
  

This notice shall be posted from October 9, 2020 to October 26, 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:  Friday, October 09, 2020 
 
File No(s):  FP-20-002/CD-20-085 
 
Proposal: Request for a land use authorization for development within in a special flood 

hazard area 
Applicant(s)/ 
Owner(s):  Ray “Scott” & Rhonda Durrer    
 
Staff Planner:  Amy Dibble, Planner II 
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 12 p.m. on Monday, October 26, 2020 .   Appeals are based on the applicable 
land use criteria.   Development within a special flood hazard area are subject to Coos County Zoning and 
Land Development Ordinance (CCZLDO) Sections 3.3.700 Development and Uses Permitted – Coquille 
River Estuary Management Plan – Exclusive Farm Use (CREMP-EFU) Shoreland Segments; Policy # 13 
4.11 Special Development Considerations & Overlays; 4.11.125 Special Development Considerations; 
4.11.200 Purpose – Floodplain; 4.11.214 Methods of Reducing Flood Losses; 4.11.231 Lands to Which 
This Overlay Zone Applies; 4.11.235 Establishing the Areas of Special Flood Hazard; 4.11.243 Duties 
and Responsibilities of the Floodplain Administrator; 4.11.251 General Standards in all areas of Special 
Flood Hazards; 4.11.252 Specific Standards in all Special Flood Hazards; and  4.11.254 Floodway. 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 
 
 

895600 
28S130200-01100 
 
DURRER, RAY SCOTT & RHONDA LEIGH 
343 N DEAN ST 
COQUILLE, OR 97423-1713 
 
96673 HWY 42 S COQUILLE, OR 97423 
 
14.00 Acres 
 
COQUILLE RIVER ESTUARY MGT PLN (CREMP) 
CREMP EXCLUSIVE FARM USE (CR-EFU) 
CREMP SHORELAND SEGMENT 44 (CRS44) 

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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Special Development 
Considerations and Overlays 

EXCLUSIVE FARM USE (EFU) 
 
FLOODPLAIN (FP) 
NATIONAL WETLAND INVENTORY SITE (NWI) 
NATURAL HAZARD - EARTHQUAKE - LIQUEFACTION (NHEQL) 
NATURAL HAZARD - TSUNAMI (NHTHO) 

   
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. If you wish to view the application, please contact the department 
to make an appointment. 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 Amy Dibble, Planner II 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:  Amy Dibble  Date: Friday, October 09, 2020 .    

  Amy Dibble, Planner II 
 

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 A and B are provided to all that are entitled to a 

notice of decision.  Exbibits C through E are provided the applicant, decision makers and any of the 

applicant’s representatives.   To view all exhibits please contact staff.    

 
EXHIBITS  
Exhibit A: Conditions of Approval 
Exhibit B: Vicinity Map 
Exhibit C: Staff Report -Findings of Fact and Conclusions 
Exhibit D: Comments Received 
Exhibit E: Application and Geotechnical Report 
 

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. All applicable federal, state, and local permits shall be obtained prior to the commencement of any 

development activity.  If there were comments from any other agency were provided as part of this 
review, it is the responsibility of the property owner to comply. 

2. Pursuant to CCZLDO § 5.9.100, a Zoning Compliance Letter shall be required prior to the 
commencement of construction of the addition to the existing dwelling. This will be issued after all 
the following conditions have been satisfied. 

a. The property owner is responsible for ensuring compliance, and land use authorization 
shall remain recorded in the chain of title.  The statement needs to include language that 
the purchaser of the property has been provided a copy of the land use approval 
containing all conditions or restrictions understands the obligation and agrees to fulfill the 
conditions, unless a modification is approved as provided in this ordinance. The property 
owner is responsible for ensuring compliance, and land use authorization. 

3. Shall comply with comments received from the Oregon Department of State Lands, the 
Confederated Tribes of the Coos. Lower Umpqua, and Siuslaw Indians, and the Coquille Indian 
Tribe, these comments can be found at Exhibit “D”. 

4. All new construction and substantial improvements shall be constructed with materials and utility 
equipment resistant to flood damage. 

5. All new construction and substantial improvements shall be constructed using methods and practices 
that minimize flood damage. 

