
















 BEST WESTERN INN AT FACE ROCK
3225 Beach Loop Drive

Bandon, OR 97411

Project Description

This request is for a major modification of the existing Conditional Use Permit for the Best
Western Inn at Face Rock, to include and incorporate the following improvements and
facilities:

1. Changing the use of an existing modular home from residential to commercial, and
converting it into a laundry/storage/break room and 2 additional guest rooms.  Other
than exterior access walkways, decks, and ramps, no expansion or additions to the
subject modular home are being proposed.

2. Converting an existing storage room into an ADA accessible guest room.  This will
not require any expansion or addition to the exterior of the existing motel building.

3. Converting the existing restaurant into 4 new guest rooms, including 1 new ADA
accessible guest room.  This will not require any expansion or addition to the
exterior of the existing restaurant building.

4. Changing the use of an existing single-family residence from residential to
commercial by incorporating it into the motel as a large guest suite.  This will not
require any expansion or addition to the exterior of the existing building.

5. Continued use of an existing clubhouse/multi-purpose building for a variety of uses
for which it has been utilized for many years, such as meetings, conferences,
weddings, community events and dinners, etc.  No expansion or additions to the
existing building are being proposed.

Approval Standards for Conditional Uses (BMC 17.92.130)

A.  THE COMPREHENSIVE PLAN:  

As discussed below, the proposed Best Western Inn at Face Rock project not only
complies with all of the requirements of the Bandon Comprehensive Plan, but, in fact,
promotes and significantly furthers the accomplishment of the City of Bandon’s goals
objectives, and policies, particularly regarding Land Use, Economic Development,
Transportation, Economic Development, and Tourism.
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Land Use Goal 2: Land Use Planning

The Bandon Comprehensive Plan states, “It is the City’s policy to provide appropriate,
well-integrated, non-conflicting and orderly areas to accommodate present and future
needs of the community.  Tourist Commercial Development to minimize potential conflicts
between tourist commercial activities and general commercial activities, segregate these
two commercial uses. Place tourist commercial uses in areas frequented by tourists, such
as Beach Loop Road, and Old Town.” 

The proposed laundry room, employee break room, storage room, 7 new guest rooms,
(including 2 additional ADA accessible guest rooms), 1 new large guest suite, and
continued use of the clubhouse/multi-purpose building are all facilities that are appropriate,
well-integrated, non-conflicting, and typically included in hotels, motels, and lodging
facilities.  Based on current and projected demands for such uses as ADA accessible
guest rooms and community activity facilities and meeting spaces, the proposed project
is clearly designed to accommodate present and future needs of the community.  The Best
Western Inn at Face Rock is located on Beach Loop Drive, in an area specifically
designated by the Comprehensive Plan as the desired location for such tourist commercial
uses.

Economic Development Goal 9: Economy of the State

The Bandon Comprehensive Plan states, “The city will actively promote the health of its
economy by encouraging economic development that is compatible with the city’s
infrastructure, service provision capabilities, environment and the community’s high
standards for quality of life. The city supports growth management and the planning of
development to protect resources and maximize its economic assets and advantages. It
is the policy of the City to enhance the economic well-being of the residents of Bandon by
encouraging the expansion and diversification of the city’s economy through the following
actions:  1. Tourism. Guard the scenic appeal and character of Bandon by the careful
development of tourist facilities.”

Tourism, together with the jobs it creates, businesses it supports, and transient occupancy
taxes it generates, is a major cornerstone of the City of Bandon’s economy.  Overnight
lodging facilities are critical to that economic base.  As shown in the photographs and
video which are included with this application, the Best Western Inn as Face Rock is a
very high quality development.  The addition of 7 new guest rooms (2 of which are ADA
accessible guest rooms), 1 new large guest suite, and continuing to provide a facility for
meetings, conferences, weddings, community events, and dinners will help maximize the
City’s assets and advantages, and enhance the economic well-being of Bandon residents
through he careful development of tourist facilities that are compatible with the
community’s high standards for quality of life.
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Transportation:  Goal 12

The Bandon Comprehensive Plan states, “The City will require limited or shared access
points along arterials and collectors as is necessary to preserve traffic-carrying capacity.”

