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Coos County Planning 
60 E. Second 

Coquille, OR 97423 
http://www.co.coos.or.us/ 

Phone: 541-396-7770 
 

 
STAFF REPORT 

  
I. AGENDA ITEM B – FILE # AM-23-002/RZ-23-002/ACU-23-033 (ORDINANCE NUMBER 

23-07-007PL) 
 
APPLICANT:    Larry Paul & Bonnie Riley    
 
CONSULTANTS:   Hailey Sheldon, Sheldon Planning   
 
SUMMARY PROPOSAL: The proposal is for an Amendment/Rezone of a parcel of land 

from Exclusive Farm Use to Forest Mixed Use 
 
STAFF CONTACT:   Jill Rolfe, Coos County Community Development Director 
 
REVIEW CRITERIA:  The applicant will need to comply with: 
 

• Coos County Zoning and Land Development Ordinance, Article 5.1 Plan Amendments and 
Rezones,  

• Coos County Comprehensive Plan Volume I, Part I  
o Section 3.2 Agricultural/Forest/Natural Resources,  
o Section 5.3 Agricultural Lands, and 
o 5.4 Forest Lands 

• Volume I, Part II  
o Section 3.1 Agricultural Lands, and  
o Section 3.2 Forest Lands.  

• Coos County Zoning and Land Development Ordinance 
o Section 4.6.100 Forest and Forest Mixed Uses – Tables, Table 1 Use 63. 
o Section 4.6.110 Dwellings on Forest and Forest Mixed Uses (9)(B)(II) Template 

Dwelling 
o Section 4.6.130 Siting Standards  
o Section 4.6.140 Development and Siting Standards  
o Chapter VII  

 Section 7.1.425 Access Connection and Driveway Design  
 Section 7.1.250 Materials Required for an Application  
 Article 7.5 Parking Standards  

 
PROPERTY DETAILS: 

Account Number 
Map Number 

 
Property Owner  

 
 
 

Situs Address 
 

Acreage  
 

Zoning  
 
 

3089701 
29S140700-02500 
 
PAUL, LARRY; ET AL 
13830 LITTLE RIVER RD 
GLIDE, OR 97443-9770 
 
88018 NAPIER LN BANDON, OR 97411 
 
5.01 Acres 
 
EXCLUSIVE FARM USE (EFU) 
 
 

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

Overlays: 

BANDON AREA OF MUTUAL INTEREST (BMI) 
BANDON CONICAL ZONE (ABC) 
 

  
 

I.I STAFF REPORT – WITH RECOMMENDATIONS AND PROPOSED FINDINGS 
 
A. DETAILS AND BACKGROUND:  

 
i. PROPOSAL:  According to the application, the applicant is proposing to amend the plan 

designation of the subject property from Agriculture to Forest and rezone from Exclusive 
Farm Use (EFU) to Forest with a Mixed Use overlay. With the proposal a conditional use to 
site a Template Dwelling was submitted (File Number ACU-23-033). This report is separated 
into two sections. The first addresses the criteria for the re-zone and the second addresses the 
criteria for the template dwelling. 
 

ii. LOCATION AND SURROUNDING USES:  The subject property is located south of the 
City of Bandon off of Napier Lane, which is a privately maintained road. The property has a 
situs address of 88018 Napier Lane, Bandon, OR 97411. The subject property is zoned 
Exclusive Farm Use (EFU) and contains approximately 5.01 acres.  This property is located 
west of Rosa Road off of Napier Lane, south of the City of Bandon. The parcel appears to 
have vegetation, other than the power line easement and the old homesite. The surrounding 
properties are zoned Exclusive Farm Use (EFU) and Forest (F) and appear to be used for 
farm, forest and residential uses. The aerial below shows the subject property highlighted in 
red. The properties to the north, south and east are EFU and the property to the west is Forest 
with a Mixed-Use overlay.  
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iii. PROPERTY HISTORY: On May 23, 1984 a Zoning Clearance Letter (ZCL-84-233) was 

issued to allow the construction of a Conventional Dwelling1  and septic system. The 
Department of Environmental Quality (DEQ) records state the septic system application was 
applied for on May 25, 1984 and expired on June 20, 1985.  DEQ did accept a new 
application for septic as a renewal on June 19, 1985 but the application did state there was no 
Zoning Compliance Letter. This was signed by the property owner. 