6. Electrical, heating, ventilation, plumbing, and air-conditioning equipment and other service facilities 
shall be designed and/or otherwise elevated or located so as to prevent water from entering or 
accumulating within the components during conditions of flooding. 

7. All new construction and substantial improvements shall be anchored to prevent flotation, collapse, 
or lateral movement of the structure. 

8. Fully enclosed areas below the lowest floor was not included in this proposal and is not permitted 
with by this approval. If this is proposed in the future additional review will be required. 
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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 develop within a special flood hazard area by altering the 
existing dwelling by way if an addition. 
  

B. BACKGOUND/PROPERTY HISTORY:  
 

• October 12, 1989 – A Zoning Compliance Letter (VL-89-463) was issued providing 
authorization to have a septic site evaluation performed and to repair or replace the 
existing septic system.  The Zoning Compliance Letter indicates that the existing 
improvements on the property include a dwelling, well, and a septic. 

 
• October 9, 1992 - Approval of development within a special flood hazard area (FP-92-

17), this was granting approval to construct a single family dwelling. October 27, 1992 – 
A Conditional Zoning Compliance Letter (92-518) was issued providing clearance to 
construct a single family dwelling per the floodplain application. 

 
• November 15, 1994 – A Zoning Compliance Letter (94-659) was issued providing 

authorization to site a barn to be used exclusively for farm related uses to be sited subject 
to conditions set forth by Koos Engineering’s floodplain restrictions. Furthermore, the 
Zoning Compliance Letter mentioned that the applicants stated the pole barn would be at 
the same elevation as the dwelling. Subject to fire siting standards at that time where 
located in Section 4.9.600. 
 

• April 20, 2004 -  A letter was sent to the property owners in response to a Joint Permit 
Application that they had submitted to place riprap on the property. A Joint Permit 
Application was signed by the Planning Department stating that further review was 
required for placement of riprap. 

 
• July 2005 – APR-05-02 was submitted to apply riprap to the riverbank to control erosion 

of the riverbank for the purpose of protecting the existing homesite and structures. 
o September 29, 2005 - The Notice of Decision to approve with conditions was 

mailed to the applicant and the surrounding property owners. 
o October 14, 2005 – No appeals were received, and the decision was rendered 

final. 
 

• June 19, 2019 – A Waterway Structure Registration Application was submitted for a new 
dock. 

o Staff signed that additional review would be required in order to site a dock and 
that neither of these applications have been submitted at that time. 

 
The applicant submitted the current request for review on June 8, 2020 and it was found to be 
complete for review on July 8, 2020. The process for review is governed by ORS 215.427 as 
codified in CCZLDO Section 5.0.200 Application Completeness.   This allows for 150 days 
once an application has been deemed complete to receive a final decision.  Staff turnaround 
time since the application was deemed complete is 91 days.  

 
II. BASIC FINDINGS: 

A. LOCATION: The subject property is located west of the City of Coquille. The property is 
accessed off Highway 42 South, with an address of 96673 Hwy 42S. 
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B. ZONING: The property is zoned Exclusive Farm Use (EFU) Coquille River Estuary 
Management Plan (CREMP) Exclusive Farm Use Segment 44 (44-EFU). The dwelling is located 
within the CREMP 44-EFU portion of the property. 

 

C. SPECIAL 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 zoned Exclusive Farm Use (EFU) Coquille River Estuary Management Plan 
(CREMP) Exclusive Farm Use Segment 44 (44-EFU). The subject property is indicated in the map 
below as the property outlined in yellow and is fourteen (14) acres.   
 
The subject property is bordered by Highway 42 South along the southern property boundary and 
Coquille River to the north.   The property is flat with grassy vegetation that has tendency for 
flooding.  
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E. COMMENTS: 
a. PUBLIC AGENCY: There were request for comments provided to Oregon Department of 

State Lands. Their response are located at Exhibit “D”. 
 

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

c. LOCAL TRIBE COMMENTS: There were request for comments provided to the Coquille 
Indian Tribe and the Confederated Tribes of the Coos, Lower Umpqua, and Siuslaw Indians. 
Their responses are located at Exhibit “D”. 

 

F. LAWFULLY CREATED UNIT OF LAND:  The unit of land was created pursuant to 
6.1.125.1.e by deed or land sales contract, if there were no applicable planning, zoning, or 
subdivision or partition ordinances or regulations that prohibited the creation.  Prior to 1986 
properties were allowed to be created by deed or sale agreement and this property was created 
prior to 1986, see Deed Document 81-27856. 
 

