
  

This notice shall be posted from August 20, 2020 to September 3, 2020 

 

 

This decision notice is required to be sent to the property owner(s), applicant(s), adjacent property owners 

(distance of notice is determined by zone area – Urban 100 feet, Rural 250 feet, and Resource 750 feet), 

special taxing districts, agencies with interest, or person that has requested notice.   The development is 

contained within the identified property owners land.   Notice is required to be provided pursuant to ORS 

215.416.  Please read all information carefully as this decision.  (See attached vicinity map for the 

location of the subject property). 

 

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS CHAPTER 215 (ORS 

215.513) REQUIRES THAT IF YOU RECEIVE THIS NOTICE, IT MUST PROMPTLY BE 

FORWARDED TO THE PURCHASER. 

 

Date of Notice:  Thursday, August 20, 2020 

 

File No(s):  ACU-20-014 

 

Proposal: Request for a land use authorization for development in a mapped geological 

hazards area.   

Applicant(s)/ 

Owner(s):  Scott and Aimee Hoefs    

 

Staff Planner:  Jill Rolfe, Planning Director  

Decision: Approved with Conditions.  All decisions are based on the record. This decision is final and 

effective at close of the appeal period unless a complete application with the fee is submitted by the 

Planning Department at 5 p.m. on Thursday, August 27, 2020 .   Appeals are based on the applicable 

land use criteria.   Geological Hazards reviews are subject to Coos County Zoning and Land Development 

Ordinance (CCZLDO) Sections 4.11.150 Geological Hazards Special Development Review Standards, 

and 4.11.155 Geological Assessment Review. Civil matters including property disputes outside of the 

criteria listed in this notice will not be considered.   For more information please contact the staff 

planner listed in this notice.  

Property Information 

  

Account Numbers 

Map Numbers 

 

Property Owners 

 

 

 

Situs Addresses 

 

Acreages 

 

Zonings 

 

 

 

Special Development 

Considerations and Overlays 

179012 

24S132400-00302 

  

HOEFS, SCOTT W. & AIMEE E. 

67398 N BAY RD 

NORTH BEND, OR 97459-8514 

  

67398 NORTH BAY RD NORTH BEND, OR 97459 

  

5.00 Acres 

  

COOS BAY ESTUARY MNGMT PLAN (CBEMP) 

NATURAL AQUATIC (11-NA) 

RURAL RESIDENTIAL - 5 (RR-5) 

  

FLOODPLAIN (FP) 

NATIONAL WETLAND INVENTORY SITE (NWI) 

NATURAL HAZARD - EARTHQUAKE - LIQUEFACTION (NHEQL) 

NATURAL HAZARD - TSUNAMI (NHTHO) 

Coos County Planning 

225 N. Adams St. 

Coquille, OR 97423 

http://www.co.coos.or.us/ 

Phone: 541-396-7770 

Fax: 541-396-1022 

NOTICE OF LAND USE 

DECISION  
 

http://www.co.coos.or.us/
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The purpose of this notice is to inform you about the proposal and decision, where you may receive more 

information, and the requirements if you wish to appeal the decision by the Director to the Coos County 

Hearings Body.  Any person who is adversely affected or aggrieved or who is entitled to written notice 

may appeal the decision by filing a written appeal in the manner and within the time period as provided 

below pursuant to Coos County Zoning and Land Development Ordinance (CCZLDO) Article 5.8.  If you 

are mailing any documents to the Coos County Planning Department the address is 250 N. Baxter, 

Coquille OR 97423.  Mailing of this notice to you precludes an appeal directly to the Land Use Board of 

Appeals. 

 

Mailed notices to owners of real property required by ORS 215 shall be deemed given to those owners 

named in an affidavit of mailing executed by the person designated by the governing body of a county to 

mail the notices. The failure of the governing body of a county to cause a notice to be mailed to an owner 

of a lot or parcel of property created or that has changed ownership since the last complete tax assessment 

roll was prepared shall not invalidate an ordinance.  

 

Staff tries to post all applications on the website at the following 

link:http://www.co.coos.or.us/Departments/Planning/PlanningDepartment-Applications2020.aspx. 

 

The application and all documents and evidence contained in the record, including the staff report and the 

applicable criteria, are available for inspection, at no cost, in the Planning Department located at 225 

North Adams Street, Coquille, Oregon. Copies may be purchased at a cost of 50 cents per page. The 

decision is based on the application submittal and information on record.  The name of the Coos County 

Planning Department representative to contact is Jill Rolfe, Planning Director  and the telephone number 

where more information can be obtained is (541) 396-7770. 

 

Failure of an issue to be raised in a hearing, in person or in writing, or failure to provide statements of 

evidence sufficient to afford the Approval Authority an opportunity to respond to the issue precludes 

raising the issue in an appeal to the Land Use Board of Appeals. 

 

Reviewed by:  Jill Rolfe     Date: Thursday, August 20, 2020 .    

  Jill Rolfe, Planning Director  

 

This decision is authorized by the Coos County Planning Director, Jill Rolfe based on the staff’s 

analysis of the Findings of Fact, Conclusions, Conditions of approval, Application and all evidence 

associated as listed in the exhibits.     

