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Coos County Planning
60 E. Second
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Phone: 541-396-7770

I. MATTER DETAILS — AGENDA ITEM IV. A

FILE NUMBER: AM- 22-004 / RZ-22-003

APPLICANT: Richard and Kathleen Randol
5403 Coos Bay Wagon Road
Roseburg, OR 97471

CONSULTANT: Crystal Shoji, Shoji Planning LLC

STAFF CONTACT(S): Chris MacWhorter, Principal Planner
cmacwhorter(@co.coo0s.or.us

SUMMARY PROPOSAL:  The proposal is for an Amendment/Rezone of a parcel of land from Rural
Residential-5 zoning to Rural Residential-2 zoning district.

REVIEW CRITERIA: The applicant will need to comply with:

e Coos County Zoning and Land Development Ordinance:
o Section 1.1.300 General Compliance;
o Section 6.1.125 Lawfully Created Units of Land;
o Section 7.1.125 Materials Required for an Application;
o Article 5.1 Plan Amendments and Rezones;
e Coos County Comprehensive Plan (Rural Lands Inventory);
e Oregon Statewide Planning Goals 1 through 14.

PROEPRTY DETAILS:
Account Number 767200
Map Number 27S51428B0-00100

Property Owner RANDOL, RICHARD A & KATHLEEN B
5403 COOS BAY WAGON RD
ROSEBURG, OR 97471-9711
Situs Address 58643 SEVEN DEVILS RD BANDON, OR 97411
Acreage 13.60 Acres
Zoning RURAL RESIDENTIAL - 5 (RR-5)
Special Development None

Considerations and
Overlays:



LI

STAFE REPORT -- WITH RECOMENDATOINS AND PROPOSED FINDINGS

A.NOTICE REQUIREMENT:  This application is a Plan Map Amendment and Text Amendment

governed by CCZLDO Section 5.0.900. The notice of Post Acknowledge Plan Amendment notice was
provided 35 days prior to the Planning Commission meeting to meet the requirements of ORS 197.610.
The hearing notice was published in accordance with ORS 197.732.

. DETAILS AND BACKGROUND:

PROPOSAL: According to the application, the property owners are requesting to rezone the entire
subject property from Rural Residential-5 to Rural Residential-2 zoning district. There are no additional
requests for any specific uses or development with this application.

LOCATION AND SURROUNDING USES: The subject property is located approximately six (6}
miles northeast of the City of Bandon. The property is accessed directly off from Seven Devils Road,
which is a county designated major collector. Seven Devils Road directly connects to Highway 101.
The subject property is located approximately % south of the intersection of Whiskey Run and Seven
Devils Road, on the east side of the road.

Major geographic reference features in this part of the County are Bandon Dunes Golf Resort, located /2
mile west of the subject property, and approximately ¥ mile east is the Coos County Forest. The Coos
County Forest is a 15,000-acre tract of County owned forestland that is primarily used for commercial
timber harvesting.

PROPERTY HISTORY: The subject property is currently in the process of development for one
homesite. There is no assessment data available at this time because the development has not been
finalized.

On March 14, 2019, there was a Zoning Compliance Letter (ZCL-19-084) issued for septic site
evaluation only. On October 22, 2019, there was a Zoning Compliance Letter (ZCL-19-343) issued for a
single family dwelling and to request a DEQ permit for septic installation. A building permit was issued
but this has not been completed. The DEQ records are attached to this report (Attachment B).

On March 11, 2021 a pre-application meeting was held. The request was to change the zoning from
Rural Residential-5 (RR-5) to Rural Residential {(RR-2). During the meeting it was explained that in
order to change the current zoning a new exception would be required to the Statewide Planning Goals
similar to the original process to justify the property went though to be zoned RR-5.

More details on the property zoning and exception process will be explained under the criteria for a
rezone. Comments were received during the rezone which will be explained under the comient portion
of the report. The proposed development site plan (screenshot) was provided during the preapplication
process:
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ZONING: 'The subject property is currently zoned Rural Residential-5.

SECTION 4.2.100 RESIDENTIAL Rural Residential (RR)

There are two RR zonings: Rural Residential-5 (RR-5) and Rural Residential-2 (RR-2). The intent of the
Rural Residential Districts includes justified sites plus "committed” areas. The County's plan prescribes
and allocates a finife mumber of vural dwelling/units/acreage. The zoning ordinance will specify
permiited uses and mininum lof sizes.

The purpose of the “RR-2" and “RR-5" districts are to provide for small to medinm acreage dwelling
sites outside of Urban Growth Boundaries, where a moderate intensity of land development is
appropriate, but where urban services and facifities may not be available or necessary.

The “RR-27 district provides for continued existence of rural family life and 1o provide a transition of
densifies between urban development and exclusive agriculfural and foresiry uses.

The “RR-57 district provides for the orderly development of rural land so as to encourage the continued
existence of rural family life and to provide a transition of densities between urban development and
exclusive agricultural or forestry uses.

SITE DESCRIPTION:  The subject property is a 13.60-acre parcel. The parcel is currently covered
in forest vegetation. The property is currently vacant based on aerial imagery and County Assessor
records. There is Forest zoned parcels located on the eastern side of the subject property. South and

West of the subject property are Rural Residential-5 zoned parcels. There are Rural Residential-2 zoned
parcels directly North of the subject property.
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C. COMMENTS RECEIVED: While there have been no comments received on the formal
application during the preapplication the following comments were received:

1.

2.

3.

DLCD:

Had no comment on the proposal,

ODOT:

No comment on the proposal as it did not affect a State Highway.

County Road Department:

Road standards will only be applied at the time of the land division to create lots.

County Health Department:

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

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

D. GENERAL PROPERTY AND APPLICATION COMPLIANCE:

COMPLIANCE PURSUANT TO SECTION 1.1.300: It 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.

I

SECTION 6.1.125 LAWYFULLY CREATED LOTS OR PARCELS:
“Lawfully established unit of land” means:
1. The wunit 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;

¢ In compliance with all applicable planning, zoning and subdivision or partition
ordinances and regulations ai the tine 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 contraci, if there were no applicable planning, zoning or
subdivision or partition ordinances or regulations that prohibited the creation.

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

STAFF FINDING: Staff has reviewed the property history, and the County’s files at the time of this
report, found that the property is compliant 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.

The unit of land was created pursuant to Section 6.1.125.1.e, by deed or land sales contraet, if there
were no applicable planning, zoning or subdivision or partition ordinances or regulations that
prohibited the creation. Therefore, staff concludes the property is a lawfully created lot. The subject
property was originally deed ouf and created by County Clerl #77-12-20470.

AM-22-005
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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),

f. 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;

h. 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;

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

J. Distances fo 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 consiructed on the road plus striping plans;

o npe o

. 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.

STAFF FINDING: Staff notified the applicant that Section 7.1.250 was missing from the initial
application. The applicant provided an email response on January 18, 2023, The email has been
provided and can be found at Attachment A with the application'. The Roadmaster has not directly
responded but during the pre-application meeting the Roadmaster stated that given the size of the
property and the potential increase it not enough of a change to require items 2 through 4. Therefore,
the increase in development is de minimus to the existing development and will not change enough to
cause an increase in traffic that would change the category of Seven Devils Road. Traffic impacts will
be covered later in the report. Therefore, this has been addressed.

E. ARTICLE 5.1 REZONES
i. SECTION 5.1.100 LEGISLATIVE AMENDMENT OF TEXT ONLY:

! Property boundaries can be found at the applicant’s Exhibit D General Location Map of Subject
Propelty, Exhibit E Detailed Assessor Parcel Maps of Subject Propelty arid Adjacent Residential,
Exhibit F Aerial of Subject Property and Adjacent Properties, and Exhibit G 750-foot Study Area
Map/Zoning

AM-22-005
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An amendnent to the text of this ordinance or the comprehensive plan is a legisiative act within the authority
of the Board of Connmissioners. fOR 04 12 013PL 2/09/05]

STATFF FINDING: The application is not for a text amendment. Therefore, this criterion is not
applicable,

i SECTION 5.1.110 WHO MAY SEEK CHANGE:
Coos County shall consider the appropriateness of legislative plan text and map amendment proposais
upon:
1. A motion by the Board of Commissioners; or
2. A motion of the Planning Conmission; or
3. The submission of formal request made by either:
a.  The Citizen Advisory Committee; or
b.  An application filed by a citizen or organization, accompanied by a prescribed filing fee. If
a Measure 56 notice is required the applicant shall be responsible for the payment of all
cost associated with that service.

STAEF FINDING: The application was submitted by the landowners. Therefore, this application is
being reviewed by 3b. This application does not trigger a Measure 56 notice.

iff. SECTION 5.1.115 ALTERATION OF A RECOMMENDED AMENDMENT BY THE
PLANNING DIRECTOR:

The Planning Director may recommend an alteration of a proposed amendnient if, in the direcior's
Judgment, such an alteration would resudt in better conformity with any applicable criteria. The Planning
Director shall submit such recommendations for an alteration to the Hearings Body prior to the scheduled
public hearing for a determination whether the proposed amendment should be so altered.

STAFF FINDING: The Planning Director does not request to amend the proposal.

iv. SECTION 5.1.120 PROCEDURE FOR LEGISLATIVE AMENDMENT:
The Board of Commissioners shall conduct one or more public hearings with 10 days advance published
notice of each of the hearings. The public notice shall state the time and place of the hearing and contain a
statement describing the general subject matter of the ordinance under consideration. (ORS 215.060 & ORS
215.223). Notice to DLCD shall be provided 35 days prior to the initial hearing per ORS 197.610. Notice
of adoption is subject to ORS 197.615. [OR 04 12 013PL 2/09/05]
STAFF FINDING: Staff has publisked and mailed notices as required. All documentation is on file
with the Planning Pepartment,

v. SECTION 5.1.125 MINOR TEXT CORRECTIONS:

The Director may correct this ordinance or the Comprehensive Plan without prior notice or hearing, so long
as the correction does not alter the sense, meaning, effect, or substance of any adopted ordinance. [OR 04
12 013PL 2/09/05]
STATFF FINDING: This is not applicable to this request,

vi. SECTION 5.1.130 NEED FOR STUDIES:

AM-22-005
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The Board of Commissioners, Hearings Body, or Citizen Advisory Commiitiee may direct the Planning
Director to make such studies as are necessary 1o determine the need for amending the text of the Plan
and/or this Ordinance. When the amendment is initiated by application, such studies, justification and
documentation are a burden of the initiator.

STAFF FINDING: The applicant has provided justification, studies and documents to support the
application proposal,

vii, SECTION 5.1.135 STATUS OF HEARINGS BODY RECOMMENDATIONS TO THE
BOARD OF COMMISSIONERS:

A Hearings Body recommendation for approval or approval with conditions shall not in itself amend this
Ordinance or constitute a final decision.

STAFEY FINDING: The Hearings Body will make a recommendation to the Board of Commissioners.

b SECTION 5.1.200 REZONES:

Rezoning constitutes a change in the permissible use of a specific piece of property after it has been
previously zoned. Rezoning is therefore distinguished firom original zoning and amendments fo the text of
the Ordinance in that it entails the application of a pre-existing zone classification to a specific piece of
property, whereas both original zoning and amendments 1o the fexi of the Ordinance are general in scope
and apply niore broadly.

STAYT FINDING: This proposal will not change the permissible uses of the property buf will change
the density requirement. This will allow for additional dwellings and smaller parcel/lot sizes.

i SECTION 5.1.210 RECOMMENDATION OF REZONE EXPANSION BY THE PLANNING
DIRECTOR:

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

STAFF FINDING: The Planning Director has not recommended an expansion of the rezone.

i, SECTION 5.1.215 ZONING FOR APPROPRIATE NON-FARM USE:
Consistent with ORS 215.215(2) and 215.243, Coos County may zone for the appropriate non-form use one
or more lots or parcels in the interior of an exclusive farm use zone if the lots or parcels were physically

developed for the non-farm use prior to the establishment of the exclusive farm use zone.

STAFF FINDING: This is not within the interior of the of the Exclusive Farmm Zone, Therefore, this
is not applicable.

ii,  SECTION 5.1.220 PROCESS FOR REZONES:

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

AM-22-005
10



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

The Hearings Body shall hold a public hearing pursuant to hearing procedures at Section 5.7.300.
The Hearings Body shall make a decision on the application pursuani fo Section 5.1.225.

The Board of Commiissioners shall review and take appropriate action on any rezone
reconmmendation by the Hearings Body pursiani fo Section 5.1.235.

A decision by the Hearings Body that a proposed rezone is not justified may be appealed pursuant 1o
Article 5.8.

STAFF FINDING: The application was filed on December 8™, 2022 and the 35-day notice was
provided to DLCD on January 11, 2023. The Planning Director has reviewed the application and the
staff report with findings. The application, staff report, and any comments are provided to the
Planning Commission seven days prior to the hearing. At the hearing the Planning Commission will
make a recommendation in accordance with Section 5.1.225. The Board of Commissioners will
review the recommendation in a subsequent hearing. Therefore, the process is followed in as
required by Section 5.1.220.

1v.

SECTION 5.1.225 DECISIONS OF THE HEARINGS BODY FOR A REZONE:

The Hearings Body shall, after a public hearing on any rezone application, either:

I

Reconunnend the Board of Connnissioners approve the rezoning, only if on the basis of the initiation or
application, investigation and evidence submiitted, all the following criteria are found to exist.

a.
b.

c.

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

The rezoning will not seriously interfere with perniitted uses on other nearby parcels; and

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

Reconunend the Board of Commissioners approve, but qualify or condition a rezoning such that:

d.
b.

C.

The properfy may nol be utilized for all the uses ordinarily permitted in a particular zone,
The development of the site nust conform to certain specified standards; or
Any combination of the above.

A qudlified rezone shall be dependent on findings of fact including but not limited to the following:

i Suchlimitations as are deemed necessary to protect the best interests of the surrounding

property or neighborhood;

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

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

iv.  Such limitations as are deemed necessary (o prevent or mitigate potential adverse
environmental effects of the zone change.

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

AM-22-005
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STAFF FINDING: The application is required to conform with the Comprehensive Plan. In order to
malke this determination a review of how the property was originally zoned and the steps to zone a
property Rural Residential-2. The Planning Commission can recommend to the Board of
Commissioners that the proposal conforms to the Coos County Comprehensive Plan, conforms with
conditions (qualifiers) or it does not conform and should be denied.

The Staff’s recommendation to the commission will be at the end the report after the analysis which
will cover exception area, rural services, traffic and adjacent property owners.

For a historical perspective Rural Residential Exceptions were part of greater housing discussion in
the Comprehensive Plan designed to provide for transitional lands, or a bridge from Farm and Forest
to Urban, or to identify lands that were not viable for commercial farm or forest lands that were
already committee to other uses (in this case residential). Rural Residential exception land means it is
not viable farm or forest lands as they were committed based on several factors including adjacent
uses, size, location, soils, commercial enterprise and resource management. These properties are not
factored into a housing needs analysis which is focused on urban and urbanizable lands and this is
why a housing need does not justify rural residential but a non-resource rezone or committed to other
uses argument the path for justification.

Definition from the 1975 original goals®:

RURAL LAND: Rural lands are those which are outside the
urban growth boundary and are:
(a) Non-urban agricultural, forest or oven space lands or,
(b) Other lands suitable for sparse settlement, small
farms or acreage homesites with no or hardly any
public services, and which are not suitable,
necessary or intended for urban use.

Even though there have been some modifications over the years to goals and Land Use Board of
Appeals Cases that have changed implementation of goals the process is still very similar. A
justification is required through the exception process to change the density or zoning of a property.

Coos County Comprehensive Plan Volume 1 Balance of County is the appropriate portion of the
comprehensive plan that pertains to this property as the property is not in one of the estuary plans. In
order to make a determination of compliance the county will need to go through the same process that
was done to determine the zone and like zoning. The process is required to re-evaluate the committed
exception to see if a change in density is justified.

The subject property was originally zoned Rural Residential-5, and while in a pre-existing rural
housing exception area, the property was analyzed at a density of one dwelling per five acres. The
applicant is requesting a zone change from RR-5 to RR-2, which is an increase in the density by an
average factor of 2.5. An increase in density will require Coos County to modify the original findings
for rural housing exception area 38. Below are the recommendations to expand for the requested
density increase, and thus changes to Findings related to Rural Housing Irrevocably Committee Area
38. The original criteria used to go through the exception process was based on OAR 660-004-025

2 History of Land Use https://www.oregon.gov/lcd/OP/Pages/History.aspx

AM-22-005
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and 660-004-028, Below is the language from the OAR’s followed by the facfors used to determine
compliance.

Exception Requirements for Land Physically Developed to Other Uses

(1) A local government may adopt an exception to a goal when the land subject to the exception is
physically developed to the extent that it is no longer available for uses allowed by the applicable goal.
Other rules may also apply, as described in OAR 660-004-0000(1).

(2) Whether land has been physically developed with uses not allowed by an applicable goal will depend
on the situation at the site of the exception. The exact nature and extent of the areas found to be
physically developed shall be clearly set forth in the justification for the exception. The specific area(s)
must be shown on a map or otherwise described and keyed fo the appropriate findings of fact. The
findings of fact shall identify the extent and location of the existing physical development on the land and
can include information on structures, voads, sewer and water facilities, and wtility facilities. Uses allowed
by the applicable goal(s) to which an exception is being taken shall not he used to justify a physically
developed exception.

660-004-0028
Exception Requirements for Land Irrevocably Committed to Other Uses

(1) A local government may adopt an exception to a goal when the land subject to the exception is
irrevocably committed to uses nof allowed by the applicable goal because existing adjacent uses and
other relevant fuctors make uses allowed by the applicable goal impracticable:

(@) A "commifted exception” is an exception taken in accordance with ORS 197.732(2)(b}, Goal 2,
Part II(h), and with the provisions of this rule, except wiere other rules apply as described in
OAR 660-004-0000(1).

(b) For the purposes of this rule, an "exception area" is that area of land for which a "committed
exception” is taken.

(c} An "applicable goal," as used in this rale, is a statewide planning goal or goal requirenent
that would apply to the exception area if an exception were not taken.

(2) Whether land is irrevocably conmitted depends on the relationship befween the exception area and the
lands adjacent to it. The findings for a commiitted exception therefore must address the following:

(a) The characteristics of the exception area;

(b} The characteristics of the adjacent lands;

(c) The relationship between the exception area and the lands adjacent to it; and
(d) The other relevant factors set forth in OAR 660-004-0028(6).

(3) Whether uses or activities allowed by an applicable goal are impracticable as that tern is used in ORS
197.732(2)(b), in Goal 2, Part II(b}, and in this rule shall be determined through consideration of
Sfactors set forth in this rule, except where other rules apply as described in OAR 660-004-0000(1).
Comipliance with this rule shall constitute compliance with the requirements of Goal 2, Part IL, It is the
purpose of this rule to permit irrevocably committed exceptions where justified so as to provide
Slexibility in the application of broad resource protection goals. It shall not be required that local
govermments demonstrate that every nse allowed by the applicable goal is "impossible."" For exceptions
to Goals 3 or 4, local governments are required to demonstrate that only the following uses or activities
are impracticable:

(a) Farm use as defined in ORS 215.203;

AM-22-005
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(b} Propagation or harvesting of a forest product as specified in OAR 660-033-0120; and
(c) Forest operations or forest practices as specified in OAR 660-006-0025(2)(a).

(4) A conclusion that an exception area is irrevocably committed shall be supported by findings of fact
that address all applicable factors of section (6) of this rule and by a statement of reasons explaining
wiiy the facts support the conclusion that uses allowed by the applicable goaf are impracticable in the
exception areq,

(5) Findings of fuct and a statement of reasons that land subject to an exception Is irrevocably conmmitted
need not be prepared for each individual parcel in the exception area. Lands that are found to be
irrevocably committed under this rule may include pliysically developed lands,

(6} Findings of fact for a committed exception shall address the following factors:

() Existing adjacent uses;
(b) Existing public fucilities and services (water and sewer lines, etc.);
(¢} Parcel size and ownership patterns of the exception area and adjacent lands:

{(A) Consideration of parcel size and ownership patterns under subsection (6)(c) of this rile
shall include an analysis of how the existing development pattern came about and
whether findings against the goals were made at the time of partitioning or subdivision.
Past land divisions made withont application of the goals do not in themselves
demonstrate irrevocable conmmitment of the exception area. Only if development {e.g.,
physical improvements such as roads and underground facilities) on the resulting parcels
or other factors makes unsuitable their resource use or the resource use of nearby lands
can the parcels be considered to be irrevocably commitied. Resource and nonresource
parcels created and uses approved pursuant to the applicable goals shall not be used to
Justify a conmmitted exception. For example, the presence of several parcels created for
nonfarm dwellings or an intensive connnercial agricnltural operation under the
provisions of an exclusive farm use zone cannot be used to justify a committed exception
Jor the subject parcels or land adjoining those parcels.

(B) Existing parcel sizes and contiguous ownerships shall be considered together in relation
to the land's actual use. For example, several contiguons undeveloped parcels (including
parcels separated only by a road or highway) under one ownership shall be considered as
one furm or forest operation. The mere fact that small parcels exist does not in itself
constitute irrevocable commitment. Small parcels in separate ownerships are more likely
to be irrevocably committed if the parcels are developed, clustered in a large group or
clustered around a road designed to serve these parcels. Smmall parcels in separate
ownerships are not likely to be irrevocably committed if they stand alone amidst larger
Jarm or forest operations, or are buffered from such operations;

(d) Neighborhood and regional characteristics;

(e) Natural or man-made features or other impediments separating the exception areda from
adjacent resource land. Such features or impediments include but are not limited to roads,
watercourses, utility lines, easements, or rights-of-way that effectively impede practicable
resource use of alf or part of the exception area;

(f) Physical development according to OAR 660-004-0025; and
(g) Other relevant fuctors.

(7} The evidence submitted to support any committed exception shall, at a minimum, include a current
map or aerial photograph that shows the exception area and adjoining lands, and any other means
needed to convey information about the fuctors set forth in this rule. For example, a local governinent
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may use tables, charts, summaries, or narratives to supplement the maps or photos. The applicable
Sactors set forth in section (6) of this rule shall he shown on the map or aerial pltotograpl,

» Existing Exception Area and Background:
The subject property is part of a committed rural housing exception area. The specific exception is
listed as exception area 38 in Volume 1, Part 3 of the Coos County Comprehensive Plan. Below is the
text and map area of the exception.

Coos County Compreliensive Plan Volume I Part 3
Section 5 Rural Housing Exception Statemerit

5. TINTRODUCTION

5.1 Purpose:

To justify the continued provision of rural housing opportunities in areas containing
agricultural or forest soils but which are no longer suitable or otherwise available for
agricultural and forest uses.

5.1, 2 Exception Criteria:

When a local government deteriines that there are reasons to use resource lands for
uses not allowed by a specified goal or goals, the local government mmust provide
Justification for its determination by adopting an exception to the applicable goal(s) as
part of its comprehensive plan.

LCDC Goaf #2, Part 1I(b} sets the following general standard for determining
"irrevocable commitment”':

The land subject fo the exception is irrevocably commiitted to uses not allowed by the
applicable goal because existing adjacent uses and other relevant factors make nses
allowed by the applicable goal impracticable.

OAR 660-04-028(2) interprets the referenced goal language to mean that the following

Jactors must be addressed in the findings of fuct for the goal exception:

o existing adjacent uses:

o public facilities and services:

o parcel size and ownerslip patterns of the exception area and adjacent lands:

o neighborhiood and regional characteristics:

o natural boundaries or other buffers separating the exception area from adjacent
resource land:

o physical development according to OAR 660-04-025: and

o other relevant factors.

The following section contains the findings of fact and statement of reasons necessary
to justify the taking of both an "irrevocably committed" exception to the Agricultural
Lands and Forest Lands Goals to provide for rural housing in Coos County,

5.2 CONCLUSION

OVERALL CONCLUSION: THE-FINDINGSOF FACT AND STATEMENT OF

REASONS PRESENTED WITHIN THIS DOCUMENT DEMONSTRATE THAT
THE STANDARDS IN GOAL 2, PART IT (h) AND IN OAR 660-04-028 FOR AN

EXCEPTION HAVE BEEN MET.
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The subject property is part of an area currently under a rural housing cxception statement. The
specific exception is listed as exception area 38 in Volume 1, Part of the Coos County Comprehensive
Plan, Below is the text except of the exception area.

Area 38

This area consists of approximately 187 acres locafed on Seven Devils Road, south of
Charleston; it is adjacent to and part of another committed area to the south. The area has
been divided into 24 small ownerships. Only three ownerships are greater than 10 acres;
none are greater than 20 acres. This areqa, along with the rural residential area fo the sonth,
has developed over a period of years. Prior to 1978, only one dwelling existed but numerous
separate parcels had already been divided. However, the adjacent rural residential area to
the south already had ten dwellings. Since 1978, fwo partitions have occurred and five
dwelling units have been built. Adjacent uses are forest tand and rural residential parcels.
Six parcels (C:1000;D:300, 400,600,602,603) are developed with dwellings. Developed rural
residential parcels typically have road and driveway access, a well and septic drainfield,
electric service, and telephone service. None of the six are in comumon ownership with
adjacent resource lands.

None of these parcels are classified as farm land for tax purposes (Counlty assessor’s tax
roll). There is no farm use on adjacent parcels. The major farm uses in Coos Connty are
dairying, grazing of cattle and sheep, and cranberry production. None of these parcels is
more than 20 acres in size. Therefore, none of these parcels is large enough by itself o
support dairying or grazing (Plan Inventory, pp. 3.1-29 through 31). This area is nof located
within the Bandon area with Class VIIw soils capable of supporting cranberry production
(Agricultural Soils Inventory Map). Therefore, none of these parcels are suitable for farm
use by themselves. Becanse of the extensive parcelization, small ownerships, and dwellings
in the area, it would not be possible to assemble these lands inte larger farm units, For these
reasons, farm use of this area would be impracticable.

Except for the rural residential area to the south, adjacent lands are forest lands. Sitka
spruce and hemlock are the dominant tree species (Forest Resources Inventory Map).
Although rated Class 4, forest production in this area is very marginal because of sandy
soils and high wind velocity. This is poor fimber growing land; commercial timber
production is only feasible where large contiguous tracts are managed (Plan Inventory, p.
3.2-19). A cluster of 14 parcels in separate ownership comprises the western portion of the
area; none of these parcels is greater than ten qcres in size. For the reasons cited below,
these parcels are too small for timber production and because of the large number of small
parcels, if is not possible to assemble a forest parcel of adequate size for timber
mandgement, Parcel 1300 is an interior parcel, not adjacent to any forest lands; for the
reasons below, forest use would be impracticable. Parcels 700 and 800 which are in
common ownership, but for practical purposes is an interior parcel because it is not in
common ownership with adjacent forest land and more than 80% of its boundary is in
common with other "committed" or developed parcels and would be impacted by residential
use. For the reasons below, forest use of parcels 700 and 800 would be impracticable.
Parcels 100, 200 and 2100 comprise the eastern part of the area. As forest land, these
parcels would be impacted by dwellings located on the parcels to the west, The largest of the
parcels is 15 acres, whicl is too small to manage for forest use, given the low productivity
of the area and the impact of adjacent residential use. Given the low productivity of the area
and the large number of small ownerships in the area, it is not possible to assemble a forest
parcel of manageabie size.
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Because of the existing dwellings and parcelization in the area forest use would be
impracticable. Dwellings and parcelization would cause forest management practices to be
altered and increase the cost of operations because of vestrictions on logging where it might
destroy or damage domestic water supply, require greater sethacks or eliminating use of
herbicides, block access to proper landing sites for highlead logging, require coordination
of management activities on different parcel s for timber at different stages of growth, and
cause economic loss due to vandalism and theft of equipment (State Department of Forestry
discussion paper (1980) by Dewery Juriewicz and Julian Miller, summarized in Plan
Inventory, pp. 3.2-36 through 43). Small fracts require only infrequent management
activity, produce little income, and do not permit the type of practices which involve
economies of scale.