III. STAFF FINDINGS AND CONCLUSIONS: 
 

a. SUMMARY OF PROPOSAL AND APPLICABLE REVIEW CRITERIA:   

 
The proposal is for Planning Director Approval for alteration of the existing single family dwelling within 
a special flood hazard area.  
 

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. 
 
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. 
 
 Definitions under section 4.11.220 
 
“BREAKAWAY WALL” means a wall that is not part of the structural support of the building and is 
intended through its design and construction to collapse under specific lateral loading forces, without 
causing damage to the elevated portion of the building or supporting foundation system. 
 
“DEVELOPMENT” means any man-made change to improved or unimproved real estate, including but 
not limited to buildings or other structures; mining; dredging; filling; grading; paving; excavation or 
drilling operations; or storage of equipment or materials located within the area of special flood hazard. 
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“FLOODWAY” means the channel of a river or other watercourse and the adjacent land areas that must 
be reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation more than one foot. 
 
 

c. Criteria and standards for development within a special flood hazard area. 
 

COQUILLE RIVER ESTUARY MANAGEMENT PLAN - EXCLUSIVE FARM USE (CREMP-EFU)  

SHORELAND SEGMENTS  

 
• Exclusive Farm Use Shoreland Segments: 27 (27-EFUS), 28 (28-EFUS), 31(31-EFUS), 32(32-

EFUS), 33 (33-EFUS), 34 (34-EFUS), 36 (36-EFUS), 37 (37-EFUS), 41 (41-EFUS), 42 (42-

EFUS), 43 (43-EFUS), 44 (44-EFUS), 47(47-EFUS), 53(53-EFUS), 55 (55-EFUS), 56 (56-EFUS), 

60 (60-EFUS), 62 (62-EFUS), 73 (73-EFUS), 75 (75-EFUS) shall be managed for the continuation 
of farm use as defined in ORS 215.203 (2)(a) and such other farm uses as are conditionally permitted 
in ORS 215.213. 

 
SECTION 3.3.700 DEVELOPMENT AND USE PERMITTED:  

 
The following uses and activities are permitted outright in the in the CREMP-EFU. 
 

2. Alteration, restoration, or replacement of a lawfully established dwelling. A lawfully established 
dwelling is a single-family dwelling which: 
 

a. Has intact interior walls and roof structure, 
b. Has indoor plumbing consisting of a kitchen sink, toilet and bathing facilities connected 

to a sanitary waste disposal system; 
c. Has interior wiring for interior lights; and 
d. Has a heating system. 
e. A replacement dwelling may be sited on any part of the same lot or parcel. A dwelling 

established under this subsection shall comply with all applicable siting standards. 
However, the standards shall not be applied in a manner that prohibits the siting of the 
dwelling. If the dwelling to be replaced is located on a portion of the lot or parcel not 
zoned for exclusive farm use, the applicant shall execute and record in the deed records, 
a deed restriction prohibiting the siting of a dwelling on that portion of the lot or parcel. 
The restriction imposed shall be irrevocable unless a statement of release is placed in the 
deed records. The release shall be signed by the County and state the provisions of this 
paragraph regarding the replacement dwellings have changed to allow the siting of 
another dwelling. The Planning Director shall maintain a record of the lots and parcels 
that do not qualify for the siting of a new dwelling under the provisions of this 
paragraph, including a copy of the deed restrictions and release statements filed under 
this paragraph. (OR 98-01-002PL 5/4/98) 

f. Coos County does not allow conversion of mobile homes into accessory storage buildings 
or uses. 

g. These uses must comply with Coastal Shoreland Boundary conditional use criteria in 
Policy 13.  

 
FINDING:  The proposal is to alter the existing dwelling by way of an addition. The applicants 

provided photographic evidence that showing that the dwelling currently has intact interior walls 

and roof structure, indoor plumbing consisting of a kitchen sink, toilet and bathing facilities that 

are connected to a sanitary waste disposal system, has interior lights and has two (2) different heat 

sources.  