 

EXHIBITS 

Exhibit A: Conditions of Approval 

Exhibit B: Vicinity Map 

 

The Exhibits below are mailed to the Applicant. Emailed copies of the exhibits are provide to the 

Board of Commissioners, Planning Commission and Department of Land Conservation and 

Development.   Copies are available upon request or at the following by contacting the Planning 

Department or may be viewed on the website: 

http://www.co.coos.or.us/Departments/Planning/PlanningDepartment-Applications2020.aspx ; 

however if not found on the webpage please contact staff for further instructions on viewing the 

official record in this matter as the website is not the official record.  If you have any questions 

please contact staff at (541) 396-7770. 

 

Exhibit C: Staff Report -Findings of Fact and Conclusions 

Exhibit D: Application and Geotechnical Reports 

 

 

http://www.co.coos.or.us/Departments/Planning/PlanningDepartment-Applications2020.aspx
http://www.co.coos.or.us/Departments/Planning/PlanningDepartment-Applications2020.aspx
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EXHIBIT “A” 

CONDITIONS OF APPROVAL 

The applicant shall comply with the following conditions of approval with the understanding that all costs 

associated with complying with the conditions are the responsibility of the applicants and that the 

applicants are not acting as an agent of the county.  If the applicant fails to comply or maintain 

compliance with the conditions of approval the permit may be revoked as allowed by the Coos County 

Zoning and Land Development Ordinance.  Please read the following conditions of approval and if you 

have any questions contact planning staff. 

1. Hazard Disclosure Statement: All applications for new development or substantial improvements 

subject to Geologic Assessment Review shall provide a Hazard Disclosure Statement signed by the 

property owner that acknowledges: 

a. The property is subject to potential natural hazards and that development thereon is 

subject to risk of damage from such hazards; 

b. The property owner has commissioned an engineering geologic report for the subject 

property, a copy of which is on file with Coos County Planning Department, and that the 

property owner has reviewed the engineering geologic report and has thus been informed 

and is aware of the type and extent of hazards present and the risks associated with 

development on the subject property; 

c. The property owner accepts and assumes all risks of damage from natural hazards 

associated with the development of the subject property. 

2. Shall comply with comments once received from Oregon Department of State Lands. 

3. Because on-site structural mitigation measures are required as a condition of approval, the applicant 

shall, prior to the issuance of a zoning compliance letter, record on the title to the subject property a 

notification that includes a description of the measures or improvements and that also specifies the 

obligation of the property owners to refrain from interfering with such measures or improvements 

and to maintain them. 

4. Certification of compliance: Permitted development shall comply with the recommendations in the 

required engineering geologic report. Certification of compliance shall be provided to the director by 

the applicant as follows: 

a. Plan Review Compliance: Building, construction or other development plans shall be 

accompanied by a written statement from a certified engineering geologist stating 

that the plans comply with the recommendations contained in the engineering 

geologic report for the approved Geological Assessment Review. 

b. Inspection Compliance: Upon the completion of any development activity for which 

the engineering geologic report recommends an inspection or observation by a 

certified engineering geologist, the applicant shall provide to the director a written 

statement from the certified engineering geologist indicating that the development 

activity has been completed in accordance with the applicable engineering geologic 

report recommendations. 

c. Final Compliance: Upon completion of development requiring an engineering 

geologic report, the applicant shall submit to the director:  

i. A written statement by a certified engineering geologist indicating that all 

performance, mitigation, and monitoring measures specified in the report 

have been satisfied; and, 

ii. If mitigation measures incorporate engineering solutions designed by a 

licensed professional engineer, a written statement of compliance by the 

design engineer. 

iii. This shall be completed prior to the final building inspections or occupancy 

permit. Once this is received a final compliance letter will be issued.  
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EXHIBIT “B” 

VICINITY MAP 
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EXHIBIT “C” 

STAFF REPORT 

I. PROPOSAL AND BACKGROUND/PROPERTY HISTORY INFORMATION:    

 

A. PROPOSAL:  The proposal is to site a new Detached Accessory Structure to be used as a 

shop.  Accessory structures and uses – shall be subordinate to any authorized primary use.  

Accessory structures shall meet the applicable Development and Siting Criteria or Special 

Development Considerations and Overlays for the zoning district in which the structure will 

be sited.   In this case the primary use of the property is for residential.   

  

 

 
 

 

B. BACKGOUND/PROPERTY HISTORY: This property contains a 1980 dwelling that was 

authorized in 1979 by the Planning Department.  The property was originally larger but in 

1988 a portion was removed by recording of a deed.  Upon further research it appears that 

intent of the removal was to grant property to tax lot 303 and it was consolidated to correct 

the potential illegal land division.   The property owner requested information about siting a 

shop on this property in April 2020.  Staff told the property owner that property was in the 

very high hazards for liquefaction and geohazard report would be required to ensure safe 

development.   