For the reasons stated above, this area is irrevocably committed fo non resource use under
OAR 660-04-028.

The first map is a current assessment map to provide a clearer picture of the property and
surrounding properties. The second maps are of the exception area.
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Rural Housing Exception Area #38
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» Existing adjacent uses:

» Parcel size and ownership patterns of the exception area and adjacent lands:
» Neighborhood and regional characteristics:

T27S, R14W, Section 28B, Tax Lot 100
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The above map shows that property to the east is in Forest Zoning but range in size from 13
acres to 70-acre tract. The properties to the south and west are zoned Rural Residential-5
that appear to be mostly developed with single family dwellings. There are some vacant
parcels as well. The properties to the north are Rural Residential-2 and are sparsely
development with residential dwellings. The properties are in private ownership. None of the
properties to the north, south, or west are greater than 20 acres. This area, along with the
rural residential area to the south, has developed over a period of years. The original
exception statement is still valid with some new development.

> Public facilities and services

The application included a list of public services available to the subject property. These services were
included in their response to Goal 11. Rural properties are limited in services and require onsite
water and septic to support development. The Comprehensive Plan dose prohibit the county from
allowing a creation of undevelopable land. This is usually addressed at the time of a land division but
it is important to understand the capacity of services in a rezone as it is potential of the developability.
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Public Facilities (Existing)

Facilities & Scrvices Provider

Water Private Well

Sewer Individual Septic System

Electric _Coos-Curry Electric CO-OP

Telephone No public prowder per Publlc Uuhty Commission
Solid Waste Private |

Police Coos Couuty bheriff

Fire Coos Rural Fire Protection District
Schools . Bandon Scheol District _

Road Access Seven Devils Road (Minor Collector Road)

The subject property, and adjacent surrounding area, are within the Bandon School District, Bandon
Rural Fire Protection District, and law enforcement is provided by the Coos County Sheriff’s
Department, The applicant indicated the subject property is within the Coos Curry Flectric Co-op and
Ziply Fiber covers telephone service for this area. Staff did request additional information be
supplied by the applicant in regards to adjacent wells and septic systems on the neighboring
properties. Water, sewer, and access are typically the major land use concerns for increases in rural
density. Staff has addressed traffic, water and onsite septic in the next section.

o Traffic
The property is accessed by Seven Devils County Road. This portion of Seven Devils is a two lane
paved road, that is currently classified as Major Collector road per the Coos County Transportation
System Plan. The application included information in their Goal 12 response regarding daily traffic
count increases. However, the applicant appears to have based their analysis on an incorrect

assumption of Seven Devils being a minor collector. The gravel portion of Seven Devils road is
classified as minor collector.

Transportation System Plan Tables for Major and Minor Collectors:

Tahle 3-2. Major Collectors in Coos County

Alphahetlcal |_|st|ng e 1 ““Length {miles) | Constructed Width {feet) | Right-of-Way Width (feet)
{New911Names) | ‘paved | “Gravel | =~ Paved | Gravel |  Paved  Gravel
SevenDevishood | 118 | - | 2024 | - 50 :

Table 3-3. Minor Collectors in Coos County

Alphabetncal Llslmg “Length (miles] -] Constructed Width (feet) | ‘Right-of-Way Width (feet}
(New 911 Names} ] ‘paved | Gravel | - Paved | Gravel " |- Paved | ‘Gravel
SevenDeviisRoad l T B N I
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The transportation plan defines major collector roads as “Major collectors generally serve higher
traffic demands. They tie federal roads, minor collectors, and local roads to the arterial system. These
roads also provide access to agricultural, forest, and recreational areas. As shown in Table 3-2, Coos
County has 38 major collectors totaling approximately 217 miles of roadway. All of the major collectors
are at least partially paved and 31 are paved their entire length. Most of the paved major collectors are
between 17 and 25 feet wide which does not allow for much paved shoulder, thus any bicycles or
pedestrians must share the travel lane with motorized vehicles”.

There is currently a potential for a two-parcel partition on the subject property. Rezoning the area to
a RR-2 zoning district may allow a potential of a six lot subdivision (depending on road and land
improvements). Staff calculates that allowing an additional four residential parcels, with average
daily vehicle trip per day of 10, would only increase the traffic count by 40. This road is already in a
classification that can handle the additional 40 trips. Therefore, staff does not anticipate the traffic to
be a barrier to the change in zoning. The applicant will be required at the time of development to
create an internal road system which will remove some developable area of the property.
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o Onsite Septic Systems

The applicant did provide a map of the onsite septic systems in this area along with some soil

information to support if the density was modified and new lots or parcels are created it would be
consistent with the development potential. Also attached is the information from DEQ regarding the
type of system that has already been approved for the property. Typically at least one acre is required

to support onsite services but that is dependent on many factors including soils and size of

development. The applicant provided the following soil information to address the onsite septic

system potential.

Septic Systems on Adjacent and Subject Property

1402 f—
Stundard Cap and Fill
|
1 1201 Subsurlace 1200 Cap il
Sytem 600 —_ and
Prc““;%o Fill
Distribiftion No Record
== = = [ i RGNS s | (B
Standard /
Subsurlace ]
Sylem 200 |
| ¥
| Zone RR-5 Standard
. 13.6 Acres Subsurlace
290 Standard Proposed RR-2 100 Sytem
Subsurluce ‘
Sviem 300 i
i
— : S— — —— “\ : e e
Equal Stumd
Distribution ;l‘:m d:.d )
System subsurlace o,
9e0 ' Sytem
600
400 |
Stmelard
\ Subsurface
1000 Sylem 500
700

Soils 8B, 1 B, | C, are the dominant soils on the subject parcel indicating suitable

conditions for

building development. These soils carry a limited 80-75 rating for septic tank
absorption fields. The Department of Environmental Quality has approved the
installation of a Standard subsurface system on site.
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Soil 5B is less represented on site and can be fimited by percolation and depth of soil
to a cemented sandstone layer, These soils can have a limited suitability for
subsurface systems due to lack of depth of the sandstone layer.

Standard system approval by DEQ on the subject parcel and adjacent parcels to the
south and west indicate these soils will likely be suitable for Advanced Treatment
Technology septic systems in the case of subsurface system is not approved. Parcels
to the north show alternatives like sand filters and pressure distribution systems that
can be used in areas where soil percolation is limited.

Environmentally ATT systems are advantageous as they often treat waste in a
contaminant system, require little or no subsurface drain fields and treated wastewater
contains minimal bacterium to be introduced into the soil or used as irrigation.
Standard subsurface system approval by DEQ on site, use of standard systems in the
area and site conditions such as suitable soils, good drainage and gentle topographic
support the proposed Zone change on the subject parcel from RR-5t 0 RR-2,
providing for increased rural residential living opportunities in the area.

Based on the fact that the subject property has an existing standard septic system, that the
adjacent property (27-14-21CD-1300) has a pressure distribution system under DEQ permit
#696-271, and that another of the adjacent property’s (27-14-21-CD-1402) has a eapping fill
system under DEQ permit #246-20-00046. Staff recommends finding that subject property
has the probable chance of additional septic drain field capacity.

o Water

The applicant provided the following information regarding the potential for onsite water potential.
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Well Logs on Subject Property and Adjacent

Well data in the vicinity of the subject parcel is 12 - 20 gallons per minute. The
subject parcel has a pH of 6.6 with 7 being neutral, a hardness of 1 with between 1-3
as optimal. Iron and Sediment levels are low and will require minimal filtration or
alteration. It is typical in this area to use a UV process for bacteria treatment, fabric or
micron filters for sediment and natural filtration and mineral treatment systems to
alter iron levels.

The wells are commonly less than 100" deep and the compacted sandstone layer in the
soil structure prevents surface contamination from seeping into the natural aquifer.
Brown sandy clay 2 '- 20" in depth is found to the Tax lot 300 to the West of the
subject parcel. The sandy clay prevents most surface water from percolating into
drinking water. Tax lot 600 has clay mixed with sand 30' -36' to the northwest. To the
north tax lot 1300 has brown sand and clay 1'-30" and tax lot 501 to the south has
compressed sandy clay from 2'-20" down.

These conditions indicate abundant water that will require minimal alteration and
filtration to provide for the proposed increase in rural residential living.

The applicants had the water on Subject Propetrty tested at Perry Electric/Plumbing in
Coos Bay using the standard test for residential water use with no concerns raised.

Information can be made available. (find well logs to support the maps at Attachment
A)
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The applicant has made a case that properties can be supported by onsite wells for primary residential
uses.

» Adjacent property uses

There is Rural Residential-2 zoned property towards the north of the subject property. These parcels
were originally zoned RR-2 during the initial comprehensive plan adoption under the rural housing
exception area 38. The RR-2 parcels along Seven Devils Road are approximately 1.1 to 1.4 acres in size
and already residentially development. There are a few developed two acres parcels located east of
these parcels and access to Whiskey Run Lane. The subject property is the northeast corner of the
Rural Residential-5 zoning district. There are pre-existing RR-5 zoned parcels located alongside Seven
Devils Road. Other than the subject property, most of these parcels are under five acres in size, and
thus are considered non-conforming parcels. Below is a current map of the overall exception area
with the parcel’s sizes, Staff identified parcels under 5,0 acres in size as red, with the parcels currently
over S acres in size are identified in green. A significant amount, approximately half, of the Rural
Residential-5 zoned area of Exception Area #38 was already pre-existing non-conforming lot sizes of 5
acres. Approximately 50 Jots were under the size of 2.0 acres at the time of zoning. There are couple of
pre-existing non-conforming lots across Seven Devils Road that are approximately two and half acres
in size. Directly southwest of the subject property is a S-acre lot, and directly south of the subject
property are non-conforming lots that ave slightly under 5 acres in size.

'The parcel size parcel size and ownership patterns of the exception area was already discussed above.
The adjacent areas to rural housing exception area #38 consists of Forest zoned parcel on the south,
and west, and north sides. Bandon Dunes Resort zoning distriet is on the western side. Bandon Dunes
Resort zoning district was an exception amendment/rezone that was created during the 1990°s, which
was a decade after the rural housing exception area #38 was analyzed.

Below is a map showing in more detail the zoning and parcels that surround the property.
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There are a couple of small timberland owners surrounding the eastern side of exception area
#38. These smaller landowners should be considered non-industrial timberland owners.
However, it is important to note that the Forest tract located immediately east of the subject
property is approximately 70 acres identified as tax lots 200 and 300 are under a tract
ownership shown below outlined in blue. Currently, if a residential property abuts Forest
zoning is a 30-foot setback for fire purposes but staff would recommend a larger setback be
considered to the eastern border to ensure little to no impact on the forest practices.
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When looking for the effects of increasing the level of dwelling density and the effects on nearby
forest practices. The real question that needs to be address is whether the increase in density will
not force a significant increase in accepted forest practices on surrounding lands devoted to forest
use. Or that the proposal will not significantly increase the cost of accepted forest on surrounding
lands devoted to forest use.

The main forest practices that are part of common timberland management are harvesting,
disposal of slash, site preparation, reforestation, pre-commercial thinning, stand maintenance, and
road construction/maintenance.

A major conflict between residential development and nearby forest practices is the need for site
pre-preparation and stand maintenance. Pesticide management use is common tool for these
management practices. Parcel size is more important than whether the land is classified as non-
industrial or industrial timberlands. Senate Bill 1602 increased the helicopter spray distance buffer
from 60 feet to 300 feet of an inhabitable dwelling starting January 1, 2021. The Anderson v. Coos
County, 51 Or LUBA 454 (20006) case established an important factor. According to the LUBA case,
a reasonable assumption could conclude that herbicides would be applied to land less than 40 acres
using ground application methods. Spraying herbicides using ground spraying applications is
permitted up to the property line. Herbicide application by aerial spraying is preferred for lands
over 40 acres.
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The subject property shares the same property line with 27-14-28-200. 27-14-28-TL200, TL300,
and TL400 are part of a Forest zoned tract of over 70 acres in size. Based on the zoning and size of
the property staff it is highly likely that there will be some type of future timber harvest on the site.

Staff does recommend that the Planning Commission discuss if there is a need for an additional

development setback buffer on the subject property’s eastern property line to mitigate the effects of
the adjacent forest practices. Staff recommends at a minimum of 300 feet but larger buffers may be
appropriate from the eastern boundary for development.

According to the topographic map below, the adjacent parcel to the east appears to have slopes less
than 35%, so groundside timber harvest methods would be preferred. Based on Oregon
Department of Forestry (ODF) Land Use Note #2, the preferred safety distance from groundside
harvesting to dwellings is a 300 feet buffer. The applicant’s request is to rezone the subject
property from RR-5 to RR-2, which may result in an increase dwelling density. Staff estimates that
adjacent property will be logged and the timber will be hauled using the County Dump Road as the
harvest access point. Logically, from the County Dump Road, the timber will be hauled south on
Seven Devils County Road to Highway 101. The increase in density should not have a significant
effect on timber hauling from immediately adjacent parcels towards the east.
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There is significant block of timberland, approximately 15,000 acres in size, operating only %2
mile east of the subject property. The ownership of the forest tract is irrelevant as this is a
Forest zoned tract that is under continuous forest harvesting operations. Staff confirmed
with operation’s executive management about the timber harvest haul routes from these
lands. These forest lands are fransporting the harvest east of the subject property over
Whiskey Run Lane on West Beaver Hill. West Beaver Hill connects into Highway 101
approximately 5 miles northeast of the intersection of Seven Devils Road and Highway 101,

The semi-regional characteristics of the subject property’s location is that the exception area
#38 is located approximately 6 miles north of the City of Bandon. The general area can be
described as the southern end paved portion of the Seven Devils Counfy Road. Seven Devils
Road is a Major Collector that connects to Highway 101, which is the primary north-south
highway proceeding through Coos County. Staff would describe this area to the common
Coos County citizen as the area north of Bullards State Park, west of the Coos County Forest,
east of the Pacific Ocean, and south of the gravel section of Seven Devils Road which is more
resource lands. Within this general area is Bullard State Park, Bandon Dunes Resort, and a
mixture of small woodland tracts and historically developed rural residential properties.

The nearest agricultural operation appears to be a small cranberry farm located on 27-14-28-
1000. The parcel is approximately 76 acres in size, but the cranberry operation is limited to
about 6 acres of cranberry bogs on the northeastern portion of the property. The parcel is
located about 400 feet southeast of the exception area #38 and is located approximately % mile
southeast of the subject property under review. The Comprehensive Plan does not formally
establish a specific buffer distance from the proposal use, increase in lot density, from the
agricultural use. However, the real question that needs to be address is whether the increase
in density will not force a significant inerease in accepted farm practices on surrounding lands
devoted to farm use. Or that the proposal will not significantly incrcasc the cost of accepted
farm practices on surrounding lands devoted to farm use.

Based on the fact that most cranberry farming operations can be successfully farmed in close
proximity to rural residential development. The major concerns will be traffic impacts during
cranberry harvests and available water impacts. Both the subject property and the farm
parcel access directly onto Seven Devils County Road, which is a major collector.

The subject property will be required to use wells for private water supply. This is consistent
with the surrounding residential uses. Staff did research the Oregon Water Resource
Department records for the surrounding farm. That farm is operating under permit S 52167,
which lists up to 25 acres of cranberry production, with stored water only divided equally
over three separate reservoirs. Based on the information that Staff has found, the farm is
operating using stored surface run-off water only.

There is a significant number of cranberry operations located approximately 1.5 mile south
by southeast of the exception area #38. Based on aerials imagery, those farms are located on
the east side of Highway 101.
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With the suggestion of a buffer on the castern boundary it appears that applicant has
addressed compliance with the Coos County Comprehensive Plan. Staff will address the
Statewide Planning Goals.

»

Other relevant factors.

o Oregon Statewide Planning Goals

A Sunnnary of Oregon's Statewide Plemning Goals

1.

10,

11

CITIZEN INVOLVEMENT Goal 1 calls for "the opportunity for citizens to be involved in all phases
of the planming process." It requires each city and county to have a citizen involvement prograrni
containing six components specified in the goal. It also requires local governnients to have a
comniittee for citizen involvement (CCI) to monitor and encourage public participation in planning.
LAND USE PLANNING Goal 2 outlines the basic procedures of Oregon's statewide planning
program. It says that land use decisions are to be made in accordance with a comprehensive plan,
and that suitable "implementation ordinances” to put the plan’s policies into effect must be adopted.
It requires that plans be based on "factual information”; that local plans and ordinances be
coordinated with those of other jurisdictions and agencies, and that plans be reviewed periodically
and amended as needed. Goal 2 also contains standards for taking exceptions to statewide goals. An
exception may be iaken when a statewide goal cannot or should not be applied 1o a particular area
or sifuation.

AGRICULTURAL LANDS Goal 3 defines "agricultural femds.” If then vequires counties fo inveniory
such lands and to "preserve and maintain” them through farm zoning. Details on the uses allowed in

Jarm zones are found in ORS Chapter 215 and in Oregon Administrative Rules, Chapter 660,

Division 33.
FOREST LANDS This goal defines forest lands and requires counties to inventory them and adopt
policies and ordinances that will "conserve forest lands for forest wises.”

OPEN SPACES, SCENIC AND HISTORIC AREAS AND NATURAL RESOURCES Goal 5 covers
more than a dozen natural and cultural resources such as wildlife habitats and wetlands. It
establishes a process for each resowrce to be inventoried and evaluated, If a resowrce or site is found
to be significant, a local govermmnent has three policy choices: preserve the resource, allow proposed
uses that conflict with it, or sirike some sort of a balance between the resource and the uses that
would conflict with it.

AIR, WATER AND LAND RESOURCES QUALITY This goal requires local comprehensive plans
and implementing measures to be consistent with state and federal regulations on matters such as
groundwater pollution.

AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS Goal 7 deals with development in
places subject to natural hazards such as floods or landslides. It requires that jurisdictions apply

"appropriate safeguards” (floodplain zoning, for example) when planning for development there.
RECREATION NEEDS This goal calls for each conmmunity io evaluate ifs areas and facilifies for
recreation and develop plans to deal with the projected demand for them. It also sets forth detailed
standards for expedited siting of destination resorts.

ECONOMY OF THE STATE Goal 9 calls for diversification and iniprovement of the economy, It
asks conmmunities to inventory commercial and industrial lands, project future needs for such lands,
and plan and zone enough land to meef those needs.

HOUSING This goal specifies that each city must plan for and accommodate needed housing types,
such as multifamily and manufactured housing. It requires each city to inventory its buildable
residential lands, project future needs for such lands, and plan and zone enough buildable land to
meel those needs. It also prohibits local plans from discriminating against needed housing iypes.
PUBLIC FACILITIES AND SERVICES Goal 11 calls for efficient planming of public services such
as sewers, water, feny enforcement, and fire protection. The goal's central concept is that public

AM-22-005
31



services should to be planned in accordance with a community's needs and capacities rather than be
Jorced to respond to development as it occurs.

12. TRANSPORTATION The goal aims to provide "a safe, convenient and economic fransportation
system.” It asks for communities to address the needs of the "transportation disadventaged.”

13. ENERGY Goal 13 declares that "land and uses developed on the land shall be managed and
controlled so as to maximize the conservation of ali forms of energy, based upon seund econoniic
principles.”

14, URBANIZATION This goal requires cities to estimate future growth and needs for iand and then
plan and zone enough land to meet those needs. It calls for each city 1o establish an "urban growth
boundary” (UGB) to "identify and separate urbanizable land from rural land.” It specifies seven
Jfactors that must be considered in dranving up a UGB. It also lists four criteria to be applied when
undeveloped land within a UGB is to be converted to urban uses.

15, WILLAMETTE GREENWAY Goal 15 sets forth procedures for administering the 300 miles of
greemway that protects the Willametie River.

16, ESTUARINE RESOURCES This goal requires local govermments to classify Oregon's 22 major
estuaries in_four categories:, natural, conservation, shatlow-draft development, and deep-drafi
development. it then describes types of land uses and activities that are permissible in those
"mancgenent wnifs.”

17. COASTAL SHORELANDS The goal defines a planning area bounded by the ocean beaches on the
west and the coast highway (State Route 101 ) on the east. It specifies how certain types of land and
resources there are to be managed: major marshes, for example, are to be protected. Sites best
suited for unique coastal land uses (port facilities, for example) are reserved for "water-dependent”
or "water related" uses,

18. BEACHES AND DUNES Goal 18 sets plemming standards for development on various types of
dunes. It prohibiis residential development on beaches and active foredunes, bui allows some other
types of development if they meet key criteria. The goal also deals with dune grading, groundwater
drawdown in dunal aquifers, and the breaching of foredunes.

19. OCEAN RESOURCES Goal 19 aims "to conserve the long-ternm values, benefits, and natural
resources of the nearshore ocean and the continental shelf." It deals with matters such as dumping
of dredge spoils and discharging of waste products into the open sea. Goal 19's main requirements
are for state agencies rather than cities and counties.

The applicant is seeking to rezone the subject property from Rural Residential-5 to Rural Residential-
2 zoning district. Goal 1 requires the County to ensure cpportunity for citizen involvement. The
Planning Department nofified all tax lots within 250 feet of the subject property. The notice was
published 20 days prior to the date of the public hearing. There will be two public hearings in order to
take testimony. The application will be processed in accordance with Coos County Zoning & Land
Development Ordinance (CCZLDO),

Goal 2 outlines the basic procedures of Oregon's statewide planning program. Coos County has
acknowledged Comprehensive Plan and Zoning & Land Development Ordinance. The application is
being reviewed under Article 5.1 of the CCZLDO. The application is basically requesting a Goal 14
exception and there will be further discussion before.

Goal 3 requires Counties to inventory agricultural lands and to "preserve and maintain" them
through farm zoning. The subject property is currently zoned RR-5, thus is under an existing goal
exception. The specific goal exception may be found in the Rural Residential Exception 3§ section of
Coos County Comprehensive Plan Volume 1 Part 3. The proposal is a request fo rezone the subject
property from Rural Residential-5 to Rural Residential-2. The nearest farming operation is located
approximately ¥z mile from the subject property. The nearest EFU zoned lands are approximately
8,700 feet southeast of the subject property. Please see additional Findings above in the Staff
responses for the Comprehensive Plan,
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Goal 4 requires counties to inventory forest lands and adopt policies and ordinances tha¢ wili
"conserve forest lands for forest uses. The subject property is currently zoned RR-5, thus is under an
existing goal exception. The specific goal exception may be found in the Rural Residential Exception
38 section of Coos County Comprehensive Plan Volume 1 Part 3. The proposal is a request to rezone
the subject property from Rural Residential-5 to Rural Residential-2, The nearest Forest zoned land is
located directly east of the subject property., Please see additional Findings above in the Staff
responses for the Comprehensive Plan

Goal 5 requires that governments shall adopt programs that will protect natural resources and
conserve scenic, historic, and open space resources for present and future generations. These resources
promote a healthy environment and natural landscape that contributes to Oregon's livability. The
subject property is not subject to overlays for mineral resource protection, nor identified resources on
the Fish and Wildlife I or Fish and Wildlife II maps, nor mapped with resources requiring protection
under the Goal 5 map.

Goal 6 requires local comprehensive plans and implementing measures to be consistent with state and
federal regulations on matters such as groundwater pollution. I the Planning Commission
recommends the zone change from Rural Residential-5 to Rural Residential-2. There will be no
significant negative effect air, land, or water quality. This land use goal is encouraging franchise
system of private solid waste, the County’s Beaver Hill solid waste site, promotes general air quality
standards, Rezoning 13.6 acres from RR-5 to RR-2 will not have any significant effect on any of these
programs.

Goal 7 deals with development in places subject to natural hazards, like the hazards identified in
Section 4.11.132 Natural Hazards or hazards in Section 4.11.200. Staff verified there are no natural
hazards or mapped floodplain on the subject property.

Goal 8 calls for each community to evaluate its areas and facilities for recreation and develop plans to
deal with the projected demand for them. The subject property does not have any recreational
elements planned for, or invenfory for on the property. The property is within a rural housing
exception area,

Goal 9 revolves around implementation of strategies for commercial and industrial development. This
application is rezoning existing Rural Residential-5 zoned lands to Rural Residential-2 zoning. There
is not much relevance between the request and this goal.

Goal 10 specifies that each city must plan for and accommodate needed housing types, such as
multifamily and manufactured housing, It requires each city to inventory its buildable residential
lands, project future needs for such lands, and plan and zone enough buildable land to meet those
needs. It also prohibits local plans from diseriminating against nceded housing types. This property is
not urban or included in urbanizable land. Therefore, Goal 10 is not specifically related to this
request as properties outside of an urban designated areas are not required to be inventoried as
needed housing. Rural Residential is a transition zone or considered non-resource iands. The
County’s Housing Needs Analyses shows there is adequate lands available for housing. There may be
other circumstances preventing housing but land is not the cause.

Goal 11 calls for efficient planning of public services such as sewers, water, law enforcement, and fire
protection. Staff already addressed water and sewer issues above in the Comprehensive Plan section.
The applicant is requesting a rezone from RR-5 to RR-2, The Coos County Sheriff Department will
provide police protection no matter what the zoning. The same is true for structural fire protection
from Bandon Rural Fire Protection District. Wildfire protection is provided thru the Coos Forest
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Protective Association under an Oregon Department of Forestry contract. Bandon School District
provides local publiec educational services for the subject property. Staff recommends the Planning
Commission finds that Goal 11 is met either with or without approval of this zone change.

Goal 12 aims to provide a safe, convenient and economic transportation system. The County
Comprehensive has various strategies for implementing Goal 12 eleimnents. The Coos County
Transportation System Plan is the primary mechanism for compliance with Goal 12. The applicant
submitted detailed daily trip analysis for the proposal. However, the TSP identifies Seven Devils Road
as Major Collector. The request is for rezoning Rural Residential-5 to Rural Residential-2 zone
change. Staff estimates the increase in density will only result in a 40 or so daily trips. Staff
recommends the Planning Commission finds that Goal 12 is met either with or without approval of
this zone change.

Goatl 13 declares that land and uses developed on the Iand shall be managed and controlled so as to
maximize the conservation of all forms of energy, based upon sound economic principles, The
applicants stated that “proximity of subject properiy to employment and recreation options can provide
energy savings in daily life of individuals who work within the vicinity”, may be true for the daily
commute of someone whom works in the vicinity of Seven Devils road. However, most citizens reguire
urban public services that are only provide within, or near to, the City of Bandon, such as public
education, entertainment, or public restaurants.

