
 
 

This notice shall be posted from August 27, 2021 to September 13, 2021 

 

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, August 27, 2021 

 

File No:  ACU-21-006 

 

Proposal:  Request for alteration of a non-conforming use to expand a campground and 

review the Beaches and Dunes with Limited Development Suitability.  

 

Consultant:  Sheldon Planning, LLC 

   Hailey Sheldon 

   444 N 4th St. 

   Coos Bay, OR 97420   

 

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, September 13, 2021 .   Appeals are based on the applicable 

land use criteria.  The proposal is subject to the following criteria: Alteration (expansion) of a 

Nonconforming Use pursuant to Coos County Zoning and Land Development (CCZLDO) § 5.6 

Nonconforming, and § 4.11.129(a) Beaches and Dunes (Policy 5.10) Limited Suitability.  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.  

Subject Property Information 

Account Number: 

Map Number: 

 

 

Property Owner: 

 

 

 

Situs Address: 

 

 

Acreage: 

 

Zoning: 

 

99920242; 164900; 162900; 165203; 165208 

24S131100-00501; 24S1311CB-01100; 24S131000-00800; 

24S1311C0-00602; 24S1311C0-00608 

 

DAYTON, STEPHEN G & CAROLYN L 

1586 RAILROAD ST 

OCEANO, CA 93445-9634 

 

68632 HIGHWAY 101 NORTH BEND, OR 97459 

68634 HIGHWAY 101 NORTH BEND, OR 97459 

 

3.55 Acres; 19.13 Acres; 8.07 Acres; 5.40 Acres; 2.36 Acres 

 

RECREATION (REC); COMMERCIAL (C-1);  

 

Coos County Planning 

60 E. Second 

Coquille, OR 97423 

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

Phone: 541-396-7770 

 

NOTICE OF LAND USE 

DECISION  
 

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

Considerations and overlays: 

BEACHES/DUNES - LIMITED (BDL) 

COASTAL SHORELAND BOUNDARY (CSB) (does not apply to 

expansion area) 

NATIONAL WETLAND INVENTORY SITE (NWI) 

WETLANDS (WET) 

NATURAL HAZARD - TSUNAMI (NHTHO) 

RURAL UNINCORPORATED COMMUNITY (RUC) 

 

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.  

 

The application, staff report and any conditions can be found 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 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, August 27, 2021 .    

  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 evidenced 

associated as listed in the exhibits.     

 
EXHIBITS 

Exhibit A: Conditions of Approval 

Exhibit B: Vicinity Map  

 

The Exhibits below are mailed/emailed to the Applicant, Board of Commissioners and Planning Commission only. 

Copies are available upon request or at the following  

 

Exhibit C:  Staff Report -Findings of Fact and Conclusions 

http://www.co.coos.or.us/Departments/Planning/PlanningDepartment-Applications2020.aspx
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Exhibit D: Comments Received 

Exhibit E: Submitted Application 

 

 

EXHIBIT "A" 

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 applicant(s) and that the 

applicant(s) 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. 

 

CONDITIONS OF APPROVAL 

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. 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 the recommendations set forth in the Geotechnical Site Assessment Report 

performed by JC Wilson Engineering & Consulting, LLC. 

4. Shall comply with the comments found at Exhibit “D” 
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EXHIBIT “B” 

Vicinity Map 
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EXHIBIT “C” 

STAFF REPORT 

FINDINGS OF FACT AND CONCLUSIONS 

 

I. PROPOSAL AND BACKGROUND/PROPERTY HISTORY INFORMATION AND 

PRIOR COMPLIANCE: 

 

A. PROPOSAL: According to the application the property owner is seeking approval for an 

Alteration (expansion) of a Non-Conforming Use for the purpose of expanding the existing 

Hauser KOA Campground/Recreational Vehicle (RV) Park by adding forty-one (41) full 

service RV spaces to Tax Lot 501. This proposal also includes development within the 

Beaches and Dunes Area with Limited Development Suitability. There is no indication that 

any other development is proposed at this time. 