 

The applicant submitted the current request for review on June 10, 2020 and it was found to 

be complete for review on July 12, 2020. The process for review is governed by ORS 

215.427 as codified in CCZLDO Section 5.0.200 Application Completeness.   This allows for 
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150 days once an application has been deemed complete to receive a final decision.  Staff 

turn around time since the application was deemed complete is 39 days. Average time is 

between 42 to 56 days.  

 

II. BASIC FINDINGS: 
A. LOCATION: The subject property is located northeast of the City of North Bend. The property 

is accessed off North Bay Road.  

 

B. ZONING:  -   The property is zoned Rural Residential-5 (RR-5) and Coos Bay Estuary 

Management Plan.  The proposed development will be sited in the Rural Residential-5 portion of 

the property only. 

 

ARTICLE 4.2 – ZONING PURPOSE AND INTENT  

Section 4.2.100  Residential 
 

Rural Residential (RR) There are two RR zonings: Rural Residential-5 (RR-5) and Rural Residential-

2 (RR-2). The intent of the Rural Residential Districts includes justified sites plus "committed" areas. 

The County's plan prescribes and allocates a finite number of rural dwelling/units/acreage. The 

zoning ordinance will specify permitted uses and minimum lot sizes. 

 

The purpose of the “RR-2” and “RR-5” districts are to provide for small to medium acreage dwelling 

sites outside of Urban Growth Boundaries, where a moderate intensity of land development is 

appropriate, but where urban services and facilities may not be available or necessary.   

 

The “RR-5” district provides for the orderly development of rural land so as to encourage the 

continued existence of rural family life and to provide a transition of densities between urban 

development and exclusive agricultural or forestry uses. 

 

 

C. SPEICAL DEVELOPMENT CONSIDERATIONS AND OVERALYS: 

SECTION 4.11.125 Special Development Considerations: The considerations are map overlays that 

show areas of concern such as hazards or protected sites. Each development consideration may 

further restrict a use. Development considerations play a very important role in determining where 

development should be allowed In the Balance of County zoning. The adopted plan maps and overlay 

maps have to be examined in order to determine how the inventory applies to the specific site 

 

SECTION 4.11.200 Purpose: Overlay zones may be super-imposed over the primary zoning district 

and will either add further requirements or replace certain requirements of the underlying zoning 

district. The requirements of an overlay zone are fully described in the text of the overlay zone 

designations. An overlay zone is applicable to all Balance of County Zoning Districts and any zoning 

districts located within the Coos Bay Estuary Management Plans when the Estuary Policies directly 

reference this section. 

 

This property is within the Very Hight Liquefaction Potential, mapped in the National Wetland 

Inventory and contains flood hazard but the development is only located in the Very Hight 

Liquefaction which is the subject of this review.    

 

D. SITE DESCRIPTION AND SURROUNDING USES:  

The property is in the Rural Residential-5 (RR-5) and Coos Bay Estuary Management Plan Zone.  

The subject property is tax lot 302 and is assessed as five (5) acres.   

 

The subject property is bordered by North Bay Road along the northern property boundary and 

Hanes Inlet to the south.   The property is sloped from north to south and covered with tree 

vegetation with a cleared area in the eastern half of the property where the development is located.    
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E. COMMENTS: 

a. PUBLIC AGENCY: There was a request for comments provided to Oregon Department of 

State Lands. A response has not been received as of the date of this decision; however, the 

applicants and/or contractor(s) shall comply with the recommendations set forth in the 

comments once received. 

 
b. PUPLIC COMMENTS: there were no public comments received.  

 

c. LOCAL TRIBE COMMENTS: This property did not require any request for comments 

from either of the local tribes prior to release of the decision. 

 

 

F. LAWFULLY CREATED UNIT OF LAND:  This property was determined to be lawfully 

created as it was created through a partition in 1980.    

 

III. STAFF FINDINGS AND CONCLUSIONS: 
 

a. SUMMARY OF PROPOSAL AND APPLICABLE REVIEW CRITERIA:   

 

The proposal is for Planning Director Approval for an Accessory Structure within the Very High 

Liquefaction Potential.  This requires a geological hazard review.  

 

b. Key definitions: 

ACTIVITY: Any action taken either in conjunction with a use or to make a use possible. Activities do not 

in and of themselves result in a specific use. Several activities such as dredging, piling and fill may be 

undertaken for a single use such as a port facility. Most activities may take place in conjunction with a 

variety of uses. 
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DEVELOP: To bring about growth or availability; to construct or alter a structure, to conduct a mining 

operation, to make a physical change in the use or appearance of land, to divide land into parcels, or to 

create or terminate rights to access. 

 

DEVELOPMENT: The act, process or result of developing. 

 

USE: The end to which a land or water area is ultimately employed. A use often involves the placement of 

structures or facilities for industry, commerce, habitation, or recreation. 

 

ZONING DISTRICT: A zoning designation in this Ordinance text and delineated on the zoning maps, in 

which requirements for the use of land or buildings and development standards are prescribed. 

 

 

c. Criteria and standards for Property Line Adjustments  

 

I. Accessory Use or Structure  

 

 

 
 

Section 4.3.210 – CATEGORIES and review standards   

 

The following categories provide a definition and specific standards that will regulate the Development, Use or 

Activity identified in the table above.   

