FOR CURRY COUNTY PLANNING COMMISSION MEETING OF AUGUST 12, 2010

STAFF REPORT

To: Curry County Planning Commission
From: David Pratt, AICP
Planning Director
Date: August 10, 2010
Subject: Supplemental Staff Report: Application DR-10001 — Crook Point

Tentative Destination Resort Master Plan

BACKGROUND

On June 7, 2010, an application for review of a Tentative Destination Resort Master Plan
in order to develop a destination resort in phases was submitted to the County for
approval. The subject property consists of Curry County Assessors Map No. 38-14-00
Tax Lots 7800, 8200, and 8100; Curry County Assessors Map No. 38-14-31 Tax Lot 100;
and Curry County Assessors Map No. 39-14-00 Tax Lot 1600 and is located west and
east of Hwy 101 in the Pistol River Area between Byrdies Lane and Burnt Hill Creek.

A public hearing was scheduled for July 8, 2010, on a proposed destination resort
development. The proposal consisted of an 18 hole golf course, a 9 hole golf course, golf
shop, golf lodge, spa lodge and interpretive center, 175 overnight lodging units, resort
owner and employee housing, resort owner residential parcels, and an equestrian center.
The public hearing was continued to August 12, 2010and the public hearing record was
left open.

FINDINGS OF FACT

The following documents and material have been submitted to the County for reference
and consideration:

1. Responses to the Planning Commission Questions
The applicants have provided responses to issues that were raised during the public

hearing on July 8, 2010, as well as additional information for the record. The following
material was submitted to the County as of Monday, August 9, 2010:
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Responses to specific questions from Commissioner McHugh (Attachment A);
Responses to General Questions (Attachment B);

A letter with comments from Peterson Economics dated August 2, 2010
(Attachment C);

A revised map showing slopes of 25 percent and greater (Attachment D);

A letter from Jerry Lesan dated July 21, 2010, and a response to that letter
(Attachment E);

“Reconnaissance Level Geologic Hazard Report Regarding Proposed Crook Point
Golf Resort Property East of US Highway 101> which was prepared by Terra
Firma Geologic Services and dated July 30, 2010 (Attachment F);

A response from OB Sports regarding IPM Questions (Attachment G);
Wildlife Corridor Maps (Attachment H); and '

Replacement pages (18, 19, and 20) for the “Crook Point Tentative Destination
Report Master Plan” (Attachment I).

Other information and material that has been submitted since the July 8 public hearing
and before August 10, 2010, includes:

2.

Letter from Tor Flatebo, P.E. dated July 16, 2010 (Attachment J);

Letter from James R. Dole, Attorney at Law regarding “Crook Family Trust LLC
— Application No. DR-1001” and dated June 28, 2010 (Attachment K); and
Memorandum from James D. Fox dated July 30, 2010 (Attachment L).

Proposed Access to US Highway 101

The Oregon Department of Transportation (ODOT) reviewed the applicants’ traffic study
and agreed with the access and transportation improvements and recommended the
following conditions of approval:

a.

The applicants must provide proof of a valid Cooperative Improvement
Agreement (CIA) with ODOT for US 101 access and transportation
improvements prior to County approval of the Final Destination Report Master
Plan.

The CIA must identify each access and transportation improvement, the funding
source, construction timeline, and be consistent with the applicant’s TIS as
follows:

1. Construct intersection improvements at US 101/Byrdies Lane including,
but not limited to, a US 101 northbound left-turn lane improvement and
connecting Carpenterville Road to US 101. This improvement will
require closure of the US 101/Arch Rock Road intersection.

ii. Provide proof of valid ODOT Road Approach Permits for Byrdies Lane
and Burnt Hill Road.
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ifi. Submit complete construction plans and provide proof of permit to
construct prior to any work within the highway right-of-way.

Response: County staff concurs with the recommendation from ODOT.
3. The Delineation of the Shoreland Boundary

The Curry County Comprehensive Plan defines the Shoreland Boundary in this segment
of the Oregon Coast as the “...top of cliff along the seacliff shoreline from the south
boundary of Pistol River State Park at the shoreline to Boardman State Park.” The Plan
further specifies that, where the coastal shorelands boundary is defined as the top of the
seacliff, it will be modified on a case by case basis to be a specific line as defined by
analysis of the cliff erosion geological hazard as required under the “Development in
Area of Geologic Hazards” (Section 3.252) of the Curry County Zoning Ordinance.

A geological overview of the area between Crook Point and Burnt Hill Creek has been
prepared by Terra Firma Geologic Services and is included in the application submittal
(notebook) under “Geological Hazards.” The report is entitled “Geologic Hazard
Overview of Proposed Crook Point Golf Resort” and is dated May 2, 2010.

The applicants have submitted findings (Attachment M) regarding the Shoreland
Boundary for consideration. They are based on the geological hazard overview dated
May 2, 2010, and a memorandum entitled “Shoreline Alternatives in the Crook Point-
Burnt Hill area” dated August 6, 2010, (Attachment N) both of which were prepared by
Terra Firma Geologic Services. The Department of Land Conservation and Development
(DLCD) also submitted Shoreland Boundary information (Attachment O) for
consideration.

Based on the information that has been submitted by both the applicants and DLCD, it is
recommended that the Planning Commission adopt the applicants’ findings and delineate
the Shoreland Boundary as shown in “red” on the map entitled “Crook Point Resort
Proposed Shoreland Boundary” (Attachment M). It is also recommended that, as a
condition of approval, the applicants be required to provide a survey of the Shoreland
Boundary.

4, Water: Domestic and Irrigation

The proposed resort will require the development of a private domestic community water
system to serve the self-contained development, as defined under CCZO Section
4.080(1). The community system will be served by three existing wells which are located
within the proposed destination resort in the Burnt Hill area west of Hwy 101. According
to the applicants, the wells produce approximately 45 gpm (64,800 gallons per day)
which is more than sufficient to serve the domestic water needs (39,700 gallons per day)
of the proposed destination resort at buildout. The water will be pumped off-site to two
50,000 gallon water tanks to be located on Curry County Assessor’s Map No. 38-14-00
TL 6400 to the east of Hwy 101.
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To protect the surrounding properties, an application for a permit or documentation that a
permit is not needed must be submitted to the Oregon Water Resources Department
indicating that they have the rights to divert a sufficient quantity of water from the
proposed source to meet the projected need for domestic use by the proposed destination
resort for the next twenty year planning period. It shall be required prior to the issuance
of any building permits for permanent structures as a condition of approval. A raw water
supply flow monitoring device (flow meter) must also be installed on the water system to
record the quantity of water used in the system on a monthly basis. The monthly record
of water usage shall be reported to the Curry County Department of Public Services
(Planning and Environmental Divisions) and Health Department on an annual basis.

An application (R87586) has been submitted to the Oregon Water Resources Department
for rights to divert water from two creeks, Burnt Hill Creek and an Unnamed (Old Draw)
Creek, for multipurpose use which includes irrigation. This application is currently being
processed.

S. Street Standards for the Proposed Destination Resort

Under CCZO Section 4.084(5), the applicants are required to provide the location, width
and name of all existing roads on or abutting the property, and whether the roads are
public or private; and the approximate location, width and grade of any proposed new
road, and whether it will be public or private. This information can be found on pages 18
and 19 of the “Crook Point Tentative Destination Resort Master Plan™ dated June 3,
2010.