 
B. COMPLIANCE /BACKGROUND/PROPERTY HISTORY : 

 

a.  PROPERTY HISTORY AND BACKGROUND:  

Township 24S Range13W Section 11 Tax Lot 501 

  

October 7, 2019 Property created through Partition Application P-19-007 

  

Township 24S Range 13W Section 11C Tax Lot 600 

 

September 27, 1979 A Verification Letter is issued granting authorization to site a caretaker’s 

dwelling on the property. 

  

February 11, 1982 A Verification Letter is issued granting authorization to complete structural 

changes to an existing gift shop. 

  

February 14, 1983 A Verification Letter is issued granting authorization to complete a gift shop 

and tourist-oriented specialty store. 

  

June 29, 1983 A Verification Letter is issued (VL-83-241) granting authorization to site a 

cabin temporarily. 

  

June 8, 1989 A Hearings Body Conditional Use Permit is approved with conditions 

(HBCU-88-19) granting authorization to establish an RV park on this lot and 

the following: 

Township 24S Range 13W Section 10 Tax Lot 800; 

Township 24S Range 13W Section 11C Tax Lot 700; and 

Township 24S Range 13W Section 11CB Tax Lot 1100 

  

September 13, 1989 A Hearings Body Conditional Use Permit is approved with conditions 

(HBCU-89-15) granting authorization to establish a single family dwelling. 

  

September 18, 1989 A Zoning Compliance Letter is issued (VL-89-420) granting authorization to 

complete a septic site evaluation only. 

  

April 25, 1990 A Major Partition is approved with conditions (MJ-89-03) granting 

authorization to divide the lot into two parcels. 



 

ACU-21-006 

6 

 

  

April 27, 1990 A Zoning Compliance Letter is issued (VL-90-222) granting authorization to 

site a single family dwelling and accessory structure on Parcel 1 created by 

MJ-89-03 (24-13-11C-601). 

  

November 21, 1991 An Administrative Conditional Use Permit is approved with conditions 

(ACU-91-69) granting authorization to site a mini-storage building. 

  

August 2, 1995 A Property Line Adjustment application is approved, authorizing a boundary 

adjustment with Township 24S Range 13W Section 10 Tax Lot 800 and 

Township 24S Range 13W Section 11CB Tax Lot 1100.  In that boundary 

adjustment 602 was created due to a mapping error; however, this is on the 

same deed.  Staff suggests that this be consolidated if possible.  

  

April 3, 1997 A Tentative Partition is approved with conditions (P-97-03) granting 

authorization to divide the lot into two parcels. 

  

August 4, 1998 A Property Line Adjustment application is approved, authorizing a boundary 

adjustment with Township 24S Range 13W Section 11C Tax Lot 601 and 

Township 24S Range 13W Section 11C Tax Lot 700. 

  

September 23, 1999 A Partition Application is approved with conditions (P-99-05) granting 

authorization to divide the lot into two parcels. 

  

July 28, 2005 A Partition Application is approved with conditions (P-05-14) granting 

authorization to divide the lot into three parcels. 

  

July 12, 2007 A Partition Application is approved with conditions (P-07-13) granting 

authorization to divide the lot into two parcels. 

  

June 6, 2008 A Zoning Compliance Letter is issued (ZCL-08-230) granting authorization 

to operate an ATV rental company out of an existing commercial building. 

  

September 14, 2009 A Zoning Compliance Letter is issued (ZCL-09-268) granting authorization 

to site a park trailer for use as a temporary watchman/caretaker dwelling. 

This later is updated October 27, 2009 to allow the watchman/caretaker 

dwelling to connect to an existing septic system and for the septic system to 

be repaired or replaced, if necessary. 

  

June 10, 2015 A Coos County Code Violation Citizen Complaint Form is received, stating 

a fence had been constructed on the property, inhibiting view in violation of 

the vision clearance requirements of Chapter 7 of the CCZLDO (given 

alleged violation file number AV-15-52). 