 

(1) Accessory structures and uses – shall be subordinate to any authorized primary use.  Accessory 

structures shall meet the applicable Development and Siting Criteria or Special Development 

Considerations and Overlays for the zoning district in which the structure will be sited.    

 

Section 4.3.225General Siting Standards  

All new USES, activities and development are subject to the following siting standards:  

(1) Agricultural and Forest Covenant - Any applicant for a dwelling permit adjacent to a Forest or 

Exclusive Farm Zone shall sign a statement on the Compliance Determination or Zoning Clearance 

Letter acknowledging that: “the normal intensive management practices occurring on adjacent 

resource land will not conflict with the rural residential landowner’s enjoyment of his or her property. 

(2) Fences, Hedges, and Walls: No requirement, but vision clearance provisions of Section 7.1.525 

apply. 

(3) Limitation on uses of manufactured dwellings/structures for commercial purposes pursuant to ORS 466 

et seq.  Manufactured dwellings shall not be used for commercial purposes except: 

(a) Where use of the manufactured dwelling for commercial purposes is authorized by the Building 

Codes Agency. 

(b) Where used as a temporary sales office for manufactured structures; or 

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

(4) New lots or parcels - Creation of lots or parcels, unless it meets the circumstances of § 5.6.130, shall 

meet the street frontage, lot width, lot depth and lot size. Minimum road frontage/lot width shall be met 

unless waived by the Planning Director in consultation with the County Surveyor and County 

Roadmaster due to creating an unsafe or irregular configuration: 

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

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

Minimum parcel/lot size cannot be waived or varied unless otherwise provided by a specific zoning regulation.  

Tax lot creation and consolidations do not change the legally created status of a lot or parcel.  

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

(a) Riparian vegetation setback within 50 feet of a estuarine wetland, stream, lake or river, as 

identified on the Coastal Shoreland and Fish and Wildlife habitat inventory maps, shall be 

maintained except: 

i. Trees certified as posing an erosion or safety hazard. Property owner is responsible for 

ensuring compliance with all local, state and federal agencies for the removal of the 

tree.  

ii. Riparian vegetation may be removed to provide direct access for a water-dependent use 

if it is a listed permitted within the zoning district;  

iii. Riparian vegetation may be removed in order to allow establishment of authorized 

structural shoreline stabilization measures;  

iv. Riparian vegetation may be removed to facilitate stream or stream bank clearance 

projects under a port district, ODFW, BLM, Soil & Water Conservation District, or 

USFS stream enhancement plan;  

v. Riparian vegetation may be removed in order to site or properly maintain public 

utilities and road right-of-ways; 

vi. Riparian vegetation may be removed in conjunction with existing agricultural 

operations (e.g., to site or maintain irrigation pumps, to limit encroaching brush, to 

allow harvesting farm crops customarily grown within riparian corridors, etc.) 

provided that such vegetation removal does not encroach further into the vegetation 

buffer except as needed to provide an access to the water to site or maintain irrigation 

pumps; or 

vii. The 50 foot riparian vegetation setback shall not apply in any instance where an 

existing structure was lawfully established and an addition or alteration to said 

structure is to be sited not closer to the estuarine wetland, stream, lake, or river than 

the existing structure and said addition or alteration is not more than 100% of the size 

of the existing structure’s “footprint”. 

(b) Riparian removal within the Coastal Shoreland Boundary requires an Administrative 

Conditional Use application and review.  See Special Development Considerations Coastal 

Shoreland Boundary.  

(c) The 50’ measurement shall be taken from the closest point of the ordinary high water mark to 

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

(7) Setbacks: 

(a) All buildings or structures with the exception of fences shall be set back a minimum of thirty-

five (35) feet from any road right-of-way centerline, or five (5) feet from the right-of-way line, 

whichever is greater.  This setback may be greater under specific zoning siting requirements.  

(b) Firebreak Setback - New or replacement dwellings on lots, parcels or tracts abutting the 

“Forest” zone shall establish and maintain a firebreak, for a distance of at least 30 feet in all 

directions.  Vegetation within this firebreak may include mowed grasses, low shrubs (less than 

ground floor window height), and trees that are spaced with more than 15 feet between the 

crowns and pruned to remove dead and low (less than 8 feet from the ground) branches.  

Accumulated needles, limbs and other dead vegetation should be removed from beneath trees.   

(8) OUTDOOR STORAGE IN RESIDENTIAL ZONES (a) Boats and trailers, travel trailers, pick-up 

campers or coaches, motorized dwellings, and similar recreation equipment may be stored on a lot but 

not used as an accessory use; (b) Automotive vehicles or trailers of any kind or type without current 

license plates, where required, and which are not in mechanical working order, shall not be parked or 

stored on any residentially zoned property other than in completely enclosed buildings; (c) One 

operating truck may be stored on the lot of a truck driver provided it is accessory to the main use of the 

property. Additional trucks shall not be allowed. 