Goal 14 mainly requires that cities estimate future growth and needs for [and and then plan and zone
enough Iand to meet those needs. It calls for each city to establish an "urban growth boundary"
(UGB) to "identify and separate urbanizable land from rural land." The other part of Goal 14 is to
not allow new parcels created smaller than non-resource or resource minimwm lof sizes. The minimum
lot size for a non-resource parcel is 10 acres. The subject property is currently zoned RR-5 and is part
of rural housing exception area #38. Currently, anything below 1G acres is considered to be
urbanizable and OAR 660-014-003¢ Rural Lands Irrevocably Committed to Urban Levels of
Development is required to be addressed.

OAR 660-014-0030

(1) A conclusion, supported by reasons and facts, that rural land is irrevecably committed to
urban levels of development can satisfy the Goal 2 exceptions standard (e.g., that it is not
appropriate to apply Goals 14’s requirement prohibiting the establishment of urban uses on
rural lands). If a conclusion that Iand is irrevocably committed to urban levels of development
is supported, the four factors in Goal 2 and OAR 660-004-0020(2) need not be addressed.

(2) A decision that land has been built upon at urban densities or irrevocably committed to an
urban level of development depends on the situation at the specific site. The exact nature and
extent of the areas found to be irrevocably committed to urban levels of development shall be
clearly set forth in the justification for the exception. The area proposed as land that is built
upon at urban densities or irrevocably committed to an urban level of development must be
shown on a map or otherwise described and keyed to the appropriate findings of fact.

(3) A decision that Iand is committed to urban levels of development shall be based on findings
of fact, supported by substantial evidence in the record of the local proceeding, that address
the following:

(a) Size and extent of commercial and industrial uses;

(b) Location, number and density of residential dwellings;
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(¢) Location of urban levels of facilities and services; including at least public water and
sewer facilities; and
() Parcel sizes and ownership patterns.

(4) A conclusion that rural land is irrevocably committed to urban development shall be based
on all of the factors listed in section (3) of this rule. The conclusion shall be supported by a
statement of reasons explaining why the facts found support the conclusion that the land in
(uestion is committed to urban uses and urban level development rather than a rural level of
devclopment.

(5) More detailed findings and reasons must be provided to demonstrate that land is
committed to urban development than would be required if the land is eurrently built upon at
urban densities.

OAR 660-004-0040(7){i) provides:

For rural residential areas designated after the effective date of this rule, the affected

county shall either:

(A) Require that any new lot or parcel have an area of at least ten acres, or

(B) Lstablish a minimum size of at least two acres for new lots or parcels in accordance
with the requircments for an_exception to Goal 14 in OAR 660, Division 014. The
minimum lot size adopted by the county shall be consistent with OAR 660-004-0018,
‘Planning and Zoning for Exception Areas,””

OAR 660-004-0040(5) provides:

(2) A rural residential zone currently in effect shall be deemed to comply with Goal 14 if
that zone requires any new lot or parcel fo have an area of at least two acres.

(b) A rural residential zone does not comply with Goal 14 if that zone allows the creation
of any new lots or parcels smaller than two acres. I'or such a zone, a local government
must either amend the zone’s minimum lot and parcel size provisions to require a
minimum of at least two acres or take an exception to Goal 14, Until a local
government amends its land use regulations to comply with this subsection, any new
lot or parcel created in such a zone must have an area of at least two acres.

{c) For purposes of this section, “rural residential zone currently in effect” means a zone
applied fo a rural residential area, in effect on the effective

The applicant did not address Goal 14 correctly. An argument is not allowed to be made as a reason
exception but it has to be an irrevocable committed exception. Therefore, until this is addressed Staff
is unable to recommend approval. If the applicant provides justification, then Staff can recommend
approval with an additional setback to the eastern property boundary to ensure there are no impacfts
to the forest management.

Goal 15 through 19 are not applicable to this request.
v. SECTION 5.1.230 STATUS OF HEARINGS BODY RECOMMENDATION OF APPROVAL:

The recommendation of the Hearings Body made pursuant to 5.1.225(1) or (2) shall not in itself amend the
ZONIRG MAps.

STAFF FINDING: Any recommendation will not amend the zoning map.
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vi, SECTION 5.1.235 BOARD OF COMMISSIONERS ACTION ON HEARINGS BODY
RECOMMENDATION:

Not earfier than 15 days following the mailing of written notice of the Hearings Body recommendation
pursuant fo Section 5.1, 225, the Board of Commissioners shall either:

i adopt the Hearings Body recommendation for approval or approval with conditions;

2, reject the Hearings Body reconnmendation for approval or approval with conditions and dismiss the
application;

3 accep!t the Hearings Body reconmnendation with such modifications as deemed appropriate by the

Board of Conmmissioners,; or

4. if am appeal has been filed pursuant (o Arvticle 5.8, the Hearings Body recommendation shall become
a part of the appeal hearing record, and no further action is required to dispense with the Hearings
Body recommendation.

STAFF FINDING: This will be addressed by the Board of Commissioners.

vii. SECTION 5.1.240 REQUIREMENTS FOR “Q” QUALIFIED CLASSIFICATION:
Where fimitations are deemed necessary, Board of Conmmissioners may place the property ina “Q”
Qualified rezoning classification, Said “Q” Qualified Classification shall be indicated by the symbol “Q”

preceding the proposed zoning designation (for example: Q) C-1),

STAFF FINDING: The Planning Commission can consider a Qualified Rezone if they find it
necessary to address the compatibility issues,

Given the application indicates a need for additional housing, the Planning Commission may include a
Qualifier that any future residential development in the requested rezone area shall not be used as a
vacation rental.

Given that the subject property borders a Forest zoned tract of 70 acres rather than a 21 acre Forest
tract which borders the RR-2 zoning district. The Planning Commission may wish to recommend a
qualifier that restricts development within a 300 of the Forest zone.

viii. ~SECTION 5.1.250 PERMITS AND APPLICATIONS MORATORIUM:

1. After a proposed rezoning has been set for public hearing, no building or sewage disposal system
permits shall be issued until final action has been taken. Final action constitutes either:

a.  Withdraoval of the application by the applicant;
b.  Expiration of the County's appeal period without an appeal having been filed; or

¢.  Final order of Board of Commiissioners wpon hearing the appeal.

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

STAF¥ FINDING: There have been no request for additional permits on the property.
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ix.

SECTION 5.1.275 STANDARDS FOR COMPREHENSIVE PLAN AND REZONE FOR
NONRESOURCE LAND:

The subject property does not meet the definition of Agricultural Land under Statewide Planming
Goal 3 and /or Forest Land under Statewide Planming Goal 4.

NOTE: If the subject property is predominantly Class 1-IV soils or if it predominantly
consists of soils capable of producing 5000 cubic feet of conmercial iree species it is not
considered to be nonresource fand.

The subject property does not contain any natural resources defined in Statewide Planning Goal 5
which are identified in the Coos County Comprehensive Plan;

The subject property has been proven to be generally unsuitable for production of farm crops and
fivestock or merchantable tree species, considering lerrain adverse soil conditions, drainage and
Sflooding, vegetation, location and size of the tract.

The subject property is not considered to be nonresource land simply because if is too small fo be
Jarmed or forest managed profitably by itself. If the subject property can be sold, leased, rented or
otherwise managed as part of a commercial farm, ranch or other forestiand it is not considered to be
nonresource land.

The subject property is not considered to be nonresource land if it has been given a special tax
assessment for farm use or as designated forestiand af any time in the past five years.

If the subject property is found to meet all of the standards above to be considered nonresource land
the county shall also determine that rezoning the property to a nonresource zone will not materially
alter the stability of the overall land use pattern in the area and lead fo the rezoning of other lands
fo nonresource use to the detrinent of the resource uses in the area.

The subject property shall be at least 10 acre in area unless it is contiguous to an area that is zoned
for nonresource use.

Any proposal of ai least 2 acres bui less than 10 acres requires approval of a Goal 14 exception
pursiant to AR 660-00-0040,

Rezoning of land that is found to be nonresource land shall be fo a “rural” zone that is appropriate
Jor the type of land and its intended use.

Rural commercial or industrial development must comply with standards for small-scale, Tow impact
conmercial and industrial use.

Development of property rezoned from Forest or Forest Mixed use to a nonresource zone shall
comply with the resource development and siting stemdards. (ORD NO. 04-01-001PL February 10,
2004)

STAFF FINDING: The applicant has not requested this to be reviewed as a nonresource rezone.
Therefore, this section is not applicable,

F. CONCLUSION:

The applicant is requesting 1o change the density requirements to allow for more residential
development. The applicant has justified all the criteria under all of the Statewide Planning Goals as
well as the applicable Comprehensive Plan Policies. Staff does not find that applicant addressed
Planning Goal 14 adequately. This is already in an exception area but anytime a request to go to
higher development density a justification under Goal 14 is required. see LUBA Nos. 2006-218 and
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2006-219. Once this has been completed then Staff can support the zone change and amendment to
the Coos County Comprehensive Plan and Zone map. Staff also suggests this be a qualified rezone
with an additional buffer on the eastern boundary te remove any possible conflict with the forest
management,
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EXHIBIT A

Coos County Planning Department Official Use Only
z__.l

Ceos County Courthouse Annex, Coquifle, Oregon Y7423
Mailing Adklress: 230N, Bavter, Coos County Courthouse, Coguille, OR 97423 FEE: *3*5*:;)—&—*; O
Phy sieal Address: 225 N Adams, Coguille. Oregon Receipt No. m\g\% 550D
(341) 06-7770 Check NU.}’CBSh ~ f} gz _“/
FAX (5413 390- 1022 2 T (81H)) 735-2900 iy~
Date I8 /2 R

RecewedR L 105 /
File No. K7} -25.G0 Z -2 0
AMENDMENT/REZONE APPLICATION £ 35007 K2-2-ed

PLEASE SUBMIT 2 COMPLIETE UNBOUND COPIES OF THIS APPLICATION OR |
ELECTRONIC AND ONE UNBOUND COPY

The Tollowing questions are 10 be completed in full.  An application will not be aceepted for an
Amendment/Rezone sithout this information. The applicant should contact the Planning Depariment prior
Lo filing. in order to determine a valid basis for the request.

The Board of Convmissioners and Hearings Body will use these answers in their analysis of the merits of
the request.

PLEASE PRINT OR TYPL:
A, APPLICANT:

Name: Richard and Kathleen Randol Felephone: (341) 430-9788 .

Address: 3403 Coos Bay Wavon Road Rusebure, OR 97471

As applicant. | am (check one):

Property owner or a purchaser under a recorded land sale contract. “Property oswner”™ means the
owner of record. including a contract purchaser. The application shall include the signature of all
owiters of the property. A legal representative may sign on behalf of an owner upon providing
evidence of formal legal authority to sign:

A persan or persons that have written consent of the property owner to make an application. A
tegal representative may sign on behalf ol an owner upon providing evidence ol formal legal
authority to sign. {n the case of an atiorney a statement of vepresentation shall accompany the
applicution;

Transportation ageney, utility or entity that meets the criteria in Seetion 5.0.175 of the Coos
County Zoning and Land Use Development Ordinance (CCZLIDO)

IFother than the owner. please give the owner's name and address:




i3.

Township 27 South

DESCRIPTION OF PROPERTY:

Range 14 West  Section 288

Fax Lot 100

Account No. 767200 1ot Size 13.60 acres

Zoning District li_l{—iw_

Existing Use Residential

C.

[,

(1)

(2}

STATE SPECIFIC ZONE DISTRICT REQUESTED: NA

JUSTIFICATHON:

I the purpose of this rezone request is o rezone one or more lots or parcels in the interior of an
exclusive farm use zone for non-farm uses, the following question must be answered:

Were the lots or parcels for which a rezone request is made. physically developed for a non-
farm use prior 1o February 16, 19837

Property is not located in this area. theretore tis is not applicable,

Lxplain and provide documentiion:

H the purpose of this rezone request is for other than (1) above the follow ing uestions must
be answered:

HR Will the rezone conform with the comprehensive plan?
Yes .
Lxplain:
Please see 1he auvached findinas,

b, Will the rezone seriously interfere with the permitted uses on other nearby
purcels?
No. e
Fxplain:
Please see the attached findings,

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

Yous,

Explain:

Please see the anached Gadines.




(3 Hoa Goal Bxception is required please review and address this section.

Al fand use plans shall include identification of issues and problems, inventories and other factual
information for cach applicable statewide planning goal, evaluation of alternative courses of action and
ultimate policy choices, taking into consideration social. cconomic, energy and environmental needs. The
Coos County Comprehensive Plan (CCCPY and Implementing Zoning Land Development Ordinance
(CCZLDOY was acknowledge' as having all necessary components of a compreheasive plan as defined in
ORS 197.015(3) after the Coos County adopted the documents on Aprii 4, 19835, The date of the
effective plan and ordinanee is Janvary 1. 1986, Coos County did go through a periodic review exercise
i the 1990°s bat due 1o fack of gain in population, cconomic growth and public request plan zones were
not altered. Changes 1o the comprehensive plan and implementing ordinance have been done to ensure
that any required statutory or rules requirements have been complicd with,  However, sometimes it is
necessary lor property owners or applicants to make a request 10 have certain propertics or situations such
as text amendments considered 1o refleet o curremt condition or conditions. These applications are
revivwed onacase by case basis with the Board of Commissioners making a final determination. his

ty pe application and process is way 1o ensure that process is available o ensure changing needs are
considered and met. The process for plan amendments and rezones are set oui in CCZLDO

Lxception means a comprehensive plan provision. including an amendment o an acknow ledged
comprehensive plan. that; (a) Is applicable to specific propertics or situations and does not establish a
planning or zoning policy of general applicability: (b Does nat comply with some or all goal
requirenients applicable o the subject properties or situations: and (¢) Campiies with standards for an
exceplion.

NOTE: This information outlines standards at OAR 660-004-0025, 660-004-0028 and 660-0-1-0022 for |
2ol exceptions. butis NOT to be considered a substitute for specific language of the OARs. Consult the |
specific Oreaon Administrative Rule Tor the detailed legal requirements.

A focal government may adopt an exception 1o i goal when one of the Tollowing exception process is
Justilied:

() The knd subject 1o the exception is “physically develaped™ 1o the extent that it is no fonger
available for uses allowed by the applicable goal:

{b) The land subject to the exceptian is “irrevocably committed™ o uses ot allowed by the
applicable goal because existing adjacent uses and other relevant faciors make uses allowed by
the applicable goal impracticable: or

(€) A reasons exception” addressing the foHowing standards is met:

(1} Reasons justify why the state policy embodicd in the applicable goais should not apply:

(2} Areas which do not require a new exceplion cannot reasonably accommodalte the use:

{3} The long-term environmemal, cconomic, social and energy consequences resuliing lrom
the use of the proposed site with measures desipned to reduce adverse impacts wre not

FoAckaovledgment” memis a contntission order that certifies tha 3 comprehensive play aad fand use regudimions, Land use regalation oz pliaa or
regudaton wstendment complics with the geals or certifies that Meteo kuwd tse planning gosds and ohjectives, Moo egional leamework plis,
smendeteals o Megro plannaing goals and objectives or amemdments 1o the Metro segional franew otk plan congis witls ehe goals. [n Coos
Cooniy s s the connission reless wo e Lissd Comsees aton amd Drevelopment Commiession.




significamly more adverse than would ty pically result from the sume proposal being
focated in areas requiring a goal exception other than the proposed site: and

1 The proposed uses are compatible with other adjacent uses or will be so rendered through
easares designed 10 reduce adverse impacts. Compatible, as used in subparagraph (4 is
not intended as an absotute term meaning no interference or adverse impacts of any type
Wih adiacent uses, A local government approving or denying a proposed exception shali
set forth findmgs of fact and a stwtement of reasons which demonstrate that the

Compatibie. as used in subparagraph (4} is not intended as an absolute term meaning no interference or
adverse impacts ol any type with adjacent uses. A local government approving or denying o proposed
exception shall set forth findings of tact and a statement of reasons which demonstrate thit the standinds
for an exception have or have not been met,

PARTIH -- USEL OF GUIDLLINES Governmental units shabl review the guidelines set Torth for the goals
and cither niitze the puidelines or develop alternative meuns that with achieve the

L. REQUIRED SUPPLEMENTAL INFORMATION TO BE SUBMITTED WITH APPLICATION:
f A tegal deseription of the subject property (deed ).
2. Covenants or deed restrictions on property. iF any:
AR A general tocation map of the property:

. A detaided pareel map of the property illustrating the size and location of existing and
proposed uses
and structures on 8 977N HY puper. H proposed strucetures are pot hinow then the plu
plan will peed to inciude only existing with a note that no new stractures are proposed at
this time:

5. [ applicant is not the owner, documentation of consent ol the owner. including:
i A deseription of the property:
b, Date ol consent
o Signature ol owner
d. Pary 1o whom consent is given

6. e applicant must suppiy a minimus of 2 copies of the entire application or one paper
copy and electronie copy (email is acceptable), including al exhibits und color
photocapies, or as direeted by the Planning StafT,

G Authorization;

All arcas must be initinled by all applicants. if this application pertains (o a certain property all property
owners” must either sign or provide consistent for application unless otherwise atfowed by Seetion
30,175 of the CCZLDO. A an applicant by initializing cach statement | am aeeepling or agrecing to the
statements st to cacl area designated for my initials and/or signature. All property owners shall sign

-

- Peoperty invner meigis e ownet of eennd including scostract puichipser



and initial the designated arcas of the application or provide consent from another party to sign on their
behalf. [f another party is signing as part of a consent that does not releasc that party that gave consent
from complying with requirements listed below or any conditions that may be placed on an application.
In the case of a text amendment the procedures for set out in Section 5.1.110 WHO SEEK CHANGE
applies and an applicant may not be a property owner.

A
C’@(lww(mﬁ | hereby attest that I am authorized to make the application and the statements within this application
are true and correct to the best of my knowledge. 1 affirm to the best of my knowledge that the
property is in compliance with or will become in compliance with CCCP and CCZLDO. 1 understand
that any action authorized by Coos County may be revoked if it is determined that the action was
issued based upon false statements or misrepresentation.

(;’Yai ) K (/Z [ understand it is the function of the planning staff to impartially review my application and to address
all issues affecting it regardiess of whether the issues promote or hinder the approval of my
application. In the event a public hearing is required to consider my application, I agree, as applicant [
have the burden of proof. 1 understand that approval is not guaranteed and the applicant(s) has the
burden of proof to demonstrate compliance with the applicable review criteria.

% b@ As the applicant(s) I acknowledge that is in my desire to submit this application of free will and staff
. has not ecncouraged or discouraged the submittal of this application.

(x5
Xm I understand as applicant T am responsible for actual cost of that review if the Board of

Commissioners appoints a hearings officer to hear the application I have submitted. As applicant ]
will be billed for actual time of planning services, materials and hearings officer cost and if not paid
the application maybe become void.

Gl sl L \LQJQ\ Ltzﬁu(b\wgp\

Applicant(s) Original Signature Applicant(s) Original Signature




EXHIBIT B

RICHARD & KATHLEEN RANDOL
PLAN AMENDMENT AND ZONE CHANGE
SUPPLEMENTAL APPLICATION DOCUMENT WITH EXHIBITS

APPLICATION OF RICHARD & KATHLEEN RANDOL
FOR A COMPREHENSIVE PLAN MAP AMENDMENT
AND CONCURRENT ZONE CHANGE

Organization of This Application

Professional Planners Involved in the Preparing of this Application

Thomas Mclntosh Crystal Shoji, AICP
162 Vista Lake St. Shoji Planning, LLC
Oakland, OR 97462 P.O. Box 462
Coos Bay, OR 97420
Phone: (541) 391-1494 Phone; {541-267-2491
crystakdshojiplanning.com

This application. will be required 1o be heard by the Coos County hearings bodies. The Coos
County Planning Commission hearing will be the first evidentiaty hearing; the Planning
Commission will make a recommendation to the Coos County Board of Commissioners who will
make the final decision. This application provides exhibits and evidence for the record to justify
the requested amendment under the criteria ol Oregon Revised Statutes, Oregon Administrative
Rules, the Coos Counly Comprehensive Plan and the Coos County Zoning and Land
Development Ordinance (CCZLDO),

PART | provides introductory information; PARTS 11, 111 and 1V include analysis and findings to
address the criteria as shown in the Contents on the following page. The Conclusion on the final
page includes responses 1o pertinent criteria that have been provided within the Coos County
Application for an Amendment/Rezone pertaining to justification for rezoning lots or parcels in
the interior of an exclusive farm use zone. This application is within a LCDC acknowledged
exception area for rural residential zoning. An existing exception responds to adjacent properties
that are within a rcsource zonc. Exception analysis is provided throughout this document to
reconfirm the exception that already applies to Subject Property, utilizing current criteria for
analysis. Within the Conclusion the applicant responds to the Coos County Comprehensive Plan
and CCZLDO Scctions applying to rezones. The findings reinforce and provide focus for the
justification of the exception that continues to apply to Subject Property.

Sece Legal description of Subject Property, Deed, Exhibit C
See General Location Map of Subject Property, Exhibit D,
See Detailed Parcel Assessor Maps, Exhibit E.
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PART 1: INTRODUCTION, BACKGROUND & METHODOLOGY

This matter comes before the Coos County Hearings Body on application filed by Richard and
Kathleen Randol, herein referred to as Applicant, which is owner of the Subject Property. The
13.60-acre property is located on the east side of Seven Devils Road approximately 6.3 miles
north of the City of Bandon Urban Growth Boundary, and approximately 7 miles from Bandon
City Center. The subject property is identified in the Coos County Assessoi’s records as Tax Lot
100, Section 28B, Township 27 South, Range 14 West, Property 1.D. No. 767200,

Subject Property is flat and gently sloping to the cast and north towards Seven mile Creek, which
eventually drains to the Coquille River, More than a third of the site is dominated by shore pine
with thick undergrowth including huckleberry, wax myrtle and rhododendron. The remainder of
the site has mixed forest types including fir, spruce, cedar, and hemlock along with shore pine.
Subject Property is vacant land with no structures. “Subject Property” refers to the 13.60 acre
parcel owned by Richard and Kathleen B. Randol. See Assessor Parcel Map, Exhibit E with
Subject Property.

The Applicant is excited about the uses within the vicinity of Subject Property. The Applicant
would like to contribute to opportunities for additional rural housing options on their property.
They believe that recreation including Bandon Dunes Destination Resort, recreational trails and
the Pacific Ocean in close proximity provide a benefit to the public, and that such property that is
already exempt from resource use should be utilized to capacity reflecting adjacent property 10
provide rural housing options. Sce General Location Map of Subject Property, Lxhibit D showing
uses within close proximity.

The Applicant is proposing a Comprehensive Plan Amendment from “Rural Residential 5-Acre”
(RR-5) to “Rural Residential 2-Acre” (RR-2), together with a Goal 14 exception to expand RR-2
zoning that already exists within a rural residential committed land exception area designated by
the Coos County Comprehensive Plan.

The requested RR-2 zonc classification as set out in the Coos County Zoning and Land
Development Ordinance (CCZLDO) is primarily intended to provide for home sites in a rural
environment in order fo encourage the continued existence of rural family life. The specific
provisions of the RR-2 zone are set forth under CCZLDO, Chapier 4. A copy of the Coos County
zoning map for properties in the vicinity is identified as Exhibit G within this document to
generally identify the zoning and parcels in the area surrounding Subject Property.

The standards contained in the Statewide Planning Goals provide the most complete set of review
standards which are discussed in detail under each respective Goal. Consequently, in the
discussion of the criteria under the CCZLDO where there is overlap in review standards,
reference is made back to the relevant goal discussion to avoid needless repetition. Exhibits
provided at the end of this application are organized 1o follow the flow of the document.
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Methodology

The Applicant has organized a 750-foot perimeter boundary for analysis applicable to the forest
zone, Goal 4, and other Rural Residential Exception Arca properties within the boundary. This
document provides updated analysis, where a rural housing exception has been on Subject
Property since the acknowledgement of the Coos County Comprehensive Plan and implementing
ordinances. In order to address polential interference with permitted uses on adjacent forest zoned
property and residential Jot size consistency, the Applicant is wtilizing this perimeter boundary to
provide consistency for analysis. The boundary is based upon notice arcas provided in Oregon
Jaw and incorporated into Coos County’s zoning. The 750-foot boundary is greater than required
notice arcas required for public hearings for plan amendment/rezones that include exceptions,
which is a stringent requirement. The 750-foot parameter is equal to those boundaries for notice
of administrative decisions where the public can only be involved in the decision by requesting
participation. This boundary provides for the broadest consideration of adjacent forest zoned
Jands. It provides for consideration of rezoning for higher density residential use, which will
conform to adjacent rural residential properties within the existing exception area. The 750-foot
boundary provides parameters for analysis of possible negative effects of creating higher density
on Subject Propetty.

Notice requirements of ORS 197.763 incorporated into CCZLDO Chapter 5, Section 5.0.900 are
summarized below:

Section 5.0.900 Notice Requirements (ORS 197.703)
1. Notice of Public Hearing (c) (x) The Planning Director shall cause notice of the
hearing to be mailed to the applicant und 1o all neighborhood or communily vrganizations
recognized by the County and whose boundaries inchide the site and to the owners of
record of property on the most recent property tax assessment roll where such property is
located:
3) Within 500 feet of the exterior boundaries of the contiguous property ownership
which is the subject of the notice if the subject property is within a farm or forest
zone.
2. Notice of Administrative Decisions
ii. The owners of record of property as described in ORS 213,416 (11)(c) . . .
. Within 750 feet of the exterior boundaries of the contiguous property
ovenership which is the subject of the notice if the subject property is
within a farm or forest zone.
T S aln e eie bt ettt “
E hroughout this document, the text of all relevant review crileria is set out in ftalic E
' font, without quotation marks. All other narrative is in regular font. Findings are ;
1 in regular bold font. ;
‘

=

Finding: The 750-foot boundary is appropriate for analysis and findings to assure that
forest practices can continue to be undertaken on adjacent or nearby forest zoned lands.

See 750-foot Study Area Map/Zoning, Exhibif G,

Sce 750-foot Study Area Map, Ownership/Assessor’s Identification, Exhibif L
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PART H: EXCEPTIONS

CCZLDO CHAPTER TWO — EXCEPTIONS PROCESS

This chapter will help by showing how the Applicant proposal is justified according to Oregon
Statewide Planning Standards for exceptions. The land is commitled 1o residential uses and the
four areas of the Goal 2 exceptions process will be addressed (OAR 660-004-0020).

L.

DIVISION 4 — INTERPRETATION OF GOAL 2 EXCEPTION PROCESS

(1) The purpose of this rule is to explain the three types of exceptions sef forth in Goal
2 “Land Use Planning, Part II, Exceptions.” Except as provided for in OAR
chapter 660, division 14, “Application of the Statewide Planning Goals to Newly
Incorporated Cities and to Urban Development on Rural Lands”™ and OAR chapter
660, division 12, “Transportation Planning”, sections 0070, “Transportation
Improvements on Rural Land”, this division interprets the exception process as it
applies o statewide Goals 3 and 19,

An exception is a decision to exclude certain land firom the requirements of one or more
applicable statewide goals in accordance with the process specified in Goal 2, Part 11,
Exceptions.

