
                                                                                                                                                   

 

 

Coos County Planning 

60 E. Second St.  

Coquille, OR 97423 

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

Phone: 541-396-7770 

Fax: 541-396-1022 

Notice shall be posted from May 3, 2023 until 5:00 PM May 18, 2023 

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. Please read all 

information carefully as this decision. (See attached vicinity map for the location of the subject property). 

 

Date of Notice:  Wednesday, May 03, 2023 

File No(s):  ACU-23-020 

 

Proposal: Request for a land use authorization for a Single-Family Dwelling within the 

Natural Hazard-Liquefaction overlay 

 

Property Owner(s): Robert Eck 

 

Staff Planner:  Crystal Orr, Associate Planner 

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, May 18, 2023. Appeals are based on the applicable land 

use criteria found in the Coos County Zoning and Land Development Ordinance (CCZLDO) General 

Compliance with Sections 1.1.300 Compliance with Comprehensive Plan and Ordinance Provisions and 

6.1.125 Lawfully Created Lots or Parcels. Single Family Manufactured Dwelling is subject to CCZLDO 

Use Table in Section 4.3.200(25) Dwelling- Manufactured Single Family subject to a Compliance 

Determination (CD) subject to (27)(f), as well as Section 4.3.225 General Siting Standards & 4.3.230 

Additional Siting Standards (1) Urban Residential. Natural Hazard Liquefaction is subject to CCZLDO 

Section 4.11.132 Natural Hazards. 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 

     

File Number: 

 

ACU-23-020 

 

Applicant:                            

 

Robert Eck 

 

Account Number: 

Map Number: 

 

Property Owner:  

 

 

 

 

Situs Address: 

 

Acreage: 

 

Zoning: 

 

Special Considerations:  

 

733108 

27S1336A0-01100 

 

ECK FAMILY REVOCABLE LIVING TRUST 

ECK, ROBERT J & JOHNSON, ROBYN R CO TTEE 

110 W 17TH ST 

COQUILLE, OR 97423-1003 

 

110 W 17TH ST COQUILLE, OR 97423 

 

1.03 Acres 

 

URBAN RESIDENTIAL-2 (UR-2) 

 

COQUILLE URBAN GROWTH BOUNDARY (CGB) 

FLOODPLAIN (FP) 

 

 
NOTICE OF LAND USE DECISION  

You may have received this because you are an adjacent 

property owner, and this notice is required to be provided 

pursuant to ORS 215.416.  The proposal is identified in this 

decision and will be located on the subject property.    
 

http://www.co.coos.or.us/
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NATURAL HAZARD - EARTHQUAKE - LIQUEFACTION (NHEQL) 

WET MEADOW WETLAND (WM) 

 

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.  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. 

 

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

https://www.co.coos.or.us/community-dev/page/planning-department   

 

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. If you 

would like to view the record in this matter, please make an appointment.  The decision is based on the 

application submittal and information on record.  The name of the Coos County Planning Department 

representative to contact is Crystal Orr, Associate Planner 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:   ________________      Date: Wednesday, May 03, 2023     

  Crystal Orr, Associate Planner 

 

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 following exhibits are on file at the Coos County Planning Department and may be accessed by 

contacting the department. All noticeable decisions are posted on the website for viewing when possible.  

Exhibit C: Staff Report -Findings of Fact and Conclusions 

Exhibit D: Geological Report 

 

https://www.co.coos.or.us/community-dev/page/planning-department
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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. Pursuant to CCZLDO § 5.9.100, a Zoning Compliance Letter shall be required prior to the 

commencement of construction of the proposed dwelling.  This authorization is based on conditions 

of approval and the conditions that are required to be completed prior obtaining the ZCL are defined 

in this section.  Pursuant to CCZLDO § 4.6.110, § 4.6.130 and § 4.6.140. To show compliance with 

this section the applicant shall submit a letter with the following items to request that staff find 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. The recorded deed convent shall be recorded with the 

County Clerk and copy provided to the Planning Department.  

b. The landowner(s) shall submit, and sign, a hazard disclosure statement that addresses the 

following: 

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

to risk of damage from such hazards; 

ii. 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; 

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

with the development of the subject property. 

c. A 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: 

i. 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. 

ii. 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. 
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iii. Final Compliance: Upon completion of development requiring an engineering geologic 

report, the applicant shall submit to the director:  

1. A written statement by a certified engineering geologist indicating that all performance, 

mitigation, and monitoring measures specified in the report have been satisfied; and, 

2. If mitigation measures incorporate engineering solutions designed by a licensed 

professional engineer, a written statement of compliance by the design engineer. 