Since the proposed project only involves the remodeling, conversion, and continued use
of existing buildings, no additional vehicle access points are being proposed or required
along any City arterial or collector streets.  As discussed in Item G below, the proposed
new uses and conversions will reduce the potential traffic impacts on surrounding streets,
thereby preserving and expanding the “traffic-carrying capacity” of those streets.

Land Use By Area 

The Bandon Comprehensive Plan divides the City into “six specific geographic areas”, one
of which is Jetty-Beach Loop Road: “The Plan proposes that Tourist Commercial
development outside of the CDA be clustered around existing locations (as shown on the
Plan map). Clustering of Tourist Commercial development is consistent with the Bandon
Zoning Ordinance and serves to prevent a pattern of strip development along the Beach
Loop Road.”

The existing modular home, the existing storage room, the existing restaurant, the existing
single-family residence, and the existing clubhouse/multi-purpose building are all located
within the Best Western Inn at Face Rock property envelope.  Incorporating these tourist
commercial uses into the same cluster as the other existing guest rooms and facilities is
consistent with the Bandon Zoning Ordinance and serves to further the objective of
preventing a pattern of strip development along Beach Loop Drive.

Economic Characteristics 

The Bandon Comprehensive Plan states, “The newest but fastest growing of Bandon's
economic functions are those related to tourism, recreation and retirement. Visitors support
numerous businesses located along Hwy 101, the Hwy 101/42 intersection, in Old Town,
in the Woodland Addition, and at the Jetty and along Beach Loop. Much of this tourist
activity is not "destination" oriented, but is "drive through", made up of people stopping at
Bandon while visiting several places on the coast. Consequently, the plans of the city to
become more of a destination point will benefit this sector. The ability of the city to capture
the ‘drive through’ business is related to its ability to induce people to stop while travelling
through. The tourism market is based on drive-through traffic, though the city has made
progress in becoming more of a destination in recent years. For Bandon to retain its share
of recreational activity, the city should consider additional steps to make itself a desirable
destination rather than a drive-through area. In order to do this, the city must develop its
unique qualities, allow for expansion of overnight services, increase its range of
recreational services to provide a wider variety of recreational experiences, and consider
ways to recruit tourists.” 
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Providing additional guest rooms, additional ADA accessible guest rooms, a new large
guest suite, and continuing to provide a facility for meetings, conferences, weddings,
community events and dinners, etc. furthers the City’s goal of promoting “destination
tourism” vs. just “drive through” visitors.  For many years, the Best Western Inn at Face
Rock has been improving Bandon’s function as a tourist destination.  This is evidenced by
the fact that only approximately 15% of the guests spend one night, with approximately
85% of its guests spending two nights or more.  This conclusion is further supported by the
fact that an average of only 10%-15% of the visitors are “walk-ins” vs. an average of 85%-
90% having advanced reservations.  Also, continuing to provide and promote a facility for
meetings, conferences, weddings, community events and dinners; offering a direct ocean
beach access; and adding the additional guest rooms and ADA accessible guest rooms
will further increase and promote the City of Bandon as a tourist destination point.

Converting the existing restaurant into guest rooms will reduce the number of restaurants
competing for the limited number of customers available, thereby providing a direct benefit
to the other remaining restaurants and locally-owned businesses in the community.  As
opposed to re-opening this on-site facility, converting that space into guest rooms will
result in more Best Western Inn at Face Rock guests being directed to the other food
service establishments for their meals, which will also mean additional potential customers
for the other tourist businesses along Highway 101, Old Town, and Beach Loop Drive, in
accordance with the goals of the Comprehensive Plan. 

B.  THE PURPOSE AND DIMENSIONAL STANDARDS OF THE ZONE EXCEPT AS
THOSE DIMENSIONAL STANDARDS HAVE BEEN MODIFIED IN AUTHORIZING THE
CONDITIONAL USE PERMIT:

Bandon Municipal Code (BMC), Chapter 17.20, CONTROLLED DEVELOPMENT 1 (CD-1)
ZONE, states, “The purpose of the CD-1 zone is to recognize the scenic and unique
qualities of Bandon’s ocean front and nearby areas and to maintain these qualities as much
as possible by carefully controlling the nature and scale of future development in this zone.
It is intended that a mix of uses would be permitted, including residential, tourist commercial
and recreational.”  BMC 17.20.030 specifically lists “Motel, motel” as Conditional Uses
within the CD-1 Zone.