The documentation for an exception must be set forth in a local govermment’s
comprehensive plan, Such documentation must support a conclusion that the standards for
an exception have been met. The conclusion shall be based on findings of fact supported
substantial evidence in the record of the local proceedings and by a statement of reasons
which expluins why the proposed use not allowed by the applicable goal should be
provided for. The exceptions process is not to be used to indicate thal a jurisdiction
disagrees with a goal.

Finding: Documentation must fully demonstrate the evidence for the exeeption
through the application materials concurrence and justification of the Goal 2
process.

Rural lands are important to the State since this is where very productive activities
oceur, such as farming and timber land harvesting. Subjcct Property was included in
a rural residential commiited lands exception at the time of acknowledgement of the
Coos Comprehensive Plan and CCZLDO, which removed the exception area from
resource land zoned as Exciusive Farm or Forest to future residential use.
Residential uses historically have caused conflicts with resource land management.
However, arcas were designated as RR-2, RR-5 for Coos County when the State of
Oregon acknowledged exceptions for ongoing rural residential use. Through this
exception precess, the County is then justified in creating more rural residential land
through zone changes, This application is to permit higher density development
where lands within the exception area do not have consistency throughout as to the

6
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zoning, This application provides findings to demonstrate that a Zone Change on the
Subjcct Property from RR-5 to RR-2 will not causc any conflicts with any proetected
Goal 4 forest-zoned land. The topic of conflicts with Goal 4 protected forest-zoned
land will be further addressed within this document.

(3) The intent of the exceptions process is to permil necessary flexibility in the
application of the Statewide Planning Goals. The proceduwral and substantive
objectives of the exceptions process are lo:

(c) Assure that citizens and governmeni units have an opporfunity o
participate in resolving plan conflicts while the exception is being
developed and reviewed.

Finding: The subject application is considered guasi-judicial and is required to be
heard by two Coos County hearings bodies, the Coos County Planning Commission,
and the Coos County Board of Commissioners. Coos County involves professionals
and interested citizens in advisory groups and workshops when presenting new ideas
and reorganizing components of the acknowledged Comprehensive Plan and
CCDLZO. Public hearings and involvement of citizen work groups assure that
citizens and governmenf units have an opportunity to participate in resolving plan
conflicts while the exception is being developed and reviewed, Coos County will
comply with the requirements of Goal 1 in processing this application.

(b) Assure that findings of fact and a statement of reasons supported by
subsiantial evidence justify an exception to u stutewide Goal,

{(4) When taking an exception, a local government may rely on information and
documentation prepared by other groups or agencies for the pwrpose of the
exception or for other purposes, as substantial evidence to support its findings of
Jact. Such information must be either included or properly incorporated by
reference into the record of the local exception’s proceedings. Information
included by reference must be available to interested persons for their review prior
ta the last evidentiary hearing on the exception.

Finding: The application materials will provide a full justification through
compliance with Statewide Planning Goal criteria, Coos County Comprechensive
Plan, and CCLDZO consistency, and presentation of analysis and findings. A rural
residential exception curvently exists on Subject Property; there is no rcason to
amend the exception, but rather the Applicant demonstrates that the proposed 2-

acre minimum density is consistent with the Rural Residential Exception Area 38
that already cxists.
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OAR 660-014-0030
Rural Lands Irvevocably Committed to Urban Levels of Development

(1)

(2)

A conclusion, supported by reasons and facts, that rural land is irrevocably committed to
wrban levels of development can satisfy the Goal 2 exceptions standards (e.g., that it is not
appropriate to apply Goal 14's requivements prohibiting the establishment of urban uses
on rural lands). If « conclusion that land is irrevocably committed to wrban levels of
development is supported, the four factors in Goal 2 and OAR 660-004-0020(2) need not
be addressed.

Finding: Subject property does not have urban levels of development; an exception
was {aken by Coos County at the time of acknowledgment to designate Subject
Property as rural residential, The existing exception continues to apply to Subject
Property.

A decision that land has been built upon at urban densities or irrevocably conumitied to an
urban level of development depends on nature and extent of the areas found (o be
irrevocably connmnitted 1o urban levels of development shall be clearly set forth in the
Justification for the exception. The area proposed as land that is built upon at wrban
densities or irrevocably commitied to an urban level of development must be shown on a
map or otherwise described and keyed to the appropriate findings of faci.

Finding: Subject Property is within an irrevocably committed lands exception which
will be explained further in this document. It is not at urban densities and not
irrevocably committed to urban levels of development. Subject Property is adjacent
to RR-2 properties located directly to thie north. The maps show developed RR-2 pre-
existing lots located to the north and northwest of Subject Property, scveral being
less than two acres in size. Adjacent lands are not irrevocably committed to urban
development within the Coos County Comprehensive Plan description.

See acknowledged Rural Residentinl Exception Area 38 Map, Description and
Context from the Coos County Comprchensive Plan, Exhibit L.

a. Size and extent of commercial and industrial uses.

Finding: Tourism plays a significant role in the local and regional economy.
Subject Property is in close proximity to Bandon Dunes Golf Resort, Oregon
State Parks, Oregon Coast beaches, and hiking and biking activities at
Whiskey Run. Such attractions provide an opportunity for residents who can
live in closc proximity where housing is available. There is a history of mining
at Whiskey Run and the Pioncer and Eagle mines along Seven Devils Road.
The Eagle minc is a resource for sand and gravel. Industrial Forest on County
and private Jands and small tract forest lands exist within this area. Some
County lands arc used for hiking and biking trails; Bandon Dunes draws
visitors from around the rcgion, the State, and the world. Forest production,

8
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agriculture and tourism all contribute to the economy. There are no adjacent
commercial or industrial uses. Rural Residential Exception Area 38 includes
no comniercial or industrial uses, and the zoning does not permit such uscs.

Location, number and density of residential dhwellings.

Finding: As previously discusscd, the property is loeated in a pre-existing
yural residential area. Subject Property is surrounded by raral residential
zoning on all sides, except for property to the east which is zoned Forest (F).
In the 750-foot notice area, there are currently thirty-two properties and
twenty-eight of them are designated as residential. The remaining four
currently have a forest designation. Twenty-four out the thirty-twe properties
currently have single family dwellings; onc out of the four loeated in the forest
zoned area to the east (Manning Family Trust, 24.28 acres, Tax 1D 763641). In
addition, approximately 1,200 feet to the southwest is a pre-existing fifty-six
lot subdivision. Al lots are currently one-acre in size, despite the rzoning
designation dictating a two-acre minimum. This subdivision is pre-existing
and non-conforming to its minimum parcel size and was platted prior {o Coos
County’s current Development code adoption. It further illustrates the
historieal residential nature of the area and the intensity of density within
Rural Residential Exception Area 38,

Ste Chart of Forest Uses/Forest Zoned Lands within 750-foot Study Area
providing acreage of small tract forest lands adjacent to the east of Subject
Property, along with Assessor information about uscs, Exhibit J.

Location of wban levels of facilities and services, including af least public water,
and sewer facilities.

Finding: Rural Residential Exception Area 38 including Subject Property is
not located within an urban growth boundary or urban unincorporated area.
1t is not a rural ecnter. Urban services and amenities including public water
and sewer are not available. Subjeet Property, in addition to ali other
properties in the arca will be expeeted to ufilize onsite septic systems for
sanitation systems approved by DEQ, and wells for domestic wafter that meet
quality testing aspects of the Oregon Water Resonrces Department. Proximity
to transportation corridors, employment opportunities, recreation trails, and
beaches provide positive amenities in proximity to future housing where
increased density is proposed. Urban levels and fypes of facilities and scrvices
do not exist within Rural Residential Exception Area 38.

Parcel sizes and ownership patterns.

Finding: Parcels within the 750-study area range from .45 acres to 37.33 acres
in size. Directly to the north of the Subject Property is a pattern of properties

G
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zoned Rural Residential, RR-2, but currently only cight lots meet the
minimum parcel size; the rest are approximately one aere in size. There are
sixteen properties within the study area that are currently zoned Rural
Residential, RR-5. Only six arc five acres or above in size but the remaining
ten are below the five-aere minimum parcel size.

There are fourtecen properties within the study area that are zoned Rural
Residential RR-2; of those, five are below the two-acre size while the
remaining nine are two acres or above, None of the properties that are zoned
in this capacity are above four acres in size. These patterns clearly add
relevance to a highly development residential area. The lot size analysis also
gives credence to this request for increased density of Subject Property, which
is larger than other properties within Rural Residential Exception Area 38.

Out of the thirty-fwo properties located in the study area there are two
properties that are larger (Davidson, Assessor’s Deseription T278, R14W,
Sce. 28, TL’s 200 and 300). The Davidson properties are not within the area of
Rural Residential Exception Area 38. Further information about these
particular properties is provided in Exhibit J.

See Acrial of Subject Property and Adjacent Properties, Exhibit F.
See Rural Residential Exception Area 38 Map, Description, and Context
Exhibit I.

EXCEPTION TO GOAL 14

Exception arcas zoned for rural residential use through committed arca exceptions arc subject to
specific rules depending upon whether there are urban or rural uses within the exception area.
Goal 14 limits urban development outside urban growth boundarics. Goal 14 specifies the level of
development a counly may permit before an area is urbanized. Within the cxception area, the
level of development is regulated by the minimum parcel size for creation of new parcels and
limiting parcels fo one dwelling.

For exception areas that existed before the rule went into effect (October 4, 2000), the smallest
minimum parcel size allowed by rule is whatever the county already allowed as long as it is (wo
acres or larger. In this particular case, the Applicant is proposing two-acre minimum lot sizes.
Counties are prohibited from allowing the creation of new parcels smaller than two acres in rural
residential areas outside urban growth boundaries.

I new exception arcas, the minimum parcel size now must be at least 10 acres, with allowance
for clustering. This only applics (o the creation of new parcels; existing parcels arc allowed one
dwelling regardless of size. While the rule for rural residential zoning. OAR 660-004-0040,
establishes that, for residential zoning, "rural use” means one dwelling per 10 acres, the proposed
use is within an exception area that alrcady exists; no new exception arca is proposed. Exceptions
that are applicable are outlined with findings within this section.

10
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660-004-0040
Application of Goal 14 to Rural Residentiol Areas

(7) After October 4, 2000, « local government's requirements _for minimum lot or parcel sizes in
rural residential areas shall not be amended 1o allow a smaller mininm for any individual lot or
parcel without taking an exception to Goal 14 pursuant 10 OAR chapter 660, division 14, and
applicable requirements of this division.

Finding: The criteria and findings within this section provide the Goal 14 exception pursuant to
OAR 660, division 14 and applicable requirements.

OAR 666-004-0018
Plunning and Zoning for Exception Areas

1. Purpose. This rule explains the requirements for adoption of plan and zone designations for
exceplions. Exceptions to one goal or a portion of one goal do not relieve Jurisdiction from
remaining goal requirements and do not authorize uses, densities, public facilities and services,
or activities other than those recognized or justified by the applicable exception. Physically
developed or irrevocably committed exceptions under QAR 660-004-0025 and 660-004-0028 and
660-014-0030 are intended 1o recognize and allow continuation of existing {ypes of development
in the exception area. Adoption of plan and zoning provisions that would allow changes in
existing types of uses, densities, or services requires the application of the standards outlined in
this rufe.

Finding: The rezoning proposal is for the purpose of amending a zone designation for rural
residential density within the existing Rural Residential Exception Area 38. The application
is necessary to permit a more intense rural residential zoning designation, but the proposed
new zone to be applied is already included within the original Rural Residential Exception
Area 38. The original housing exception did not include recognition or authorization for
public facilitics and scrvices. No public facilities and services or additional activities other
than those recognized and justificd by the original exception are proposed as part of this
application.

The original exception was an irrevoeably committed exception under 660-004-0025, 600-
004-0028, and 660-014-0030 intended to recognize and allow continuation of rural
residential development within the exception area, The proposal is to amend and adopt the
density of the Subject Property by applying the standards outlined within OAR 660-004-
0018. -

2. For "physically developed” and "irrevocably committed” exceptions to goals, residential plan
and zone designations shall authorize a single numeric minimum lot size and all plan and zone
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designations shall limit uses, density, and public facilities and services to those that safisfy (@) or
(b) or (¢) and, if applicable, (d):

Finding: The original exception is for “irrevocably committed” residential lands. The
original zone designation did not authorize a single numeric minimum lot size. It is
appropriate to amend the exception at this time to comply with the current requirements
and authorize “a single numeric minimum lot size that includes Subject Property in the
same zone as the bulk of the properties within Exception Area 38.

(a) That are the same as the existing land uses on the exception site;

Finding: There are no community public facilitics and services for water or wastewater
within the exception area. Other public facilitics and utilities such as fire, roads, and
clectricity are available within the exception area, These will be discussed elsewhere within
this document. The proposed amendments will provide the same services to the Subjeet
Property that currently exist within the Exception 38 area.

(b) That meet the following requirements:

(A) The rural uses, density, and public facilities and services will maintain the land as "Rural
Land” as defined by the goals, und are consistent with all other upplicable goal requirements.

Finding: The level of development is regulated by the minimum parcel size for the ereation
of new parcels and by limifing pareels to one dwelling. The rule for ruxral residential
zoning, OAR 660-004-0040, establishes that, for residential zoning, "rural use” means one
dwelling per 10 acres.

OAR 660-004-0040, Application of Goal 14 to Rural Residential Areas (2):

(d) “Mirimum lot size” means the minimum area for any new lot or parcel that is to be
created in a rural residential area.

() “Rural residential areas” means lands that are not within an urban growth boundary,
that are planned and zoned primarily for residential uses, and for which an exception (o
Goal 3 “Agricultural Lands”, Goal 4 “Forest Lands”, or both has been tetken.

(2) “Rural residential zone currently in effect” means a zone applied to a rural residential
area that was in effect on October 4, 2000, and acknowledged to comply with statewide
planning gouls.

Finding: The rural residential zone on Subjeet Property is currently in effect because the
zone was applied to the rural residential area prior to October 4, 2000, under an exception
to Goal 4 “Forest Lands.” Volume I Part 3 of the Coos County Comprehensive Plan

includes the names of the Coos County Board of Commissioners dated March 1985, when
the Plan was approved by Coos County.

12
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OAR 660-004-0040, Application of Goal 14 to Rural Residential Areas

(5) The rural residential areas described in subsection (2)(f) of this rule are “rural
lands”. Division and development of such lunds are subject to Goal 14, which prohibits
wrban use of rural lands.

Finding: Subject property is within the definition provided above, in OAR 660-004-0040 (f)
“Rural residential areas.” In addifion, Subjeet Property is within the definition above in
OAR 660-004-0040 (g) “Rural residential Iands currently in effect.” No urban use of rural
lands is proposcd. FThe application complies with Goal 14, which prohibits urban use of
rural lands.

(B) The rural uses, density, and public fucilitics and services will not commit adjacent or nearby
resource land to uses not allowed by the applicable goal as described in OAR 660-004-0028; and

Finding: Subject properly is accessed via Scven Devils Road which has a functional
classification of a minor collector in the CCZLDO. These roads are required to have a 60
foot right of way width. Seven Devils Road currently has a 60 foot right of way width where
it fronts the Subject Property and will not require additional right of way to accommodate a
potential of four additional lots. Subject Property’s uses will be consistent with other rural
residential development land in the arca that have onsite sanitation and wells.

(C) The rural uses, density, and public facilities and services are compatible with adjacent or
nearby resource uses;

Finding: The proposed rural uses, density, public facilities and services of the proposed
zoning are compatible with the requirements. Compatibility with adjacent and nearby
resources was nddressed at the time that Rural Residential Exception Arca 38 was adopted
by the Coos County Board of Commissioners and acknowledged by DLCD (now LCDC).
The language of the Coos County Comprehensive Plan confirms compatibility with adjacent
or nearby resource use. In addition, analysis of adjacent resource use is provided within this
document. Such analysis and findings are included within the Goal 4 Forestry findings of
this document,

OAR 660-014-0040
Establishment of New Urban Development on Undeveloped Rural Lands

(1) As used in this rule, "undeveloped rural land" includes all land outside of acknowledged
urban growth boundaries except for rural areas commitied to urban development. This definition
includes all resource and nonresource lands outside of urban growth boundaries. It also includes
those lands subject to built and commiited exceptions to Goals 3 or 4 but not developed at urban
density or committed to urban level development.

13
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Finding: This rule applies to “Undeveloped Rurai Lands” where such lands include lands
subject to built and committed exeeptions to Goals 3 or 4, but not developed at urban
density or committed to urban level development. Subject Property is within a rural kands
exception, but not developed at urban density or committed to urban level development.

(2) A county can justify an exception to Goal 14 to allow estublishnent of new urbun
development on undeveloped rural land. Reasons that can justify why the policies in Goals 3, 4,
11 and 14 should not apply can include but are not limited to findings that an wrban population
and urban levels of facilities and services are necessary 10 suppor! an economic activity that is
dependent upon an adjacent or nearby natural resotrce.

Finding: There is no proposal for urban levels of facilities and services.
(3) To approve an exception under section (2) of this rule, a county must also show:!

(@) That Goal 2, Part 1l (¢)(1) and (c)(2) are mei by showing that the proposed wrban
development cannot be reasonably accommodated in or through expansion of existing urban
growth boundaries or by intensification of development in existing rural communities,

(b) That Goal 2, Part II (c}(3) is met by showing that the long-terin envirommental, economic,
social and energy consequences resulting from urban development at the proposed site with
measures designed (o reduce adverse impacts are not significantly more adverse than would
typically result from the same proposal being located on other undeveloped rural lands,
considering.

(A) Whether the amount of land included within the boundaries of the proposed urban
development is appropriate, and

(B) Whether urban development is limited by the air, water, energy and land resources at or
available to the proposed site, and whether urban development at the proposed site will adversely
affect the air, waiter, energy and land resources of the surrounding area.

(c) That Goal 2, Part 1I (c)(4) is met by showing that the proposed urban uses are compatible
with adjacent uses or will be so rendered through measures designed (o reduce adverse impacts

considering:

(A) Whether urban development at the proposed site detracts from the ability of existing cities and
service districts to provide services; and

(B) Whether the potential for continued resource management of land at present levels
surrounding and nearby the site proposed for urban development is assured.

(d) That an appropriate level of public facilities and services are likely to be provided in a timely
and efficient manner; and
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(¢) That estublishment of an urban growth bowndary for a newly incorporated city or
establishment of new wban development on undeveloped rural land is coordinated with
comprehensive plans of affected jurisdictions and consistent with plans that control the area
praoposed for nevw urban development.

(4) Counties are not required to justify an exception 10 Goal 14 in order to authorize industrial
development, and accessory uses subordinate to the industrial development, in buildings of any
size and fype, in exception areas that were planned and zoned for industrial use on Janueay 1,
2004, subject to the territorial limits and other requirements of ORS 197.713 and 197.714.

Finding: The eriteria included in OAR 660-014-0040 can be used to justify an exception to
Goal 14 to allow establishment of new urban development on undeveloped rural land, but
this is not what the Applicant is proposing. The intent is to obtain 2 rezone that is consistent
with cstablished zoning densities within the cxisting Exception Area 38. There is no proposal
for urban levels of facilities and services, and no pursuit of a new exception. The Applicant
understands that rural services such as septic systems and wells will be necessary when
Subject Property is partitioned or subdivided. Urban levels of facilities and services are not
needed; there is no proposal for economic activity that is dependent upon an adjacent or
nearby natural resource,

OAR 660-004-0040
Application of Goal 14 to Ruraf Residential Areas

(1) The purpose of this rule is to specify how Goal 14 “Urbanization” applies to rural lands in
acknowledged exception areas planned for residential uses.

Finding: Subject Property and properties lying to the south, north and west arec made up of
rural lands that exist as an acknowledged exception area planned for residential use.

(2) For purposes of this rule, the definitions in ORS 197.015, the Statewide Planning Gouls and
OAR 660-004-0005 shall apply. In addition, the following definitions shall apply:

(d) “Minimum lot size” means the minimum area for any new lot or parcel that is to be created in
a rural residential area.

Finding: This a’pp!icati(m is for zoning and Comprehensive map amendment fo establish a
minimum lot size for Subjeet Property which is the same as adjacent properties that already
lic within Rural Residential Exception Area 38. The lots within the exception arca include
both 2-acre lofs and S-acre lots. Subject Property is currently a S-acre lot, but analysis
presented previously in this document shows that S-acre lots are not consistent with the
majority of the propertics within the exception area.

(0 “Rural residential areas” means lands that are not within an urban growth boundary, that are
planned and zoned primarily for residential uses, and for which an exception to Goal 3
“Agricultural Lands", Goal 4 “Forest Lands", or both has been taken.
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(2) “Rural residential zone currently in effect” means a zone applied to « rural residential area
that was in effect on October 4, 2000, and acknowledged to comply with the statewide planning
goals.

Finding: Subject Property is pianned and zoned primarily for rural residential uses. It is
not within an urban growth boundary. It is an exception to Goal 3 *Agricultural Lands”, or
Goal 4 “Forest Lands” (or both) taken and acknowledged for compliance by the Land
Conservation and Development Commission (now DLCD) along with other Coos County’s
planning documents. These planning documents continue to serve as the basis of Coos
County planning and zoning. The rural residential zone was in effect prior to October 4,
2000.

(3)(a) This rule applies to rural residential areas.

(b) Sections (1) to (9) of this rule do not apply to the creation of a lot or parcel, or o the
development or use of one single-family dwelling on such lot or parcel, where the application for
partition or subdivision was filed with the local government and deemed to be complete in
accordance with ORS 215.427(3) before October 4, 2000,

Finding: This section of the OAR is applicable to the rursl residential area exception that
includes Subject Property. There is no creation of a lot ox parcel or development of a single-
family dwelling where the application for a partition or subdivision was filed with Coos
County and deemed to be complete in accordance with ORS 215.427(3) before October 4,
2000.

(c) This rule does not apply to types of land listed in (A) through (1} of this subsection:

(A) Land inside an acknowledged urban growth boundary;

(B) Land inside an acknowledged unincorporated community boundary established pursuant to
OAR chapter 660, division 22;

(C) Land in an acknowledged urban reserve area established pursuant to OAR chapter 660,
divisions 21 or 27;

(D) Land in an acknowledged destination resort established pursuant to applicable land use
statutes and goals;

Finding: Subject Property is nof: (A) Land inside an acknowledged urban growth
boundary; (B) Land inside an acknowledged unincorporated community boundary
established pursuant to OAR chapter 660, division 22; (C) Land in an acknowledged urban
reserve area established pursuant to OAR chapter 660; (D) Land in an acknowledged
destination resort established pursuant to applicable land use statutes and goals.
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(I5) Resource land, as defined in OAR 660-004-0005(2);

OAR 660-004-0050(2) "Resource Land” is land subject to one or more of the statewide goals
listed in OAR 660-004-0010(1)(a) through (g) except subsections (c) and (d).

Finding:

OAR 660-004-0010(1)(b) provides for Goal 4 “Forest Lands” exeeptions which have
been applied to Subject Property.

OAR 660-004-0010 Application of the Goal 2 Exception Process to Certain Goals,
addressces the following:

(¢) Goal 11 "Public Facilities and Services" as provided in OAR 660-01 1-0060(9);

OAR 660-011-0060(9) addresses sewer service to rural lands and requires an
exception to Goal 11 for establishment of such service. There is no request to connect
to an existing sewer linc,

Goal 11 “Public Facilities and Services as provided in OAR 660-011-0060(9) is not
applicable.

(d) Goal 14 "Urbanization” as provided for in the applicable paragraph (D(c)(4). (B), (C)
or (D) of this rufe:

Findings within this scction already address Goal 14 “Urbanization as provided for
in the applicable paragraph (1) ( €) (A), (B), (C) or (D) of this rule. The sections
addressed within (d) Goal 14 “Urbanization” above are not applicable to Subject
Property.

(G) Marginal land, as defined in former ORS 197.247 (1991 Edition); or
(I1) Land plunned and zoned primarily for rural industrial, commercial, or public use.

Finding: Subject Property does not include (G) Marginal land, as defined in former ORS
197.247 (1991 Edition); or (H) Land planned and zoned primarily for rural industrial,
commercial, or public use.

(4)(a) Sections (1), (3)-(9) and (13) of this rule took effect on October 4, 2000.

(b) Some rural residential areas have been reviewed for compliance with Goal 14 and
acknowledged 1o comply with that goal by the department or commission in a periodic review,
acknowledgment, or posi-acknowledgment plan amendment proceeding that occurred after the
Oregon Supreme Court’s 1986 ruling in 1000 Friends of Oregon v. LCDC, 301 Or 447 (Curry
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County), and before October 4, 2000, Nothing in this rule shall be construed to require a local
government o amend its acknowledged comprehensive plan or land use regulations for those
rural residential areas already acknowledged to comply with Goal 14 in such a proceeding.
However, if such a local govermment later amends its plan's provisions or land use regulations
that apply to any rural residential area, it shall do so in accordance with this rule,

(5) The rural residential areas described in subsection (2)(f} of this rule are “rural lands”.
Division and development of such lands are subject to Goal 14, which prohibits wban use of
rural lands.

Finding: Subject Property has not been acknowledged to comply with Goal 14 by DLCD
through periodic review or post-acknowledgment plan amendment proceedings. Subject
property is rural Iand described in subsection (2)(f) of this rule, There is no proposal to
develop urban use or utilize urban services. Findings confirming this statement are included
within this section,

(G)(a) A rural residential zone in effect on October 4, 2000 shall be deemed to comply with Goal '
14 if that zone requires any new lot or parcel to have an area of at least two acres, except as
required by section (8) of this rule.

Finding: Subject Property will comply with Goal 14 through the proposed rezoning that will
permit lots with a minimum density of two acres. Section (8) of this rule will be addressed
with findings as we proceed through the requirements of OAR 660-004-0040 Application of
Goal 14 to Rural Residential Arcas in Section (8) which follows.

(b) A rural residential zone does not comply with Goal 14 if that zone allows the creation of any
new lots or pargels smaller than two acres. For such a zone, a focal govermment must cither
amend the zone's minimum lot and parcel size provisions fo require a minimum of at least two
acres or take an exceplion to Goal 14. Until a local government amends its land use regulations
1o comply with this subsection, any new lot or parcel created in such a zone must have an area of
af least two acres.

Finding: Subject Property is within a rural residential zone which does not permit lots or
parcels smaller than two acres. The proposed rezone is to apply a 2-aere minimum lot size
that currently is included on parcels within the existing exception area. The proposal
complics with Goal 14 regarding lot and parcel size.

(7) After October 4, 2000, a local government's requirements for minimum lot or parcel sizes in
rural residential areus shall not be amended to allow a smaller minimum for any individual lot or
parcel without taking an exception to Goal 14 pursuant to OAR chapter 660, division 14, and
applicable requirements of this division.

Finding: There is a proposal to amend the minimum lot or parcel size by confirming the
exeeption that currently exists and how if applies to Subject Property and adjacent
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property. This application addresses the eriteria of a Goal 14 exception pursuant to OAR,
division 14 and applicable requirements.