  

August 3, 2015 The Coos County Code Enforcement Officer observes vegetation located 

within the Coastal Shoreland Boundary to have been removed and an 

unpermitted campground/RV park established. A Stop Work Order is issued 

to the property to prevent further action on the property. 

  

February 10, 2016 A Notice of Decision is issued for AV-15-52, stating the Planning 

Department finds the property to be in violation of the requirements of the 

Coastal Shoreland Boundary. The complaint regarding the fence is 



 

ACU-21-006 

7 

 

dismissed after being forwarded to ODOT for review and consultation with 

the Coos County Road Department. The complaint regarding the 

unpermitted campground/RV park is dismissed after the RVs in question are 

removed. 

  

Township 24S Range 13W Section 11C Tax Lot 602,  

Township 24S Range 13W Section 11CB Tax Lot 1100 

Township 24S Range 13W Section 10 Tax Lot 800 

 

 

Authorizations granted to Tax Lot 600 until the Property Line Adjustment application approved on August 

2, 1995 also apply to Tax Lot 602. 

  

January 6, 1988 A Zoning Compliance Letter is issued (VL-88-08) granting authorization to 

complete a septic site evaluation only. 

  

June 8, 1989 A Hearings Body Conditional Use Permit is approved with conditions 

(HBCU-88-19) granting authorization to establish an RV park on this lot and 

the following: 

Township 24S Range 13W Section 11C Tax Lot 600 & 700 

Township 24S Range 13W Section 11CB Tax Lot 1100 

  

September 21, 1995 A Hearings Body Conditional Use Permit and Floodplain Application is 

approved with conditions (HBCU-95-05/FP-95-14) granting authorization to 

establish a recreational vehicle (RV) park and campground. 

  

September 27, 1995 A Zoning Compliance Letter is issued (VL-95-453) granting authorization to 

site an RV park/campground as approved by HBCU-95-05/FP-95-14; 

clearance to complete a septic site evaluation and install a new septic 

system; and site a caretaker residence. 

  

February 28, 2003 A Zoning Compliance Letter is issued to Tax Lot 1100 (ZCL-03-080) 

granting authorization to site a pole building for storage. The building is 

found to be diminimus to the existing use as an RV park/campground.  

  

March 28, 2007 A Zoning Compliance Letter is issued (ZCL-07-120) granting authorization 

to site three (3) cabins pursuant to HBCU-95-05/FP-95-14. The Letter states 

a total of 34 cabins are approved for this campground. The Planning 

Director at that time had the discretion to make this decision.  However, the 

conditional use had expired, and the decision could have been legally 

challenged. As it specifically stated under the requirements that all 

conditional uses remain valid for a period of two (2) years from the date of 

final action.  The conditional use was eligible for an extension, but one was 

not filed. A zoning compliance letter issued in 2007 was only valid for a 

year.   

  

June 16, 2010 A Zoning Compliance Letter is issued (ZCL-10-140) granting authorization 

to site three (3) park models in existing camp sites only. 

  

March 17, 2016 A Pre-Application meeting was held to address the existing violations that 

existed and a process to resolve them, to establish the required applications 
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and criteria to expand the existing use, and to explore the possibilities for 

adding additional recreational uses.  

  

November 4, 2016 A Hearings Body Conditional Use Permit was approved with conditions 

(HBCU-16-016) to expand a Recreational Vehicle Park and Campground.  

  

March 28, 2018 A Zoning Compliance Letter (ZCL-18-063) was issued providing clearance 

to site 3 park model RV’s as approved through HBCU-16-016. 

  

March 3, 2021 A Compliance Determination was submitted to site an accessory structure to 

cover the existing gravel filtration system. 

  

April 7, 2021 A Zoning Compliance Letter (ZCL-21-091) was issued providing land use 

authorization to site the accessory structure to cover the existing gravel 

filtration system. 

Township 24S Range 13W Section 11C Tax Lot 608 

  

Authorizations granted to Tax Lot 600 until the Partition application approved on July 28, 2005 also apply to 

this lot.  This tax lot seems to contain a dock that was not approved and an alleged pollution complaint from 

DEQ. This property has also been used as an illegal RV park on and off over the years.   