The proposed modular home conversion, restaurant conversion, additional ADA
accessible guest rooms, incorporating the existing single-family residence as a large guest
suite, and continuing to provide the existing clubhouse/multi-purpose building facilities
clearly further the purpose of the Controlled Development 1 (CD-1) Zone in which they are
located, and will continue to meet the dimensional standards of that zone.

The Inn at Face Rock was initially approved by the City of Bandon and constructed around
1980, with multiple approved upgrades and improvements since then.  The house at 1283
Seacrest Drive was approved by the City of Bandon and constructed as a single-family
dwelling in 1982.  The existing clubhouse/multi-purpose building was approved by the City

3/11/21 4



in 1993, and the existing modular home was approved by the City and installed in 1996. 
All of that construction and development was approved by the City of Bandon, and found
by the City to fully comply with the purpose and dimensional standards of the CD-1 Zone. 
Other than exterior access walkways, decks, and ramps to serve the proposed new uses
of the modular home, no building expansion or additions are being proposed.

BMC 17.20.040 states, “Siting of structures should minimize negative impact on the ocean
views of existing structures on abutting lots. Protection of views from vacant building sites
should also be taken into consideration. Where topography permits, new structures should
be built in line with other existing structures and not extend farther out into those
viewscapes.”

As previously discussed, and as shown on the attached plans, the ADA accessible guest
room conversion, the restaurant conversion, incorporating the existing single-family house
into the motel as a large guest suite, and continued use of the clubhouse/multi-purpose
building will all take place within existing buildings.  All of these buildings are located
within the overall envelope of the Best Western Inn at Face Rock development, and their
locations have previously been reviewed, approved, and found by the City of Bandon to
comply with the siting and viewscape protection requirements of the CD-1 zone.  The
proposed exterior access walkways, decks, and ramps to serve the proposed new uses
of the modular home will be reviewed by the City as part of the Conditional Use Permit,
Plan Review, and Zoning Compliance processes, and will comply with any and all City
siting requirements.  All yard, setback, height, lot coverage, and other applicable
dimensional requirements of the CD-1 zone have been, and will continue to be, complied
with.

C.  THAT THE SITE SIZE AND DIMENSIONS PROVIDE ADEQUATE AREA FOR THE
NEEDS OF THE PROPOSED USE:

This request is for a major modification of the existing Conditional Use Permit for the Best
Western Inn at Face Rock, to include changing the use an existing modular home from
residential to commercial by converting it into a laundry/storage/break room and 2
additional guest rooms; converting an existing storage room in the motel into an ADA
accessible guest room; converting the existing restaurant into 4 new guest rooms (which
includes an additional ADA accessible guest room);  incorporating an existing single-family
residence into the motel as a large guest suite; and continuing to use of an existing
clubhouse/multi-purpose building.  These are all existing structures which were previously
approved by the City of Bandon.