 

Therefore, these criteria have been satisfied. 
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• Policy #13: Overall Use Priorities Within Coastal Shorelands 
 
I. Local governments shall maintain the following priorities for the overall use of coastal 

shorelands (from highest to lowest): 
 
 a. promote uses which maintain the integrity of estuaries and coastal waters; 
 b. provide for water-dependent uses; 
 c. provide for water-related uses; 

d. provide for non-dependent, non-related uses which retain flexibility of future use 
and do not prematurely or inalterably commit shorelands to more intensive uses; 

e. provide for development, including non-dependent, non-related uses in urban 
areas compatible with existing or committed uses; 

f. permit non-dependent, non-related uses which cause a permanent or long-term 
change in the features of coastal shorelands only upon a demonstration of public 
need. 

 
In addition, priority uses for flood hazard and floodplain areas shall include agriculture, 
forestry, recreation and open space and uses, which are water-dependent. 
 
This strategy recognizes that the Coquille River Estuary Management Plan's shoreland 
designations and permitted uses and activities are based upon and establish general priorities 
for the use of coastal shoreland resources. 
 
FINDING:  The proposal is to alter the existing dwelling by way of an addition. This addition will 

take place over an existing cement pad and residential uses are permitted in this segment of the 

estuary. The proposal will not be more intrusive to the shorelands nor will it cause a change in the 

features of the coastal shorelands as it is compatible with the existing use.  To further support this 

evidence was provided to Staff on October 9, 2019 from Justin Wilson, Registered Professional 

Engineer for JC Wilson Engineering & Consulting, LLC, stating that on June 29, 2019 a site visit 

was performed. During this site visit Mr. Wilson did not observe any signs of soil failures or 

geologic hazards, on or near the proposed future building site. Mr. Wilson stated that it is in his 

opinion liquefaction hazards do not exist at the proposed roof addition location, over an existing 

concrete slab on this parcel. 

 

• ARTICLE 4.11 SPECIAL DEVELOPMENT CONSIDERATIONS AND OVERLAYS 

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 4.11.125 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 
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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. 
 
FINDING:  The property is located within the Coquille River Estuary Management Plan and it is 

made clear that any Development Considerations or Overlays in this section only apply to Balance 

of County Zoning unless the estuary policy directly references the a Balance of County process it 

does not apply. In this case Policy #13 requires a flood hazard review.  

 

• SECTION 4.11.214 METHODS OF REDUCING FLOOD LOSSES 

In order to accomplish its purposes, this ordinance includes methods and provisions for: 
1. Restricting or prohibiting uses which are dangerous to health, safety, and property due to 

water or erosion hazards, or which result in damaging increases in erosion or in flood 
heights or velocities; 

2. Requiring that uses vulnerable to floods, including facilities which serve such uses, be 
protected against flood damage at the time of initial construction; 

3. Controlling the alteration of natural flood plans, stream channels, and natural protective 
barriers, which help accommodate or channel flood waters; 

4. Controlling filling, grading, dredging, and other development which may increase flood 
damage; 

5. Preventing or regulating the construction of flood barriers which will unnaturally divert 
flood waters or may increase flood hazards in other areas; and 

6. Coordinating and supplementing the provisions of the state building code with local land 
use and development ordinances. 
 

• SECTION 4.11.231 LANDS TO WHICH THIS OVERLAY ZONE APPLIES 

This Ordinance shall apply to all areas of special flood hazards within the jurisdiction of Coos 
County that have been identified on the Flood Insurance Maps dated March 17, 2014 as described 
in Section 4.11.232. 

 
FINDING:  The Proposed building and facility maintenance/improvements at this site include a 

1,050-sf addition to be placed over an existing concrete foundation on westside of the existing 

residence at the elevation of the house main floor, more than 6’ above ground elevation. 

Maintenance will also be performed to an existing dock structure (no impervious surface to be 

added for dock maintenance).  It appears it will be constructed in the same manner as the original 

house shown below.  The applicant has provided a hydrology report to specifically address the 

criteria.  This project will take place in the flood way.  
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• SECTION 4.11.235 ESTABLISHMENT OF DEVELOPMENT PERMIT 

1. Floodplain Application Required 
A floodplain application shall be submitted and approved before construction or regulated development 
begins within any area of special flood hazard established in Section 4.11.232. The permit shall be for all 
structures including manufactured homes, as set forth in the “DEFINITIONS,” and for all development 
including fill and other activities, also as set forth in the “DEFINITIONS.” 