 

No subsequent authorizations specific to this property have been issued. 

 
 

b. COMPLIANCE PURSUANT TO SECTION 1.1.300:  It shall be unlawful for any 

person, firm, or corporation to cause, develop, permit, erect, construct, alter or use any 

building, structure or parcel of land contrary to the provisions of the district in which it is 

located.  No permit for construction or alteration of any structure shall be issued unless 

the plans, specifications, and intended use of any structure or land conform in all respects 

with the provisions of this Ordinance, unless approval has been granted by the Hearings 

Body. 

 

Staff has reviewed the property history and county files to determine that at this time the 

property is complaint based on the county records and information available.  
 

II. BASIC FINDINGS: 
A. LOCATION:  These properties are located north of the City of North Bend, south of the City 

of Lakeside in the Rural Unincorporated Community of Hauser.  The property has situs 

addresses of 68632 and 68634 Highway 101.   
 

B. ZONING:  - The properties that contain the Campground/RV Park are zoned Commercial – 

1 (C-1) and Recreation (REC).   

 

ARTICLE 4.2 – ZONING PURPOSE AND INTENT 

SECTION 4.2.300 COMMERCIAL AND INDUSTRIAL  

COMMERCIAL (C-1) 

The intent of the Commercial designation is primarily for urban growth areas, but it is also 

appropriate for application in rural areas where commercial uses are already established 

(i.e., "committed" to commercial development). Limited infilling is allowed. 

 

The purpose of the “C-1” district is: 
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To provide for needed commercial retail and service opportunities within urban growth 

Boundaries. 

To recognize existing commercial uses outside Urban Growth Boundaries. 

 

For the purpose of this ordinance  small-scale, low impact commercial use is one which takes 

place in an urban unincorporated community in a building or buildings not exceeding 8,000 

square feet of floor space, or in any other type of unincorporated community in a building or 

buildings not exceeding 4, 000 square feet of floor space. 

 

 Only the following new Commercial Uses in unincorporated communities: 

(a) Uses authorized under Oregon Statewide Planning Goals 3 and 4; 

(b) Small-scale, low impact uses; and 

(c) Uses intended to serve the community and surrounding rural area or the travel needs of 

people passing through the area. 

OAR-660-022-0030(4) 

 

SECTION 4.2.400 OPEN SPACE  AND NATURAL RESOURCE ZONING DISTRICTS   

Open Space and Natural Resource Districts are intended for especially sensitive areas where 

wildlife habitat or special scenic values have been identified or where natural hazards totally 

preclude any development.  

 

RECREATION (REC) 

The intent of the Recreation District is to designated recreation areas. The purpose of the 

“REC” district is to accommodate recreational uses of areas with high recreational or open 

space value.  The district applies solely to areas designated as “Recreation” in the 

Comprehensive Plan, which include state, county and other municipal parks, the Oregon 

Dunes National Recreation Area, as well as private lands currently developed as golf 

courses. 

 

New recreational developments in this district shall be oriented to the open space nature of 

the land.  The type and intensity of recreational developments in this district must be 

conditioned by environmental considerations set forth in the County’s Coastal 

Shoreland/Dune Lands Comprehensive Plan policies where such developments are allowed 

in these coastal resource areas. 

 

 
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. 
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This property required that notification be provided to the Oregon Department of State Lands. 

The comments staff received can be found in Exhibit D.   

 
D. SITE DESCRIPTION AND SURROUNDING USES: The Campground/RV Park consist 

of a total of 38.51 acres (assessment records) with access from Oregon State Highway 101.  

The majority of the properties are zoned Commercial – 1 (C-1) with the exception of the 

proposed expansion area (Tax Lot 501) which is zoned Recreation (REC). Oregon State 

Highway 101 borders these properties to the east. 
 