The proposed road system that will be serving the proposed destination resort will be
private. The proposed road standards for the road system were reviewed by County staff
and found to substantially consistent with the applicable rural road standards required
under the Curry County Zoning Ordinance. For clarification, however, the applicants
shall provide the following documents prior to approval of Final Master Plan:

a. A statement from the County Roadmaster that the new road(s), as designed, are
consistent with the requirements for road construction as found in Article III of
the Curry County Code.

b. Proof that the disclosure statement for the land division includes a statement that

the County is not responsible for the construction or maintenance of any roads not
accepted into the County Road system.

c. A road maintenance agreement approved by Curry County and recorded in
conjunction with the final plat for any roads not accepted into the County Road
system.
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d. “As-built” engineering/construction grade documents in a format specified by the
County for all development, including but not limited to, grading, transportation
facilities and utilities.

e. A statement from a Registered Professional Engineer that the roads have been
constructed as preliminarily approved by the County.

SUMMARY CONCLUSIONS

The applicants have presented a tentative destination resort master plan and subdivision
for review. The application contains the required elements as outlined in the CCZO and
the Land Division Ordinance. Appropriate conditions of approval are being
recommended to ensure compliance with ordinance standards.

REQUIRED AND RECOMMENDED CONDITIONS OF APPROVAL

If approved, conditions shall be placed on the tentative resort master plan to ensure that
the destination resort complies with the standards and criteria in CCZO Sections 4.080 to
4.088. The recommendations and comments of other public agencies will be considered
and may also provide the basis for conditions of approval. Conditions shall include, but
are not limited to, the following:

A. Destination Resort

1. Developed recreational facilities and key facilities intended to serve the entire
development and visitor-oriented accommodations shall be physically provided or
guaranteed through surety bonding or substantially equivalent financial
assurances prior to closure of sale of individual lots or units. In phased
developments, developed recreational facilities and other key facilities intended to
serve a particular phase shall be constructed prior to sales in that phase, or shall be
guaranteed through surety bonding.

2. The on-site sewage system(s) to serve the resort shall be approved by the
Department of Environmental Quality (DEQ).

3. The on-site water system that will serve the resort shall be approved by the Water
Resources Department and the Drinking Water Division of the State Department
of Human Services unless connected to an existing public water system.

4. The resort shall be required to provide an annual accounting to document
compliance with the overnight lodging standards. The annual accounting
requirement commences one year after the initial lot or unit sales. The annual
accounting must contain:

a. Documentation showing that the resort contains a minimum of 150
permanent units of overnight lodging or, during the phase-in period,
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documentation showing the resort is not yet required to have constructed
150 units of overnight lodging;

b. Documentation showing that there is not more than 1 residential unit for
each 10 units of permanent overnight lodging; and

c. For a resort counting individually-owned units as qualified overnight
lodging units, the number of weeks that each overnight lodging unit is
available for rental to the general public as defined in Section 4.081(6).

5. The developer shall provide a mechanism to ensure that individually-owned units
that will be counted toward the overnight lodging total remain available for rent
for at least 45 weeks per calendar year through a central reservation and check-in
service. The mechanism shall include all of the following:

a. Designation on the final site plan(s) and land division plat(s) which
individually-owned units are to be considered to be overnight lodging;

b. Deed restrictions limiting use of such individually-owned units to
overnight lodging available for rental to the general public for at least 45
weeks per calendar year through a central reservation and check-in
service; :

C. Inclusion in the Covenants, Conditions and Restrictions (CC&R’s) an
irrevocable provision enforceable by the County limiting use of such
individually-owned units to overnight lodging available for rental to the
general public for at least 45 weeks per calendar year through a central
reservation and check-in service; and

d. Inclusion of language in any rental contract between the owner of the unit
and the central reservation and check-in service requiring that the
individually-owned unit be made available for rental to the general public
for at least 45 weeks per calendar year.

6. Provisions must be established to guarantee ongoing property tax responsibility
and maintenance of lands reserved as open space. The open space may be
conveyed by leasing or conveying title to a corporation, homeowner’s association
or other legal entity. The terms of the lease or other instrument of conveyance
shall include provisions that guarantee:

a. The continuation of use of the land as open space;

b. The continuity of property maintenance, including the necessary financial
arrangements for such maintenance; and
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c. That the legal entity formed for the joint ownership and maintenance of
the open space will not be dissolved, nor will it dispose of any open space
by sale or otherwise, except to another legal entity which has been
conceived and organized for the purpose of maintaining the open space.

7. Any portion of a tract that is not included as part of the resort shall not be used or
operated in conjunction with the resort, and shall be subject to all requirements of
the zone where the property is located.

8. Any necessary off-site road improvements shall be completed prior to approval of
the final master plan unless a bonding agreement has been executed. Where the
County is not empowered to inspect and approve public improvements (e.g.,
improvements to a state highway), written certification of the acceptance of the
improvement by the appropriate agency will be required.

0. Assurances. The Planning Commission may require financial or other assurances
for any development in the proposed destination resort site area to ensure proper
installation of required road, septic/sewer, electric, and water utilities, drainage,
flood control, and other improvements.

Staff Recommended Additional Conditions of Approval

10.  Prior to the issuance of any development permits, the applicants shall coordinate
with and comply with any State Fire Marshal and Pistol River Volunteer Fire
Department requirements.

11.  Prior to any structural development, a site specific geologic hazard assessment
shall be required. The applicants shall follow any development recommendations
contained in the report(s).

12.  For fire safety purposes, more than one road for ingress and egress shall be
provided unless the resort includes a fire safety area that is large enough so that
all visitors and residents of the resort can congregate in vehicles and survive a
passing wildfire. If a safety area is provided, it shall be kept free of combustible
material and vegetation. Information indicating the location of the safety area
shall be provided to all resort visitors and residents, and signs shall be posted
around the safety area and throughout the resort providing directions to the safety
area.

13. i aRv-geveloprmen m-the za D

.0 a a o o -

planning-staff: The applicant shall provide a survey of the “red line”
described as the “Inland extent of lands affected by direct hydraulic action of
coastal water” on the map prepared by Terra Firma titled “Crook Point
Resort Proposed Shoreland Boundary” (Attachment M). This surveyed line
shall be considered the approved Shoreland Boundary.
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14.

15.

16.

17.

18.

The applicant must provide proof of a valid Cooperative Improvement
Agreement (CIA) with ODOT for US 101 access and transportation
improvements prior to County approval of the Final Destination Report
Master Plan.

The CIA must identify each access and transportation improvement, the
funding source, construction timeline, and be consistent with the applicant’s
TIS as follows:

a. Construct intersection improvements at US 101/Byrdiews Lane
including, but not limited to, a US 101 northbound left-turn lane
improvement and connecting Carpenterville Road to US 101. This
improvement will require closure of the US 101/Arch Rock Road
intersection.

b. Provide proof of valid ODOT Road Approach Permits for Byrdies
Lane and Burnt Hill Road.

c. Submit complete construction plans and provide proof of permit to
construct prior to any work within the highway right-of-way.

An application for a permit or documentation that a permit is not needed
shall be submitted to the Oregon Water Resources Department indicating
that the Applicants have the right to divert a sufficient quantity of water
from the proposed source to meet the projected need for domestic use by the
proposed destination for the next twenty year planning period prior to the
issuance of any building permits for permanent.

A raw water supply flow monitoring device (flow meter) must also be
installed on the water system to record the quantity of water used in the
system on a monthly basis. The monthly record of water usage shall be
reported to the Carry County Department of Public Services (Planning
Division and Environmental Divisions) and Health Department on an annual
basis.

The applicants shall providé the following documents prior to approval of
Final Master Plan:

a. A statement from the County Roadmaster that the new road(s), as
designed, are consistent with the requirements for road construction
as found in Article III of the Curry County Code.

b. Proof that the disclosure statement for the land division includes a
statement that the County is not responsible for the construction or
maintenance of any roads not accepted into the County Road system.
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c. A road maintenance agreement approved by Curry County and
recorded in conjunction with the final plat for any roads not accepted
into the County Road system.

d. “As-built” engineering/construction grade documents in a format
specified by the County for all development, including but not limited
to, grading, transportation facilities and utilities.

e. A statement from a Registered Professional Engineer that the roads
have been constructed as preliminarily approved by the County.