2. Application 
An application shall be made on the forms furnished by the Planning Department and may include, but 
not be limited to, plans in duplicate drawn to scale showing the nature, location, dimensions, and 
elevations of the area in question; existing or proposed structures, fill, storage of materials, drainage 
facilities, and the location of the foregoing. Specifically, the following information is required: 

a. Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures 
which may be submitted by a registered surveyor; 

b. Elevation in relation to mean sea level of floodproofing in any structure; 
c. Certification by a registered professional engineer or architect that the floodproofing methods 

for any nonresidential structure meet the floodproofing criteria in Section 4.11.252; and 
d. Description of the extent to which a watercourse will be altered or relocated as a result of 

proposed development. 
e. Plot plan drawn to scale showing the nature, location and dimensions and elevation referenced to 

mean sea level, or NAVD 88, whichever is applicable, of the area in question including existing 
and proposed structures, fill, storage of materials, and drainage facilities. Applicants shall 
submit certification by an Oregon registered professional engineer or land surveyor of the site's 
ground elevation and whether or not the development is located in a flood hazard area. If so, the 
certification shall include which flood hazard area applies, the location of the floodway at the 
site, and the 100 year flood elevation at the site. A reference mark shall be set at the elevation of 
the 100 year flood at the site. The location, description, and elevation of the reference mark shall 
be included in the certification; and 

f. Any other information required to to show compliance.  
g. Applications for variance, water course changes or staff determinations will be noticed with an 

opportunity to appeal in the same manner as a conditional use (see Chapter V). Non 
discretionary determination of compliance with the standards will be processed in the same 
manner as a Compliance Determination (see Article 5.10) 
 

• SECTION 4.11.243 DUTIES AND RESPONSIBILITIES OF THE FLOODPLAIN 

ADMINISTRATOR 

 
Duties of the local floodplain administrator shall include, but not be limited to: 

1. Application Review 
a. Reviews all applications to determine that the floodplain requirements of this Ordinance 

have been satisfied. 
 

b. Review proposed development to assure that all necessary permits have been received 
from those governmental agencies from which approval is required by Federal 
or State law, including section 404 of the Federal Water Pollution Control Act 
Amendments of 1972, 33 U.S.C. 1334 
 

c. Review all requested development to determine if it is located in the floodway. If located 
in the floodway, assure that the encroachment provisions of Section 4.11.254 are met. 
 

2. Use of Other Base Flood Data (In A and V Zones) 
When base flood elevation data has not been provided (A and V Zones) in accordance with 
Section 4.11.232, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD, 
the local administrator shall obtain, review, and reasonably utilize any base flood elevation and 
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floodway data available from a Federal, State or other source, in order to administer Sections 
4.11.252, SPECIFIC STANDARDS, and 4.11.254 FLOODWAYS. 

 
3. Information to be Obtained and Maintained 

a. Where base flood elevation data is provided through the Flood Insurance Study, FIRM, 
or required as in Section 4.11.243(2), obtain and record the actual elevation (in relation 
to mean sea level) of the lowest floor (including basements and below-grade 
crawlspaces) of all new or substantially improved structures, and whether or not the 
structure contains a basement. 

b. For all new or substantially improved floodproofed structures where base flood elevation 
data is provided through the Flood Insurance Study, FIRM, or as required in Section 
4.11.243(2): 

i. Verify and record the actual elevation (in relation to mean seal level); and 
ii.  Maintain the floodproofing certifications required in Section 4.11.235(2)(c). 

c. Maintain for public inspection all records pertaining to the provisions of this ordinance. 
 

4. Alteration of Watercourses 
a. Notify adjacent communities, the Department of Land Conservation and Development 

and other appropriate state and federal agencies, prior to any alteration or relocation of 
a watercourse, and submit evidence of such notification to the Federal Insurance & 
Mitigation Administration. 

b. Require that maintenance is provided within the altered or relocated portion of said 
watercourse so that the flood carrying capacity is not diminished. 
 