 
The surrounding properties are a mixture of different zoning districts and uses, ranging from 

recreational to industrial and residential with a close proximity to the Oregon National  

Dunes and Oregon Highway 101.  
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E. COMMENTS: 

a. PUBLIC AGENCY: This property required a request for comments from Oregon 

Department of State Lands. Staff received a reply that stated based on the review of the 

available information and the site plan in Tax Lot 500, the proposed northern expansion 

appears to avoid impacts to jurisdictional wetlands. This can be found at Exhibit “D”.  

 
b. PUBLIC COMMENTS: This property did not require any request for comments prior to 

the release of the decision and none have been received. 

 

c. LOCAL TRIBE COMMENTS: This property did not require comments from the local 

tribes prior to the release of this decision and none were received.  
 

d. LAWFULLY CREATED UNIT OF LAND:   Township 24S Range 13W Section 11 

Tax Lot 501 was lawfully created pursuant to Coos County Zoning and Land 

Development (CCZLDO) § 6.1.125(1)(c), as approved in a Partition application (P-19-

007) on October 7, 2019. 

 

Township 24S Range 13W Section 11C Tax Lot 600 was lawfully created pursuant to 

CCZLDO § 6.1.125(1)(c), as approved in a Partition application (P-05-14) on July 28, 

2005. 

 

Township 24S Range 13W Section 11C Tax Lot 602, Township 24S Range 13W Section 

11CB Tax Lot 1100 and Township 24S Range 13W Section 10 Tax Lot 800 have been 

created through multiple land use decision.  Therefore, this is one lawfully created parcel 

pursuant to § 6.1.125(1)(b). 

 

Tax Lot 608 was lawfully created pursuant to Coos County Zoning and Land 

Development Ordinance (CCZLDO) § 6.1.125(1)(c), as approved in a Partition 

application (P-05-14) on July 28, 2005. 
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III. STAFF FINDINGS AND CONCLUSIONS: 

 

• SUMMARY OF PROPOSAL AND APPLICABLE REVIEW CRITERIA:   

 

The proposal is for Planning Director Approval Alteration (expansion) of a Nonconforming Use pursuant 

to Coos County Zoning and Land Development (CCZLDO) § 5.6 Nonconforming, § 4.11.129(a) Beaches 

and Dunes (Policy 5.10) Limited Suitability.   
 

• 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. 

 

CAMPGROUND:  A lot, tract or parcel of land under single ownership where two or more campsites are 

located which provide facilities for living in other than a permanent dwelling or recreational vehicle. 

 

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. 

 

RECREATIONAL VEHICLE PARK (OAR 918-650-0005):  A lot, parcel or tract of land upon which   two 

(2) or more recreational vehicle sites are located, established or maintained for occupancy by 

recreational vehicles of the general public as temporary living quarters for recreational or vacation 

purposes. [OR 01-02-004PL  6/13/01] 

 

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. 

 
 

NONCONFORMING CRITERIA 

 

• ARTICLE 5.6 NONCONFORMING 

SECTION 5.6.100 NONCONFORMING USES: 

The lawful use of any building, structure or land at the time of the enactment or amendment of this zoning 

ordinance may be continued. Alteration of any such use may be permitted subject to Sections 5.6.120 and 

5.6.125. Alteration of any such use shall be permitted when necessary to comply with any lawful 

requirement for alteration in the use. Except as provided in ORS215.215 (Reestablishment of nonfarm 

use), a county shall not place conditions upon the continuation or alteration of a use described under this 

Section when necessary to comply with state or local health or safety requirements, or to maintain in 

good repair the existing structures associated with the use. A change of ownership or occupancy shall be 

permitted. 

 

As used in this Section, alteration of a nonconforming use includes: 

1. A change in the use of no greater adverse impact to the neighborhood; and 
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2. A change in the structure or physical improvements of no greater adverse impact to the 

neighborhood. 

 

Finding:  The proposed change is to alter the existing Recreational Vehicle (RV) Park / 

Campground by adding forty-one (41) full service RV spaces to Tax Lot 501.  