 
 

 
 

While staff agrees that DEQ should not have processed the application without a valid 
Zoning Compliance Letter it is up to the applicant/property owner to ensure that all permits 
are obtained.   There was never approval obtained for the Mobile Home.  DEQ did provide a 
satisfactory completion on March 19, 1986 for the Septic System.  The regulations and 
zoning did change from the time the Zoning Compliance Letter was issued.  There were 
several amendments during  1984 through the end of 1986 (date of acknowledgments).   
When the County was acknowledged, effective date of July 1, 1986, this property was zoned 
Exclusive Farm Use -10 and a dwelling would have required a conditional use process at the 
time for a farm dwelling and public hearing if it was to be considered a non-farm dwelling.  
The applicant, at any time from the date of the Zoning Compliance Letter to July 1, 1986, 
could have requested a new Zoning Compliance Letter and reconsideration of allowance for a 

 
1 Ordinance 82-12-021L is the controlling ordinance in effect from at the time the authorization for the dwelling was 
approved. CCZLDO Section 2.1.200 CONVENTIONAL SINGLE FAMILY DWELLING:  A single household unit 
including on-site construction or modular units (but not including a mobile home).  Said dwelling unit shall not 
share a common wall, floor or ceiling with another single household unit.  RESIDENTIAL- MOBILE HOME: A 
vehicle or structure constructed for movement on public highways upon its own frame and that has sleeping, 
cooking and plumbing facilities, is intended for human occupancy and is being used for residential purposes.  Any 
such vehicle or structure shall be deemed to be a mobile home whether or not the wheels have been removed 
therefrom and whether or not resting upon a temporary or permanent foundation.   
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Mobile Home but that was not requested.  The reason this is important to explain is that a 
dwelling had to be lawful before it can be requested to be replaced. This will be explained 
more in the criteria section.  
 
Based on the information provided, it seems that the property owners were involved in 
unlawful actions during their ownership. Specifically, an Alleged Violation (AV-86-22) was 
reported to Coos County Planning Staff on November 12, 1986. This violation involved two 
travel trailers and a shed being used as dwellings on the property, which likely violated local 
zoning or building regulations. 
 
On December 24, 1986 DEQ staff conducted a follow up inspection of the property and 
confirmed that the violation had been resolved. Based on this information Planning Staff 
closed the illegal RV as a dwelling violation but it does not appear that any site visits were 
made by County Staff.   
 
On April 9, 2021: an email was received from the property owner inquiring information to 
site a metal building for a resident. Within the email they explained that the property had a 
mobile home, but that it was removed.  Staff emailed back asking for the property’s situs 
address, as permitting process is site specific. The property owner emailed the address, and 
stated that the mobile home had been gone for a while. Staff replied and stated that the 
property is zoned Exclusive Farm Use, there are only two ways to replace a lawfully 
established dwelling. The first option would be replacement within a year of removal, but this 
property would not qualify because based on aerial photos the dwelling had been removed for 
over a year. The other option would be to apply for a deferred replacement, but that staff 
could not conclude that the property would meet the criteria. Staff provided the criteria.  
 
On August 18, 2021: Coos County Planning Staff was notified of a potential violation (AV-
21-017) by a neighboring property owner, the neighbor alleged that there was a structure built 
over the property line. Staff sent a letter on August 18, 2021 to Larry Paul regarding the 
structure. Larry Paul responded on November 20, 2021 stating that he would move the 
building onto his property within 90 days. On March 4, 2022 Larry Paul sent Coos County 
Planning an email stating the construction company is behind schedule, and the new date he 
was given for moving the structure was March 10, 2022. On March 11, 2022 Coos County 
Staff sent a Notice of Decision for Alleged Violation. Within this decision staff explained that 
any proposed structure to be built requires land use authorization, the property had no land 
use approvals and may not qualify for any type of dwelling due to zoning. On March 12, 
2022 an email was received by the property owner with pictures to show that the structure 
was removed.  
 