 

5. Requirement to Submit New Technical Data 
a. Base Flood Elevations may increase or decrease resulting from physical changes 

affecting flooding conditions. As soon as practicable, but not later than six months after 
the date such information becomes available, the Floodplain Administrator shall notify 
the Federal Insurance Administrator of the changes by submitting technical or scientific 
data in accordance with Volume 44 Code Federal Regulations Section 65.3. Such a 
submission is necessary so that upon confirmation of those physical changes affecting 
flooding conditions, risk premium rates and floodplain management requirements will be 
based upon current data. 

b. The property owner shall be responsible for preparing the technical and scientific data 
required by FEMA under paragraph (5)(a) of this section, and for paying any processing 
or application fees associated with FEMA’s review of the submitted data. 

c. The Floodplain Administrator shall be under no obligation to sign the Community 
Acknowledgement Form, which is part of the CLOMR/LOMR application, until the 
applicant demonstrates that the project will or has met the requirements of this code and 
all applicable State and Federal laws. 
 

6. Interpretation of FIRM Boundaries 
The Floodplain Administrator shall make interpretations where needed, as to exact location of 
the boundaries of the areas of special flood hazards (for example, where there appears to be a 
conflict between a mapped boundary and actual field conditions). The person contesting the 
location of the boundary shall be given a reasonable opportunity to appeal the interpretation as 
provided in Section 4.11.244.  

 

• SECTION 4.11.251 GENERAL STANDARDS 

In all areas of special flood hazards, the following standards are required: 
1. Anchoring 

a. All new construction and substantial improvements shall be anchored to prevent 
flotation, collapse, or lateral movement of the structure; and 
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b. All manufactured homes must likewise be anchored to prevent flotation, collapse, or 
lateral movement, and shall be installed using methods and practices that minimize flood 
damage. Anchoring methods may include, but are not limited to, use of over-the-top or 
frame ties to ground anchors (Reference FEMA’s “Manufactured Home Installation in 
Flood Hazard Areas” guidebook for additional techniques). 
 

2. Construction Materials and Methods 
a. All new construction and substantial improvements shall be constructed with materials 

and utility equipment resistant to flood damage; 
b. All new construction and substantial improvements shall be constructed using methods 

and practices that minimize flood damage; and 
c. Electrical, heating, ventilation, plumbing, and air-conditioning equipment and other 

service facilities shall be designed and/or otherwise elevated or located so as to prevent 
water from entering or accumulating within the components during conditions of 
flooding. 

 
3. Utilities 

a. All new and replacement water supply systems shall be designed to minimize or eliminate 
infiltration of flood waters into the system; 

b. New and replacement sanitary sewage systems shall be designed to minimize or eliminate 
infiltration of flood waters into the systems and discharge from the systems into flood 
waters; and 

c. On-site waste disposal systems shall be located to avoid impairment to them or 
contamination from them during flooding consistent with the Oregon Department of 
Environmental Quality. 

 
Finding:  The proposal is a 1,050 square foot addition to be placed over an existing concrete 

foundation on the westside of the residence at the same elevation as the existing dwelling’s main 

floor. The Base Flood Elevation (BFE) is 24 feet and the top of the bottom floor (including 

basement, crawlspace, or enclosure floor) is 25 feet.  

 

The applicant did not provide evidence or address how the addition would be anchored, what type  

construction materials would be used, and whether or not the electrical, heating, ventilation, 

plumbing, and air-conditioning equipment and other service facilities shall be designed and/or 

otherwise elevated or located so as to prevent water from entering or accumulating within the 

components during conditions of flooding; therefore this will be made a condition of approval.   

 

The proposal does not include a replacement water supply or on-site disposal system; however, if 

these are replaced in the future the applicants shall comply with these criteria. 

 

• SECTION 4.11.252 SPECIFIC STANDARDS 

In all areas of special flood hazards where base flood elevation data has been provided (Zones A1-30, 
AH, and AE) as set forth in Section 4.11.232, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL 
FLOOD HAZARD or Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the 
following provisions are required: 

1. Residential Construction 
a. New construction and substantial improvement of any residential structure shall have the 

lowest floor, including basement, elevated to a minimum of one foot above the base flood 
elevation; and 

b. Fully enclosed areas below the lowest floor that are subject to flooding are prohibited, or 
shall be designed to automatically equalize hydrostatic flood forces on exterior walls by 
allowing for the entry and exit of floodwaters. Designs for meeting this requirement must 
either be certified by a registered professional engineer or architect or must meet or 
exceed the following minimum criteria: 
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i. A minimum of two openings having a total net area of not less than one square 
inch for every square foot of enclosed area subject to flooding shall be provided; 

ii. The bottom of all openings shall be no higher than one foot above grade; and 
iii. Openings may be equipped with screens, louvers, or other coverings or devices 

provided that they permit the automatic entry and exit of floodwaters. 
 