(8)(a) The creation of any new lot or parcel smaller than two acres in a rural residential area
shall be considered an urban use. Such a lot or parcel may be created only if an exception to
Goal 14 is taken. This subsection shall not be construed to imply that creation of new lols or
parcels two acres or larger always complies with Goal 14. The question of whether the creation
of such lots or parcels complies with Goal 14 depends upon compliance with all provisions of this
rule.

Finding: There is no proposal for a lot or parcel smaller than two acres; there is no
proposed urban use. The Applicant has ineluded findings of compliance for all of the
provisions of this rule.

(b} Each local government must specify a minimum lot size for each ruwral residential area.
Finding: Rural Residential Exception Area 38 includes minimum ot sizes of both 5 and 2
acres. The Exception was acknowledged by LCDC (now DLCD).

(c) If, on October 4, 2000, « local government’s land use regulations specify a minimuni lot size of
two acres or more, the area of any new lot or parcel shall equal or exceed the minimum lot size
that is already in effect.

(d) If, on October 4, 2000, a local government's land use regulations specify a mininum lot size
smaller than o acres, the area of any new lot or parcel created shall equal or exceed two acres.

Finding: There is no minimum lot size smaller than 2 acres, and no proposal for such
density, although there are already a number of lots smaller than 2 acres within the
exception area. The Coos County Comprehensive Plan provides the language and map for
Rural Residential Exception Arca 38, which does not allow the ercation of any new lots or
parcels smaller than two acrcs. The proposed rezone and Comprehensive Plan amp
amendments are to change a parcel from RR-5 to RR-2 zoning which will provide a 2-acre
acre minimum lot size. Rural Residential Exception Area 38 and the proposed rezoning
comply with Goal 14. No urban usc is proposed. The Applicant intends to comply with ali
the provisions of the rule. The findings explaining such compliance arc included herein.
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PART I1I: STATEWIDE PLANNING GOALS —~ COOS COUNTY COMPREHIENSIVE
PLAN

The Coos County Comprehensive is acknowledged to comply with Oregon’s Statewide Planning
Goals. A proposal to amend the Comprehensive Plan and Zone must comply with all applicable
Statewide Planning Goals except where an exceplion to one or more of the goals is justified. There is
no exceplion being proposed as part of this application, but there are findings to confirm the existing
acknowledged Rural Residential Exception 38 as it applies to Subject Property. The Applicant and
Coos County must make findings that Applicant’s proposal complies with cach of the relevant goals.
The following information regarding the Statewide Planning Goals with references to Coos County
Comprehensive Plan language show how this request complies.

Goal No. 1 - Citizen Involvement
To ensure the opportunity for citizen involvement in all phases of the planning process.

Finding: Coos County will provide written notice of the requested plan amendment and zone
change 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 5.0.908. 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. Coos County utilizes citizen committees and workshops where
stakeholders are invited when they initiate amendments to the Comprehensive Plan and the
CCLDZO. The requested plan amendment and Zone change are being processed in a manner
and context that assuves full compliance with Statewide Goal No. 1.

Goal No. 2 - Land Use Plunning
To establish a land use planning process and policy framework as a basis for all decisions and
actions related 1o the use of land and to assure an adequate factual base for such decisions and
actions.

Finding: 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 is evaluated in the light of
relevant Findings of Fact. The County’s ultimate decision in this matter will be based on how
those relevant findings address loeal and State criteria. As was noted in the introduction
section of this document the proposed Plan Amendment and Zone Change involve the
conversion of 13.60 acres of land from RR-5 to RR-2 residential use designation. The area
proposed for amendment is already rural residential land. However, the Subject Property is
not in a rural community. The proposed Plan Amendment and Zone Change must conform
to the existing exception and include findings of compliance with Statewide Planning Goal
14, which was nof required of Rural Residential Exception 38 at the time of
acknowledgment of Rural Residential Exception Area 38.
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The requested Comprehensive Plan Amendment and Zone Change are being cvaluated in a
manner that assures full complianee 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 agricudtural
products, forest and open space and with the state's agricultural land use policy expressed in
ORS 215.243 and 215.700.

Finding: The land proposed for amendment js currently designated with Rural Residential
(RR-5) zoning by the Cous County Comprehensive Plan through Rural Residential Exception
38 and is therefore not protected as a Goal 3 resource. This finding is validated by the fact that
the site has heen determined to be non-resource land suitable for rural residential
development. It is included within the County inventory of rural residential lands as evidenced
by the Coos County Comprehensive Plan and confirmed within this finding. The proposed
Plan Amendment and zone change do not conflict with Statewide Goal No. 3. On the basis of
these findings, Subject Property is not farmland as defined by Goal 3.

Goal No. 4 - Forest Lands
To preserve forest lands for forest use.

Finding: The land proposed for amendment is currently designated Rural Residential (RR-
5) zoning by the Coos County Comprehensive Plan and is thercfore not protected as a Goal
4 resource. This finding is validated by the fact that the site has been determined to be non-
resource kand suitable for rural residential usc and subscquently included within the County
inventory of rural residential lands site as evidenced by the Coos County Comprehensive
Plan,

The Coos County Comprehensive Plan, Volume 1, Part 3, provides the following
justification statements to support the “Irrevocably Committed” Areas Exception with
justifications for rural housing where there is adjacent forestry within Exception Area 38,
Subject Property is within this excepiion area and adjacent analysis of adjacent forest Jands
have been provided previously within this document,

Sce Rural Residential Exception Area 38, Map, Deseription and Context, Exhibit L

Coos County Comprehensive Plan, Volume 1, Part 3
5. Rural Housing Exception

35.6.2: Coos County’s “suitability rating system ™, [sic] a unique method for analyzing and
measuring constrains on development and opportunities for development (based on
requirements of LCDC Goals #3, #4. #3, #7, #11, #12, #13  and #17) provides a
convenient and almost site specific means for ranking candidate exception sites by extent
of compatibility: aund long-term consequences, The suitability rating system compares
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individua! analysis cells” according to 17 different weighted criteria, and then helps
select those sites with the highest scores. Those sitex having stronger impacls on «
protecied resource or more adverse conseguences as regudated by a particular goul are
thus the feast likelv sites of being selected for rural residential uses.

3.7 Conclusion: The proposed uses are compatible with other adjacent uses or will be so
rendered through measures designed o reduce adverse impucts.

(iii) Forest practices in small woodlor areas are not expected to include burning and
herbicide use, which will reduce conflicts between residentiad and small woodlor uses.

Finding: The Coos County Comprehensive Plan language responds to Goal 4 yequirements
in organizing Rural Residential Exception Area 38. Such housing cxception analysis is
applicable today where there is adjacent forest zoning and small tract forest Fand uses to the
cast of Subject Property. Exhibit I with the map and description that was approved were
acknowledged based upon the analysis that is addressed in the Comprehensive Plan. The
exception refers to rural residential areas and adjacent forest lands, stafing that small tracts
of forest Iand require only infrequent management activity, produce little income, and do
not permit the type of practice which involves economics of scale.  Conditions and
justifieation utitized for the rural housing exception at the time of acknowledgement
continue to be relevant today where there are forest zoned lands fo the east, These are not
major tracts utilized for commercial or industrial forestry. Further analysis is included
within this document,

On the basis of these findings, Subjcct Property is not forestland as defined by Goal 4,
Adjacent forest land is addressed within another section of this document, which provides site
specific findings from Rural Residential Exception 38 that was approved when the Coos
County Comprchensive Plan was acknowledged. Exception 38 and the text of the findings
document describe the situation that continues to exist today regarding adjacent forest
designated land to the east of Subject Property. Such forest land is deemed to be small tract
forest use as described in the Assessor’s summary sheet, This is not commercial industrial
forest use. The 2-acre lot minimum density that will permit up to four additional homesites,
provided that wells and septic systems can be permitted by State agencies, will not affeet
harvesting that takes place with adjacent small tract forest use. The propoescd Plan
Amendment and Zone Change do not conflict with Statewide Goal No, 4.

Goal No. 5 - Open Space, Scenic and Historic Areas, and Natural Resources
To conserve open space and protect natural and scenic resources.

Finding: 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 significanee of resources is determined, and if an identified resouree appears to be
significant, further cvaluation is required. Such evaluation may lead to alternative courses
of action, including fully protecting the identified resource.
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Goal 5 addresses the following resources:
i. Open space.
. Mineral and aggregate resoutces.
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.
. Wilderaess arcas.
. Historic areas, sites, struetures and objects.
10. Cultural areas.
11. Oregon reereational trails.
12.  Wild and scenie waterways.

-

il AN i

Finding: All of Coos County, including Applicant’s property, has previously been subjected
to extensive surveys and analysis intended to inventory and evaluate the Goal 5 resources
listed above. These inventories, which are incorporated into the Coos County
Comprchensive Plan, have previously received acknowledgment of compliance with
Statewide Goal 5. Nevertheless, the Applicant has conducted an independent evaluation of
the potential impact of the proposed plan amendment 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 central area of Coos
County and coniains 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. Conversion of the site from its present 5-
acre rural residential designation to a 2-acre rural residential designation 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 previousiy been
identified by either the Coos County Comprehensive Plan as being needed or desirable for
open space.

2. Mincral and Aggregate Resources
No mineral or aggregate resources requiring Goal 5 protection have been identificd on or in
the vicinity of the subject site.

3. Encrgy Sources

Goal 5 cnergy resources refers to sites and resources for the generation of cnergy (i.c.
natural gas, oil, coal, hydroelectri¢, 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 Arcas and Habitat
The Subject Property is not traversed by any existing creak or stream (riparian vegetation),
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which has been classifiecd by the Oregon Department of Fish and Wildlife (ODFW) as a
“fish-bearing sfream”.

5. Ecologically and Scientifically Significant Natural Arcas
No identified ecologically or scientifically significant natural arcas are present on or in the
vicinity of the subject site.

6. Outstanding Scenic Views and Sites

No identified scenic views or sites exist on 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, watersheds or identified groundwater
resources. Groundwater drawdown is minimized because of the large amount of incoming
water, the redircetion of runoff and used water into the aquifer through cngineercd
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 fo meet the Army Corps of Engineers' and the Oregon
Pivision of State Lands' definition of wetland, three clements must be present: 1) water, 2)
hydric soils, and 3) wetland vegetation. Coos County has published a Significant Wetland
Inventory, which shows that no significant wetlands have been identified on the Subject
Property or on adjacent property. In addition, the U. S. Fish and Wildlife Scrvice has
completed mapping of wetlands in Coos County under the National Wetlands Inventory
(NWI) program. The NWI mapping indicates that there are no areas of mapped wetlands
on Subject Property. A copy of the NWI map is included in this document. The Federal
Flood Insurance Rate Map for the area shows that the elevation of the property puts it well
above the flood plain of any arca streams.

8. Wilderness Areas
The subject site is not within, adjacent to, or part of, a designated wilderness arca.

9, Historic Arcas, Sites, Struetures, 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.
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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 Subject
Property.

Based on the foregoing findings, there is no Goal 5 resource present requiring preservation
action. The requested pian amendment and zone change will not conflict with any identified
Goal 5 resources. Subject Property has not been included in any inventory of needed open
space or sccnrie areas, nor has it been identified in the Comprehensive Plan as having any
historie, cultural or significant natural resocurces which need to be preserved and/for
protected.

Goual No. 6 - Air, Water and Land Resources Quality
To maintain and improve the quality of the air, water and land resowrces of the stale.

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

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 plan amendment
and zone change will not adversely impact the carrying eapacity 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, hoth 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
plan amendment and zone change have 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 profect life and property from natural disasters and hazards.

Finding: Subject Property has not been identificd as being within any identified floodplain
arca. ‘The clevation of the site puts it well above the flood plain and any danger of flooding
from local erecks and rivers.

Subject property is generally flat to rolling and contains no steep slopes that might otherwise
create concern about the geologic stability of the site. Subject Property is not inconsistent with
the precedent ocated in the surrounding areas as it relates to terrain. There is no landslide
susceptibility based on soil composition or geological hazard.
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Goul No. 8 - Recreational Needs
To satisfy the recreational needs of the citizens of the state.

Finding: Recreational needs for the general public have been provided for on numerous
sites in the coastal area in the vicinity of 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 Subject Property on any inventory for recreational

facilities or opportunities. 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 staie.

Finding: The Statewide Economic Devclopment Goal requires that loeal 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 contmercial uses consistent with plan policies”. Goal 9is
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 plan amendment and zone change do not involve, or otherwise impact, the
County’s inventory of lands nceded for cconomic development. The amendment and zone
change will not conflict with the Statewide Economie Development Goal.

Goal No. 10— Housing
To provide for the housing needs of the citizens of the state.

Finding: 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 acknowledged Coos County Comprehensive Plan provides policies for housing to comply
with Statewide Planning Goal No 10. The following are applicable:

Coos County Comprehensive Plan, Volume I, Part 1
5.17 HOUSING ISSUES

Coos County strongly desires to protects its valuable farm and forest lands, yet the County has
conclusively established a legitimate need for acreage homesites.
v What can the County do to achieve both objectives?
v Local citizens have expressed the concern that plans should provide for differeint
types and densities of housing in a variety of urban and rural locations.
v What ean the County do 1o respond (o its citizens’ concerns?
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GOAL: Coos County shall provide for the housing needs of its residents.

PLAN IMPLEMENTATION STRATEGIES
1. Coos County shall provide zoning for adeguate buildable lands and shall encowrage the
availability of adequate numbers of housing wnits for future housing needs at price ranges

and rent levels, which are commensurate with the financial capabilities of Coos Connty
households.

2. Coos County shall encourage the availability of a wide variety of housing locations in wrban
and rural areas. For urban and wrbanizable areas, this strategy shall be implemented

through urban growth management agreements and appropriate coordinated land use
designations. For rural areas this strategy shall be implemented through appropriate land

use designations for acreage homesites as selected and justified in the County's rural

housing exception.

Finding: In compliance with the criteria of applicable laws, Oregon Statewide Planning
Goals, and the CCZLDO, Subject Property has been recognized as nonresource land by its
zonring designation of rural residential through Rural Residential Area Exception 38.
Statewide Planning Goal 10 addresses housing, and the Coos County Comprehensive Plan,
Volume 1, Part 1 includes strategies for housing that are acknowledged to be in compliance
with the Statewide Planning Goals. It is appropriate that the housing goals included within
the Coos County Comprehensive Plan and zoning be recognized; OAR 660-004-0040 (8)(b),
application of Goal 14 to rural residential sreas recognizes that rural residential exception
areas shall have a minimum lot size that will not exceed the minimum lot size already in
effect. The proposed rezone will comply with this rule because RR-2 zoning already exists
within the rural residential exception arca. Subjecet Property will continue to provide a rural
housing option consistent with the policy to encourage a variety of housing within Coos
County and anopportunity to contribute to consistent zoning with the property to the north
that is within Coos County’s Rural Residential Arca Exception 38. The application complies
with Goal 10.

Sce Rural Residential zoning within Rural Residential Area Exception 38, Exhibit L.

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.

Finding: Statewide Goal No. 11 concerns the public facilities and services aspecets of amending
the density of zoning on rural residentially zoned land. This requires consideration of public
facilities and services that will be necessary for the density and uses that will be permitted.

Applicant’s property is situated in a rural area where public facilities and services are
reiatively limited, compared with the broad ranges of services that are available in urban
areas. There are no public sanitary sewer systems within the vicinity of Subject Property;
however, the relatively low density of development permitied by the proposed rural
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residential designation and zoning on Subject Property and other surrounding rural
residential properties is expected to accommodate the use of individual subsurface septic
systems subject to standards enforced by the Oregon Department of Environmental
Quality. Therc is no public water service in the vicinity of Subject Property, however, all of
the existing residential propertics in the surrounding area are provided domestic water
services by individual onsite wells or springs. There is no known evidence of groundwater
depletion as a result. Applicant intends to develop an onsite water sources 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 plan amendment and zone change will not adversely impact the
present or future provision of public facilitics and services in the surrounding arca, This
conclusion is based on consideration of the existing public service delivery systems and plans
that are in cffcet within the surrcunding area., The services that are available within Rural
Residential Exception Area 38 include those listed in the table below.

Public Facilities (Existing)

Facilitics & Services 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 Coos Rural Fire Protection District
Schools . Bandon School District

Road Access Seven Devils Road (Minor Collector Road)

Subject Property will be provided with the necessary public and private facilities and services
that can be delivered in an orderly and efficient manner consistent with the purpoese of
Statewide Goal Ne. 11.

Goal No. 12 — Transportation
To provide and encourage a safe, convenient and economic transportation system.

Finding: 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 hnplemented
by the State Transportation Planning Rule {OAR 660, Division 12), OAR 660-12-060(1)
requires that "amendments fo functional plans, acknowledged comprehensive plans, and land
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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
Jucility »,

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 it it:
(a) Changes the functional classification of an existing or planned transporiation facility;
(h) Changes standards implementing a functional clussification systeni;
(c) Allows types or levels of land uses which would result in levels of travel or uccess
which are inconsistent with the fimctional classification of a transportation facility; or
(d} Would reduce the performance standards of the facility below the mininim acceptable
tevel 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 plan
amendment applications:

(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 stundard of the road used for direct access and provide findings that the
proposed amendment will be consistent with the County Transportation System Plan.

Aceess to Subject Property is directly from Seven Devils Road. The functional classifications
of transportation facilities within Coos County, including Seven Devils Road, are identified
in Table 3-3 of the Transpoertation Element of the CCZLDO. Seven Devils Road is classified
as a “Minor Coliector”. The Coos County Transportation System Plan states:

Generally serve lower traffic demands than major collectors. They generally branch off
from highway, arterial or major collector roadways and provide access fo agriculinral,
Jorest, recreational areas, and residential homes. Property access is generally a higher
priovity for minor collectors while through traffic movements are served as a fower
priority.

Estimates of the average number of daily vehicle trips generated by a specific land use can
be obtained from a number of reliable sourees; however, the most commonly referenced
seurce for such data is Trip Generation, published by the Institute of Transportation
Engincers (ITE). Average daily trip generation rates published in the I'TE’s Editien of Trip
Generation are based primarily on ficld 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 gencration rates are often broken down into 24-hour time frames and reported as
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“Average Daily Trips (ADT)”. For most land use activitics, 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-family dwelling, trip gencration rates are
reported as a ratio of 9.5 vehicle trips per day per dwelling unit. Basced on the maximum
potential devclopment density permitted by the requested rural residential change from
five-acre to two acre zoning, Subject Property eould reasonably accommodate a maximum
of four additional single-family dwellings over time. Subject property could thercfore
gencrate up to 38 additional daily trips (ADT) over time.

New developments generating fewer than 300 ADTs are generally considercd to have no
significant impact on local transportation facilitics that serve a development site. Seven Devils
Road is designated as a minor collector road which is constructed and maintained to a
standard sufficient to handle higher volumes of traffic. Current traffic volumes on Seven
Devils Road 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 pian amendment and zone change. Due to the
very low volume of additional traffic associated with the requested amendment, no special
traffic controls er other mitigation measures will be required. Any new residential lots ereated
as a consequence of the proposed plan amendment and zone change will be accessed by a
privately maintained interior road system intersecting with Seven Devils Road on the western

property line. There will also be an emergency access connection at the south end of Subject
Property.

The existing functional street classification that applies and the traffic counts that will be
generated from the four additional residential units that could be added as a result of this
rezone have been addressed. Approval of the Subject Property rezone to 2-acre density will be
consistent with the funetion, c¢apacity and performance standard establish for Seven Devils
Road by Chapter 7 of the CCZLDO. Coos 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 DLCD. There wili be no

conflict with the Coos County Transportation System Plan, Goal 12, or the Transportation
Planning Rule.

Goal No. 13 - Energy Conservation
To conserve energy.

Finding: The statewide energy conservation goal is intended to be applied on both a county-
wide basis through the adoption of loeal energy conservation goals contained within the
Comprehensive Plan, and on a site specifie basis through the implementation of those Plan
policics. Subject Property is located in an identified area dedicated to non-resource use.

Coos County Comprehensive Plan strategies within the CCZLDO, Section 5.2 Energy,
speak to “implementing ordinances to promote the conservation of energy based upon
sound economic prineiples, by considering . .. techniques as incentives:” Coos County will
require their acknowledged development standards that include such incentives. The

30



Richard & Kathleen Randol
Comprehensive Plan Amendment
Zone Change

Supplemental Application Document

Applicants believe that the site itself provides incentives. Proximity of Subject Property fo
employment and recreation options can provide energy savings in daily life of individuals
who work within the vicinity. Subject Property is located in a rural arca with destination
resort activity and employment, and recreation. The proposed plan amendment and zone
change may provide opportunitics for short-distance auto trips to nearby employment for a
few residential Jots at a time when we are all experiencing rising gas prices. Development of
additional density on Subject Property could contribute positive options for a few families to
alleviate some daily automobile travel that contributes negatively to climate change and air
quality. The rezone will not conflict with Statewide Goal No.13.

Goual No. 14 — Urbanization
To provide for an orderly and efficient transition from rural to urban land use.

Finding: Goal No. 14 requires local governments to establish urban growth boundaries that
scparate urban lands from rural lands. The proposed plan amendment and zone change
involve the land that is identified as rural residential land, currently designated RR-5. The
proposal to change to the designation to RR-2 requires an exception to Goal 14. The proposal
does not involve an established urban growth boundary or utilization of urban amenities. This
document includes an entire section of analysis and findings for Goal 14. The proposed change
in density is in compliance with Goal 14.

Goal No. 15 — Willumette River Greenway
To protect, conserve, enhance, and maintain the natural, scenic, historical, agricultural,

economic, and recreational qualities of lands along the Willamette River as the Willamette
River Greenway.

Finding: The Willamette River Greenway goal is not applicable to this application; there is
no Willamette River Greenway in Coos County. Goal 15 does not apply.

Goal No, 16 - Estuarine Resources
To recognize and protect the unigue environmental, economic, and social values of each
estuary and associated wetlands; and to profect, maintain, where appropriate develop,
and where appropriate restore the long-term environnental, economic, and social values,
diversity and benefits of Oregon’s estuaries.

Finding: There are no Estuarine Resources on or adjacent to Subject Property. Goal 16 is
not applicable to this application for proposed amendments,

Goual No. 17 - Coastal Shorelands
To conserve, protect, where appropriate, develop and where appropriate resiore the
resources and benefits of all coastal shorelands, recognizing their value jor protection
and maintenance of water quality, fish and wildlife habitai, waier-dependent nses,
economic resources and recreation and aesthetics. The management of these shoreland
areas shall be compatible with the characteristics of the adjacent coastal waters; and 1o
reduce the hazard to human life and property, and the adverse effects upon water quality
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and fish and wildlife habitat, resulting from the use and enjoyment of Oregon’s coastal
shorelands.

Finding: The Shorelands have been mapped and identified by Coos County. They arc not on
Subject Property, or other propertics within Rural Residential Exception 38 or adjacent
properties. The Shorelands of the Pacific Ocean are within proximity where they can be
enjoyed and valued by any future property owner of Subject Property for their recreational
and aesthetic values.

Goul No. 18: Beaches and Dunes
To conserve, profect, where appropriate develop, and where appropriate restore the
resomrces and benefits of coastal beach and dune areas; and fo reduce the hazerd fo

human life and property from natural or man-made induced actions associated with these
areas.

Finding: There-are no dunc arcas identified on Subjeet Property, within Rural Residential
Exception Arca 38, or on adjacent properties. Coastal beach areas provide recreational and
acsthetic values to Subject Property duc to proximity within the vicinity. Goal 18 does not
apply directly to this application,

Goal No. 19: Ocean Resources
To conserve marine resources and ecological functions for the purpose of providing long-
ferm ecological, economic, and social value and benefits to future generations.

Finding: The ocean resources goal is about respect for the ocean and its functions. While the
Pacific Ocean is an imminent part of the landscape in the vicinity of Subject Property, there
are no dircet requirements that are not already applied through other Statewide Planning
Goals. Goal 19 does not apply directly to this application.

PART IV COMPLIANCE WITH CCZLDO CRITERIA FOR ZONE CHANGES

Section 5.0.900

Scetion 5.0.900 requires plan amendments to be predicated on a demonstration that the
amendment provides a reasonable opportunity to satisfy a local need for a different land use. It is
the policy of the State of Oregon to preserve and maintain designated resource land for farm and
forest use. This policy is also articulated in the Coos County Comprehensive Plan and is
implemented with a variety of land regulations, which discourage or prohibit the establishment of
additional nonresource-related development in rural areas of the County. At the same time, the
Comprehensive Plan also recognizes that there is a public need to provide opportunities for
nonresource-related residential uses in rural areas.

Both statewide planning policy, and local planning regulations, establish standards and
procedures which cnable the County to strike a reasonable balance between the policy of
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preserving [arm and forest land and the recognized need to provide opportunities residential rural
living.

SECTION 5.1.225 DECISIONS OF THE HEARINGS BODY FOR A REZONE:
The Hearings Body shall, after a public hearing on any rezone application, either:

1. Recommend the Board of Commissioners approve the rezoning, only if on the basis of the initiation
or application, investigation and evidence submitted, all the following criteria are SJound to exist:

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

Finding: Section 5.1.215 states that Coos County may zone for appropriate non-farm use |sic]
one or more lots or pareels in the interior of an exclusive farm use zone if the lots or parcels
were physically developed for such non-farm use prior to the cstablishment of the exclusive
farm use zone. There is no evidence that Subject Property was in the interior of an exclusive
farm use zone. However, there was a determination that Subject Property was committed to
rural residential development at the time that the Coos County Compreliensive Plan and zoning
were ncknowledged. 'This application has provided the exception that was organized at that
time, and also confirmed through current exception criteria and findings that the rural
residentinl density proposed is appropriate.

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

Finding: As previously stated, there are thirty-two properties within the notice arca, twenty-
eight are currently zoned Rural Residential - 2/5 Acre, which constitutes 87.5 percent of the
total 750 notice area being residential in nature. Lot sizes range from 45 acres to 37.33
acres. There are four properties that are zoned as forest land, but none of them meet the
minimum-parcel size for forest use, nor is there an existing forested operation faking place.
It is determined that surrounding land use patterns are small tract forest Jand and
residential,

‘There arc four propertics to the northeast, east and southeast that are designated for forest
use and zoned Forested. Only two of them are receiving specinl assessment and/or forest
deferral (Tax Lots 200 and 300 -Davidson). There are no identifiable commenrcial forest uses
taking place currently on these particular propertics. Historical information dictates there
has been little, if any commercial harvesting activity on the small forest tract lots. The
zoning that is proposed is similar to adjacent zoning to the north and is already within the
rural residential exception area. The rezoning will not seriously interfere with permitted
uses of other nearby propertics.

c. The rezoning will comply with other policies and ordinances as may be adopted by the Board of
Commissioners.
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SECTION 5.1.275 STANDARDS FOR COMPREHENSIVE PLAN AND REZONE FOR
NONRESOURCE LAND

1. The subject property does not meet the definition of Agricultural Land under Statewide
Planning Goal 3 and /or Forest Land under Statewide Planning Goal 4. NOTE: If the subject
property is predominantly Class 1-1V soils or if it predominantly consists of soils capable of
producing 5000 cubic feet of commercial tree species it is not considered to be nowresource land.