 

Section 4.3.230 ADDITIONAL SITING STANDARDS   

This section has specific siting standards and criteria set by the zoning district for USES, activities and 

development:  

(2) Rural Residential (RR) – The following siting standards apply to all USES, activities and development  

in the RR zoning districts:  
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a. Minimum Lot/Parcel Size: 

i. 5 acres in the RR-5 district 

ii. 2 acres in the RR-2 district 

iii. Exception to minimum lot sizes in Rural Residential: 

1. Smaller parcels may be permitted in an approved residential planned unit 

development, provided the allowable density of the parent parcel is not 

exceeded. 

2. Any lawfully created parcel or lot created prior to January 1, 1986 that is 

equal to or greater than one acre.  Multiple parcels or lots may be combined to 

equal one acre but then a restriction shall be placed on the deed and parcels 

and/or lots shall be combined into one tax lot.  

3. Any lawfully created parcel or lot created prior to January 1, 1986 that does 

not equal one acre and not served by a public sewer then Department of 

Environmental Quality, State Building Codes and Oregon Department of Water 

Resources should be consulted by the developer prior to seeking a land use 

authorization to construct a dwelling as there may be development limitations. 

4. Creation of parcels less than the minimum lot size of the zoning district shall be 

permitted provided the following circumstances exist: 

a. The subject property is not zoned for resource use; 

b. An existing dwelling (lawfully established, but not for temporary 

purposes) was sited prior to January 1, 1986, and will remain sited on 

each proposed parcel; and  

c. A land division is submitted and approved by Coos County pursuant to 

the current standards with the exception on the minimum parcels size.  

b. Setbacks – No additional setback requirements.   

c. Building Height – No additional Requirements. 

d. Density or Size limits - 

i. Dwelling density shall be no more than one dwelling per lawfully created parcel unless 

otherwise provided for by this ordinance.  

ii. If lawfully created parcels are less than one acre in size and not served by a public 

sewer then Department of Environmental Quality, State Building Codes and Oregon 

Department of Water Resources should be consulted by the developer prior to seeking a 

land use authorization to construct a dwelling as there may be development limitations. 

 

Staff Findings: Based on the site plan provided and findings to the criteria the dwelling will be located 

to comply with all setbacks and development criteria. The applicant has addressed all 

relevant criteria for an Accessory Structure in the Rural Residential-5 Zone. See 

attached application. The property is subject to Special Development Considerations.  

 

 

II. Coos County has inventoried the following hazards: 

• Flood Hazard 

o Riverine flooding 

o Coastal flooding 

• Landslides and Earthquakes  

o Landslide Susceptiblitiy 

o Liquefaction potential 

• Tsunamis 

• Erosion 

o Riverine streambank erosion 

o Coastal 

▪ Shoreline and headlands 

▪ Wind 
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• Wildfire 

 

 
Purpose Statements: 

Coos County shall regulate development in known areas potentially subject to natural disasters and 

hazards, so as to minimize possible risks to life and property.  Coos County considers natural disasters 

and hazards to include river and coastal flooding, landslides, liquefaction potential due to earthquakes, 

fault lines, tsunamis, river bank erosion, coastal erosion along shorelines and headlands, coastal erosion 

due to wind, and wildfires, including those areas affected by gorse. 

 

This strategy shall be implemented by enacting special protective measures through zoning and other 

implementing devices, designed to minimize risks to life and property associated with new development 

and substantial improvements. The determination of whether a property is located in one of the above 

referenced potentially hazardous areas shall be made by the reviewing body (Planning Director, 

Planning Commission, Board of Commissioners, or any designee based upon adopted inventory 

mapping). A specific site may not include the characteristics for which it is mapped. In these 

circumstances staff shall apply §4.11.132.ii.2.m. *** 

  

 

b. Landslides and Earthquakes 

 

Landslides: Coos County shall promote protection to life and property in areas potentially subject to 

landslides. New development or substantial improvements proposed in such areas shall be subject to 

geologic assessment review in accordance with section 4.11.150. Potential landslide areas subject to 

geologic assessment review shall include all lands partially or completely within “very high” 

landslide susceptibility areas as mapped in DOGAMI Open File Report O-16-02, “Landslide 

susceptibility map of Oregon.” 

 

Earthquakes: Coos County shall promote protection of life and property in areas potentially subject 

to earthquake hazards. New development or substantial improvements in mapped areas identified as 

potentially subject to earthquake induced liquefaction shall be subject to a geologic assessment 

review as set out in this section. Such areas shall include lands subject to “very high” and “high” 

liquefaction identified in DOGAMI Open File Report O-13-06, “Ground motion, ground deformation, 

tsunami inundation, co-seismic subsidence, and damage potential maps for the 2012 Oregon 

Resilience Plan for Cascadia Subduction Zone Earthquakes.”  

 

Coos County shall continue to support Oregon State Building Codes to enforce any structural 

requirements related to landslide and earthquakes. Staff will notify Oregon State Building Codes by 

providing a copy of the geologic assessment report with the Zoning Compliance Letter.  