On May 3, 2022: An email was received by the property owner with an incomplete 
application. Staff responded and let him know that the application was not completely filled 
out and there was no plot plan nor any addressed criteria. Larry Paul responded with a plot 
plan that did not meet county standards along with property intensions, but this did not 
address the required criteria that was emailed to him previously.  
 
On May 4, 2022: Staff responded stating that if the intent was to site a dwelling he would 
need to turn in a conditional use and address the applicable criteria. Staff attached the criteria 
and application to the email, and gave him the fee amount. 
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On May 12, 2022: Staff sent an email to Mr. Paul and let him know that after further research 
on the property that the dwelling that was removed would need to be proved to be lawfully 
sited. The 1986 violation, AV-86-22 was closed in December 1986 with no notes of other 
development. The dwelling approval listed a conventional dwelling. The dwelling that was 
sited was a mobile home. Mr. Paul responded that he had no idea what to do now, and 
assumed that the single wide was permitted when he bought the property in 2011. He asked 
Staff to give him direction in building a dwelling on the property.  The options from the 
Ordnance were provided.  
 
On October 12, 2022: a Conditional Use (ACU-22-048) was received to apply for the 
replacement of the mobile home. The application was denied but alternatives were given to 
provide guidance for a successful application.   
 
On May 26, 2023: the Current request was received.  
 

iv. ZONING:   
Current zoning is EFU and proposed is Forest with a Mixed-Use Overlay. 
 
Exclusive Farm Use (EFU) 
These include all inventoried "agricultural lands" not otherwise found to be needed 
(excepted) for other uses. 
 
The purpose of the EFU district is to preserve the integrity and encourage the 
conservation of agricultural lands within Coos County and thereby comply with the 
provisions of ORS 215 and OAR 660. Division 33 to minimize conflicts between 
agricultural practices and non-farm uses by limiting any development to uses 
distinguished as dependent upon or accessory to supporting agricultural or forestry 
production and which qualify such farm lands for special tax relief pursuant to the 
provisions of Oregon Revised Statutes.  This zone is also for the cultivation and 
marketing of specialty crops, horticultural crops and other intensive farm uses.   
 
According to the Coos County Comprehensive Plan Exclusive Farm Use lands are 
inventoried as Agricultural Lands.  The Main criterion for establishing the 
“Agricultural Lands Inventory” was land identified on the agricultural lands based on 
soils, Class I-IV soils or "other lands" suitable for agricultural use, with the following 
exceptions:  
 
1. Committed rural residential areas and urban growth areas.  
2. Proposed rural residential areas as per the Exception to Goals #3 and #4.  
3. Proposed industrial/commercial sites.  
4. Existing recreation areas (e.g., golf courses) [Recreation designation]  
5. Isolated parcels of Class I-IV soils in upland areas, which are under forest cover.  

(Forestlands designation).  
6. Narrow valley bottomlands where no agricultural activity is occurring anywhere  

in the vicinity [Forestlands designation].  
 
The secondary criterion for establishing the “Agricultural Lands Inventory” was the 
use of aerial photos used to identify additional areas without Class I-IV soils in 
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current agricultural use which were not initially identified in the agricultural lands 
inventory from Assessor's Data. This situation typically occurs on benches, 
immediately above agricultural valleys, where grazing often takes place on non-class 
I-IV soils. However, if lands were zoned predominately forest it may have resulted in 
a Mixed Use Overlay.  
 
Forest (F)  
The intent of the Forest District is to include all inventoried "forestlands" not 
otherwise found to be needed (excepted) for other uses. 
 
The purpose of the Forest zone is to conserve and protect forest land for forest uses.  
Some of the areas covered by the “F” zone are exclusive forest lands, while other 
areas include a combination of mixed farm and forest uses. 
 