Finding:  The addition will be constructed at the same elevation as the existing dwelling. The BFE is 

24 feet and the top of the bottom floor of the dwelling is 25 feet. The proposal does not include any 

fully enclosed areas, the addition will be built up like the existing dwelling atop 8 x 8 wood posts. 

Due to the fact that this dwelling is within the floodway if any enclosures are proposed they would 

have to be breakaway walls but in this case there are no plans for enclosed areas.  Therefore, as a 

condition of approval the area below the lowest floor shall not be enclosed unless a plan is 

submitted and approved by the Planning Department after it is determined to be consistent with 

this ordinance. 

 

• SECTION 4.11.254 FLOODWAY 

Located within areas of special flood hazard established in Section 4.11.232 are areas designated as 
floodways. Since the floodway is an extremely hazardous area due to the velocity of floodwaters which 
carry debris, potential projectiles, and erosion potential, the following provisions apply: 

1. Except as provided in paragraph (3), prohibit encroachments, including fill, new construction, 
substantial improvements, and other development unless certification by a registered professional 
civil engineer is provided demonstrating through hydrologic and hydraulic analyses performed in 
accordance with standard engineering practice that encroachments shall not result in any 
increase in flood levels during the occurrence of the base flood discharge; 

2. If Section 4.11.254(1) is satisfied, all new construction and substantial improvements shall 
comply with all applicable flood hazard reduction provisions of Section 4.11.251 et seq; 

3. RESERVED 
4. Temporary structures placed in the floodway: Relief from no-rise evaluation, elevation or dry 

flood-proofing standards may be granted for a non-residential structure placed during the dry 
season (June – October) and for a period of less than ninety (90) days. A plan for the removal of 
the temporary structure after the dry season or when a flood event threatens shall be provided. 
The plan shall include disconnecting and protecting from water infiltration and damage all 
utilities servicing the temporary structure; and 
  

5. Temporary storage of goods and materials, not including hazardous materials, is allowed in the 
floodway for a period of less than ninety (90) days within the dry season (June – October). 

 

Finding:  The applicant submitted a hydrological evaluation performed by Justin Wilson, 

Registered Professional Engineer for JC Wilson Engineering & Consulting, LLC stating he 

performed hydrologic calculations at this location and surrounding drainage areas using 

the Santa Barbara Unit Hydrograph (SBUH) method for the 2-yr and 100-yr rainfall 

events to determine impacts to rise in water surface elevation that could be caused by any 

development or added impervious surfaces. A conservative area of 160 acres surrounding 

this property was used for analysis (minimal impacts would be less if a larger area was 

utilized). Results in the attached hydrologic calculations show that there is 0.00’ elevation 

rise for the 2-yr rainfall event, and a 0.00’ rise for the 100-yr event. These zero rises are 

consistent with 0.0’ allowed as outlined within SECTION 4.11.253 BEFORE 

REGULATORY FLOODWAY and Section 4.11.254 FLOODWAY of the Coos County 

Code for development within a floodway.  As part of the report and evidence is a site 

plan/basin Map (Applicant’s Attachment 1) and the SBUH hydrologic calculations 

(Applicant’s Attachment 2).  The proposal does not include any temporary structures. 
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Therefore, it is the opinion of the designated Floodplain Administrator the applicant has 

provided the correct information to show that they addition will not have no net rise on the 

flood elevation.   The applicant shall comply with Section 4.11.251 General Standards for 

development within any floodplain.  

 

DECISION: 
The proposed addition to the existing single family dwelling within a special flood hazard area meets the 
requirements of the Coos County Zoning and Land Development Ordinance with conditions listed in 
Exhibit “A” of this report.  
 
 

G. NOTICE REQUIREMENTS: 

A notice of decision will be provided to property owners within 750 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” 

Comments Received 
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EXHIBIT “E” 

Application 
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