Land Division

Preliminary plat approval is for 11 total lots: 10 residential lots and 1 large
remainder for the resort.

Water, electric, sewage disposal, and telephone utilities shall be installed and
extended to each lot. Field verification by planning staff will be required prior to
final plat approval.

The final plat shall comply with Curry County Surveyor requirements.

The final plat and plan shall meet all requirements of the Curry County Land
Division Ordinance for submission of final plats (Article V & VI) prior to
scheduling a public hearing for final plat approval.

The roads proposed within the resort shall be constructed to County Road
Standards. Written confirmation from a licensed civil engineer of the as-built
status of the roads shall be required prior to final plat submission.

Attachments: A. Responses to specific questions from Commissioner McHugh

dated August 9, 2010;

Responses to General Questions dated August 9, 2010;

A letter with comments from Peterson Economics dated August 2,

2010;

A revised map showing slopes of 25 percent and greater dated July

8,2010;

A response dated August 5, 2010 to a letter from Jerry Lesan dated

July 21, 2010;

“Reconnaissance Level Geologic Hazard Report Regarding

Proposed Crook Point Golf Resort Property East of US Highway

101” which was prepared by Terra Firma Geologic Services and

dated July 30, 2010;

G. A response from OB Sports regarding IPM Questions August 5,
2010;

m U oW

=

Supplemental Staff Report DR-1001 Crook
Friday, August 10,2010 Page 9 of 10



—

2k

© Z gr

Wildlife Corridor Maps;

Replacement pages (18, 19, and 20) for the “Crook Point Tentative
Destination Report Master Plan”;

Letter from Tor Flatebo, P.E. dated July 16, 2010;

Letter from James R. Dole, Attorney at Law regarding “Crook
Family Trust LLC — Application No. DR-1001"" and dated June 28,
2010;

Memorandum from James D. Fox dated July 30, 2010;

Applicants Findings dated August 7, 2010 regarding the shoreland
Boundary for consideration

A memorandum from Terra Firma Geologic Services entitled
“Shoreline Alternative in the Crook Point” dated August 6, 2010
The Department of Land Conservation and Development (DLCD)
also submitted Shoreland Boundary dated July §, 2010..
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Project Management
General Contracting
Land Use Planning
Project Planning
Permitting

August 9, 2010

To:  Curry County Planning Commission
From: Leroy Blodgett, Project Consultant
Re:  Commissioner McHugh — Questions

Below are responses to questions and comments received from Planning Comm1ss1oner Margaret
McHugh in a letter to David Pratt. We will be available at the August 12" public hearing to answer
additional questions and/or explain these responses.

The first question is regarding Low Impact Development. Below is a response to that question followed
by numbered responses corresponding to the numbered questions/comments in letter from
Commissioner McHugh to David Pratt.

One definition of Low Impact Development (LID) is:

“Low Impact Development (LID) consists of design strategies and methods that are utilized to protect a
watershed by controlling stormwater pollurzon and by mzmzckmg the pre-developed natural hydrologic
balance throughout the development process.’

The goals of LID include preventing the stormwater from getting polluted as much as feasible and then
treat it near the source when needed while maintaining the hydrology of a watershed in the attempt to
have similar infiltration and surface runoff rates and durations that existed pre-development and to

maintain the pre-developed discharge locations.

When the tentative map is approved with all conditions, then grading, utility, road and building
construction plans will be drawn from which a LID plan and strategies will be prepared. This plan and
will be submitted to DEQ for review and comment along with a detailed application for a 1200-C
permit.

The remaining portion of this memo provides the exact question/comment from Commissioner
McHugh’s letter followed by a response.

1.. Geological Hazards

a. Reconnaissance geologic mapping should be done for all of proposed Destination Resort,
not just the areas west of Hwy 101. This should be done before approval of the tentative
plan because of the potential impacts on both domestic and irrigation water sources as
well as development of Phase V.
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A geological report for the property on the east side of Highway 101 has been
prepared by Ron Sonnevil and is included with this memo. As a result of this
analysis some design changes have been made and are attached as revisions to page
34 of the application booklet.

b. Slopes greater than 25% should be remapped using the most current Lidar mapping
available at Curry County GIS. There appears to be a disparity between what is mapped
in the Master Plan, and the maps provided by GIS.

The slope map in the application booklet is a topographic map with colored areas
depicting slopes exceeding 25%. The 25% slopes were determined manually and
unfortunately, was not inclusive of all slopes over twenty-five percent. Included
with this memo is the map produced by Curry County GIS and referred to by
Commissioner McHugh. The map produced by the County GIS appears to be more
accurate than the map in the booklet. Therefore, consider the County GIS map as a
replacement to the original map in the application.

c. Stabilization of several golf greens are presented in the Master Plan, but with no report
or explanation of how the designs were developed (Le. depth to bedrock or slide plane)
making it difficult to determine if such stabilization is possible or economically feasible.

Two examples of stabilization techniques are included in the application booklet.
The actual depth and spacing of pilings or other forms of stabilization will be
determined by the engineers after application approval when on-the-ground
engineering and drilling begin. Hole 17 on the map has been replaced by Hole 13
and runs in the opposite direction. The new Hole 13 only has small tee areas in the
unstable portion of the land. This change will reduce a great deal of any
stabilization work.

2. Stormwater Management Plan

a. The Master Plan offers some recommendations in Phase I for bioswales along roads, golf
cart trails, and parking lots, but no recommendations for buildings, such as rain gardens.
Bioswales and permeable paving are suggested to slow runoff, with excess runoff piped
to a retention (detention?) pond for the Lodge District. Will this pond be lined for
stability concerns?

A complete LID plan and strategy incorporating LID principles and techniques will
be produced and submitted to DEQ for review and comment after resort approval
and including conditions of approval. Only after land use approval can
construction and grading plans be done which will form the basis for the LID plan
and 1200-C permit. A civil engineer will be engaged, who will design the ponds and
recommend the type of lining.

b. Stormwater for other constructed sites and Phases will be discharged to the beach, into
creeks, or other ponds. Although the report states that other area discharges 'are fairly
minor amounts of water', collecting and discharging excess and potentially polluted
stormwater runoff does not meet the definition or goals of Low Impact Development. The
Geology Report describes deeply incised streams throughout the development area - an
increase in discharge will cause deeper incision and destabilization of stream banks.
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Stormwater discharge is regulated by DEQ and must meet their stringent
standards. There may be areas where discharging stormwater to a detention pond is
not possible. In those areas stormwater will be treated through bio swales and
filters which will meet the DEQ standards. DEQ will not allow nor does the
preliminary plans indicate that the development will increase flow in the on-site
streams to a level which would cause deeper incision or destabilization of the stream
banks.

¢. A manure management plan should be done for the Equestrian Area to protect water
quality in Burnt Hill Creek.

We have had inquired to the Department of Agriculture for information regarding
development of the equestrian area, specifically in regards to manure management.
When we receive this information it will be taken into consideration in the final
engineering and design. All state and federal requirements in this regards will be
met.

d. Roads: road typicals were provided in the Master Plan that show bioswales and
permeable paving on the edges of some roads and cart paths. The sections for Burnt Hill
and Saddle Loop, however, show bioswales (grassed ditches) on the inside of the road,
but no runoff control on the outside slopes. The typicals do not show the road to be
insloped. A plan should be developed to prevent runoff on the steep, outside slopes

The suggestions made by Commissioner McHugh are appreciated and will be taken
into consideration in the final engineered design.