 

c. Tsunamis:  Coos County shall promote increased resilience to a potentially catastrophic Cascadia 

Subduction Zone (CSZ) tsunami through the establishment of a Tsunami Hazard Overlay Zone (THO) 

in the Balance of County Zoning. See Sections 4.11.260-4.11.270 for the requirements of this overlay 

zone. 

 

d. Reserved.  

 

e. Erosion: Coos County shall promote protection of property from risks associated with shoreline, 

headland, and wind erosion and deposition hazards. 

 

Coos County shall promote protection of property from risks associated with bank erosion along 

rivers and streams through necessary erosion-control and stabilization measures, preferring non-

structural solutions when practical. 
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Any proposed structural development within a wind erosion/deposition area, within 100 feet of a 

designated bank erosion area, or on a parcel subject to wave attack, including all oceanfront lots, 

will be subject to a geologic assessment review as set out in Section 4.11.150.   There is a setback of 

100 feet from any rivers or streams that have been inventoried in the erosion layer.  If a variance is 

requested, a geologic assessment will be required. 

 
Staff Findings: The property is subject to the Natural Hazards and in response has submitted a 

conditional use to address the hazards. The Geological Assessment is addressed under the next 

section. The Applicant has complied by submitting the appropriate applications.  

 

III. GEOLOGICAL HAZARDS SPECIAL DEVELOPMENT REVIEW STANDARDS 

Section 4.11.150 Geological Hazards special development Review Standards 

Applications for a geologic hazard review may be made concurrently with any other type of application 

required for the proposed use or activity. A review of the property must be conducted prior to any ground 

disturbance.  All geologic hazard assessment reports shall include a description of the qualification of the 

licensed professional or professionals that prepared the assessment.    

 

The applicant shall present a geologic hazard assessment report (geologic assessment) prepared by a 

qualified licensed professional competent in the practice of geosciences, at the applicant’s expense, that 

identifies site specific geologic hazards, associated levels of risk, and the suitability of the site for the use 

and/or activity in view of such hazards. The geologic assessment shall include the required elements of 

this section and one of the following: 

a. A statement that the use and/or activity can be accomplished without measures to mitigate or 

control the risk of geologic hazard to the subject property resulting from the proposed use and/or 

activity;  

b. A statement that there is an elevated risk posed to the subject property by geologic hazards that 

requires mitigation measures in order for the use and/or activity to be undertaken safely sited on 

the property; or  

c. A certification that there are no high or very high geological hazards present on site.  If such is 

certified by a licensed profession then an application is not required.  Coos County is not liable 

for any type of certification that a geological hazard is not present on site.  

 

Section 4.11.155 Geological Assessment review 

Geologic Assessment Review: The applicant(s) shall complete the following review to determine 

compliance with this section.  This type of review requires a conditional use application and shall follow 

the administrative procedures for conditional uses found in Article 5 of the CCZLDO.  

1. Except for activities identified in Subsection 2 of this section, as exempt, any new development 

or substantial improvement in an area subject to the provisions of this section shall require a 

Geologic Assessment Review. 

2. The following development activities are exempt from the requirement for a Geologic 

Assessment Review: 

a. Maintenance, repair, or alterations to existing structures that do not alter the building 

footprint or foundation and do not constitute substantial improvement as defined in 

Chapter II. 

b. An excavation and/or fill which is less than two feet in depth, or which involves less than 

twenty-five cubic yards of volume; 

c. Exploratory excavations under the direction of a certified engineering geologist or 

registered geotechnical engineer; 

d. Construction of structures for which a building permit is not required; 

e. Yard area vegetation maintenance and other vegetation removal on slopes less than 25%; 

f. Forest operations subject to regulation under ORS 527 (the Oregon Forest Practices Act); 

g. Maintenance and reconstruction of public and private roads, streets, parking lots, 

driveways, and utility lines, provided the work does not extend outside of the previously 
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disturbed area;  

h. Maintenance and repair of utility lines, and the installation of individual utility service 

connections;  

i. Emergency response activities intended to reduce or eliminate an immediate danger to 

life, property, or flood or fire hazard; 

j. Construction/erection of beachfront protective structures subject to regulation by the 

Oregon Parks and Recreation Department under OAR 736, Division 20; and 

k. Any development or activity to be conducted on a site for which a certified engineering 

geologist has determined that there are no high or very high geologic hazards present. 

Coos County is not liable for any type of certification that a geologic hazard is not 

present on site.  

3. Application, review and appeals for a Geologic Assessment Review shall be in accordance with 

the requirements for administrative conditional use review as set forth in Article 5.2. Applications 

for a Geologic Assessment Review may be made prior to or concurrently with any other type of 

application required for the proposed use or activity. Geologic Assessment Review shall be 

completed prior to any ground disturbance. 

4. All applications for Geologic Assessment Review shall be accompanied by an engineering 

geologic report prepared by a certified engineering geologist at the applicant’s expense. 

 

A. ENGINEERING GEOLOGIC REPORTS 

1. Engineering geologic reports required pursuant to this section shall be prepared by a certified 

engineering geologist licensed in the State of Oregon. Such reports shall be prepared consistent 

with standard geologic practices and employing generally accepted scientific and engineering 

principles. The content of such reports shall be generally consistent with the applicable provisions 

of “Guideline for Preparing Engineering Geologic Reports,” 2nd Edition, 5/30/2014, published by 

the Oregon Board of Geologist Examiners.  