 

Currently on Tax Lot 800 and 1100 the development consists of sixty-nine (69) full service RV 

spaces (including 6 spaces occupied by park models), six (6) tent sites, and six (6) cabins (not in RV 

spaces). Also included are the following accessory developments, KOA Store, office, restroom 

building, parking area, Grand Lodge, Lena’s Coral, two (2) pole buildings (one is used as a 

recreation hall for guests and the other for maintenance), a playground, dog park, a small zip line, 

two (2) train cabooses (which are available for guest lodging), two (2) covered wagons (which are 

available for lodging in the summer), and a kids inflatable bouncy house. 

 

On Lots 602 and 608 there is a dock and an accessory dry structure, electrical and water hookups 

as part of the planned but not executed 2016 expansion. 

 

Lot 600 includes Steve’s ATV Rentals, a single family dwelling, and a caretaker’s park model. 

 

The property owners applied in 2016 to expand the existing RV Park / Campground, some of which 

was not implemented, additionally, they acquired Tax Lot 501, due to the fact that the language has 

changed for RV Parks and Tax Lot 501 cannot be consolidated with Tax Lot 1100 this is a lawful 

nonconforming use. The proposed alteration (expansion) shall not have a more of an adverse 

impact to the neighborhood as the existing use.  

 

SECTION 5.6.110 INTERRUPTION OR ABANDONMENT OF NONCONFORMING USES: 

A non-conforming use or activity may not be resumed if it was subject to interruption or abandonment for 

more than one (1) year, unless the resumed use conforms to the requirements of zoning ordinances or 

regulations applicable at the time of the proposed resumption. 

 

SECTION 5.6.120 ALTERATIONS, REPAIRS OR VERIFICATION: 

Alterations, repairs or verification of a nonconforming use requires filing an application for a conditional 

use (See CCZLDO Article 5.2). All such applications shall be subject to the provisions of Section 5.6.125 

of this ordinance and consistent with the intent of ORS 215.130(5)- (8). Alteration of any nonconforming 

use shall be permitted when necessary to comply with any lawful requirement for alteration in the use. 

The County shall not condition an approval of a land use application when the alteration is necessary to 

comply with State or local health or safety requirements, or to maintain in good repair the existing 

structures associated with the use.  

 

SECTION 5.6.125 CRITERIA FOR DECISION: 

When evaluating a conditional use application for alteration or repair of a nonconforming use, the 

following criteria shall apply: 

1. The change in the use will be of no greater adverse impact to the neighborhood; 

2. The change in a structure or physical improvements will cause no greater adverse impact to the 

neighborhood; and 

3. Other provisions of this ordinance, such as property development standards, are met.  

 

For the purpose of verifying a nonconforming use, an applicant shall provide evidence establishing the 

existence, continuity, nature and extent of the nonconforming use for the 10-year period immediately 

preceding the date of the application, and that the nonconforming use was lawful at the time the zoning 

ordinance or regulation went into effect. Such evidence shall create a rebuttable presumption that the 
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nonconforming use lawfully existed at the time the applicable zoning ordinance or regulation was 

adopted and has continued uninterrupted until the date of the application. 

 

FINDING: The proposed change is to alter the existing Recreational Vehicle (RV) Park / 

Campground by adding forty-one (41) full service RV spaces to Tax Lot 501. 

 

The applicants state that the subject properties have been used for high intensity recreational and 

commercial use since prior to the adoption of the Coos County Zoning and Land Development 

Ordinance. In 1989, a Conditional Use permit was issued for an RV Park on the then larger lots 

(600, 700, 800, and 1100). A caretakers dwelling was permitted in 1979 and a verification letter 

(Zoning Compliance) was issued in 1982 to complete the structural changes to an existing gift shop.  