Forest Mixed Use (FMU) 
The purpose of the Forest Mixed Farm-Forest Areas (“MU” areas) is to include land 
which is currently or potentially in farm-forest use.  Typically, such lands are those 
with soil, aspect, topographic features and present ground cover that are best suited to 
a combination of forest and grazing uses.  The areas generally occupy land on the 
periphery of large corporate and agency holdings and tend to form a buffer between 
more remote uplands and populated valleys.  In addition, these “mixed use” areas 
contain ownership of smaller size than in prime forest areas.  Some are generally 
marginal in terms of forest productivity, such as areas close to the ocean.   
 
If land is in a zone that allows both farm and forest uses, a dwelling may be sited 
based on the predominate use of the tract on January 1, 1993. 
 
If a use is only allowed in the mixed use zone it will be explained in the text.  
Otherwise the uses listed are allowed in both the Forest and Forest Mixed Use zones.  
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Overview Map 
 

 
 



 
AM-23-005/RZ-23-004 

8 
 

B. COMMENTS RECEIVED: There have been no comments received on this proposal as of the 
date of this report.  
 

C. ADMINISTRATIVE PROCEDURES: ARTICLE 5.0 ADMINISTRATION AND 
APPLICATION REVIEW PROVISIONS 

 
• SECTION 5.0.100 PRE-APPLICATION CONFERENCE:  

 
The purpose of a pre-application conference is to familiarize the applicant with the provisions of this 
Ordinance and other land use laws and regulations applicable to the proposed development.   

 
A pre-application is strongly recommended prior to submission of plan or ordinance amendment 
application or rezone application.  For other types of applications an applicant may request a pre-
application conference under this Ordinance. 
 
A pre-application conference shall be requested by filing a written request along with the applicable fee 
to the Planning Department.  The written request should identify the development proposal, provide a 
description of the character, location and magnitude of the proposed development and include any other 
supporting documents such as maps, drawings, or models.   

 
The Planning Department will schedule a pre-application conference after receipt of a written request 
and the appropriate fee.  The Planning Department will notify agencies and persons deemed appropriate 
to attend to discuss the proposal.  Following the conference, the Planning Department will prepare a 
written summary of the discussion and send it to the applicant.  
 
STAFF FINDINGS:  A pre-application is always encouraged to gain a better 
understanding of all potential issues from an agency perspective. The property owner did 
not engage in a pre-application meeting on this property but given that this is a resource to 
resource rezone there was not a need to solicit comments from other agencies.  
 

• SECTION 5.0.150 APPLICATION REQUIREMENTS: 
 
Applications for development or land use action shall be filed on forms prescribed  
by the County and shall include sufficient information and evidence necessary to demonstrate 
compliance with the applicable criteria and standards of this Ordinance and be accompanied by 
the appropriate fee.  An application shall not be considered to have been filed until all 
application fees have been paid.  All applications shall include the following:  

1. Applications shall be submitted by the property owner or a purchaser under a recorded 
land sale contract.  “Property owner” means the owner of record, including a contract 
purchaser.  The application shall include the signature of all owners of the property.  A 
legal representative may sign on behalf of an owner upon providing evidence of formal 
legal authority to sign.      

2. An application for a variance to the requirements of the Airport Surfaces Overlay zone 
may not be considered unless a copy of the application has been furnished to the airport 
owner for advice as to the aeronautical effects of the variance.  If the airport owner does 
not respond to the application within twenty (20) days after receipt, the Planning 
Director may act to grant or deny said application.    
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3. One original and one exact unbound copy of the application or an electronic copy shall 
be provided at the time of submittal for all applications. 

 
An application may be deemed incomplete for failure to comply with this section. 
 
The burden of proof in showing that an application complies with all applicable criteria and 
standards lies with the applicant.  
 