No expansion or additions to the existing buildings are being proposed, other than exterior
access walkways, decks, and ramps to serve the proposed new uses of the modular home. 
There is adequate space for these building access improvements, all of which will be
located and in compliance with the height, setback, and other requirements of the CD-1
zone and other City development regulations.
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There are currently 75 guest rooms at the Best Western Inn at Face Rock, which will be
increased to 83 rooms with the addition of the proposed 8 rooms (2 new rooms in the
existing modular home, 1 new ADA accessible room in the converted motel storage room,
4 new rooms in the restaurant conversion including a new ADA accessible guest room, and
converting the single-family house into 1 large guest suite).  There are currently a total of
92 paved parking spaces, plus at least 16 gravel parking spaces adjacent to the
clubhouse/muiti-purpose building, plus at least 2 parking spaces at the single-family
residence which will be converted to a large guest suite, for a total of 110 parking spaces. 
BMC Table 17.96.020 - PARKING REQUIREMENTS FOR SPECIFIC USES requires for
a motel “One space per guest room or suite plus one additional space for the owner or
manager.”  The motel with 83 rooms would therefore require 84 parking spaces.  The
requirements for the 3,040 sq.ft. clubhouse/multi-purpose space are somewhat unclear in
the Zoning Code, but the City’s 1993 approval for the existing clubhouse/multi-use building
concluded that, “The parking requirement for the Pro Shop is based upon restaurant
requirements and is 1 space per 200 square feet, 16 spaces are required and are
displayed on the plan.”  The existing 110 parking spaces would therefore be more than
adequate to meet the expanded requirement for 100 parking spaces (84 for the motel +16
for the clubhouse/multi-purpose building).  Note also that the 4 parking spaces required
for the 4 new rooms in the restaurant conversion have been included in this calculation. 
This is significantly less than the 8-9 spaces required by the Bandon Municipal Code
17.96.020.F.5. “Eating or drinking establishment - One space per two hundred (200)
square feet of floor area” for the 1,602 sq.ft. of restaurant space, which means that the
restaurant conversion actually reduces the parking demand by 4-5 spaces.

D.  THAT THE SITE SIZE AND DIMENSIONS PROVIDE ADEQUATE AREA FOR
AESTHETIC DESIGN TREATMENT TO MITIGATE POSSIBLE ADVERSE EFFECT
FROM THE USE OF SURROUNDING PROPERTIES AND USES: 

As shown in the photographs and video included with this application, the Best Western
Inn at Face Rock is an aesthetically pleasing asset to the surrounding properties and uses,
and has no adverse effect on the neighbors.  The buildings, landscaping, and all facilities
have been, and will continue to be, maintained in an excellent condition.  Other than the
previously noted walkways, decks, and ramps to provide access to the remodeled modular
home, no additions or other major changes to the exterior of the existing building are being
proposed.  The motel owners, management, and staff are fully aware of all existing and
potential uses that would be allowed on the adjacent CD-1 and NR zoned properties. 
Although it is not envisioned that any aesthetic design treatments would be required, there
are adequate site size and dimensions to accommodate any conceivable improvements,
screening, landscaping, or other mitigating measures as may be required by the City as
a condition of approving the requested Conditional Use Permit.

The existing modular home and single-family residence are currently vacant.  The modular
home had previously served as the residence of the former owner/operators of the golf
course that had been located on the property immediately south of the motel.  The single-
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family residence had previously served as the residence of the former owner/operator of
the Best Western Inn at Face Rock.  The existing restaurant has been closed for several
years.  The current owners of the motel have determined that it would be more appropriate
to convert the building into 4 new guest rooms, to include a new ADA accessible guest
room, as opposed to re-opening the restaurant.  Re-purposing these structures for guest
rooms and accessory motel uses will effectively incorporate them into the motel, and will
ensure that it will continue to be maintained at the same high quality standards as the rest
of the Best Western Inn at Face Rock, and as required for all motels in the Best Western
chain. 

E.  THE CHARACTERISTICS OF THE SITE ARE SUITABLE FOR THE PROPOSED USE
CONSIDERING SIZE, SHAPE, LOCATION, TOPOGRAPHY AND NATURAL FEATURES:

The Best Western Inn at Face Rock property has successfully functioned as a motel site
for 40 years.  The clubhouse/multi-purpose facility has been operated in that capacity for
27 years.  The characteristics of the site have therefore proven suitable for these uses for
many years.  No alterations to the size, shape, location, topography, or natural features
of the site are being proposed.

F.  ALL REQUIRED PUBLIC FACILITIES AND SERVICES HAVE ADEQUATE CAPACITY
TO SERVE THE PROPOSAL, AND ARE AVAILABLE OR CAN BE MADE AVAILABLE
BY THE APPLICANT:

The water, sewer, electric, police, fire protection, and other public facilities and services
have been sufficient to accommodate the existing uses for many years.  Actually, in
addition to the motel uses, the restaurant which was formerly operated on the site, placed
an even greater demand on the public utility systems than the proposed conversion to 4
guest rooms.  The existing public facilities and services have more than sufficient capacity
to serve the additional guest rooms, the continued operation of the existing motel, and the
continued operation of the clubhouse/multi-purpose building.