 

The applicants explain that the park, as it exists today, was constructed in the late 1990’s. The 

associated Hearings Body Conditional Use HBCU-95-05 permitted 159 RV/camp sites of which 34 

will be cabins/cottages. The site plan included RV spaces along the same section of lake where the 

applicant was granted permission to construct 11 full services spaces through the Hearings Body 

Conditional Use application is 2016 (HBCU-16-016). Sixty-nine (69) full service RV spaces, six (6) 

tent sites, and six (6) cabins currently exist and have since the 90’s. The applicants further state that 

the proposal is consistent with that of the original 1995 land use approval for the RV Park / 

Campground and with the 2016 land use approval for the expansion, thus not causing any greater 

adverse impact to the neighborhood.  

 

The applicant further explains that the addition of forty-one (41) spaces will not significantly 

increase noise in the area and the area surrounding the RV Park / Campground, also know as the 

KOA, and Steve’s ATV Rentals includes other commercial and high intensity recreational uses that 

in themselves generate noise. Furthermore, the park enforces all state and local laws, with the 

addition of quiet hours between 10 pm and 8 am. The KOA is buffered on all sides by vegetation, 

including a strip of vegetation between Highway 101 and the park. Each RV space includes an 

additional 13’x48’ diagonal parking space located adjacent to the RV Space. No new access is 

proposed, Tax Lot 501 will access via the KOA’s existing access point off Highway 101.  

 

BEACH AND DUNES AREAS WITH LIMITED DEVELOPMENT SUITABILITY CRITERIA 

 

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.   

 

• 4. Beaches and Dunes (Policy 5.10) 

The Beaches and Dunes map has inventoried the following: 

 

• Beaches and Dunes 

 

o Suitable for most uses; few or no constraints (Does not require a review) 

o Limited Suitability; special measures required for most development  

o Not Suitable for Residential, commercial or Industrial Structures 

 

Purpose Statement: 

 



 

ACU-21-006 

15 

 

Coos County shall base policy decisions for dunes on the boundaries for these areas as identified on 

the plan map titled “Development Potential within Ocean Shorelands and Dunes” and the 

boundaries delineates following specific areas "Suitable", "Limited Suitability" and "Not Suitable" 

areas of development potential. 

 

a. Limited Suitability:  “Beach and Dune Areas with Limited Development Suitability" includes 

all dune forms except older stabilized dunes, active foredunes, conditionally stable foredunes 

that are subject to ocean undercutting or wave overtopping, and interdune areas (deflation 

plains) subject to ocean flooding.  

 

The measures prescribed in this policy are specifically required by Statewide Planning Goal 

#18 for the above-referenced dune forms; and that this strategy recognizes that designated 

mitigation sites must be protected from other uses.  

 

Implementation shall occur through an Administrative Conditional Use process, which shall 

include submission of a site investigation report that addresses this subsection, by a qualified 

registered and licensed geologist or engineer.  

 

i. Coos County shall permit development within areas designated as "Beach and Dune 

Areas with Limited Development Suitability" only upon the establishment of findings 

that consider at least: 

 

a) The type of use proposed and the adverse effects it might have on the site and 

adjacent areas; 

 

b) The need for temporary and permanent stabilization programs and the planned 

maintenance of new and existing vegetation; 

 

c) The need for methods for protecting the surrounding area from any adverse 

effects of the development; and 

 

d) Hazards to life, public and private property, and the natural environment which 

may be caused by the proposed use. 

 

ii. Further, Coos County shall cooperate with affected local, state and federal agencies 

to protect the groundwater from drawdown, which would lead to loss of stabilizing 

vegetation, loss of water quality, or intrusion of saltwater into water supplies. Coos 

County shall cooperate with state and federal agencies in regulating the following  

actions in the beach and dune areas with limited development potential: 

 

a) Destruction of desirable vegetation (including inadvertent destruction by 

moisture loss or root damage); 

 

b) The exposure of stable and conditionally stable areas to erosion; 

 

c) Construction of shore structures which modify current air wave patterns 

leading to beach erosion; and 

 

d) Any other development actions with potential adverse impacts. 
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Finding: The applicant submitted a Geotechnical Site Assessment Report for the proposed expansion of 

the KOA Campground as it is located within the limited suitability for Beaches & Dunes. The 