 

2. Properties abutting the ocean shore that are located in a mapped regulated hazard area shall 

include the following additional information :  

a. Site description: 

i. The geological history and stabilization measures of the site including any 

previous riprap or dune grading, erosion events, or exposed trees on the beach. 

ii. Topography, including elevations and slopes on the property itself. 

iii. Vegetation cover. 

iv. Subsurface materials – the nature of the rocks and soils. 

v. Conditions of the seaward front of the property, particularly for sites having a sea 

cliff. 

vi. Description of streams or other drainage that might influence erosion or locally 

reduce the level of the beach. 

vii. If the site is located on or adjacent to a estuarine water body or Coastal Lake 

including the Coastal Shoreland Boundary the following additional information 

shall be included: 

1. Presence of drift logs or other flotsam on or within the property. 

2. Proximity of nearby headlands that might block the longshore movement 

of beach sediments, thereby affecting the level of the beach in front of 

the property. 

3. Description of any shore protection structures that may exist on the 

property or on nearby properties. 

4. Presence of pathways or stairs from the property to the beach. 

5. Existing development including modification of soil or vegetation on the 

site, particularly any which might alter the resistance to wave attack. 

6. Average widths of the beach during the summer and winter. 

7. Median grain size of beach sediment. 

8. Average beach slopes during the summer and winter. 

9. Elevations above mean sea level of the beach at the seaward edge of the 
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property during summer and winter. 

10. Presence of rip currents and rip embayments that can locally reduce the 

elevation of the fronting beach. 

11. Presence of rock outcrops and sea stacks, either offshore or within the 

beach zone. 

12. Information regarding the depth of beach sand down to bedrock at the 

seaward edge of the property. 

 

b. Analyses of Erosion and Flooding Potential on the site: 

i. Analysis of DOGAMI beach monitoring data for the site (if available,) all 

activities affecting shoreline erosion and possible mass wasting, including 

weathering processes, land sliding or slumping.  

ii. Calculation of wave run-up beyond mean water elevation that might result in 

erosion of the sea cliff or foredune (see Stockdon, 2006).1 

iii. Evaluation of frequency that erosion-inducing processes could occur, considering 

the most extreme potential conditions of unusually high water levels together 

with severe storm wave energy. 

iv. For areas subject to dune-backed shorelines, use an established geometric model 

to assess the potential distance of property erosion, and compare the results with 

direct evidence obtained during site visits, aerial photo analysis, or analysis of 

DOGAMI beach monitoring data. 

v. For bluff-backed shorelines, use a combination of published reports, such as 

DOGAMI bluff and dune hazard risk zone studies, aerial photo analysis, and 

fieldwork to assess the potential distance of property erosion. 

vi. Description of potential for sea level rise, estimated for local area by combining 

local tectonic subsidence or uplift with global rates of predicted sea level rise. 

 

c. Determination of legal restrictions of shoreline protective structures (Goal 18 prohibition, 

local conditional use requirements, priority for non-structural erosion control methods). 

 

d. Assessment of potential reactions to erosion events, addressing the need for future 

erosion control measures, building relocation, or building foundation and utility repairs. 

 

e. The assessment should include recommendations: 

i. Use results from the above analyses to establish setbacks (beyond any minimums 

set by this section or the underlying zone), building techniques, or other 

mitigation measures to ensure an acceptable level of safety and compliance with 

all local requirements. 

ii. Recommend a foundation design, or designs, that render the proposed structures 

readily moveable. 

iii. Recommend a plan for preservation of vegetation and existing grade within the 

setback area, if appropriate. 

iv. Include consideration of a local variance process to reduce the building setback 

on the side of the property opposite the ocean, if this reduction helps to lessen the 

risk of erosion, bluff failure or other hazard. 

v. Recommend methods to control and direct water drainage away from the ocean 

(e.g. to an approved storm water system); or, if not possible, to direct water in 

such a way so as to not cause erosion or visual impacts. 

 

3. Engineering geologic reports required by this section shall include a statement from the preparer 

of the report that all of the applicable content requirements of this subsection have been addressed 

or are not applicable to the review.   

                                                 
1

 Stockdon, H. F., Holman, R. A., Howd, P. A. and Sallenger, A. H., 2006, Empirical parameterization of setup, swash, and 

runup: Coastal Engineering, 53, p 573-588. 
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4. Engineering geologic reports required by this section shall be valid for a period of five years from 

the date of preparation of such report. No extensions to this time line shall be granted.  

 

B. DECISIONS ON GEOLOGICAL ASSESSMENT REVIEWS 

A decision on a Geologic Assessment Review shall be based on the following standards: 

1. The engineering geologic report shall meet the content standards set forth in within this Section. 

2. In approving a Geologic Assessment Review, the decision maker may impose any conditions 

which are necessary to ensure compliance with the provisions of this section or with any other 

applicable provisions of the Coos County Zoning and Land Development Ordinance. 