Finding: Criteria and analysis are presented throughout this document explaining that
Subject Property is part of an acknowledged rural residential exception. Analysis shows
that the Coos County Comprehensive plan and residential zoning applicable to Subject
Property are appropriate and there is no proposal to amend Rural Residential Exception
Area 38. The density change that is proposed for Subject Property is consistent with other
surrounding propertics. Subject Property does not meet the definition of Agricultural Land
under Statewide Planning Goal 3 or Forest Land under Statewide Planning Goal 4. The
analysis that included Subject Property as part of the rural residential housing exception
took farm and forest Jand into consideration at the time of acknowledgement as presented
within this document, While destination resort activity, recreation, and rural residential
have inereased nearby, there is no indication that the forest-zoned land adjacent to Subject
Property is providing high yicld forest production.

2. The subject property does not contain any natural resources defined in Statewide Planning
Goal 5 which are identified in the Coos County Comprehensive Plan;

Finding: The Goal 5 analysis for Subject Property concludes that there are no natural

resources identified for specific atiention or prescrvation in response to Statewide Planning
Goal 5.

3. 'The subject property has been proven to be generally unsuitable for production of farm crops
and livestock or merchantable tree species, considering terrain adverse soil conditions, drainage
and flooding, vegetation, location and size of the tract.

4. ‘The subject property is not considered to be nonresource land simply because it is too small to
be farmed or forest managed profitably by itself. If the subject property can be sold, leased, rented

or otherwise managed as part of a commercial farm, ranch or other forestland it is not considered
to be nonresource land.

Finding: Subject Property has been determined to be suitable for rural residential use
including gardening, berries, and other small scale crops that contribute to rural living and
the cconomy. Farm animals such as chickens and horses and small fract forest use are
appropriate. The Comprehensive Plan has designated Subject Property as rural residential,
which is a choice that contributes to the housing options available. The proposal is to
increase density, but there is no proposal to change the uses that are permitted.

5. The subject property is not considered to be nomresource land if it has been given a special fax
assessment for farm use or as designated forestland at any time in the pasi five years.
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Finding: Subject Property does not include special tax assessments for farm or forest use,
and there is no evidence that such assessments were provided within the past five years.

6. If the subject property is found to meet all of the standards above to be considered nonresonrce
land the county shall also determine that rezoning the property fo a nomresource zone will not
materially alter the stability of the overall land use pattern in the area and lead to the rezoning of
other lands 10 nonresource use to the detriment of the vesonrce uses in the area.

Finding: The zoning is already nonresource. The stability of the overall land us¢ pattern in
the area will not be materially altered by the increase in density to permit 2-acre parcels
instead of 5-acre parcels from the 13+ acre lot.

7. The subject property shall be at least 10 acre in avea wnless it is contiguous to an wea that is
zoned for nonvesource use. Any proposal of ai least 2 acres but less than 10 acres requires
approval of a Goal 14 exception pursuant to OAR 660-00-0040.,

Finding: There is ne 10-acre zoning within this area designated for nonresource use by the
Coos County Comprehensive Plan, The proposal is for a change from S-acre to 2-acre
minimum. A Goal 14 exeeption has been included within this document.

8. Rezoning of lund that is found to be nonresource land shall be fo a “rural” zone that is
appropriate for the type of land and its intended use. Rural commercial or indusirial development
must comply with standards for small-scale, low impact commercial and industrial use.
Development of property rezoned from Forest or Forest Mixed use to a nonresource zone shall

comply with the resource development and siting standards. (ORD NO. (4-01- 001 PL February
10, 2004)

Finding: Subject Property is within a rural residential zone. There is no rural commercial or
industrial development adjacent. Property within the vicinity has a special designation for
resort development. Small-seale forestry and small-scale farming take place on rural
residential land. The rezone will be consistent with the use of forest zoned land that is
adjacent to the east of Subject Property. The uses that exist today have existed side by side as
addressed at the time of the acknowledgment of Comprehensive Plan. Sce language
describing this within excerpts included as Exhibit L
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CONCLUSION:

The Applicants have addressed the relevant criteria from Oregon law and the Coos County
Comprehensive Plan and CCZLDO.

Findings of compliance are provided throughout this document. All relevant Statewide Planning
Goals have been addressed for consistency. Subject Property is not located in an area subject Lo
specilicized overlays where additional findings would be required in order to address consistency.
There are no identifiable landslide or geological hazards identified. There are no unique coastal
features that merit specific analysis to prove residential development will not be detrimental.

The applicant will appreciate an opportunity to contribute 1o housing options within a dynamic
rural area of Coos County. The change in density is justified bascd upon the existing Rural
Residential Exception Arca 38 which has been found to be applicable today as it was at the time
of acknowledgment of the Coos County Comprehensive Plan.

' The'Applicants would like to express sincere appreciation
' to the Coos County Planning Staff, the Coos County
i Planning Commission and the Coos County Board of
': Commissioners for their cfforts expended to assist with
! the preparation of this document. Thank you all for
i overseeing and. carrying out complicated decision-making
1
1
]

processes and procedures to comply with Oregon law.

Balancing citizen needs, wants and desires of citizens
within the context of Oregon’s planning program can
often be a thankless effort.
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L. INTRODUCTION

This document constitutes Part 3 of the Coos County Comprehensive
."Plan, Volume-L. It contains "goal exceptions” developed in .

" accordante with LCDC Goal #2, which allows variance from other .
‘goal wrequirements when it.is found not possible to apply such
regquirements to specific properties or situations. This document
presents findings that support exceptions taken to LCDC ‘Goals in
order to meet identified needs. The Comprehensive plan is set
forth in three separate but related documentst

Part 1: Plan Provisions

This document contains an explanation of the
Comprehensive Plan Land Use Map- and sets forth
local goals and strategies that are policy
commitments, )

rart 2 Inventories and Factual Base

2

This document presents and analyzes information
regarding natural resocurces, hazards and socio-
economic sectors, including review of potentmal
problems and opportunities in each area.

Part 3: . Statewide Goal Exceptions
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) 9

A T b TR e

R RV S

Sk e g e g sl A




é. RURAL HOUSING EXCEPTION STATEMENT

EXCEPTION TO STATEWIDE PLANNING GOALS: #3 (Ag{icultural‘Lands)“&
#4 [(Forest Lands)

5.1 INTRODUCTION

5.1.1 Purpose:
To justify the continued provision of rural housing opportunities in

areas containing agricultural or forest soils but which are no longer
suitable or otherwise available for agricultural and forest uses..

5.1.2 Excepsion Criteria:

When a leocal government determines that there are reasons to use
resource lands for uses not allowed by a specified goal or goals, the
local government must provide justification for its determination by
adopting an exception to the applicable goal{s) as part of its
comprehensive plan.,

LCDRC Goal #2, Part II(b) sets the following general standard for
determining "irrevocable commitment":
The land subject to the exception is irrevocably committed to uses
not allowed by the applicable goal because existing adjacent uses
and other relevant factors make uses allowed by the applicable
goal impracticable.

OAR 660-04-028(2) interprets the referenced goal language to mean that
the following factors must be addressed in the f£indings of fact for
the goal exception:

o existing adjacent uses:

o public facilities and services;

o parce} size and ownership patterns of the exception area and
adjacent lands;

o neighborhood and regional characteristics;

o} natural boundaries or other buffers separating the exception

area from adjacent resocurce land;
o physical development according to OAR 660-04-025; and
o other relevant factors.

The following section contains the findings of fact and statement of
reasons necessary to justify the taking of both an “"irrevocably
committed"” exception to the Agricultural Lands and Forest Lands Goals
to provide for rural housing in Coos County.:

Slml
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5.2 CONCLUSION

OVERALL_CONCLUSION:

THE "FINDINGS OF FACT 'AND STATEMENT OF REASONS

PRESENTED WITHIN THIS DOCUMENT DEMONSTRATE
THAT THE STANDARDS 'IN GOAL 2, PART II{b}) AND
IN OAR 660-04-~028 FOR AN’  EXCEPTION HAVE BEEN
MET.

i
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!

3.3 "Irrevocably Committed" Areas Exception Justification

Conclusion: 21,742 acres of land in the unincorporated County is

irrevocably committed to rural residential uses not allowed by Goals
#3 and #4 because existing adjacent uses and other relevant factors of
OAR 660-04-028 (2) make impracticable the uses allowed by Goals #3 andg
#4.

This conclusion is supported by reasons, findings and conclusions made
for each of 103 study areas as shown in Appendix B of the
Comprehensive Plan's Housing Inventory, as modified by the findings in
appendix C of the Housing Inventory. The individual findings and
conclusions for each study area result from a careful' analysis of
factors (a) through {g) of OAR 660-04-028(2),

The new figure of 21,742 acres in committed areas represents a slight
decrease from the 22,082 acres figure in the previous effort toward
acknowledgement. As shown more clearly in the following table, the new
figure actually represents a +2,500-acre shift in the placement
pattern of committed areas.

5.-3
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Committed Area Change.

Acres 1 Changes
[ :
22,082 & 1984 Total residential committed areas
q
-3,051 ! Residential committed areas rejected by LCDC as
1 having insufficient findings
!
+1,592 | Rejustified residential committed areas
b ‘
+1,119 Y Newly committed former “"need exception®
sl residential areas
4
21,742 1 Revised (2/85) Total Residential Commmitted

Al Areas

In virtually all cases, the rejustified and newly committed areas abut
both "approved" committed areas as well as lands zoned for
agricultural or forest use., Although no single township accounts for a
majority of this acreage, substantial portions occur in the
Hauser/North Bay Drive area and in the areas abutting the east and
south Bandon city limits. In these and other cases, the pattern of
development on.the exception parcels and adjcacent parcels, as
documented in the matrix in Appendix "C" of the Housing Inventory,
demonstrates that these areas are no longer appropriate or suitable
for resource uses. '

- ) 5.-4
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5.4 Conclusion: Reasons Justify Why The State Policies of
Preserving And Maintaining Agricultural Lands And
Of Conserving Forest Lands For Forest Uses, As
Embodied In Goals #3 And 4, Respectively, Should
Not Apply To 7365 Acres Of Land I1n Coos County.

The following section contains the facts and assumptions used as the
basis for determining that the state policies embodied in Goals #3 and
#4 should not apply to 7365 acres of land in unincorporated Coos
County. Many of the facts and assumptions are drawn from the Plan's
"Housing Inventory", which provides greater detail. As explained more
fully in a subsequent section {5.4.6), the 7365-acre figure represents
the amount of land required to accommodate the expected growth to the
year 2000 in purely rural residential housing, after accounting for
substantial infill development within the vacant portions of
identified irrevocably committed areas.

5.4.1 Many Coos County residents prefer a rural living enviromment
which is rooted in the cultural and economic history of the
area. This is evidenced not only by numerous comments made
through the County's c¢itizen involvement program but also by
a significant market demand for rural homesites. The County,
however, chocses to ignore market demand, as required by

LCDC's administrative rules {(although not required by the
Goals, themselves).

The preference for a rural living environment is a long-
established cultural phenomenon in Coos -County, To a large
extent, at least for families long residing in the area, this
preference stems not from a romantic idealization of the
"eountry", but from a close association with rural areas
through involvement in logging and farming. This association
is also seen in the strong preference for outdoor forms of
vecreation, fishing, hunting, beoating and off-road

vehicles, Many express the desire to move from town onto an
acreage homesite when financial resources permit it.

There are a number of motives which may be involved in this
choice, Some cite the freedom from noise, traffic, and
problems with neighbors as important. Others see the rural
setting as safer and more healthful. (See Exhibit+ 8,
appendix A). Some prefer a rural home for retirement; others
see it as an ideal environment for raising children, Some
equate rural living with freedom and independence, Others
see it as an opportunity to foster a close-knit and inter-
dependent community (See Exhibit #5, Appendix A)., It is
egtimated that most rural residences in Coos County are
primary residences, A significant number, however,
particularly around lakes or on rivers are recreational
second homes, used only part of the year., The point is that
rural homesites fulfill a wide variety of needs and
aspirations. BAs suggested above, some of the motives for
preferring rural living may appear contradictory. For

5-""
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instance, some seek disengagement from urban living and its
perceived problems, others may seek closer engagement, or a
feeling of community. These impulses recall the age-old
debate about the virtues of urban versus rural living which
has existed since classical times and lies close to the heart
of western cultural traditions. The debate continues

today. ‘The traditional focus of planning principles and
practices has been on the urban environment, its problems and
potentials. Planning for rural counties is a relatively new
endeavor. The Cocos County plan does not state a preference
for the rural lifestyle to the exclusion of urban
development. However, it does seek to complement the
individual city and urbanizing area plans by stressing the.
need for a choice of living arrangements. As far as possible
this would be consistent with resource land protection., A
plan which failed to do this would most likely not find

acceptance among the public, and could not be adopted or

properly implemented by the county. This in turn could

possibly jeopardize the future of any kind of rational land

use planning ih Coos County, which would be costly and

wasteful of resource lands in the future.

Existing rural land use patterns containing substantial
acreages of rural housing together with a number of rural
centers provide essential rural services to their
communities,

A large number of areas in rural locations are "irrevocably
committed” to residential development., Some of these areas
are considered to be "rural centers" since they meet the
criteria set out in "Rural Housing", Section 4.3.6. All
these areas are identified on the Rural Housing Analysis maps
and total 22,082 acres. These areas represent a considerable
rural population and contain certain industrial, commercial
and other uses which serve these rural communities. It is
more reasonable to expect these communities to continue to
exist and experience some growth than to assume that all
future residential growth (non-farm or forest-related) will
occur within urban/urbanizing areas, It has been established
above (Section 5.6.2) that there is space to accommodate
nearly 42% of future rural residential growth in tlese
“committed areas", {(up from 21.,4% in the previous plan
effort), which points to the need for other land to be
designated "rural residential.,"

Industrial growth within committed rural industrial areas,
expansion of rural cottage industries and expansion of
resource relatéd primary processing facilities are all
planned to help Coos County expand and diversify its
employment base, These rural industrial components benefit
from the siting of residences close to place of employment.

Volume I Part 3
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2.4.4

3.4.5

providing rural housing opportunities can help to Eulfill
the need for a variety of housing locations, type and
density.

Mobile homes are an increasingly popular and affordable
housing alternative, particularly for low or middle income
houscholds [See Meeting Summary, Appendix A (L. Mix)].

Cities have tended to require that mobile homes be located in
special mobile home subdivisions orx within particulax zones
with specific design standards. Rural areas provide an
alternative for those who prefer a more informal setting.
Rural homesites also provide a place for more unconventional
housing types or designs (log cabins, geodesic homes, etc.)
which might be considered less appropriate in urban areas.
Development standards approprlate to rural areas are less
restrictive (and less costly) than those reguired in urban
areas (for instance, paved streets, sidewalks and gutters are
not always hecessary) because of lower densities. Nor are
urban level water and sewer services usually appropriate.
These factors also contribute to a greater flexibility of
housing type; some people prefer to do without the
inflexibility of layout and design that urban level services
often impose and choose a rural location for this reason.

Rural homesites can provide for a measure of self-sufficiency
in food and wood for fuel and building materials.

Many people are attracted to the rural lifestyle by the
opportunity to achieve a small measure of independence and
self-sufficiency. A small lot, if appropriately managed, can
accommodate a large garden plot for home food production.
Some people prefer to clear a small pasture and raise a cow,
sheep or goats for household meat or milk production. {See
Exhibit #5, Appendix A.l A small lot may also provide enough
firewood to supplement annual heating regquirements and a
atock of timber for building materials. It is to be stressed
that these activities are distinct from true farm or forest
management in that they generally provide only for household
needs or for “trading stock," not products for the commercial
farm and forest products market., These activities may be
seen as recreational and part of the rural lifestyle which
people seek out for its pleasurable aspects, rather than as
truly an economic activity in the conventional sense.

Review of Bnalysis from Housing Inventory

The Countywide Housing Inventory {Volume I, Part 2] estimates
4411 additional homes in the unincorporated areas of Coos
County within the planning period. The “"Housing Allocation'
portion of the inventory establishes that a certain portion

of this total (457 db%i&mgi%lpgﬁtP§OVided in conjunction with
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farm and forest uses. {See Table 19]. The remaindex, 2,980
d.u., is expected to meet projected rural residential
growth, In Section 4,5.4 it is established that a total of
12,665 acres will be needed to accommodate this projected
rural housing growth, using the assumptions about future
densities developed in Section 4.,5.3. It has been
established in Section 4.,3.5 that vacant, suitable lands
within areas already "physically developed or irrevocably
committed"” to rural residential uses should be used Eor
Future "infill" development. It is estimated in Section
4.7.4 Table 39 that about 5300 acres of such land is
available Countywide for "committed area infill." When this
amount is subtracted from the total needed for future rural
housing growth (12,665 ac.), the difference of 7,365 acres 1is
found to be needed in other lands outside of "developed" or
"committed"” areas. [See Section 4,7.4.]

Rural unincorporated areas have been growing far faster than
predicted in earlier Plan efforts., Nevertheless, the
Planning Commission has made a policy decision based on
LCDC's administrative rules, to "engineer" population growth
away from what trend analysis would indicate is likely to
happen absent any controls, The Plan thus artificially
forces a decreasing share of total population onto the
unincorporated areas, so that unincorporated population share
of the total is now projected to decline from 41.1% in 1980
~to 36.6% in the year 2000.

Following review and rejection of the first Plan effort by
LCDC, the Planning Commission reevaluated its committed area
analysis (see Exception, Section 5,2.1). Upon review, the
County Planning Commission removed 3923 acres from the
initial Rural Residential Housing Exception, The revised
maps now total 6747 acres of Rural Residential exception,
plus another 618 acres remaining to be allocated, for a total
of 7365 acres, THus, it is apparent that the originpal Plan's
Rural Residential Exception total of 9780 acres understated
the actual mapped acreage figure by 1508 acres, so that the
original Exception acreage total should have read 11,288
acres. The Planning Commission assumes that a recent change
in assessment factors produces the discrepancy. The
" pepartment of Revenue has revised assessed acreac. totals
downward to reflect delection of land under roads and

water, It is believed that this is the. main cause of the 13%
error.

The difference between the revised original figure of 11,288
and the new total of 7365 represents a 35% decrease in the
actual mapped acreage proposed for a tull exception.

The net result of these changes is to reduce the amount of

non-committed land capable of agricultural or forest

production for which an exception is required. The section

which follows summarizes the results of further site analysis
Volume I Part 3
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that determined the actual acreages of land for which a Rural
Residential exception is taken to the Agricultural Lands and
Forest Lands Goals.

Identification of Agricultural and Forest Lands within land

proposed for Rural Residential use:

It is apparent that not all of the 7365 acres needed for
Rural Residential use will be on "Agricultural Lana" or
"porest Land" as defined by the Statewide Goals and
identified in the Comprehensive Plan inventories, The land
involved is further analyzed below, at the level of the
individual "analysis cell” to estimate the acreages of land
for which an exception is required to either the Agricultural
LLands or Forest Lands Goal., (The "analysis cell” is an
approach to the task of analyzing suitability which overcomes
the problem of widely varied parcel sizes by aggregating them
wherever possible into roughly equal sizes of a standard 40

acres each. See Inventory Section 4.8.2 for further detailed
explanation,)

Agricultural Lands are defined in Goal #3 as:

. + +» "land of predominantly Class I, I1I, III and IV
goils ., . . as identified in the Soil Capability
Classification System of the U.S, Soil and Conservation

Service, and other lands which are suitable for farm
use,"

The specific criteria for identifying “othexr lands” which are
of particular relevance in Coos County are "suitability for

grazing", "existing land use patterns" and "accepted farming
practices.” .

Forest lands are identified according to the definition in

Goal #4. Forest lands which-are "suitable for commercial
forest uses" are defined as any site which is capable of

‘growing trees at the rate of 20 cubic feet per acre per vear

or better. This is the equivalent of cubic-foot site classes
.1_‘6. )

Procedure

Each individual "analysis cell" proposed for rural
residential use was used to estimate the number of acres in
each cell which ‘fit the above definition of "agricultural
lands." Estimates were made on the following basis:

5.,-10
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% Coverage Agri-— % of Acreage

Score cultural lands Included in Exception
10 0% 0%
8 0-25% 12.5%
& 25-50% 37.5%
4 50-75% 62.5%
2 75-100% 87.5%
0 100% 100%

for each score there is an equivalent range of percent
coverage by agricultural lands. In order to estimate the
acreage to be included in the exception, the mid-point of
each range was multiplied by the net acreage available for
development. ‘Thus, in a cell with 40 acres available with a
score of 4, it was assumed that 62,5% of the area is
wagricultural," or 25 acres. The true figure is somewhere in
the range between 20 and 30 acres,

It is assumed that the margin of error involved in this
method will be self-cancelling as all cells are summed up,
" and thus will be minimized in the aggregate.

The procedure for estimating the area of forest lands
involved in this exception was as follows. A score of 10 in
the "forest lands" column indicates that the cell has no
_commercial forest lands. A score of less than 10 indicates
that those cells fall within the definition of commercial
forest lands.

where no Class I-IV soils are indicated, but part or whole of
a "cell” is in current farm use, the score in the "current
farm use" column is used to estimate the acreage which needs
to be included in the exception,

Total acreages included in exception

As a result of the procedure above, it has been delermined
that 4,238 acres of agricultural lands and 6,616 acres of
forest lands are needed for rural residential uses, and

therefore require an exception, The acreages are compared

below with total acreages required for rural residential uses

outside "committed areas'.

Acreages for which exception is required compared with total
rural residential acreage outside "committed areas" '
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TABLE Acreages for which exception is required, with total rural
residential acreage outside "committed areas®

i Agricultural
Potal Rural Lands Forest Lands
Residential land $ of Total % of Total
needs -(ac) Acres RR land needs Acres RR land needs
TOTAL 7365 4238 57.5 6616 89.8

The Rural Housing Analysis Maps show the areas which are considered
suitable for rural housing growth., The map shows only the location of
the cells, not the actual acreages of agricultural or forest lands.

There is a distinction between cells which contain both agricultural
and forest lands and those which contain only agricultural or forest
lands, or neither. The previous chart only lists the percentage of
the total acreage (7365 acres) which is either agricultural land or
forest land, Of course, a substantial acreage fits both

definitions. Only a small acreage (749 acres) is non-forest land.
Some of this small acreage, however, may be agricultural land. 'There
15 a substantial area of overlap therefore, between the two
categories. Many areas of the County technically fit both the
agricultural Tands and forest lands definitions.

5.4.8 As noted by Dr, Dueker of Portland State University (from the
Rural Residential needs hearing on December 12, 1982; see
appendix A, Exhibit #6), the service cost is no greater in
rural areas: " . . Neither the costs to consumers nor
govermment are greater. in rural areas, In fact, it is
cheaper to live and service rural housing., The premise upon .
which the UGB is based is not firmly based. There is little |
evidence that containment of urban growth is. more =
efficient. The premise that commuting costs and public
service costs are reduced by containing growth to the urban .
areas is not supported.” . }

5.4.9 As noted by LUBA referee Willjiam Cox in DLCD V, Tillamoock
County (See Appendix A, Exhibit #11), the word need has many
ditferent meanings, and, following the lead of psychologist
A, Maslow, ’'could be considered equivalent to desire!'.
Indeed, Mr. Cox goes on to say:

"The reguirvement in Goal 10 that land use plans shall

“encourage the availability of adequate numbers of

housing units at price ranges and rent levels which are:

commensurate with the financial capabilities of Oregon
Volume I Part 3
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5.4.10

5.4.11

households and allow for flexibility of housing
location, type, and density, "would seem, however, to
indicate the yoal is referring to esteem and self-
actualization needs rather than physiological needs. If
'need' is to be described in terms of esteem or self-
actualization then the desires of Oregon's citizens, as
measured by market demand for housing types and
locations, must be satisfied.”

rural areas produce less stress and more psychologically
beneficial family environments, according to Dr. pale Helland
and Mr. Jim Mills, two psychologists who submitted testimony
at the Rural Residential needs hearing on 12/8/82 (See
Exhibits #8 and Meeting Summary, Appendix A.)

Coos County requires a substantial supply of rural housing to
satisfy a potential need for emergency housing for 96,000
evacuees from the Eugene area in the event of nuclear war,
according to the Federal Emergency Management Agency

(FEMA). [See Exhibit #9, Appendix A.)

5.5 Conclusion: Areas Which Do Not Require A New Exception

Cannot Reasonably aAccommodate The Use,

There are three types of land categories in Coos County theoretically
capable of providing physical space for the areas of rural residential
housing without the taking of a new exception, The following lists
each area and describes why the particular area cannot accommodate
rural residential uses,

(i}

{ii)

Nonresource lands. These lands generally occcur in a narrow
strip of land paralleling the coastline, and are composed
largely of active foredunes and conditionally stabilized
dunes. These lands cannot physically accommodate rural
residential housing primarily for three reasons: {1) such
areas will often be either unsuitable or of limited
suitability for development as regulated by Goal #18, and
thus would regquire the taking of a different kind -f
exception; (2) the size of suitable areas is therefore
expected to be extremely small; and (3) the areas are often
either inaccessible or would require extensive and costly
road construction across agricultural and forest lands to
provide access. All other lands in Coos County are believed
by the Department of Revenue to be capable of forest
production (approximately 81l% of Coos County, or 847,000
acres, is designated commercial forest land).

irrevocably committed lands. Suitable vacant land within
committed areas totals oniy 5300 acres, and has been
considered as available to help reduce the amount of the
vVolume I Part 3
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(1ii)

total rural residential exception acreage. However, forcing
remaining rural residential needs to occur within committed
areas could require a very costly extension of public sewer
and water to such areas because of the resulting "urban”
density that would be forced on to the committed areas, This
seems especially wasteful because individual septic systems
are sufficient to handle the demand and, through regulaticn
by the Department of Environmental Quality, are expected to
continue to be sufficient during the planning pericd. Worse,
the extension of such services waquld contravene the intent of
the Plan to provide urban level services to urban areas,
Instead, rural lands would be forced to become urban,

Cities and urban growth areas (UGAs). Cities are now

proposed to have an increasing (rathexr than constant) share
of total population growth, Also, UGAs have been earmarked
for a greater percentage of unincorporated growth than in the
previous acknowledgment effort. LCDC has acknowledged the
County's cities and their UGAs based on the same coordinated
population projections that show added (declining share)
rural growth, Cities and UGA's by definition do not provide
the rural living experience nor meet the reasons expressed in
a previous section that justify not applying the state
policies embodied in Goals #3 and #4.