d. 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. 

e. Section 5.2.700 Development Transferability - Unless otherwise provided in the approval, a land 

use approval that was obtained through a conditional use process shall be transferable provided 

the transferor files a statement with the Planning Director signed by the transferee. This document 

shall be recorded in the chain of title of the property, indicating that the transferee 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 shall remain recorded in the chain of title to alert a purchaser that development was 

approved subject to conditions and possible restrictions. 
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EXHIBIT "B" 

VICINITY MAP & PLOT PLAN 
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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: Request for Planning Director Approval to site a replacement dwelling within the 

Urban Residential-2 zone. This parcel is within the special considerations Natural Hazards High 

Liquefaction inventoried area as provided by Coos County Zoning and Land Development 

Ordinance CCZLDO § 4.11.132 which requires a Geologic Assessment Report as described in 

Article 5.11.   

 
 

B. BACKGROUND/PROPERTY HISTORY: This property has an existing Manufactured 

Dwelling that was sited in 1973, which is prior to the Coos County Zoning and Land Use 

Ordinance and an Accessory Structure that was sited with planning approval in 1995 through a 

Zoning Compliance Letter (ZCL-95-350).  A Single-Family Manufactured Dwelling is permitted 

within this zone but due to the fact that the site is located within the Natural Hazards Special 

Development area a conditional use is required. On August 24, 2018 a Conditional Use (ACU-18-

019) was approved to allow the dwelling to be replaced within the High Liquefaction Natural 

Hazard. The development was not implemented within the allowed timeframe, the property 

owners are now ready to place a dwelling and submitted this application. 

 

C. LOCATION:  The subject property is located north of the city of Coquille within the Urban 

Growth Boundary and addressed as 110 W 17th St. 

 

D. ZONING: This property is zoned Urban Residential-2 (UR-2).  

 

ARTICLE 4.2 – ZONING PURPOSE AND INTENT 

SECTION 4.2.100 RESIDENTIAL 

Urban Residential (UR)  

There are three Urban Residential (UR) zoning districts: Urban Residential-1 (UR-1); Urban 

Residential-2 (UR-2); and Urban Residential – Multi Family (UR-M). The intent of the 

Urban Residential Districts is to include conventional, urban density housing (single 

family/multi-family) plus cluster housing and planned unit developments. 



File Number: ACU-23-020 

8 
 

 

The purpose of the “UR-1” district is to provide for urban residential areas that are 

exclusively limited to conventional single-family dwellings.  Detached conventional single-

family dwellings clustered in planned unit developments are consistent with the objectives of 

the “UR-1” district.   

This district shall only be used within Urban Growth Boundaries and Urban Unincorporated 

Community boundaries. 

 

The purpose of the “UR-2” district is to provide for urban residential areas that are designed 

to accommodate single family dwellings, mobile homes and two-family dwellings.  Clustered 

planned unit developments, including multi-family dwellings, are consistent with the 

objectives of the “UR-2” district. The “UR-2” district shall only be used within Urban 

Growth Boundaries and Urban Unincorporated Community boundaries. 

 

The purpose of the “UR-M” district is to provide for high density urban residential areas 

necessary to accommodate opportunities for the construction of multiple-family dwellings, 

primarily necessary to meet the needs of low- and moderate-income families.  The “UR-M” 

district shall only be used within Urban Growth Boundaries and Urban Unincorporated 

Community boundaries. 

 

E. SITE DESCRIPTION AND SURROUNDING USES:  This property is located off of W 17th 

Street just outside the city limits of Coquille which is in an area that is residentially developed. 

The parcels in all directions except for north and east are like size parcels with single family 

dwellings. The parcels to the north and east appear to be larger parcels being used for farm uses.  

The property is a larger urban zoned property and is sloped to the northeast.  There is some flood 

plain on the lower portion of the property but no development is planned to be located in that 

area.    

 

 

  
 

 

 

F. COMMENTS: There have not been any comments received for this review as the date of the 

release of this report.  
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II. GENERAL PROPERTY COMPLIANCE: 

 

A. 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. 

 

FINDING:  Staff has reviewed the property history and the county finds at the time of 

this report; the property is complaint with the Coos County Zoning and Land 

Development Ordinance. This does not mean that there is not additional information that 

was unavailable during this review that would make the properties non-complaint.   