3. Erosion Prevention & Sedimentation Control Plan

a. The Erosion PREVENTION and Sediment Control Plan will need to be more specific.
The first tenet of drawing up such a plan is to work with the existing topography and to
stage construction to minimize large-scale disturbance.

An “Action Plan” will be submitted to DEQ for a 1200C permit. This Plan cannot
be developed nor submitted to DEQ until the tentative Destination Resort is
approved. At that time, a detail designed erosion Prevention and sedimentation
control plan will be prepared by Engineers for review and approval of DEQ.

b. Erosion prevention products that minimize introduction of invasive plants are
recommended. Jute or Coir logs conform well to uneven surfaces and greatly reduce the
potential for weeds that can be introduced in straw or hay bales. The Oregon chapter of
the International Erosion Control Association (http.://escpnw.com/Home.php) can offer
information on the most current and effective products.

The suggestion to use Jute or Coir logs to help prevent erosion will be considered in
the Erosion and Sedimentation Plan that is submitted to DEQ.

4, Wetland Delineation

a. Similar to the Geology Report, more detailed wetland delineation should be done before
approval so that facility siting can be done effectively and efficiently by avoiding
wetlands.
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Janelle Dunlevy prepared the Preliminary Wetland Investigation Report which was
submitted with the application. Ms. Dunlevy also submitted a letter, dated July 8,
2010, to the Commission. In that letter Ms. Dunlevy states: “During these visits we
[(Bob Lobdell, Dept. of State Lands & Ms. Dunlevy)] evaluated the wetland and
riparian areas of concern, utilized geographical positioning system (GPS) points to
mark these and cross referenced them in Figures 6 through 8”. Ms. Dunlevy goes
on to state “This project has been designed to minimize impact to wetland, stream
and riparian habitat utilizing construction methods that either enhances the
landscape, cause minimal impact or no negative impact to the habitat. Full wetland
delineations and assessments of riparian and stream habitat will be conducted prior
to any construction of the resort”

b. All required permits (DSL, ACOE, and County) for working in or near wetlands should
be acquired before approval.

The permits indicated by Commissioner McHugh will be obtained, but cannot be
applied for until land use approval is obtained..

c. Wetland (viparian) buffers: The Master Plan proposes 100’ buffers from all mapped
streams. This is already required as the Curry County minimum rviparian setback. The
Geology Report describes areas of deeply incised and unstable riparian reaches with
very steep slopes. The areas should be mapped to expand riparian buffers to protect
unstable and/or over-steepened slopes.

The county ordinance and state statue regarding destination resorts require that
“Riparian vegetation within 100 feet of streams, rivers and significant wetlands shall
be retained.” We see no reason or justification to increase the restrictions of an
ordinance which was considered adequate and adopted only two months ago.

5. Traffic Analysis

a. Carpenterville Road is a state highway and requires State concurrence for additional
traffic and intersections.

Tom Guevara of ODOT has submitted recommended language for a condition of
approval which, if approved, will require a Cooperative Improvement Agreement
prior to Final Master Plan approval. The applicant accepts this proposed condition
and looks forward to working with ODOT on the detail of their required
improvements to Highway 101 and Carpenterville Road.

b. Burnt Hill Creek: the crossing over Burnt Hill Creek has experienced catastrophic
failures in the recent past. A retention structure (dam) is proposed for Burnt Hill Creek to
the east of Highway 101 to impound water for Resort irrigation. Because of the inherent
instability of this drainage and Highway 101, it would be appropriate to have the
impoundment engineered even if it does not exceed State requirements of >10 feet.

We have and continue to work with ODOT and State parks to stabilize their land in
order to protect the resort property. We have discussed the design of an
impoundment on the east side of the highway. If that option is pursued, we will



work with ODOT and other state agencies to insure a safe design. A civil engineer
will be engaged to design all impoundments to insure stability and safety.

6. Integrated Pest Management Plan

a. Who and how will the density of allowable pest populations be determined, and how will
a zero density be established and maintained without excessive use of herbicides and/or
pesticides?

b. Pest management plans appear to address the golf courses; how will the spread of
invasive plants be prevented and maintained throughout the rest of the Resort.

¢. A weed control plan should be developed for the construction phases of the Resort.
See attached memo from Tom Christy, OB Sports.

7. Wildlife Management

a. The National Wildlife Refuge is a unique area. Protection should be provided by a
vegetative buffer at least equal to that proposed for riparian areas within the Resort, as
well as a fence and locked gate. Access to the beaches should also be restricted, except as
allowed to the Crook family and their guests. Information and education about the
Refuge and the need for access restrictions should be readily available and emphasized
to all Resort guests.

Representatives of the Wildlife Refuge indicated that they are not overly concerned
-about the golfers trespassing into the Refuge as it is understood that they will be
playing golf and unlikely stray off for other activities. US Fish & Wildlife is more
concerned about people that might be walking or hiking in the area. The Refuge
property boundary is located in the northwest corner of the golf course and is
protected by a natural forest buffer that is virtually impossible for humans to pass
through. Even if someone did wonder to that area, the property line between the
Resort and the Refuge will be gated and signed ‘No Trespassing”.

b. A continuous, forested corridor would provide a travel corridor to wildlife and could be
incorporated into the Coast Trail.

A map title Wildlife Corridor is attached which shows that there is plenty of
continuous natural area for wildlife to traverse through the property. Currently
many of the wildlife enter the property north of Arch Rock Road by crossing
Highway 101 and wildlife can also continue through the property from that
direction. If required, an 8’ chain link fence between the Resort and the Refuge
could restrict wildlife travel. This type of fence would only restrict travel between
the two properties and not between the Resort and the parks to the north and south.



8. Domestic Water Supply

a. Current certification of sufficient water quantity from the Salmon Ranch should be
provided before approval.

The existing 3 wells were drilled between 1979 and 1984 to serve the Salmon Ranch
and on-site vacation rentals. These wells have been in continuous use for over 30
years. These 3 wells produce 45 gallons per minute and have for 30 years. There is
no indication that they will not continue doing so indefinitely. The wells will be
retested prior to submitting a final Master Plan

9. Fimancial Assurances

a. Because the Crook family does not propose to sell any lots, to provide the surety bonding
and financial assurance that will protect Curry County and assure that Resort
development will only provide residential areas, no residency permits should be issued
until recreation facilities are constructed.

The Curry County Ordinance and State statue regulating destination resort already
provide regulations of how many, when and what residential uses are allowed. Not
providing residency permits goes beyond the regulations of the ordinance and if
more restrictive regulations were desired they should have been in the ordinance.

Other than improvements to Highway 101 there are no public improvements within
the development. If the development is not completed, there will be no obligation to
the county to complete any of the improvements. Further residences on-site could
not be sold unless investment and overnight lodging requirements are met.

See memo from Peterson Economics for additional information regarding economics of
the project.
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August 9, 2010

To:  Curry County Planning Commission
From: Leroy Blodgett, Project Consultant

Re:  General Questions

In this memorandum we have attempted to answer general questions that we heard at the public hearing
and after. We may have missed some questions. If so, we will try to answer those and expound on these
at the August 12, 2010 hearing.

Wildlife Habitat Corridor

There has been quite a bit of discussion about having a dedicated wildlife corridor. As can be
seen in the attached aerial of the Crook Point property, there are plenty of opportunities for
wildlife to traverse through the project within natural areas. The reality is that much of the
wildlife will use the fairways of the golf course to travel through the project. It will be
impossible to direct the wildlife to any dedicated travel area. Therefore, we suggest design of the
project is wildlife friendly and no further provisions for a wildlife corridor is necessary.