5,6 Conclusion: The long-term environmental, economic, gocial and

energy consequences resulting from the use at the
proposed site with measures designed to reduce
adverse impacts are not significantly more adverse -
than would typically result from the same proposal
being located in other areas requiring a Goal
exception,

Summary of the long-term epvivommental, economic, soclal and

energy consequences resulting from the use at the proposed

site with measures desilgned to reduce adverse impacts,

(i) Envirommental impacts

Negatives

a) Wildlife habitats. While certain sensitive
wildllife species might be displaced to another

area, long-term impacts are expected to be very
minor,

b) Water guality. Long-term impacts include leaching
from septic systems and sedimentation from soil
erosion. However, such problems can be minimized
by the application of appropriate regulations.
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(Li)

c)

-

a)

b)

Alr quality. Adverse impacts Lrom woodstave
heating and automobile emissions are expected to be
minor in rural areas, particularly because the
typically strong coastal winds rapidly and
effectively dispense local pollutants,

Pogitive:

Aesthetic gquality. Rural residences tend not to
clear cut thelr property, preferring instead to
maintain ground cover and the aesthetic values of
forest cover. This not only acts to decrease the
amount of sedimentation entering streams but also
helps provide a visual relief in areas of mixed
forest and rural residential uses that are ready
for harvest by clear cut.

Air quality. The rapid increase in woodstove use
and its concomitant air pollution in urban areas
will be partially mitigated by allowing for sparse
gettlement on acreage homesites in rural areas.

Economic consequences

Negative:

a)

-

b}

c)

The exception will remove 6,616 acres of forest
land and 4,238 acres of agricultural land from
production. {There is, of course, an overlap,
since some of the lands are suitable for both,
although they cannot simultaneously be used for
both.) However, the 7,365 acres which is the
subject of this exception, represents less than 1%
of the total land area in resource use in Coos
County. Almost all of the acreage of Class I-IV
soils proposed for residential use has no
productive history for agriculture and 1s unlikely
to be converted in the future. Many forest land
areas selected for residential use are of low site
class. Many areas are also close to ex®.iting
"committed areas" or already in smaller ownerships,
though not yet "committed",

Potential conflicts between resource production and
residential use are discussed further in Section
5.5, i

Fiscal impacts may occur for road building and
maintenance or school busing, However, with
clustering of new residential areas around
"committed areas" these impacts can be minimized.
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rositive:

a) Continued rural residential growth will enable a
greater share of costs for sewage treatment, roads
and water supply to be charged to private funds.
Dr. Dueker (Bee Exhibit #6 and #14, Appendix A)
suggests that supply side factors of (1)
underpricing of transportation and utilities, and
(2) lower planning and development costs in rural
areas, both lead people to prefer rural over urban
residences. Several of Dueker, et al's reasons for
the underpricing of rural transportation do not
seem to apply to Coos County. First, many rural
roads in the county, even though designated as
public roads, are entlrely maintained by user fees
{users being those owning property along the road
in each reoad district) and are not a burden on
general county-wide tax revenues. Second, the
urban Bay Area is relatively uncongested and
unpolluted, (although congestion is partly a matter
of engineering standards and partly a matter of

- perception), so that urban transportation may not
be seriously underpriced. ‘“herefore, rural
residential would not bhe "unfairly" competing with

urban land on the basis of cost.

3] Home gardens, orchards and small-scale grazing will

realize substantial economic benefits to individual
households.

{(iii)Energy Consequences

Negative:

a) Increased rural residential development will cause
increased trangportation and energy costs.
However, clustering and provision of neighborhood
services in rural centers can reduce these costs.

Positive:

Rural homesites provide a greater degre. of enerqy
independence, allowinag easier siting for solar
access and firewood for home heating.

e

- (iv) Bocial Consequenhces

Negative:

There may be a tendency to greater social isolation
and reduced social interaction.
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Positive:

As noted by Dr. Dale Helland in Exhibit {8,
Appendix A,

"Research by environmental
psychologists (as well as
other specialties within
psychology) have found
physical and psychological
advantages to rural as
opposed to urban housing

in many studies, PR\
study of over 1600
- individuals from 16-92

years of age found
significantly higher
depression for urban ‘
residents than for those
living in a rural
getting, This was
especially proncounced in
individuals in the child-
rearing and middle years,
middle income families and
women."

Further, as noted in the Meeting Summary of the

Rural Resiential Needs Hearing of December 8,
1982,:

Jim Mills, a marriage,
family and child counselor
with a Master's degree in
Psychology, agreed with
the written testimony
submitted earlier by Dr,

- Helland, noting that rural
housing helps promote a
stronger family life, and
that studies have indeed
shown that, in general,
the higher the residential
density, the higher the
¢rime rate, especially
violent crime. 1In
response to a question
from Mr. Grile as to
whether Dr. Helland's
statistics about the
lesser stress of rural
life are applicable on a
micro-scale to Coos '
County, Mr, Mills replied

Yolume ?‘E%zt 3
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in the affirmative, noting

- that the Coos Bay/North
Bend area is urban
compared to the outlying
areas. My, Mills noted
that, while many of his
clients' emotional
problems can be ascribed
to the poor local economy,
it is also true that rural
living tends to produce
less stress than urban
living, and that stress on
an individual can lead to
marital and family
problems and increase the
likelihood that children
from such families will be
deligquent,

5.6.2 Why the consequences described in Section 5.2.4.,1 are not
signiflcantly more adverse than would typically result from

the same proposal being located in cther areas requiring a
Goal exception.

Coos County's "suitability rating system", a unique method for
analyzing and measuring constraints on development and opportunities
for development (based on the requirements of LCDC Goals #3, #4, #5,
#7, #11, #12, #13 and #17) provides a convenient and almost site-
specific means for ranking candidate exception sites by extent of
compatibility and long-term consequences. The suitability rating
system compares individual "analysis cells” according to 17 different
weighted criteria, and then helps select those sites with the highest
spores. Those sites having stronger impacts on a protected resource
or more adverse conhsequences as regulated by a particular goal are

thus the least likely sites of being selected for rural residential
uses.

5.7 Conclusion: The proposed uses are compatible with other adijacent
uses or will be so rendered through measures degligned .o reduce
adverse impacts. :

Findings of Facts:

{1} ‘Phere is no significant incowpatibility between rural
residential uses and adjacent urban residential uses.

(1i) There are no instances where areas proposed for rural
residential use directly abut industrial areas,

5.~18
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(iii)Forest practices in small woodlot areas are not axpected

{iv)

to include burning and herbicide use, which will reduce
conflicts between residential and small woodlot uses,

In all remaining residential exception areas, a
combination of buffering with SW-10 and EFU-10 zones,
setbacks of buildings, firebreaks and development
restrictions in areas with critical water supply

problems, will remove conflicts with adjacent farm and
forest uses.
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Area 38

This area consists of approximately 187 acres located on Seven Devils
Road, south of Charleston; it 1is adjacent to and part of another
committed area to the south, The area has been divided into 24 small
ownerships. Only three ownerships are greater than 10 acres: none are
greater than 20 acres. This area, along with the rural residential area
to the south, has developed over a period of years. Prior to 1978, only
one dwelling existed but numerous separate parcels had already been
divided. However, the adjacent rural residential area to the south
already had ten dwellings. Since 1978, two partitions have occurred and
five dwelling units have been built, Adjacent tises are forest land and
rural residential parcels. Six parcels (C:1000;D:300, 400,600,602,603)
are developed with dwellings. Developed rural residential parcels
typically have road and driveway access, a well and septic drainfield,
electric service, and telephone service. None of the six are in common
ownership with adjacent resource lands,

None of these parcels in classified as farm land for tax purposes (County
assessor's tax roll}. There is no farm use on adjacent parcels, The
major farm uses in Coos County are dairying, grazing of cattle and sheep,
and cranberry production, MNone of these parcels is more than 20 acres in
size, Therefore, none of these parcels is large enough by itself to
support dairying or grazing (Ptan Inventory, pp. 3.1-29 through 31).
This area is not located within the Bandon area with Class ViIw soils
capable of supporting cranberry production {Agricultural Soiis Inventory
Map). Therefore, none of these parcels are suitable for farm use by
themselves. Because of the extensive parcelization, small ownerships,
and dwellings in the area, it would not be possibie to assemble these

lands into larger farm units. For these reasons, farm use of this area
would be impracticable,

Except for the rural residential area to the south, adjacent lands are
forest lands. Sitka spruce and hemlock are the dominant tree species
(Forest Resources Inventory Map), Aithough rated Class 4, forest
production in this area is very marginal because of sandy soils and high
wind velocity., This is poor timber growing Tand; commercial timber
production is only feasible where large contiguous tracts are managed
(Plan Inventory, p. 3.2-19). A cluster of 14 parcels fin separate
ownership comprises the western portion of the area; none of these
parcels is ?reater than ten acres in size. For the reasons cited below,
these parcels are too small for timber production and because of the
Targe number of small parcels, it is not possible to assemble a forest
parcel of adequate size for timber management. Parcel 1300 it an
interior parcel, not adjacent to any forest lands; for the reasons below,
forest use would be impracticable. Parcels 700 and 800 which are 1in
common ownership, but for practical purposes is an interior parcel
because 1t is not in common ownership with adjacent forest land and more
than 80% of its boundary is in common with other "committed” or developed
parcels  and would be impacted by residential use. For the reasons below,
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forest use of parcels 700 and 800 would be impracticable. Parcels 100,
200 and 2100 comprise the eastern part of the area. As forest land,
these parcels would be impacted by dwellings located on the parcels to
the west. The largest of the parcels is 15 acres, which is too small to
manage for forest use, given the low productivity of the area and the
impact of adjacent residential use. Given the 7ow productivity of the
area and the large number of smal} ownerships in the area, it is not
possible to assemble a forest parcel of manageabie size.

Because of the existing dwellings and parcelization in the area forest
use would be impracticable. Dwellings and parcelization would cause
forest management practices to be ailtered and increase the cost of
operations “because of restrictions on logging where it might destroy or
damage domestic water supply, require greater setbacks or eliminating use
of herbicides, block access to proper landing sites for highlead logging,
require coordination of management activities on different parcels for
timber at different stages of growth, and cause economic loss due to
vandalism and theft of equipment (State Department of Farestry discussion
paper (1980} by Dewery dJuriewicz and Julian Miller, summaried in Plan
Inventory, pp. 3.2-36 through 43). Small tracts require only infrequent
management activity, produce 11ttle income, and do not permit the type of
practices which involve economies of scale.

For the reasons stated above, this area is frrevocably committed to
nonresource use under OAR 660-03-028,
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14

Dwelling Unit Density
of Area: .15 du's
per acre

Total Ac. 13

t of Separate Ownerships:

2

Batural Boundaries and Other Factors: Parcels are adjacent to a
residential coomitted area on the north and Seven Devils Road on the

east. p—
N See Conclv

Area is: Bordered on 2 sides by smller parcels: YO N

Area is: Bordered on 3 or more sides by smaller parcels: Y <30 ‘f__..__.

Areas cutside the Area are: smller sindlar (Clargar 39
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- Coos County
2022 Real Property Assessment Report
Account 763604
NOT OFFICIAL VALUE

Map 2781421-00-01400 Tax Status Assessable
Code - Tax ID 5401 - 763604 Account Status Aclive
Subtype NORMAL
Legal Descr See Record
Mailing BLACKBURN, DONALD A, Deed Reference #  See Record
89120 WHISKEY RUN LN
BANDON OR 97411-7415 Sales Date/Price See Record
Appraiser
Property Class G40 MA SA NH
RMV Class 600 06 27 RRL
[ siteSitus Address City ;
Value Summary
Code Area RMV MAV AV S5AV MSAV RMV Exception GCPR%
5401 Land 4,861 {and 1]
Impr - 0 impr 1]
Code Area Total 4,861 0 3,031 4,861 3,031 0
Grand Total 4,861 0 3,031 4,861 3,031 0
i.and Breakdown
Code Plan Trend
firea ID# RFPD Ex Zone Value Source % Size lLand Class LUC Trended RMV
401 40 F Designaled Forest Land 100 14.18 AC F 006* 4,861
Code Area Total 14.18 4,861
Improvement Breakdown
Code Year Stat Trend
Area ID# Built Class Description % Total Sqft Ex% MS Acct Trended RMV
Exemptlons / Special Assessments [ Notations
Notations
a FARM/FOREST POT'L ADD'L TAX LIABILITY
FOREST
Fire Patrol Amount Acres Year
m FIRE PATROL SRCHG 0.00 2022
Code Area 5401
Fire Patrol Amaount Acres Year
= FIRE PATROL TIMBER 26.29 14.18 2022

9/8/2022 10:32 AM
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. Coos County
2022 Real Property Assessment Report

Account 763601
NOT OFFICIAL VALUE
Map 2751421-00-01500 Tax Status Assessable
Code - Tax ID 5403 - 763601 Account Status Active
Subtype NORMAL
Legal Descr See Record
Mailing MANNING FAMILY TRUST Deed Reference #  2018-7883
y&gﬁagiggg\?%ﬁ'ﬁﬁ ETAL Sales DatelPrice  0B-16-2018 / $849,000
BANDON OR 97411 Appraiser GORDON WEST
Property Class 641 MA SA NH
RMV Class 601 08 27 RRL
Site Situs Address City
10 89264 WHISKEY RUN LN BANDON
Value Summary
Code Area RMV MAV AV SAV MSAV RMV Exception CPR%
5403 Land 23,146 Land 0
Impr 839,670 Impr 1]
Code Area Total 862,816 934,670 859,813 23,146 20,143 0
Grand Total 862,816 934,670 859,813 23,146 20,143 0
Land Breakdown
~ode Plan Trend
: {;rea \0# RFPD Ex Zone  Value Source % Size Land Class LUC Trended RMV
15403 10 F Designated Forest Land 100 19.28 AC F 006* 6,609
40 F Designated Forest Land 100 4.00 AC F 008" 1,371
30 F Forest Site 100 1.00AC  AVF 006 11,166
SITE AMENTIES 100 4,000
Code Area Total 24.28 23,146
Improvement Breakdown
Code Year Stat Trend
Area 1D# Built Class Description % Total Sqft Ex% MS Acct Trended RMV
5403 1 2003 151 Onestory-Class 5 100 3,380 839,670
Code Area Total 3,380 839,670
Exemptions / Special Assessments / Notations
Notations .
x FARM/FOREST POTLADD'L TAX LIABILITY
FOREST
w FOREST HOMESITE
Code Area 5403
Fire Patrol Amount Acres Year
= FIRE PATROL SRCHG 47.50 2022
» FIRE PATROL TIMBER 4347 23.28 2022

Appraisal Maint 2022-OTHER NEW CONSTRUCTION (ADDITIONS OR ALTERATION)

9/8/2022 11:12 AM
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Coos County
2022 Real Property Assessment Report
Account 767001
NOT OFFICIAL VALUE

Map 2751428-00-00400 Tax Status Assessable
Code - Tax 1D 5401 - 767001 Account Status Aclive
Subtype NORMAL
Legal Descr See Record
Mailing DAVIDSON, SIDNEY D ET AL Deed Reference #  2011-7965
2485 CHARNELTON ' :
EUGENE OR 97405-3243 Sales DatelPrice 09-30-2011 1 30
Appraiser
Property Class 100 MA SA NH
RMV Class 100 .06 27 RRL
[ Site Situs Address City i
Value Summary
Code Area RMV MAV AV RMV Exception CPR %
5401 Land 193,540 Land 0
Impr 0 Impr 0
Cade Area Total 193,540 53,680 53,680 0
Grand Total 193,640 53,680 53,680 0

Land Breakdown
Code Plan Trend
1)

Area ID# RFPD Ex Zone Value Source %o Size Land Class LUC Trended RMV
3401 10 F Market 133 2.50 AC MV 002 193,540
Code Area Total 250 193,540
Improvement Breakdown
Code Year Stat Trend
Area ID# Built Class Description % Total Sgft Ex% MS Acct Trended RMV

Exemptions / Special Assessments / Notations

Code Area 5401

-

Fire Patrol Amount Acres Year
w FIRE PATROL TIMBER 18.75 2.50 2022
Fire Patrol Amount Acres Year
= FIRE PATROL SRCHG 0.00 2022

/2712022 3:51 PM : Page 1 of 1



Map
Code - Tax ID

L.egal Descr

Mailing

2751428-00-00200
5401 - 766500

See Record

Coos County

2022 Real Property Assessment Report

Account 766500

NOT OFFICIAL VALUE

DAVIDSON, SIDNEY D; ET AL
2485 CHARNELTON
EUGENE OR 97405-3213

Tax Status
Account Status
Subtype

Deed Reference #
Sales Date/Price

Assessable
Aclive
NORMAL

2011-7965
09-30-2011/%0

- Appraiser
Property Class 660 MA SA NH
RMV Class 8600 06 27 RRL
| Site Situs Address City
Value Summary
Code Area RMV MAV AV SAV MSAV RMV Exception CPR%
5401 Land 2,056 Land 0
Impr 1) Impr 0
Code Area Total 2,056 1,273 2.056 1,273 0
Grand Total 2,058 1,273 2,058 1,273 0
Land Breakdown
Code Plan Trend
Area iD# RFPD Ex Zone Value Source Yo Size Land Class LUC Trended RMV
B40T 40 F Small Tract Forest land 100 3000 AC  STF-F 006" 2,056
Code Area Total 30.00 2,056
improvement Breakdown
Code Year Stat Trend
Area 1D# Buiit Class Description Ya Total Sqft Ex% MS Acct Trended RMV

~

Exemptions f Special Assessments / Notations

Notations

Fire Patrol

Code Area 5401
Fire Patrol

s FIRE PATROL SRCHG

» FiRE PATROL TIMBER

n FARM/IFOREST POT'L ADD'L TAX LIABILITY
FOREST

Amount
0.00

Amount
55.63

Acres

Acres
30.00

Year
2022

Year
2022

9/8/2022 11:21 AM
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Coos County

2022 Real Property Assessment Report

Account 767000
- NOT OFFICIAL VALUE
Map 2751428-00-00300 Tax Status Assessable
Code - Tax ID 5401 - 767000 Account Status Aclive
Subtype NORMAL

Legal Descr See Record

Mailing DAVIDSON, SIDNEY D.; ET AL Deed Reference #  2011-7965

2485 CHARNELTON

EUGENE OR 97405-3213

Property Class 660 MA SA NH

Sales DatelPrice 09-30-2011/ %0
Appraiser

RMV Class 600 06 27 RRL
[ site Situs Address City ]
Value Summary
Code Area RMV MAV AV SAV MSAV RMV Exception CPR%
5401 Land 2,559 Land 0
impr 0 Impr 0
Code Area Total 2,558 0 1,684 2,559 1,584 0
Grand Total 2,569 4] 1,584 2,658 1,584 o
Land Breakdown
Code Pian Trend
Area |ID# RFPD Ex Zone Value Source % Size Land Class LUC Trended RMV
=401 10 F Small Tract Forest land 100 37.33AC  STF-F 008 2,559
Code Area Tolal 37.33 2,559
Improvement Breakdown
Code Year Stat Trend
Area ID# Built Class Description % Total Sgft Ex% MS Acct Trended RMV
Exemptions / Special Assessments / Notations
Notations
s FARMIFOREST POT'L ADD'L TAX LIABILITY
FOREST
Fire Patro) Amount Acres Year
m FIRE PATROL SRCHG 0.00 2022
Code Area 5401
Fire Patrol Amount Acres Year
= FIRE PATROL TiMBER 69.22 37.33 2022

9/8/2022 11:31 AM
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From: Crystal Shoji

To: Chris MacWhorter
Subject: FW: Application for Coos County Planning - Roeadmaster Response
Date: Thursday, January 12, 2023 1:59:50 PM
Attachments: Exhibit G 750-foot Study Area Map Zoning.pdf
Exhibit B | ntal Doc-Randol 11-17-22.pdf

This Message originated outside your organization.

From: Crystal Shoji <crystal@shojiplanning.com>

Sent: Thursday, January 12, 2023 1:22 PM

To: 'pslater@co.coos.or.us' <pslater@co.coos.or.us>

Cc: Jill Rolfe (jrolfe@co.coos.or.us) <jrolfe@co.coos.or.us>; cmacwhorter@gmail.com
Subject: Application for Coos County Planning - Roadmaster Response

TO: PAUL SLATER, COOS COUNTY ROADMASTER
FROM: CRYSTAL SHOJI, SHOJI PLANNING, LLC

This is regarding an application for Comprehensive Plan map amendment / Rezone on the map of
property described as Township 275, Range 14W, Section 28B, Tax Lot 100. An application has been
submitted to the Coos County Planning Department. There is no development proposed at this time.
Below is the applicant’s response to Section 7.1.250 regarding materials required for applications.
We are responding to the requirements of Section 7.1.250, which we believe will apply at the time of
proposed development of Subject Property. There is no site plan at this time. This zone change is
requested to bring Subject Property into zoning that is similar to the size of other lots within the
exception area where it is located. We appreciate the priority that is needed for roads for the future
of Coos County. We are asking for a waiver from items 2 —4 of Section 7.1.250 to be considered as
part of any development request for Subject Property. We hope that the information included is
what is needed. If you would like to see the entire application, it can be accesses at the following
link: https://www.dropbox.com/sh/oja46r7r| v2tmed/A ACI689xL.WpFu7Yipqumy07Wa?dI=0

SECTION 7.1.250 MIATERIALS 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.

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

a. Property boundaries;

s Response: We have identified the Subject Property which is shown on Exhibit G
included with this email . We understand that a survey would be needed at the
time of any partitioning. At this time there is no specific use proposed for this
property and no specific site plan for how the property is to be used or divided.
The property is currently zoned for residential (RR-5). The application that we
have submitted to Coos County is for a zone change to (RR-2). This particular



property is part of an Exception area designated by Coos County that already has
a number of lots that are zoned (RR-2). No development is proposed at this
time. Specific development to change the boundaries for a partition, subdivision,
or to get a building permit for residential use would come to the Road
Department. The applicant will comply with all Coos County Roadmaster
requirements when that happens.

b. Location of all structures on the subject property;
e There are no structures currently on the Subject Property.

c. Required parking spaces;

e There are no uses proposed to be placed on the Subject Property at this time. All
proposed uses will be subject to future permits from Coos County Planning and
review and requirements of the Coos County Roadmaster. The applicant will
comply with the requirements of the Coos County Roadmaster at that time.

d. Current utilities and proposed utilities;

e We have provided a listing of service providers, page 28 of the application. There
are no current utilities and no proposed utilities for this zone change. The
applicants will comply with all requirements from utility providers and Coos
County at the time of future applications for uses on the property.

e. Roadmaster may require drawings and specs from the Oregon Standards
Specification Manual (OS5C) (current edition);

e Goal 12 Transportation, pages 28, 29 and 30 in the application address the TSP
and possible trip generation if and when there is a proposal to subdivide or
otherwise partition the property to provide lots for four more dwellings than
currently allowed. Trip generation shows that this could add 36 daily traffic trips
if and when there is full development over time. Any applications to partition or
subdivide Subject Property would be subject to an application approved by the
Coos County Planning Department and the requirements of the Coos County
Roadmaster at the time of an application.

f.  The location and design of bicycle and pedestrian facilities shall be indicated on

the site plan if applicable;

e There is no site plan at this time; no use is proposed in this application. Bicycle
and pedestrian facilities are not applicable at this time. They may be required by
the Coos County Planning Department or the Roadmaster in conjunction with an
application for a use of the property. The applicants will comply with all
requirements.

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;



h

There are no proposed commercial office or multi-family residential
developments proposed.

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;

¢ There are no plans for industrial or commercial uses.

i

Location of existing and proposed access point(s) on both sides of the road
where applicable;
There is no formalized approved access at this time. Site planning for future
access will be approved at the time when residential development is proposed
for Subject Property. The applicants will comply with the requirements of the
Coos County Planning Department and the Coos County Roadmaster.

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;
Distances to neighboring constructed access points will be provided at the time
of an application for access to serve residential use on Subject Property. The
applicants will comply with the requirements of the Coos County Planning
Department and the Coos County Roadmaster.

Number and direction of lanes to be constructed on the road plus striping plans;
No new lanes are proposed or required at this time. New lanes to be constructed
for four additional residences that could be permitted by any approval of this
application would likely not be required to serve future development on subject
property as shown in the traffic analysis for Goal 12 Transportation pages 28, 29,
and 30in the attached Exhibit B. The applicants will need to comply with the
requirements of the Coos County Planning Department and the Coos County
Roadmaster at the time of approval of any applications for future development
of the site.

All planned transportation features (such as sidewalks, bikeways, auxiliary lanes,
signals, etc.); and
No transportation features are proposed or warranted at this time. Such features
will be considered by Coos County and the Coos County Roadmaster at the time
of future development of the Site. The applicants will comply with all
requirements.

m. Parking and internal circulation plans including walkways and bikeways, in

UGB’s and UUC’s.

e Subject Property is not within a UGB or a UCC as described within this application.

e Traffic Study completed by a registered traffic engineer.



The applicant is requesting a waiver of the Traffic Study based upon the information
provided above for compliance with SECTION 7.1.250, Attached Exhibits, and the
purpose of this particular application, which involves Comprehensive Plan and
zoning map changes, but no proposed use permitted use of the site at this time.

o Access Analysis completed by a registered traffic engineer.
The applicant is requesting a waiver of the Access Analysis based upon the
information provided above for compliance with SECTION 7.1.250, Attached Exhibits,
and the purpose of this particular application, which involves Comprehensive Plan
and zoning map changes, but no proposed use permitted use of the site or proposed
access at this time

e Sight Distance Certification from a registered traffic engineer.
The applicant is requesting a waiver of Sight Distance Certification from a registered
traffic engineer based upon the information provided above for compliance with
SECTION 7.1.250, Attached Exhibits, and the purpose of this particular application,
which involves Comprehensive Plan and zoning map changes, but no proposed use
permitted use of the site at this time.

Please contact me for further information, questions or other at this email, or the telephone
number listed below.

Crystal Shoji, AICP
Shoji Planning,LLC
P.O. Box 462

Coos Bay, OR 97420
(541) 267-2491

www.shojiplanning.com



SECTION 7.1.250 MATERIALS REQUIRED FOR AN APPLICATION
1. Traffic Plan — Parking/traffic plan shall be submitted to address all of the following:

a.

b.

h.

m.

Property boundaries: We have identified the property. We understand that a survey
would be needed at the time of any partitioning.

Location of structures on subject property: We have provided information that
there are no structures.

Required Parking Spaces: There are no uses proposed at this time.

Current Utilities: We have provided a listing of service providers, page 28. There
are no proposed utilities for this zone change.

Roadmaster may require drawings and specs . .. : Goal 12 Transportation, pages
28,29 and 30 address the TSP and trip generation.

Location and design of bicycle and pedestrian facilities: There is no site plan at
this time; no use is proposed in this application.

Pedestrian access and circulation will be required if applicable. . ... There are no
proposed commercial office or multi-family residential developments proposed.

All plans (industrial and commercial) shall clearly show how the internal
pedestrian and bicycle facilities of the site connect . . . : There are no plans for
industrial or commercial uses.

Location of existing and proposed access point(s) on both sides of the road where
applicable:. There is no formalized proposed access at this time. Site planning for
future access will be approved at the time of residential development on Subject
Property.

Distances to neighboring constructed access points, median openings . ..:
Distances to neighboring constructed access points will be provided at the time of an
application for access to serve residential use on Subject Property.

Number and direction of lanes to be constructed on the road plus striping plans:
No new lanes are proposed at this time.

All planned transportation features (such as sidewalks, bikeways, auxiliary
lanes, signals, etc.: No fransportation features are proposed at this time.

Parking and internal circulation plan including walkways and bikeways, in
UGB’s and UUC’s. Subject Property is not within a UGCB or a UCC.