 

B. SECTION 6.1.125 LAWFULLY CREATED LOTS OR PARCELS: 

“Lawfully established unit of land” means:  

1. The unit of land was created:  

a. Through an approved or pre-ordinance plat; 

b. Through a prior land use decision including a final decision from a higher court. A higher 

court includes the Land Use Board of Appeals;  

c. In compliance with all applicable planning, zoning and subdivision or partition ordinances 

and regulations at the time it was created.  

d. By a public dedicated road that was held in fee simple creating an interviewing ownership 

prior to January 1, 1986;  

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.  

f. By the claim of intervening state or federal ownership of navigable streams, meandered 

lakes or tidewaters. “Navigable-for-title” or “title-navigable” means that ownership of 

the waterway, including its bed, was passed from the federal government to the state at 

statehood. If a waterway is navigable-for-title, then it also is generally open to public use 

for navigation, commerce, recreation, and fisheries.  

 

FINDING: The unit of land was created pursuant to Section 6.1.125.1.b through a 

previously approved land use decision (ACU-18-019).   

 

III. STAFF FINDINGS AND CONCLUSIONS: 

 

IV. APPROVAL CRITERIA & FINDINGS OF FACT 

 

Staff addressed the special considerations natural hazard Liquefaction. The criteria is listed below and 

then the findings.   

 

• SECTION 4.11.132 NATURAL HAZARDS (BALANCE OF COUNTY POLICY 5.11) 

Coos County has inventoried the following hazards: 

• Flood Hazard 

o Riverine flooding 

o Coastal flooding 

• Landslides and Earthquakes  
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o Landslide Susceptibility 

o Liquefaction potential 

• Tsunamis 

• Erosion 

o Riverine streambank erosion 

o Coastal 

▪ Shoreline and headlands 

▪ Wind 

• 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.2m. 

  

a. Flooding: Coos County shall promote protection of valued property from risks associated with 

river and coastal flooding along waterways in the County through the establishment of a 

floodplain overlay zone (/FP) that conforms to the requirements for participation in the National 

Flood Insurance Program. See Sections 4.11.211-257 for the requirements of this overlay zone. 

See Sections 4.11.211-257 for the requirements of this overlay zone. 

 

FINDING: This parcel has floodplain as an overlay, the proposed development is not located within 

this overlay. Therefore, Staff finds the criteria is not applicable.  
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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.  

 

FINDING: The proposed development is within the High Earthquake Liquefaction Overlay Zone 

as shown on the map (tax lot 1100). Therefore, a report to address the hazard was required.  

 

 

 

 
 

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.    
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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 professional then an Administrative Conditional Use application is not 

required.  Coos County is not liable for any type of certification that a geological hazard is not 

present on site.  

 

FINDING: The applicant submitted a geologic hazard assessment report written by Eric Oberbeck.  

Mr. Oberbeck (#1332) stamped, and signed, this report as an Oregon Certified Engineering 

Geologist. The report is dated March 14, 2018, with an addendum dated February 18, 2023 

verifying that the findings and recommendations are still applicable.   

 

Based on Mr. Overbeck report, the applicable criteria are Section 4.11.150(b) of the ordinance:  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. 

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

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. 
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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 

property during summer and winter. 

10. Presence of rip currents and rip embayment 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 

 
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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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.   

 

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: 

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 
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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. 

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: 

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. 

 

Finding:  The application was received March 29, 2023 and deemed complete April 24, 2023.  The 

applicant provided a report from Cascadia Geoservices, INC dated March 14, 2018, with an 

addendum dated February 18, 2023 certifying that the findings and recommendations provided for 

in the prior report are still applicable. The Geological Report is valid for five (5) years, which is the 

date the Conditional Use will expire (February 18, 2028). The report was developed after a site visit 

was performed. The property is located in the Natural Hazards Liquefaction area which means the 

soils are of some concern for development and special considerations need to be given to ensure the 

development will not adversely impact the subject property as well as immediate adjacent 

properties. The geological assessment provided by Cascadia Geoservices, INC addresses this 

hazard. 

 

Staff was unable to locate the hazard disclosure statement as required by (C)(2).  As a conditional 
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of approval, the landowner must sign and submit a hazard disclosure statement.   

 

The assessment states that the property is located in an area that is highly influenced by regional 

seismicity due to its proximity to the Cascadia Subduction Zone. The report further states that the 

liquefaction potential was assessed based on the information obtained from borings and using the 

parameters suggested in the 2015 ODOT Geotechnical Design Manual. According to their analysis 

the site will experience a Peak Ground Acceleration during a design seismic event of 1.1 g. Based on 

the nature of the soils the engineers encountered in their hand augured borings and the indicated 

depth to groundwater, their opinion was that the soils at the site have a low liquefaction potential.  