Night Sky’s
Crook Point will incorporate several strategies recommended as best practice by the International
Dark Sky Association and Illuminating Engineering Society (see page 11 of the tentative Master
Plan booklet). The Resort will use outdoor light at night only when and where it is needed and at
appropriately low lighting levels. Exterior lighting will be fully shielded, light efficient fixtures
aimed directly at the ground. Timers and sensors will control light when they are not needed.
Low glare fixtures will be given priority. Area lighting, such as parking lots and pedestrian
paths, will use full cut off luminaries to prevent illuminating the night sky. Architectural lighting
will be aimed from the top down or any up light will not escape the lines of the building.
Landscape and security lighting will be fully shielded so that the majority of the light hits the
target and is shielded from normal viewing angles and does not cause unnecessary glare. To
clarify — Crook Point will be using IDA approved or comparable light fixtures on the project.
All lighting will be controlled by automatic controls to extinguish all outdoor lighting when
sufficient daylight is available.

We concur with suggestions made by the Kalmiopsis Audubon Society to the following
condition of approval:

P.O.Box 7618 Ph: (541)661-0124
Brookings, Oregon 9741 At the Port of Brookings Harbor Fax: (800) 507-6433
16350 Lower Harbor Road

www.eagletwoinc.com Suite 203
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As a condition of approval, for the purpose of avoiding light-related impacts to the
Oregon islands National Wildlife Refuge, the resort’s lighting plan and its
implementation will

1) Ensure all fixtures be fully shielded so as not to allow light above a 90-degree angle

2) Use minimum amount of lumens required for safety

3) Permit no lights to be directed toward the ocean

4) Set policy to encourage that windows in the upper stories of the lodge be screened at
night (it may not be possible to police guest rooms at night, so we suggest that this be
a “policy to encourage” rather than a strict requirement).

Trash

Kalmiopsis Audubon Society has suggested policy for to prevent attracting rats and other
nuisance animals. Therefore, we suggest the following condition of approval:

For the purpose of avoiding predator related impacts to the Oregon National Wildlife
Refuge, the Resort will provide for animal-proof trash containment facilities and ongoing
maintenance of those facilities.

Road Standards

The applicant and representatives met with Dave Pratt, Planning Director and Dan Crumley,
County Roadmaster to discuss road standards. The roads within the development will be private
roads located on private land, and maintained entirely by the Resort. It is Dan Crumely’s
opinion that the setting of standards is similar to a PUD and, therefore, provides for flexibility.

Enclosed with this memo are replacements for page 18 & 19 of the application booklet with the
revised standards as agreed to by the applicant, Mr. Pratt and Mr. Crumley.

Subdivision Development

The Crook Point application includes a preliminary subdivision proposal for 11 lots including 10
residential lots and 1 remaining lot for the destination resort. It is currently the intent of the
Crook family to keep those lots in the same ownership as the Resort. The lots are intended to be
used for Crook family homes.

Section 4.082(4) of the recently adopted Ordinance regulating destination resorts states that a
single subdivision application may be submitted for the entire Resort or there may be a separate
land division application submitted concurrently for each phase.

Section 4.085 of the Ordinance provides the standards and criteria which must be complied with
in a Tentative Master Plan including residential lots. It is our opinion that additional restrictions
are unnecessary.



Acreage Discrepancy

There is a discrepancy between the number of acres the applicant’s surveyor has estimated
within the property and the county assessor maps. The development is planned within the
specific lots as depicted in the application and included in the Map of Eligible Lands for
Destination Resorts. Depending on whose estimate is correct, the only change may be in the
percentage of open space. Either way the application would remain the same.

Highwav 101 Improvements

Tom Guevara, ODOT Development Review Planner has submitted recommended language for a
condition of approval which will require a Cooperative Improvement Agreement (CIA) prior to a
Final Master Plan approval. The CIA will define the improvements required by ODOT on
Highway 101 and Carpenterville Road and the timing for completing those improvements.

The applicant agrees with the conditions.

25% Slope Discrepancy

The slope map on page 13 of the application booklet is a topographic map with colored areas
depicting slopes exceeding 25%. The 25% slopes were determined manually and unfortunately,
was not inclusive of all slopes over twenty-five percent. Included with this memo is the map
produced by Curry County GIS which is more accurate than the map in the booklet. Therefore,
we would like to include it to replace the original map in the application with the Curry County
GIS map.

Wildlife Refuge Buffer

The applicant has worked with US Fish & Wildlife to establish an acceptable buffer to the
wildlife Refuge. Some adjustments to the golf holes have been made to provide a wider natural
buffer. A fence and gate is proposed to be installed at the southeast corner of the wildlife Refuge
property where it borders the Crook Point Resort. This location is adjacent to Hole # 3.

Stormwater Management and Erosion Control Plans

A preliminary stormwater management plan and erosion control plan were submitted with the
original application. A site specific, detailed plan will be submitted after tentative Resort
approval and all the conditions are known.

To address any concern, we suggest the following condition of approval:

The applicant shall obtain approval of a stormwater management plan and erosion prevention
and control along with a 1200C permit from DEQ prior to grading on the Resort.

b7



Fire

There were a number of questions during the Planning Commission hearing regarding fire safety
and protection, along with a letter from the Pistol River Fire Chief. In response to these
questions, the answers are as follows: The fire suppressant plan on page 21 of the booklet shows
the location of existing and proposed buildings. More detailed plans of the buildings locations
can be seen on pages 30, 32, 36, and the revised page 34. Fire trucks can access within 150° of
all structures. ( See pages 30-32 and 34-36). Hydrants will be spaced at 250° and placed as
required by the fire department and/or state fire marshal. The designed system will have 6,000
GPM as required by the N.F.P.A. fire code. Water for the fire system will be from the same
source as the irrigation system with a shared piping system. The irrigation will be programmed
to shut down in the event there is a demand for fire protection. A diesel driven generator will be
provided to supply backup power to the pumps in the event there is a power shortage. All fire
safe fire areas are accessible by foot, golf cart and vehicles. Vehicles may have to drive across a
fairway to access some fire safe areas, but in the event of emergencies this will be allowed.

Geology

Ron Sonnevil of Terra Firma Geological Services prepared a Geological Hazard Report
regarding the development on the east side of Highway 101. The analysis by Terra Firma
resulted in a need to redesign the location of the cabins and the water storage. Included with this
memo is a replacement for page 34 of the application booklet. The new design moves the guest
cabins to where the employee was and the employee housing is moved further west. The road
was redesigned to provide a loop which will be helpful in the case of an emergency.

The storage tanks and access road were moved to the north as recommended by Terra Firma.
Water to these storage tanks will come from the destination resort site, not tax lot 6400.



PETERSON ECONOMICS

August 2, 2010

Crook Family LLC
23896 Carpenterville Road
Pistol River, Oregon 97415

Dear Crook Family:

At your request, Peterson Economics reviewed and evaluated eight of the
relevant comments provided by Orca. This letter presents each of these selected
comments from Orca and provides a direct response to each relevant comment.
These comments and our direct responses are summarized as follows:

» Relevant Orca Comment #1: “Small to large Resort will burden the
Curry County budget.”

= Peterson Economics’ Response: any new development in Curry
County — resort or other — would create some new costs and create
some new revenues for Curry County. What truly matters is the
relationship between costs and revenues created by this development,
and whether a new project generates a net fiscal benefit (with new
revenues exceeding new costs) or a net cost (with new costs higher
than new revenues). As discussed in our economic benefit analysis, by
attracting visitors and visitor spending, destination resorts create
significant economic engines that generate much more in new tax
revenues than they add in new fiscal costs for local governments,
creating a significant fiscal surplus, not a net cost. While the resort
will create some new costs for Curry County, it will create far more in
new tax revenues, hence generating a positive fiscal surplus that could
be used to fund other things in the county.