G.  THE PROPOSED USE WILL NOT ALTER THE CHARACTER OF THE
SURROUNDING AREA IN A MANNER WHICH SUBSTANTIALLY LIMITS, IMPAIRS, OR
PRECLUDES THE USE OF SURROUNDING PROPERTIES FOR THE PERMITTED
USES LISTED IN THE UNDERLYING ZONING DISTRICT: 

Approving the requested major modification to the existing Conditional Use Permit will
incorporate all properties owned by the Best Western Inn at Face Rock into the motel
project site, change the existing modular home from its former residential use to motel
uses, change the existing single-family residence into a motel facility, eliminate the existing
restaurant by converting it into 4 guest rooms, and allow the continued operation of the
clubhouse/multi-purpose building as an accessory use for the motel.  This will effectively
consolidate all of these uses into the Best Western Inn at Face Rock operation, and will
allow an expansion of the motel facility in a manner which does not necessitate the
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physical expansion of the facility into the surrounding residential and natural resource area
in the CD-1 and NR zoned properties.  Approval will ensure that all of these buildings,
grounds, landscaping, and facilities will continue to be maintained at the same high
standards as the Best Western Inn at Face Rock, which has proven to be an asset to the
City of Bandon, its economy, and the values of surrounding properties.

The estimated average motor vehicle “trips per day” impacts of the proposed
improvements and conversions on vehicular traffic have been calculated, based on the
average weekday trip generation rates from the Institute of Transportation Engineers (ITE)
Manual, 7th Edition.  The 2 new motel guest rooms in the modular home will together
generate an average combined total of approximately 11.26 trips per day, which is 1.69
more than the average 9.57 trips per day generated during its prior use as a single-family
residence.  The new ADA accessible guest room will generate an average of
approximately 5.63 trips per day, which is 5.63 more than the 0 trips per day generated by
its prior use as a storage room.  The new large guest suite will generate an average of
approximately 5.63 trips per day, which is 3.94 less than the average 9.57 trips per day
generated during its prior use as a single-family residence.  The 4 new motel guest rooms
in the restaurant conversion will generate an average combined total of approximately
22.52 trips per day, which is 181.17 less than the 203.69 trips per day which would be
generated by re-opening the 1,602 sq.ft. restaurant.  The continued use of the existing
Clubhouse/Multi-Purpose room will generate the same number of vehicle trips per day as
previously generated, which will mean the same traffic impact on surrounding properties
and uses.  

In summary, the proposed uses will reduce the average weekday traffic generation by an
estimated 177.79 trips per day, compared to the prior uses.  These improvements will
therefore actually lessen the traffic impacts on “the use of the surrounding properties for
the permitted uses listed in the underlying zoning district.”

Nothing in this proposal will alter the character of the surrounding area, nor will it
substantially limit, impair, or preclude the use of surrounding properties for the permitted
uses in the underlying zoning district.

H.  ALL OTHER REQUIREMENTS OF THIS TITLE THAT APPLY:

The proposed improvements to the Best Western Inn at Face Rock will be done in full
compliance with all applicable City regulations, and in compliance with any and all
conditions which may be imposed by the City of Bandon and the Planning Commission
through their approval of the requested Conditional Use Permit modification.
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Assessment and Taxation
Account Query
ExpandBack     ForwardExpand     Search Page    Logoff
Help
Coming Soon

Account # 1233302 Tax Status ASSESSABLE
Map # 29S1501BA02300 Account Status ACTIVE
Code - Tax # 5400-1233302 Subtype NORMAL
Owner BEACH LOOP DRIVE LLC
Agent  
Mailing Address PO BOX 5304
SANTA BARBARA, CA 93150-5304
Reports
Summary Report
Ledger Report
Tax Summary Report
Names
Improvements
Link Site Bldg # Stat Class Code Area Year Built Eff Year Built Description Livable Size
I 10 1 145 5400 1996 1996 Garage-Class 4 0
I 10 2 463 5400 1996 1996 MH REAL TRIPLE CLASS 6 1794
I  3 563 5400 1993  Entertainment - golf course/driving range 3040









































































https://www.innatfacerock.com/
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