From: Crystal Shoii

To: Chris MacWhorter

Cc: Jill Rolfe

Subject: Soils-Septics-Well logs 1-17-23

Date: Tuesday, January 17, 2023 5:01:00 PM

This Message originated outside your organization.

Subject: Randol Application for Comprehensive Plan Amendment — Rezone
Subject Property: ~ T27S, R14W, Section 28B, Tax Lot 100

Good Afternoon,

In a follow-up communication regarding Completeness Check items for this application last
week, you advised us (the applicants) to present additional information that could contribute to
knowledge about septic systems and wells in the vicinity of the proposed Randol
Comprehensive Plan Amendment and Rezone. Information for Soils, Septic Systems and Well
Logs is now in Dropbox for your access. The information provides a sampling by utilizing
adjacent properties and Subject property. This information is in Dropbox as it was too large to
go through by email.

https://www.dropbox.com/s/5znmw3 1 ea2z9w

In addition, I want to clarify previous statements that I have made concerning development of
Subject Property in the report and in the response to Section 7.1.250. I am sorry for any
confusion that my misunderstanding has caused. The owners/applicants have informed me that
there were no services when they purchased Subject Property. There is now an existing
approved driveway access, Coos Curry Power, an approved well and an approved standard
subsurface septic system. 1 will clarify with the Roadmaster that we do have one approved
access and electricity on Subject Property. The applicants have one approved building permit
on Subject property, but no structure has been built; this could be re-submitted for approval in
the event of an upcoming expiration.

Thank you for your communications.

Crystal Shoji, AICP
Shoji Planning,LLC
P.O. Box 462

Coos Bay, OR 97420
(541) 267-2491

www.shojiplanning.com







Subject: Information for Richard and Kathleen Randol Application
Comprehensive Plan Amendment — Rezone

Subject Property:  Assessor’s Map T27S, R14W, Section 28B, Tax Lot 100 |
Date: Application submitted December 8, 2022

This document submitted January 17, 2023
Documents Included within this packet were requested by the Coos County Planning

Department as part of their Completeness Check:

* Subject Property Soils Survey map and descriptions provided by the
USDA Web Soil Survey

¢ Septic Systems on Adjacent and Subject Property with references to
Soils and Septic Systems

e Well Logs on Subject Property and Adjacent Properties with reference to
soils and testing




Subject Property Soils Survey

-

“Information Source: USDA Web Soil Survey”
Resources gathered 2020 by Jarett Lower 541-981-3520 lowerjar@gmail.com
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The soils for the majority of the Subject Property are 1C Bandon sandy loam and 8B Bullards
Sandy Loam.

According to the USDA Web Soil Survey the Subject Property is made up of the following seil
classifications:

1.

Bandon Sandy Loam (1C) - This soil is described as having 7 to 12 percent slopes and is well
drained. This unit is used mainly for timber production, wildlife habitat, and homesite
development. It is also used for pasture and recreation, This unit is suited to the production of
Douglas fir. Among the other species that grow on this unit are Sitka spruce, western hemlock,
red alder, and western redcedar. The understory vegetation is mainly salal, evergreen
huckleberry, western brackenfern, and Pacific waxmyrtle. On the basis of a 100-year site
curve, the mean site index for Douglas fir is 137. At the culmination of the mean annual
increment (CMALI), the production of 60-year-old Douglas fir trees 1.5 inches in diameter or
more at breast height is 140 cubic feet per acre per year. On the basis of a 50-year site curve,
the mean site index for Douglas fir is 105. High winds from the Pacific Ocean may seriously
limit the growth of trees unless they are in a protected area. The main limitations for the
management of timber on this unit are the hazard of windthrow and plant competition.
Windthrow is a hazard when the soil is wet and winds are strong. When openings are made
in the canopy, invading brushy plants can delay natural reforestation. Undesirable plants
reduce natural or artificial reforestation unless intensive site preparation and maintenance are
provided. Reforestation can be accomplished by planting Douglas fir, western hemlock, and
Sitka spruce seedlings.

Bullards Sandy Loam (8B) - This soil is described as having 0 to 7 percent slopes and well
drained. This unit is used mainly for timber production, wildlife habitat, and homesite
development. It is also used for pasture and recreation. This unit is suited to the production
of Douglas fir. Among the other species that grow on this unit are Sitka spruce, western
hemlock, western redcedar, shore pine, and red alder. The understory vegetation is mainly
evergreen huckleberry, creambush oceanspray, salal, Pacific rhododendron, cascara, and
western swordfern. On the basis of a 100-year site curve, the mean site index for Douglas
fir is 132. At the culmination of the mean annual increment (CMALI), the production of 60-
year-old Douglas fir trees 1.5 inches in diameter or more at breast height is 133 cubic feet

per acre-per year. On the basis of a 50-year site curve, the mean site index for Douglas fir
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is 105. The main limitations for the management of timber on this unit are the hazard of
windthrow and plant competition. Careful use of wheeled and tracked equipment reduces
the disturbance of the protective layer of duff, Maintaining the understory is essential in
controlling erosion. Logging roads require suitable surfacing for year-round use. Rock for
road construction is not readily available in this unit. Windthrow is a hazard when the soil
is wet and winds are strong. When openings are made in the canopy, invading brushy plants
can delay natural reforestation. Undesirable plants reduce natural or artificial reforestation
unless intensive site preparation and maintenance are provided. Reforestation can be
accomplished by planting Douglas fir, Sitka spruce, and western hemlock seedlings.
Blacklock Fine Sandy loam (5B) - This soil is described as having 3 to 7 percent slopes and
is poorly drained. This unit is used mainly for timber production and wildlife habitat. It is
also used for cranberry production and recreation. This unit is suited to the production of
shore pine. Among the other species that grow on this unit are Sitka spruce, western
hemlock, and Port Orford cedar, The understory vegetation is mainly salal, evergreen
huckleberry, Pacitic thododendron, manzanita, and slough sedge. On the basis of a 100-
year site curve, the mean site index for shore pine is 90. At the culmination of the mean
annual increment (CMALI), the production of 60-year-old shore pine trees 1.5 inches in
diameter or more at breast height is 79 cubic feet per acre per year. High winds from the
Pacific Ocean may seriously limit the growth of trees unless they are in a protected area.
The main limitations for the management of timber on this unit are seasonal wetness and
the hazard of windthrow. The seasonal high water table limits the use of equipment to dry
periods. Because roots are restricted by the cemented layer, trees commonly are subject to
windthrow. Reforestation can be accomplished by planting shore pine. Sitka spruce, and
westernhemlock seedlings. Tree seedlings have only a moderate rate of survival because
of the seasonal high water table,

Bandon Sandy Loam (1B) - — This soil is described as having 7 to 12 percent slopes and is
well drained. This unit is used mainly for timber production, wildlife habitat, and homesite
development. It is also used for pasture and recreation. This unit is suited to the production
of Douglas fir. Among the other species that grow on this unit are Sitka spruce, western
hemlock, red alder, and western redcedar. The understory vegetation is mainly salal,

evergreen huckleberry, western brackenfern, and Pacific waxmyrtle. On the basis of a 100-

Page 3




year site curve, the mean site index for Douglas fir is 137. At the culmination of the mean
annual increment (CMAI), the production of 60-year-old Douglas fir trees 1.5 inches in
diameter or more at breast height is 140 cubic feet per acre per year. On the basis of a 50-
year sile curve, the mean site index for Douglas fir is 105. High winds from the Pacific
Ocean may seriously limit the growth of trees unless they are in a protected area. The main
limitations for the management of timber on this unit are the hazard of windthrow and plant
competition. Windthrow is a hazard when the soil is wet and winds are strong, When
openings are made in the canopy, invading brushy plants can delay natural reforestation.
Undesirable plants reduce natural or artificial reforestation unless intensive site preparation
and maintenance are provided. Reforestation can be accomplished by planting Douglas fir,

western hemlock, and Sitka spruce seedlings.
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Septic Systems on Adjacent and Subject Property
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“Information Source: USDA Web Soil Survey; Oregon Department of Environmental Quality”

Resources gathered 2020 by Jarett Lower 541-981-3520 lowerjar@gmail.com

Page 1



Soils 8B, 1B, 1C, are the dominant soils on the subject parcel indicating suitable conditions for
building development. These soils carry a limited 80-75 rating for septic tank absorption fields.
The Department of Environmental Quality has approved the installation of a Standard subsurface
system on site,

Soil 5B is less represented on site and can be limited by percolation and depth of soil to a
cemented sandstone layer. These soils can have a limited suitability for subsurface systems due
to lack of depth of the sandstone layer.

Standard system approval by DEQ on the subject parcel and adjacent parcels to the south and
west indicate these soils will likely be suitable for Advanced Treatment Technology septic
systems in the case of subsurface system is not approved. Parcels to the north show alternatives
like sand filters and pressure distribution systems that can be used in areas where soil percolation
is limited.

Environmentally ATT systems are advantageous as they often treat waste in a contaminant
system, require little or no subsurface drain fields and treated wastewater contains minimal
bacterium to be introduced into the soil or used as irrigation.

Standard subsurface system approval by DEQ on site, use of standard systems in the area and
site conditions such as suitable soils, good drainage and gentle topographic support the proposed
Zone change on the subject parcel from RR-5t o RR-2, providing for increased rural residential
living opportunities in the area.

“Information Source: USDA Web Soil Survey; Oregon Department of Environmental Quality”
Resources gathered 2020 by Jarett Lower 541-981-3520 lowerjar@gmail.com
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installation Permit - Residential - New

Cenificate of Satisfactory Completion
246-18-000326-PRMT-N

T

i

BEQ Ceos Bay Gliice

381 Morth 2ri Siresi

Date Cartificata §

ork Desceriplion;

55 e AR RO D

Brovn Conslruclian Permit Seven Dewds Read

Applicant: Hrosuty, covnen Primary Cantsactor: lioh Butler Caonstructan, £,.0
Addresa: PO Box Moo Instatler Licanse: 37714
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Phene: X N ARE | Bandan QR 87444
Phang! Q716457218
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Qwiner. Jaman M, Hrawn
Address: 1703 o 4
Aandor (G740
Parcel AIEIWEERLGT - Lrirensy Towpebip 075 Rarpes 14w Renhen, IR
1.0t Size: £.82 Water Supply: Well
Zoning: Hin City/CountyiUGA; Caunty
Land Use Approval N
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Existing B
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Use of Structure:
Number of Bedrooms:
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M

Ringle Family Dwaling

2

System Spacifications

Type: angard

Max Peak Design Fiow: Proposad Flow: HEQ apd
Min Seplic Tank Yolume: Min Dosing Taak Voluate: P
Spacial Tank Requiraments: Anli-ow iy regutred.

Drain Fisld Specitications

Drain Fietd Fype: Stancard  System Distribution Type: a0 [ERT)
Drainfield Stzing: NA Distribution Mathod: Lavap
Media Typa; EZ12017  Media Depth: Mia
Trench Length: 380 bnearft. Rock Ahave Pipo: M
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Special Requirements

Groundwater Type: Tericecary  Groundwater Uepth: Wi,
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S S’
IDEQ) Residential Septic Site Evaluation
S‘:-;,WE" Approval

246-19-000199-EVAL

DEG Coeos Bay Office

381 Norths 2nd Straot

Coos Bay, OR §7420
541-260-271

Fox: 541-288-7984
OnsileCoosBay@ideq.slate.cr.us
Website: oregon.gavideg

Bavits, Bandon: Sephacie & Bill Maras

Applicant: ~  Stepbanie & Bill Morris

Address: 58603 Seven Devils Ry
Bandon OR 97411
Phone: 541-551-0U60
Email: bifislaghmorris @aol.com
Qwnar: Stephanis & 8ill Mords
Address: PG Box 2092
Bandon OR 97411

Parael: 7S 14W2eB500 Township: 278 Range: 14W Seclion: 28
Lot siza:  4.90 acres Walar supply: Welt
Zaning: NIA City/CountylllGB: County

County: Ceos
Direcilons to Property: Goming from HWY 501 from Coos Bay. Tum right onta Seven Devils, 144 mile before Whiskey Run

Rd on the righl, Lock far address sign {58603} a1 the road. Two driveways right next to each oiher.

Proposed use of structure: Singla famity cweling
Category of construction: Single Family Owelling
Genera Specilications. ..}
Max peak design flow: 450 gpd. Propased gallons per day: 375 gpd.
din septic tank volume: 186D gal. Min dosing tank volume: Nia
{sysm}-j,'s‘,‘e;jfﬁcaﬁphs','; ] Initial System Replacement Arpa
System type: Siamdond Standard
System distribution type: Serial Seriat
Distributicn method: Serial Serjas
[Trén}:ii SpoGiications ;| f Initial System Replagement Aren
Trench lincar eqt: ) 225 lingar ft. 225 linear fi.
Mdox depth: ™ a0 in, 30,
Hin depth; 24 in, 24 0n,
Eﬂ'ﬁ;’,b‘fq!-R@ét}i{ér}lﬁﬂisf.j Initial System Replacement Area
Groundwater type; Temporary Temporary
Dralaficld type: Standard Standard

Other special requirement; See field worksheel and sile plan for

more delalls of approval,
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- R ? STATE OF OREGON ' PERMIT O, 72219
DEPARTMENT OF ENVIRONMENTAL QUALITY ,

janpon
Fae
[}_{} New Conslougtion U Rspatr . D Olherl
Permilisseea To _Brian Caselemag 77 b4 288 600/7672,06 Coos
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(Road Lacation) . {City} {lssusd by - Sigrature Q -5 {Dae Issued)

PEBMITS ARE NOT TRANSEERABLE
ALL WORK TO CONFORM TG OREGON ADMIN]STHATIVE_RULES, CHAPTER 34D. WORK
SHALL BE DONE BY PROPERTY OWNERA OR BY LICENSED SEWAGE DISPOSAL SERVICE.
{MAKE N{ CHANGES IN LOCATION OR SPECIFICATIONS WITHOUT WRITTEN APPROVAL)

SPECIFICATIONS
EXPIRATION DATE __\0/2G/98 - TYPE OF SYSTEM EQUAL DISTRIBUTION
Deslgn Sawags flow 450 Gan 1Day
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v Altached Plot Prany Al Tall from tank outlet eo diseribucion hes out ets, Setback

Special Cenditions (Fell

apt least 5 Iﬁ:(. from any strueturas, Insfall distribution box &4 76, Trow amd Tavef with

drainfield piping. Install trenches leval,
-

PRE-COVER INSPECTION REQUIRED — CONTACT DEQ_269-2721 —— .
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As-Buitl Draving Hﬁ | f RO 0 I O I B
wilth Referance Locatinns i1k -

I
.
!

Instalfsr &L@D?’J/{“bhl o . HH-
Final Insp, Date mlﬁ’_zf):@_“ [: ERENNE
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Divisicn 71

;
i
I

]

[rg—— - LIS S . B N . ~Lded

In accordance with Oragon Rovised Stalule 454.685, 1his Certificate is Issued as evidence of satistactory completion of an on-site
sewage disposal system at the location Identified above. As per OAR 340-71-175(8) this Certificate is valld
lEm‘ five SS) ts from date of issvance for connectionm to the septic system,

s5usn

e
of th s-Cey ilicate does nol canstitute a wardanly or guaranlee thal this on-sile disposal syslam will function Indefinitely
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oIS, I@ STATE OF OREGON PermIT o, §96-271
ARTMEN

$720.60 T OF ENVIRONMENTAL QUALITY
Fea
New Construchen D Reparr D Orier —
Permilsssues 7o 230 & Yvonne Pflumm 27 14 21¢n 1300/75132.00  Coog
[Ftopeny Gwier's Name} ~ {Township) . ASectiony (Tax Lot/ Acst Mn) {County)
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sevelb vt [ 12 5 r.%’dq&/.&’—*&“;ﬂ = O Tite JiRd %\ﬂ«, S Ml -~
{foad Locsifan) {lssued by - Signatuie ,-:_,) Dala 15und)

PERMIYS ARE NOT TRANSFERABLE q .

- ALL WORK TC CONFORM TO OREGON ADMINISTRATIVE RULES, CHAPTER 340. WORK
SHALL BE DONE BY PROPERTY OWNER OR BY LICENSED SEWAGE DISPOSAL SERVICE.
(MAKE NO CHANGES N LOCATION CR SPECIFICATIONS WITHOUT WRITTEN APPROVAL)

SPECIFICATIONS

EXPHATION DATE __B0/25/98 TYPE OF SYSTEMPRESSURE:PISTRTRUTiON

Design Sewage fiow 450 Gatfons/Day

Tank votume L3200 gapons Disposs! Treaches 83 Seepage Bed(s) O

P . Square Feat
*aximuin Degth “_%f'_--_‘g inches. Minimum Depth ;':.g. . inches. .ggflw_ﬁm__ Linnar Feet
Equal Loap £ Serial [ Pressurized ¥ Minimum Distance Betweca Trenchias L Foot Centers
Totat Aock Depth mLz___ inches. Below Pipe ,§___._._ inches, Abave Pipe 2 Inches, 3 Rake Sidawall

Special Congitians (Faliow Altached Plot PlanySEE_REVERSE FOR INSTRUCTIONS,

PRE-COVER INSPECTION REQUIRED — CONTAGT DEG 269-2721

CERTIFICATE OF SATISFACTORY COMPLETION
e PIT ooLT Cr e e 22

As-Built Draving ; - L

wilh Reference Locations A D e T HT T : I L

s __ 030601 A8t

Finat Insp. Late _5.4;12_*‘? "442_ _—

O Inspected By J&LC[M;_QS 7 T

{1 issued by Qperation of Lavr

3 Pre-cover inspeclion waived
pursuant to DAR 340,
Division 71

R !
{

-

ALY 0 UBRE

In accordance with Qregon Revised Statute 454,685, this Certiticata Is issued as evidence of satistactary completion of an gn-ite
sewage disposal system at tho lacation Identitied abave. As per QAR 340-71-175(8) this Certificate is valid

for five (5} years from date of issuance for connaction to the septic slystem.

tsswangce of this Cenilicate dous not constitute a warranty or guarantes that this on-site disposal sysfem will funclion indeflinitely

| 4¢%Za&2? LUl 8254y Ch-arf

(Auliorizea S4maTuse) (ive) [/ . {Dale) O1ize) -
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20 gpm _ 1200
1201 72° . 15 ppm 58 1404
o 15 gpm
75° 1300 i'S,gpm No Record
68 K
—
4 :
15 gpm I
47" 200 e
: : Zone RR-§
Well 12-15 13.6 Acres
800 gallons per minute 100 Proposed RR-2
20 gl)"l 66" ])ﬁpth
60" 300
T\ \
15 gpm
900 16 gpm o0 302
70°
600
400
500
1000
700

Well Logs on Subject Property and Adjacent

“Information Source: State of Oregon Water Resources Department”
Resources gathered 2020 by Jarett Lower 541-981-3520 lowerjar@gmail.com
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Well data in the vicinity of the subject parcel is 12 - 20 gallons per minute. The subject parcel
has a pH of 6.6 with 7 being neutral, a hardness of 1 with between 1-3 as optimal. Iron and
Sediment levels are low and will require minimal filtration or alteration. It is typical in this area
to use a UV process for bacteria treatment, fabric or micron filters for sediment and natural

filtration and mineral treatment systems to alter iron levels.

The wells are commonly fess than 100° deep and the compacted sandstone layer in the soil
structure prevents surface contamination from seeping into the natural aquifer. Brown sandy clay
2°-20” in depth is found to the Tax lot 300 to the West of the subject parcel. The sandy clay
prevents most surface water from percolating into drinking water, Tax lot 600 has clay mixed
with sand 30°-36” to the northwest, To the north tax lot 1300 has brown sand and clay 1°-30° and
tax lot 501 to the south has compressed sandy clay from 2°-20° down.

These conditions indicate abundant water that will require minimal alteration and filtration to

provide for the proposed increase in rural residential living.
The applicants had the water on Subject Property tested at Perry Electric/Plumbing in Coos Bay

using the standard test for residential water use with no concerns raised. Information can be

made available.
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the best of iy kmowledge and belieC

Licenise Number bate

Signed

(bonded) Water Welt Comstructor Certification

1 accepl responsibility for the construction, deepening, alteration, or abandanmen
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From: Crystal Shoji

To: Permits

Cc: Chris MacWhorter; Jill Rolfe; Planning Department
Subject: Planning Application for Rezone

Date: Wednesday, January 18, 2023 11:26:55 AM
Attachments: Exhibit 5-DRAFT.pdf

This Message originated outside your organization.

Good Morning Jason,

Thank you for your phone message yesterday. I am eager to speak with you regarding the
application on Seven Devils County Road (map is attached to this message). | am copying the
message that I sent to Paul Slater which I expect that you already have. There are
modifications at this time due to my errors. Words are added in the body of the text below
with cross outs and new language. The Randols who own the property are seeking waivers for
the traffic study, the access analysis (one has been approved) and the sight distance
certification. The Randols will comply with all Road Department requirements when they
understand their options for further development; the Planning Department will require
partitioning or subdivision for any division of the property and the Road Department will be
involved at that time.

See previous email message with corrections and additions in red below.

This is regarding an application for Comprehensive Plan map amendment / Rezone on the map of
property described as Township 275, Range 14W, Section 288, Tax Lot 100. An application has been
submitted to the Coos County Planning Department. There is no development proposed at this time.
Below is the applicant’s response to Section 7.1.250 regarding materials required for applications.
We are responding to the requirements of Section 7.1.250, which we believe will apply at the time of
proposed development of Subject Property. There is no site plan at this time. This zone change is
requested to bring Subject Property into zoning that is similar to the size of other lots within the
exception area where it is located. We appreciate the priority that is needed for roads for the future
of Coos County. We are asking for a waiver from items 2 — 4 of Section 7.1.250 to be considered as
part of any development request for Subject Property. We hope that the information included is
what is needed. If you would like to see the entire application, it can be accesses at the following
link:

(Information about Subject Property and adjacent property Soils, Septics and Wells was added
yesterday; the applicants have organized and submitted this information to show that septic systems
and wells exist for properties within the immediate area .) ‘

https://www.dropbox.com/sh/oja46r7r] v2tmed/AACI689xL WpFu7Yipqumy07Wa?dI=0

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.

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



a.

L]

Property boundaries;
Response: We have identified the Subject Property which is shown on Exhibit G
included with this email . We understand that a survey would be needed at the
time of any partitioning. At this time there is no specific use proposed for this
property and no specific site plan for how the property is to be used or divided.
The property is currently zoned for residential (RR-5). The application that we
have submitted to Coos County is for a zone change to (RR-2). This particular
property is part of an Exception area designated by Coos County that already has
a number of lots that are zoned (RR-2). No development is proposed at this
time. Specific development to change the boundaries for a partition, subdivision,
or to get a building permit for residential use would come to the Road
Department. The applicant will comply with all Coos County Roadmaster
requirements when that happens.

Location of all structures on the subject property;
There are no structures currently on the Subject Property. One building permit
was issued, but no structure has been built. This may be resubmitted or modified
for approval when the permit expires

Required parking spaces;
There are no uses proposed to be placed on the Subject Property at this time..
All proposed uses will be subject to future permits from Coos County Planning
and review and requirements of the Coos County Roadmaster. The applicant will
comply with the requirements of the Coos County Roadmaster at that time.

Current utilities and proposed utilities;
We have provided a listing of service providers, page 28 of the application. There

applicants now have electricity from Coos Curry Electric. The applicants have one
approved well and one approved standard septic system on Subject Property.
The applicants will comply with all requirements from utility providers and Coos
County at the time of future applications for uses on the property.

Roadmaster may require drawings and specs from the Oregon Standards

Specification Manual (OSSC) (current edition);
Goal 12 Transportation, pages 28, 29 and 30 in the application address the TSP
and possible trip generation if and when there is a proposal to subdivide or
otherwise partition the property to provide lots for four more dwellings than
currently allowed. Trip generation shows that this could add 36 daily traffic trips
if and when there is full development over time. Any applications to partition or
subdivide Subject Property would be subject to an application approved by the
Coos County Planning Department and the requirements of the Coos County
Roadmaster at the time of an application.

f.  The location and design of bicycle and pedestrian facilities shall be indicated on



h.

the site plan if applicable;
There is no site plan at this time; no use is proposed in this application. Bicycle
and pedestrian facilities are not applicable at this time. They may be required by
the Coos County Planning Department or the Roadmaster in conjunction with an
application for a use of the property. The applicants will comply with all
requirements.

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;
There are no proposed commercial office or multi-family residential
developments proposed.

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;

There are no plans for industrial or commercial uses.

i

Location of existing and proposed access point(s) on both sides of the road
where applicable;
Fhere-tsnoformatizecrapproved-accessat thistime: There is one approved
access on the site. Site planning for future access will be approved at the time
when residential development is proposed for Subject Property. The applicants
will comply with the requirements of the Coos County Planning Department and
the Coos County Roadmaster.

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;
Distances to neighboring constructed access points will be provided at the time
of an application for access to serve residential use on Subject Property. The
applicants will comply with the requirements of the Coos County Planning
Department and the Coos County Roadmaster.

Number and direction of lanes to be constructed on the road plus striping plans;
No new lanes are proposed or required at this time. New lanes to be constructed
for four additional residences that could be permitted by any approval of this
application would likely not be required to serve future development on subject
property as shown in the traffic analysis for Goal 12 Transportation pages 28, 29,
and 30 in the attached Exhibit B. The applicants will need to comply with the
requirements of the Coos County Planning Department and the Coos County
Roadmaster at the time of approval of any applications for future development
of the site.



I. Al planned transportation features (such as sidewalks, bikeways, auxiliary lanes,
signals, etc.); and
e No transportation features are proposed or warranted at this time. Such features
will be considered by Coos County and the Coos County Roadmaster at the time
of future development of the Site. The applicants will comply with all
requirements.

m. Parking and internal circulation plans including walkways and bikeways, in
UGB’s and UUC’s.
e Subject Property is not within a UGB or a UCC as described within this application.

e Traffic Study completed by a registered traffic engineer.
The applicant is requesting a waiver of the Traffic Study based upon the information
provided above for compliance with SECTION 7.1.250, Attached Exhibits, and the
purpose of this particular application, which involves Comprehensive Plan and
zoning map changes, but no proposed use permitted use of the site at this time.

e Access Analysis completed by a registered traffic engineer.
The applicant is requesting a waiver of the Access Analysis based upon the
information provided above for compliance with SECTION 7.1.250, Attached Exhibits,
and the purpose of this particular application, which involves Comprehensive Plan
and zoning map changes, but no proposed use permitted use of the site or proposed
access at this time

e  Sight Distance Certification from a registered traffic engineer.
The applicant is requesting a waiver of Sight Distance Certification from a registered
traffic engineer based upon the information provided above for compliance with
SECTION 7.1.250, Attached Exhibits, and the purpose of this particular application,
which involves Comprehensive Plan and zoning map changes, but no proposed use
permitted use of the site at this time.

Please contact me for further information, questions or other at this email, or the telephone
number listed below.

Crystal Shoji, AICP
Shoji Planning,LLC
P.O. Box 462

Coos Bay, OR 97420
(541) 267-2491

www.shojiplanning.com