* Relevant Orca Comment #2: “If the Resort fails, Curry County’s
Rescue Mission will further tax the counties (sic) financial resources.”

= Peterson Economics’ Response: Crook Point would be developed on
private land and financed through private sources, not government-
backed bonds or other public resources. If the Resort “fails,” it may be
forced to close and lay-off operations and construction staff (at least
temporarily). However, private resorts are not typically rescued
financially by local governments; if the existing developers lost their
ability to carry the project forward, it would likely be purchased at a
discount by other developers, who would likely invest new money into
the project, complete major construction projects, and support a
significant ongoing operations staff. This downside scenario would
create short-term anxiety and disruption, but the long-term impact on
Curry County would likely be similar to that modeled in Peterson
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Economics’ economic benefit study. It is the Crook Family and their
lenders, not the county government or local tax payers, who would be
taking the major economic risk in moving this project forward.

Relevant Orca Comment #3: “There are many economic downsides to
the Resort. The Peterson Report (sic). The Peterson Economics (sic) does
not analyze the impacts within the county and within cities whose urban
growth are within the distance specified — Gold Beach.”

Peterson Economics’ Response: as proposed, Crook Point Resort
would become one of the most notable economic generators on the
southern Oregon Coast. Initial construction employment would total
nearly 80 full-time-equivalent (FTE) jobs per year for seven years,
ongoing operations employment would reach about 177 FTE jobs by
Year 9, and indirect and induced jobs (elsewhere in the local economy)
would average nearly 50 FTE jobs per year during the first ten years of
development and operations. Combined, these net new jobs would
infuse nearly $84 million into the local economy during the first ten
years of development and operations. On top of this, the resort would
attract tens of thousands of new visitors to the region each year — most
of whom would not likely otherwise come to this area. These visitors
would spend dollars in local gift shops, gas stations, grocery stores,
restaurants, and other establishments, many of which are found in
Gold Beach. Moreover, some of these new visitors to Crook Point
Resort would likely later opt to move to the area as retirees, visit again
on other trips, or even buy a second home in the area. All of these
impacts represent positive economic impacts on the region,
particularly because most future employees of the Resort already live
in the local area; whether the Resort creates employment for them or
not, they will have children in local public schools, a need for police
and fire services, and other needs that must be met by local
governments.

Relevant Orca Comment #4: “The county will be paying money for
infrastructure upkeep for the Resort that would otherwise be available for
infrastructure needs of all citizens of the county.”

Peterson Economics’ Response: new resorts like Crook Point
typically offer private roads. Most also develop and maintain their
own water and wastewater systems. As such, Crook Point would be
funding costs of developing and maintaining onsite infrastructure
itself. Other impacts on regional infrastructure would be limited (as
most employees would live in the region with or without jobs at Crook
Point, extra visitor traffic on local highways and other roads would not
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significantly impact costs of maintaining these roads, etc.). Thus, on
balance, Crook Point Resort would not be taking Curry County
resources away from other projects; instead, on balance, it would be
generating a significant net fiscal benefit that could be used to help
fund other projects and other citizens throughout the county.

Relevant Orca Comment #5: “Nothing in the Peterson Report analyzes
the cost of bringing in many outside workers and changing the local
economy to a largely poorly paid, service based one.”

Peterson Economics’ Response: creating new jobs is a very valuable
benefit to the local area, not a cost that will somehow burden existing
residents. Over the past year, the official unemployment rate in Curry
County has ranged from 12.1 to 13.9 percent — near Depression-type
levels — and this does not account for hundreds of working-age people
who have dropped out of the labor force due to limited prospects.
Crook Point Resort would create hundreds of initial construction jobs
over the first seven years of development, and ongoing operations
employment would stabilize at about 177 FTE jobs. The vast majority
of ongoing jobs — likely more than 80 percent — would be filled by
existing Curry County residents, significantly improving the economic
health of the region. In fact, if developed as planned, Crook Point
Resort alone could potentially reduce the unemployment rate in Curry
County by about 1.5 to 2.0 percentage points, after considering
indirect and induced impacts, but before even considering the benefits
of added visitor spending in places like Gold Beach. Thus, including
these other benefits, it could potentially reduce the current
unemployment rate of about 12.5 to 12.9 percent down closer to the
national average of just under 10 percent. It is also important to stress
that jobs created would be valuable, reasonably paid jobs, paying more
—not less — than county averages. Based on typical wage rates in
comparable existing resorts, Peterson Economics calculated
construction impacts assuming average payroll costs of $40,000 per
FTE job (plus inflation), while operations jobs would have average
payroll costs of about $30,000 per year (plus inflation). To put these
wages in perspective, in 2008, the median household income in Curry
County was only $36,865. As such, a household with a husband
employed full-time in construction at Crook Point earning $40,000 and
a wife working half-time in operations earning $15,000 per year would
earn $55,000 per year (excluding any income from other sources),
which is 50 percent higher than the county’s median household
income. Finally, addressing Orca’s question more directly, there
would not likely be any public cost associated with attracting
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remaining, non-local employees to the Resort. They would be
attracted and compensated by the Resort, not the county government
or the tax payers, and they would come because of their desire to fill
jobs at the Resort and to live on this attractive part of the Oregon
Coast. -

Relevant Orca Comment #6: “Gold Beach will have major costs to
upgrade heavily used infrastructure. Nothing in the Peterson Report
provides a calculus to help Curry County decision makers to help the
County weigh the actual costs and benefits to the County of the proposed
Resort.”

Peterson Economics’ Response: Peterson Economics report is an
“economic benefit study” not a full fiscal impact study. However, the
report discusses the typical ratios of costs-to-benefits generated by
similar resorts elsewhere. To the extent that Crook Point Resort is
creating the need for additional road maintenance or other public
services in neighboring areas like Gold Beach, this would happen
because: (1) visitors coming to Crook Point Resort also stop to shop,
eat, or recreate in these areas (helping the local economy far more than
burdening any government agency); or (2) future employees of Crook
Point Resort are able to remain living in Gold Beach or other local
towns, drive more on the streets, shop more in local stores, etc.
(helping the local economy far more than burdening any government
agency). In fact, most small towns in the United States actively seek
out ways to attract more visitors — by sponsoring festivals, marketing
in newspapers, etc. — hoping that more visitors will come drive on their
streets, eat in their restaurants, and stay in their motels. This is seen as
economic development, not a net fiscal cost that will take money away
from local tax payers. '

Relevant Orca Comment #7: “Cities in central Oregon received no
economic benefits at all from Resorts, neither in tax revenues nor business
expansion.”

Peterson Economics’ Response: this comment is entirely untrue.
Cities in Central Oregon have seen immense economic benefit from
resort development over the past four decades. Each major new resort
developed has generated has generated hundreds of initial construction
jobs and dozens to hundreds of ongoing operations jobs; these
employees typically live in nearby towns, spending their income on
local housing, food, transportation, schools, sports, medical services,
etc. Moreover, construction activities support local hardware stores,
contractors, etc. Operations activities support local law offices,
accountants, print shops, etc. All of these activities generate a variety
of tax revenues, significant portions of which are retained by local
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cities, which use these funds to create amenities and services for their
residents — not just for the resorts that support their economies. In
fact, without development of major resorts around Central Oregon, the
towns of Bend, Sisters, or Redmond would now look much like typical
rural towns around Oregon that lost their resource-based jobs in the
1970s, with few operating stores, main streets full of “boarded-up
windows,” poorly funded schools and parks, modest medical facilities,
modest budgets to improve libraries, etc. A driving trip across rural
America clearly shows the difference between rural areas with an
“economic engine” (such as resorts) and rural areas without. Simply
put, without numerous major resort communities creating jobs,
supporting numerous shops and restaurants in each of the region’s
towns, and creating fiscal surpluses for the county government,
Central Oregon would not have become one of the “best places to live”
in the U.S., with amazing fairgrounds, vibrant downtown areas, world-
class medical facilities, and quality schools, parks, and libraries.