 

The engineer stated that the LIDAR technology they use to reveal topography indicated that the 

site is on a level area that is generally smooth and blocky which may be due to the orientation of 

bedding. The LIDAR indicated that there are no breaks in topography, re-routed drainages and no 

anomalous landforms indicative of recent slope movement on the subject property. The report 

further stated that based on a review of US Geological Survey Maps there are no geologically young 

faults in the area which will impact the site. 

 

The report explained that the building site is a suitable site for the proposed dwelling provided that 

the applicant follows the recommendations for developing the site.  

 

 

Staff did not find a timeline of inspections within the application or geological report. However, a 

conditional zoning compliance letter will be issued and a final one will not be received until the 

applicant submits a letter from the project engineer stating that all recommendations related to the 

dwelling have been satisfied.   

 

Stripping of vegetation should be avoided, as it may lead to increased soil erodibility and less 

evaporation of soil moisture.  

 

All work shall be conducted on the subject parcel to ensure adjacent properties are not affected.  

The report information supplied explains how to site the Dwelling while limiting future ground 

movement and foundation issues that may come up from wet soils and water runoff.   

 

The geotechnical report was prepared by Eric Oberbeck, Registered Oregon Geologist (G1332) and 

Rick Thrall, Geotechnical Engineer (12,910).  Both have provided professional qualifications and 

are employed by Cascadia Geoservices, INC.  

 

With the suggestions made in the Geotechnical Report and by staff the Dwelling can be sited to 

meet the criteria.   

 

The applicant will receive a Conditional Zoning Compliance Letter to allow permits from 

Department of Environmental Quality for septic and State Building Codes to be obtained.  Once all 

of the development conditions have been satisfied then a final Zoning Compliance Letter will be 

issued. DEQ may require a permit for the discharge of storm water.  

 

The applicant shall submit a written statement from a Certified Engineering Geologist that the 

building plans complied with all the recommendations of the geologic engineering report.  The 

geologic engineering report recommended “a representative from CGS be retained to observe general 

excavation, stripping, fill placement, footing subgrades, and subgrades and base rock for floor slabs 



File Number: ACU-23-020 

18 
 

and pavements”.  The applicant shall to provide “Certification of compliance” to the director with a 

written statement from a certified engineering geologist indicating that the development activity 

has been completed in accordance with the applicable engineering geologic report 

recommendations. 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. 

 

4.11.131 Significant Wildlife Habitat (Balance of County Policy 5.6) 

• Wetlands  

 

o Wetlands – Lands with hydric2 soils and wetland plants 

o Wet Meadows in current agricultural use 

o Cranberry Bogs 

o Farm Ponds, Mill Ponds and Other Man-Made Water Bodies 

o Wetlands Formerly in Agricultural use; Potential Reclamation  

 

FINDING: This parcel has Wet Meadow as a Special Development Consideration; the proposed 

development is not located within this overlay. Therefore, Staff finds the criteria is not applicable.  

 

VI. DECISION: 

 

There is evidence to determine the soils on this property are stable and can support the proposal to site a 

Single-Family Dwelling. There are conditions that apply to this use that can be found at Exhibit “A”.  

 

VII. EXPIRATION AND EXTENSION OF CONDITIONAL USES   

 

1. Time frames for conditional uses and extensions are as follows: 

 

a. All conditional uses within non-resource zones are valid four (4) years from the date of 

approval; and 

b. All conditional uses for dwellings within resource zones outside of the urban growth 

boundary or urban unincorporated community are valid four (4) years from the date of 

approval.  

c. All non-residential conditional uses within resource zones are valid (2) years from the 

date of approval.  

d. For purposes of this section, the date of approval is the date the appeal period has 

expired and no appeals have been filed, or all appeals have been exhausted and final 

judgments are effective.  

e. Additional extensions may be applied. 

 

2. Extensions are subject to notice as described in § 5.0.900(2) and appeal requirements of 5.8 for a 

Planning Director’s decision.  

 

All Geologic Assessments are valid as prima facie evidence of the information therein contained 

 
2 Hydric soil is soil which is permanently or seasonally saturated by water, resulting in anaerobic conditions, as 

found in wetlands. 
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for a period of five (5) years. Coos County assumes no responsibility for the quality or accuracy 

of such reports. 

 

This conditional use is for a residential conditional use within a non-resource zone and is valid for five 

years from the date of the Geological Assessment (February 18, 2028).   

 

VIII.  NOTICE REQUIREMENTS: 

A notice of decision will be provided to property owners within 100 feet of the subject properties, special 

districts, and DLCD.  
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Exhibit D 

Geo-technical Report 
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