3. In the event the decision maker determines that additional review of the engineering geologic 

report by an appropriately licensed and/or certified professional is necessary to determine 

compliance with this section, Coos County may retain the services of such a professional for this 

purpose. The applicant shall be responsible for all costs associated with the additional review. 

The results of that evaluation shall be considered in making a decision on the Geologic 

Assessment Review. 

 

C. DEVELOPMENT STANDARDS FOR USES SUBJECT TO GEOLOGIC ASSESSMENT REVIEW 

In addition to the conditions, requirements and limitations imposed by a required engineering geologic 

report, all uses subject to a geologic assessment review shall conform to the following requirements:  

1. Historical, Cultural, and Archaeological Resources: All activities and uses subject to Geologic 

Assessment Reviews proposed for areas of historical, cultural, or archaeologically sensitive areas, 

as identified on the Coos County Comprehensive Plan Map, shall require consultation with the 

appropriate local Tribe prior to the commencement of any and all ground disturbing activity. 

Proof of this consultation shall be provided as a part of application submission. 

2. Hazard Disclosure Statement: All applications for new development or substantial improvements 

subject to Geologic Assessment Review shall provide a Hazard Disclosure Statement signed by 

the property owner that acknowledges: 

d. The property is subject to potential natural hazards and that development thereon is 

subject to risk of damage from such hazards; 

e. The property owner has commissioned an engineering geologic report for the subject 

property, a copy of which is on file with Coos County Planning Department, and that the 

property owner has reviewed the engineering geologic report and has thus been informed 

and is aware of the type and extent of hazards present and the risks associated with 

development on the subject property; 

f. The property owner accepts and assumes all risks of damage from natural hazards 

associated with the development of the subject property. 

3. Mitigation measures: If on-site structural mitigation measures are required as a condition of 

approval, the applicant shall, prior to the issuance of a zoning compliance letter, record on the 

title to the subject property a notification that includes a description of the measures or 

improvements and that also specifies the obligation of the property owners to refrain from 

interfering with such measures or improvements and to maintain them. 

4. Safest site requirement: All new structures shall be located within the area most suitable for 

development based on the least exposure to risk from hazards as determined by an engineering 

geologist as part of an engineering geologic report prepared in accordance with Section 4.11.150 

through 4.11.155. Notwithstanding the provisions of the underlying zone, as necessary to comply 

with this requirement, any required yard or setback may be reduced by up to 50% without a 

variance. 

5. Certification of compliance: Permitted development shall comply with the recommendations in 

the required engineering geologic report. Certification of compliance shall be provided to the 

director by the applicant as follows: 

d. Plan Review Compliance: Building, construction or other development plans shall be 

accompanied by a written statement from a certified engineering geologist stating 

that the plans comply with the recommendations contained in the engineering 

geologic report for the approved Geological Assessment Review. 
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e. Inspection Compliance: Upon the completion of any development activity for which 

the engineering geologic report recommends an inspection or observation by a 

certified engineering geologist, the applicant shall provide to the director a written 

statement from the certified engineering geologist indicating that the development 

activity has been completed in accordance with the applicable engineering geologic 

report recommendations. 

f. Final Compliance: Upon completion of development requiring an engineering 

geologic report, the applicant shall submit to the director:  

iv. A written statement by a certified engineering geologist indicating that all 

performance, mitigation, and monitoring measures specified in the report 

have been satisfied; and, 

v. If mitigation measures incorporate engineering solutions designed by a 

licensed professional engineer, a written statement of compliance by the 

design engineer. 

 

Staff Findings:   The applicant submitted a report from Eric Oberbeck, Certified Engineering 

Geologist, Cascadia Geoservices dated May 21, 2020.   

 

The report outlines the property conditions and recommendations.  The report explains the 

understanding of the project along with safest site recommendations. Based on the following 

information provide by Mr. Overbeck regarding the site and recommendations the development 

can conditionally be permitted.   The conditions of approval shall be complied with as part of this 

review.  

 

Mr. Overbeck stated the following: 
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G. DECISION: 

The proposed Single Family Dwelling within the Rural Residential Zone meets the requirements of the 

Coos County Zoning and Land Development Ordinance Special Development Considerations for 

development within the Beaches and Dunes with Limited Suitability and Natural Hazards, with 

conditions listed in Exhibit “A” of this report.  

 

H. EXPIRATION:  

The conditional use will not expire; however, geological hazard reports are only valid for five years. If the 

development is not constructed within five years a new geological review will be required.  

 

I. NOTICE REQUIREMENTS: 

A notice of decision will be provided to property owners within 250 feet of the subject properties and the 

following agencies, special districts, or parties 

 

A Notice of Decision and Staff Report will be provided to the following: 

Applicants/Owners, Department of Land Conservation and Development, Planning Commission and 

Board of Commissioners.   

 

Adjacent property owners will receive a Notice of Decision and maps but all other attachments can be 

found by contacting the Planning Department or visiting the website.  If not found on the website the 

public may contact the department to view the official record.    
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EXHIBIT “D” 

Application & Geotechnical 

Reports 
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