» Relevant Orca Comment #8: “County needs to put conditions of
approval that show how the applicants will maintain the facilities in
perpetuity so that the taxpayers will not fall heir to an uncomfortable and
substantial burden of facilities maintenance.”

= Peterson Economics’ Response: this comment might be appropriate
for an entity donating a parcel for a future county park or library, but
not for a private, for-profit resort. Crook Point Resort would be
developed, owned, and operated by the Crook Family. The Crook
Family would be responsible for future operations and maintenance at
Crook Point Resort (including ongoing capital replacement); it will be
in their long-term economic interest to ensure the facilities are actively
and appropriately maintained, and it would not be efficient,
appropriate, or typical to burden the county government with a role
overseeing such maintenance.

We hope this letter clearly and fully responds to these quéstions raised by
Orca.

Sincerely,

Jon H. Peterson
President
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August 5, 2010

To:  Curry County Planning Commission

From: Leroy Blodgett, Project Consultant

Re: Sarah Layton, L.C./Jerry Lesan letter (dated July 21, 2010)

Below are responses to the three issues raised by Mr. Lesan in the above referenced letter.

1. Easement

Mr. Lesan has indicated that the Crook family does not have an easement to access the beach
through property currently owned by Sara Layton, L.C. While we may disagree with Mr. Lesan
the beach access through the Layton property is not part of the application for a destination resort
and has no effect to the project. This is an issue which will be settled between the two parties
and whether there is an easement or not should not be a concern to the planning commission in
considering the application for a destination resort.

2. Water

The source of domestic water is wells located near Burnt Hill Creek. Irrigation water will be
pumped from Burnt Hill Creek to irrigation storage ponds. Use of water from either source will
have no impact on the Layton property.

3. Sewer

Sewer will be treated and disposed of by sub-surface drain fields. The treatment and drain fields
will be located a substantial distance from any domestic water source including that of the
Layton property. The treatment and disposal system will designed by engineers then reviewed
and approved by DEQ to assure it will not have any negative effect on neighbors or the

environment.

P.0.Box 7618 Ph: (541) 661-0124
Brookings, Oregon 9741 At the Port of Brookings Harbor Fax: (800) 507-6433
16350 Lower Harbor Road
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LESAN & FINNERAN
405 NORTH FIFTH STREET
JERRY O. LESAN P.0. BOX 359 SYDNEY L. CHANDLER
LAWRENCE F. FINNERAN COOS BAY, OREGON 97420-0040 (1927-1991)
FAX: (541) 269-7902
(541) 269-5565
lesan.finneran@verizon.net

July 21, 2010

Curry County Department of Public Services
Planning Division

P. O. Box 746 ,

Gold Beach, Oregon 97444

Re: Applicant : -~ Crook Family, tLC. - '
Agent S ; deleteriously Two Development Corp./Leroy Blodgett
Request : For Tentative Destination Resort - Master Plan Approval
Application No. : D.R.-1001

Dear Planning Division:

| represent Sarah Layton, L.C., a Utah limited liability company, that owns real
property in Government Lot 3, Section 31, Township 38 South, Range 14, WWM.
The north boundary of my client’s property is in common with the south boundary of
that portion of the above described project located in Lot 2 and also abuts the Wildlife
Sanctuary. Access to my client’s property is through the proposed development from
Highway 101 via an-easement. ‘Water for 'my:client’s property is supplied by springs
located on it and from the looks of the topography that aquifer extends into the
development area. "

The development apparently contemplates some form of private 11-lot subdivision
ostensibly to be occupied by the Crook family only which will be constructed
immediately north of my client’s north boundary. ‘Apparently representations have
been made to the Planning Department/Commission that patrons of the proposed
destination resort will not be utilizing-any access to the beach through the Wildlife
Preserve and that the Crook Family enjoys an easement through my client’s property
for access to the beach and only the Crock family and .no one else will use that
access. That representation is not correct. There is no easement appurtenant to the
property contained within the proposed Master Plan that would authorize property
owners, tenants, or invitees to go over and across my client’s property for access to
the beach whether by motor vehicle or on foot. To protect my client’s property rights,
| felt that it was important to make certain that statements like that in the public record
that are inaccurate are not left to create the impression that in fact some form of
easement does exist for the purposes of gaining access to the beach for any one from

the development .pr_gperty.

Myrdliéhf is ;éilsd concernedaboutthefactthatthemam accessto her property runs
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. July 21, 2010
Curry County Planning
Re: Application No. D.R.-1001
Page Two

from the east boundary to Highway 101 and that is apparently going to be a main
access to the development. The right to use that access is not exclusive but she
wants to make certain that any approval of the proposed development does not
significantly impact her access in a negative way.

Finally, my client is concerned that intensive development with expanded water use
and sewage disposal may have an adverse affect on the water source. Itis important
therefore that in considering this application stringent requirements are placed on any

tentative approval that address subsurface sewage disposal and water use in such

a way as not to deleteriously affect my client’s ability to use and enjoy the property.

Sincerely,

o

. Lesan
JOL:dm
cc. Sarah Layton, L.C.
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Ron Sonnevil, C.E.G.
TERRA FIRMA Engineering Geologist
i i 27766 Hunter Creek Road ~ 541-247-2091
7 GGO'OQIC Serwces Gold Beach, Oregon 97444  541-247-0172 Fax

ron@terrafirmageo.com

DATE: July 30, 2010
FROM: Ron Sonnevil, Engineering Geologist

TO: Crook Ranch
© 94727 South Bank Pistol River Road
Brookings, OR 97415

SUBJECT:  Reconnaissance Level Geologic Hazard Report Regarding Proposed Crook Point
Golf Resort Property East of US Highway 101

INTRODUCTION

This report documents a reconnaissance level geologic investigation of a 189+ acre area located
in the Burnt Hill Creek area near Crook Point in central Curry County, Oregon (Figure 1). The
investigated area is bounded to the west by US Highway 101 and to the north by Carpenterville
Road in Section 32, Township 28 South, Range14 West. Approximately 185 acres of the area
are contained in Tax Lot 8200, Curry County Assessors Map 38-14-00. The northernmost 4
acres is part of Tax Lot 7800 (38-14-00). The investigated area is proposed to contain a trail
system, an equestrian center and housing associated with the proposed Crook Point Golf Resort.
Nearly all of the golf resort is proposed to be located west of Highway 101 and that area is
addressed in a reconnaissance level report prepared by this company dated 5/2/10.

The purpose of the investigation was to identify geologic hazards on the property, determine
constraints that they have on the proposed development and evaluate the potential for the project
to adversely impact hazards that exist on the property. The investigation consisted of field
mapping and study of stereographic aerial photographs and hillshade views generated from a
LiDAR-derived digital elevation model (DEM). Except for the trail system all of the
development east of US Highway 101 is currently proposed to be located within a 15+ acre area
located in the western part of Tax Lot 8200. Because of that the fieldwork for this investigation
focused on that area. Soils and bedrock materials were inspected where they are exposed
naturally or in cutslopes, no test pits were dug for this investigation.

