
providing a copy of the geologic assessment report with the Zoning Compliance Letter.



Item 4: There was no proposed building plans submitted with this application. The submitted plot
plan indicated there are structures proposed within 3-miles of the City of Bandon UGB. The
proposed buildings plans must include documentation from Oregon licensed registered design
professional that the group of structure’s design capacity shall not exceed 100 people. The
application also did not include sufficient documentation that proposed structures are separated by
at least '2 mile.

SECTION 4.6.200 EXCLUSIVE FARM USE - USE TABLES

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

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

(c) Existing facilities wholly within a farm use zone may be maintained, enhanced or expanded on the

same tract, subject to other requirements of law, but enclosed existing structures within a farm use

zone within three miles of an urban growth boundary may not be expanded beyond the requirements of
this rule

Item 5: The application did not address traffic requirements as required per Section 7.1.250. The
proposed use is a golf course, which is classified as high-intensity recreation. The applicant will
need to submit the Item 1 -4. This will include a traffic plan, traffic study, access analysis, and sight
distance certification. The application must include the access routes and traffic impacts of the
proposal.

SECTION 7.1.250 materials Required for an application:

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

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

Property boundaries;

Location of all structures on the subject property;

Required parking spaces;

Current utilities and proposed utilities;

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 applicable;

g. Pedestrian access and circulation will be required if applicable. Internal pedestrian
circulation shall be provided in new commercial, office, and multi-family residential
developments through the clustering of buildings, construction of walkways, landscaping,
accessways, or similar techniques;
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h. All plans (industrial and commercial) shall clearly show how the internal pedestrian and
bicycle facilities of the site connect with external existing or planned facilities or systems;

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

j.  Distances to neighboring constructed access points, median openings (Where applicable),
traffic signals (where applicable), intersections, and other transportation features on both
sides of the property;

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

All planned transportation features (such as sidewalks, bikeways, auxiliary lanes, signals,

etc.); and

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

—

2. Traffic Study completed by a registered traffic engineer.
3. Access Analysis completed by a registered traffic engineer
4. Sight Distance Certification from a registered traffic engineer.
Item 6: The application did not include 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.
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