Geotechnical Report was performed by JCW JC Wilson Engineering & Consulting, LLC and is stamped 

as being completed by Justin C. Wilson, Registered Professional Engineer. The report states that the issue 

to be addressed is movement of the sandy soils which exist and destabilization of adjoining properties 

and/or movement of sandy soils onto other properties. He noted that likely impacts to the adjoining lands 

are both temporary and are limited through application of erosion control measures required by the 

Oregon Department of Environmental Quality (DEQ) and the Clean Water Act. Mr. Wilson explained 

that the proposed stabilization measures will include limiting constructed slopes to no steeper than 2H:1V 

and stabilizing these slopes with the use of primary erosion control fabrics and seeding of natural 

(drought tolerant) grasses and shrubs with replanting of natural forest species anticipated. He states that 

due to harsh exposure conditions forest established on this dune formation is slow growing, limited in 

market species, and typically poor-quality wood due to exposure conditions causing twist, rot, and 

breakage of the tree species which makes the existing forest commercial potential poor; however, it does 

still provide some habitat for wildlife and stabilization of soils. Therefore, the anticipated impacts are 

temporary in relation to the potential for dune movement, controlled by planned erosion control 

measures, and do not reduce viable commercial forest. Mr. Wilson stated that the expansion portion of 

the property will be primary cleared, which includes areas of graveled area, area which has been cleared 

of primary blackberry species by an excavator, and areas disturbed by ATV use. The proposal includes 

planting of native plant materials, which, he states, has been utilized successfully for short and long term 

stabilization on surrounding developments. Maintenance of the vegetation is also required by DEQ and 

federal erosion control requirements for a minimum of five (5) years, or until established ground cover is 

dense enough to emulate natural vegetation densities. Mr. Wilson explained that the surrounding 

properties are separated by U.S. Hwy 101 to the east, the lake to the south and west, and approximately 

350-400 feet of undisturbed dune area with vegetation that includes trees and shrubs to the north and 

west, and an undeveloped campground to the south. The planned and required erosion control measures 

are anticipated to be sufficient to protect these surrounding areas from any potential adverse effect of the 

development. The disturbed area that is not covered with aggregate paving or a structure, will be 

vegetated with native grasses, trees, or shrubs, as well as volunteer native vegetation. Mr. Wilson stated 

the expected hazards due to soil disturbances are minimal, based upon the assumption that construction 

will comply with required erosion control measures and building code requirements. 

 

Mr. Wilson explained that care would be taken in regards to grading and drainage with the development 

to provide filter vegetation and maintain large woody vegetation for a wind buffer.  He stated that 

vegetation removal is to either be replaced by other soil stabilizing materials or, as required by DEQ, to 

be stabilized with replacement vegetation after disturbance. Temporary and controlled exposure will 

occur during construction. Riparian buffers are to remain. The subject property is approximately 1.8 

miles east of the ocean with significant dunes forms in between. He stated with the proposed development 

being shielded from the northwest winds and leaving of significant vegetation around the development 

will alleviate any abnormal potential for adverse impact. He explained that installation of this new 

development of this site has no adverse long term impacts or short term impacts expected to exist for a 

minimum of two (2) years in any large scale areas until vegetation is well established on site. It is Mr. 

Wilson’s opinion that this project will have limited, short term detrimental effects on all the concerns 

listed in the Coos County’s Dunes and Coastal Shorelands plan implementation strategies as the proposed 

development includes mitigation plans for erosion and habitat impacts. 

 

IV. DECISION: 

There is evidence to adequately address the criteria for a nonconforming use and the Beaches and Dunes 

Limited Suitability criteria, therefore, this request has been approved.  There are conditions that apply to 

this use that can be found at Exhibit “A”.  
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V.  NOTICE REQUIREMENTS: 

 

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

following agencies, special district or parties: 

 

DLCD 

Hauser Rural Fire Protection District 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Planning Commission  

Board of Commissioner 
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EXHIBIT “D” 

Comments 
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EXHIBIT “E” 

Submitted Application 
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