SITE CONDITIONS

Topography

The investigated area contains approximately 400 feet of relief with Carpenterville Road
defining the upper part of the property and Burnt Hill Creek the lower part (Figure 2). Burnt Hill
Creek traverses through the southern third of the property. Most of the property slopes steeply
into Burnt Hill Creek with slope gradients typically ranging between 35 and 75% with locally
gentler slopes on small benches and narrow ridge crests. Within the area that drains into Burnt
Hill Creek is an 8+ acre topographic bench with slope gradients ranging between 10 and 15%.
That bench area represents a landslide slump block.
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The westernmost part of the investigated area drains westward into small drainages that cross
Highway 101 and flow directly into the Pacific Ocean. The northernmost of these is Sand Creek
and the others are unnamed. Average slope gradient in this western area is much less than that
area which drains into Burnt Hill Creek. Slope gradients within the western area typically range
between 10 and 25% with steeper areas adjacent to headwater swales of the unnamed streams
and the incised tributaries of Sand Creek. The tributaries to Sand Creek are typically flanked by
40 to 60% slopes and the headwater swales for the other drainages typically have sideslopes
ranging between 20 and 40%.

Bedrock and Soils

The investigated area is mapped as being underlain by the upper Cretaceous age (approximately
65-70 million years old) Hunter’s Cove Formation (Bourgeois and Dott, 1985; Beaulieu and
Hughes, 1976). This formation consists of a “fining upward” sequence of sandstone, siltstone
and mudstone. Few bedrock exposures exist and most of those that do exist consist of either
thinly interbedded siltstone and fine grained sandstone or mudstone. Most of the slopes are
mantled by colluvial soils and/or landslide deposits.

The Cretaceous rocks are overlain by Pleistocene age (80,000 to 100,000 years old) terrace
deposits (Beaulieu and Hughes, 1976) consisting of sand and silty sand with variable amounts of
gravel and clay. Terrace deposits are only present in the western most part of the property, near
US Highway 101. Without digging numerous test holes it is not possible to do a detailed
delineation of areas underlain by terrace deposits due to a lack of exposures and extensive soil
cover.

SCOPE OF PROPOSED DEVELOPMENT

The proposed development consists of an equestrlan center and construction of several cabins for
lodging and employee housing. A trail system is proposed throughout much of the property and
a water tank is proposed to be located on a midslope bench located above Carpenterville Road on
an adjacent parcel to the north of Carpenterville Road (Figure 2).

GEOLOGIC HAZARDS

Landsliding

The geologic hazard of relevance on this property is landsliding. Although some of the steeper
more remote slopes on the property are at risk of being impacted by rapidly moving landslides
the main landslide process is slump-earthflow movement. Areas shaped by past landsliding were
identified using stereographic aerial photographs, examination of hillshade and slopeshade
models from a LiDAR-derived DEM and field mapping. Field mapping was restricted to the
western part of the property. It is our opinion that essentially the entire area draining into Burnt
Hill Creek has been shaped by past deep-seated landslide movement and is an slump-earthflow
complex that consists of several nested and/or coalescing slump-earthflow landslides (Figure 2).
In some areas movement has apparently been inactive for years, decades or longer, but in many
areas movement is active annually or every few years, evidenced by offsets in Carpenterville
Road, fresh failure scars and open ground cracks on the hillslopes. The DEM-derived hillshade
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model indicates that, except for a large bench in the northwest corner, nearly the entire slump-
earthflow complex is highly disrupted and has eroded extensively from the headscarp at the
drainage divide all the way to Burnt Hill Creek.

The large bench area proposed for the equestrian center below Carpenterville Road is a large
slump block within the landslide complex. The slump block is not a homogeneous feature but
contains slope breaks which we interpret to represent boundaries between smaller blocks that
have moved relative to one another. A topographic bench located on the eastern edge of the
slump block feature has dropped several feet towards the adjacent drainage course and is a
classic example of that. The 8+ acre slump block has remained relatively intact compared to the
remainder of the slump-earthflow complex. The reasons for this are not well understood but are
probably the result of either less moisture and/or a mass of stronger material that underlies the
area. Traverses across the bench revealed discontinuous features that appear to be ground cracks
with a small amount of recent displacement, however, those features have been obscured by
animals tracks and erosion and their interpretation is somewhat inconclusive. In our opinion the
portions of the slump block probably experience small amounts of movement during wet winters.
Geotechnical drilling and installation of inclinometers are required to provide a more definitive
assessment of this landslide slump block feature.

GEOLOGIC HAZARD AREAS
We have delineated three geologic hazard areas within the investigated area (Figure 3) and they
are discussed in the following sections.

Low/Moderate Hazard Area

The low/moderate hazard area is located in the western part of the property and includes the area
that drains into the small unnamed drainages which discharge into the ocean. Slope gradients
within this area are typically less 25 percent except adjacent to headwater swales where slope
gradients are locally steeper. The western most part of this area is locally underlain by terrace
deposits. We found no evidence that this area has been shaped by past deep-seated landslide
movement and the risk for developments to be impacted by future landslide movement is low.
The only issue of concern we have identified is the potential for soft or loose soils to exist in the
swales or lower lying areas. Much of this area has slope gradients between 10 and 25 percent,
thus, grading must be planned accordingly.

Moderate/High Hazard Areas

We have delineated two areas of moderate/high geologic hazard and these are quite different.
The first area is located in the northern most part of the property and includes that area which
drains into Sand Creek. The reason this area is categorized as having moderate/high hazard is
that much of it consists of moderate to steep slopes that are adjacent to the incised drainage
courses. Developments within this area will have to be very carefully planned to avoid
impacting the steep slopes adjacent to the drainages. There are gently sloping ridgetops within
this area but they are too small to differentiate at the scale we were working at.
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The second area of moderate/high hazard is the bench area below Carpenterville Road which is a
landslide slump block. An equestrian center is planned to be located in this area and there is also
a desire to construct several cabins. In our opinion this area has a high risk of experiencing some
amount of movement every few years. Under static conditions movement rates are expected to
be slow and movement amounts are expected to be on the order of inches or less within the
middle portions of the feature. A seismic event has the potential to result in greater amounts of
movement but we do not expect a catastrophic failure of the entire slump block feature. The
eastern and southern portions of the feature appear to have a risk of incurring larger amounts of
movement, even during static conditions. Thus, to minimize impacts and risks to buildings it is
recommended that structures be located well away from the eastern and southern edges of the
slump block feature. We recommend that structures be located on what appear to be individual
blocks within the middle of the large slump block and not straddle breaks in slope that appear to
represent boundaries between blocks. Structures should be designed to accommodate movement
without risk of collapse. If cabins are to be located in this area they should be designed so that
they can be re-leveled if they are impacted by movement. Grading of this area has the potential
to impact future movement of the slump block, thus, grading plans should be carefully designed
and reviewed by a certified engineering geologist and an engineer.

A small watercourse drains onto the slump block. If the slump block is to be developed it is
recommended that discharge from the drainage be contained in drain pipe across the feature and
discharged in an appropriate location. :

High Hazard Area

The high hazard area includes most of the subject property. In general, permanent structures
with significant value are not recommended to be constructed in the high hazard area unless
extensive mitigations are employed to ensure a stable building site. There are expected to be
small areas within the high hazard area that have a lower hazard rating but we have not
attempted to delineate them. One such area appears to be located on a ridge in the southeast
corner of the property.

A trail system is proposed to be constructed within the high hazard area. Soils in this area are
Jocally highly erodible and, in much of the area, landslide movement is expected to be active
annually or every few years. Trails will have a risk of locally being damaged by erosion or
landslide movement and will require periodic maintenance. Trails will require careful planning
to minimize concentration of runoff onto sensitive areas.

Proposed Water Tank

A water tank is proposed to be located on mid-slope bench above Carpenterville Road north of
the proposed equestrian center. This location is on a landslide slump block and, unless a detailed
geotechnical investigation can prove it is sufficiently stable, it is recommended that the tank site
be moved to the ridge crest on the drainage divide.
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