• SECTION 7.1.250 MATERIALS REQUIRED FOR AN APPLICATION: 
 
A traffic plan (item 1) will be required for all rezones, recreational vehicle parks, campgrounds, mobile 
home parks, land divisions, industrial developments, commercial developments and high intensity 
development plans.  The Roadmaster in consultation with the Planning Director will have discretion to 
waive items 2 through 4 based on the findings that the increase in development is diminimus to the 
existing development.   

1. Traffic Plan - A parking/traffic plan shall be submitted to address all of the following: 
a. Property boundaries; 
b. Location of all structures on the subject property; 
c. Required parking spaces; 
d. Current utilities and proposed utilities;  
e. Roadmaster may require drawings and specs from the Oregon Standards Specification 

Manual (OSSC) (current edition); 
f. The location and design of bicycle and pedestrian facilities shall be indicated on the site 

plan if applicable; 
g. Pedestrian access and circulation will be required if applicable. Internal pedestrian 

circulation shall be provided in new commercial, office, and multi-family residential 
developments through the clustering of buildings, construction of walkways, landscaping, 
accessways, or similar techniques; 

h. All plans (industrial and commercial) shall clearly show how the internal pedestrian and 
bicycle facilities of the site connect with external existing or planned facilities or systems; 

i. Location of existing and proposed access point(s) on both sides of the road where 
applicable; 

j. Distances to neighboring constructed access points, median openings (where applicable), 
traffic signals (where applicable), intersections, and other transportation features on both 
sides of the property; 

k. Number and direction of lanes to be constructed on the road plus striping plans; 
l. All planned transportation features (such as sidewalks, bikeways, auxiliary lanes, signals, 

etc.); and 
m. Parking and internal circulation plans including walkways and bikeways, in UGB’s and 

UUC’s. 
 

2. Traffic Study completed by a registered traffic engineer. 
 
3. Access Analysis completed by a registered traffic engineer 
 
4. Sight Distance Certification from a registered traffic engineer. 
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STAFF FINDING:  The application does not appear to have a traffic plan or request to 
waive the traffic requirements. However, staff is suggesting that a traffic plan be submitted 
as a condition of approval for the Roadmasters review and approval.  
 

• SECTION 5.0.300  FINDINGS REQUIRED [ORS 215.416(9)-(10)]: 
 
Approval or denial of an application shall be in writing, based upon compliance with the criteria and 
standards relevant to the decision, and include a statement of the findings of fact and conclusions related 
to the criteria relied upon in rendering the decision.     
 

• SECTION 5.0.350  CONDITIONS OF APPROVAL:  
 

1. Conditions of approval may be imposed on any land use decision when deemed necessary to 
ensure compliance with the applicable provisions of this Ordinance, Comprehensive Plan, or 
other requirements of law.  Any conditions attached to approvals shall be directly related to the 
impacts of the proposed use or development and shall be roughly proportional in both the extent 
and amount to the anticipated impacts of the proposed use or development.   

 
2. An applicant who has received development approval is responsible for complying with all 

conditions of approval.  Failure to comply with such conditions is a violation of this ordinance, 
and may result in revocation of the approval in accordance with the provisions of Section 
1.3.300.   

 
3. At an applicant’s request, the County may modify or amend one or more conditions of approval 

for an application previously approved and final.   Decisions to modify or amend final 
conditions of approval will be made by the review authority with the initial jurisdiction over the 
original application using the same type of review procedure in the original review.    

 
• SECTION 5.0.900 NOTICE REQUIREMENTS (ORS 197.763):  

All applications that receive a notice shall follow this section except for land divisions within the 
urban growth boundary or lands designated as Regionally Significant Industrial Areas (RSIA). 
See Article 5.12 for processing and time tables. 

  
1. Notice Public Hearing :  

a. The Planning Department shall forward a copy of the application to any affected city or 
special district pursuant to applicable provisions of this Ordinance; 

b. The Planning Department shall mail a copy of the staff report to the city, special district, 
applicant and Hearings Body at least seven (7) days prior to the scheduled public hearing. 

c. Notice shall be mailed at least twenty days prior to the hearing, or ten before the first 
evidentiary hearing if there will be two or more hearings.  Notice shall: 
 

i. Describe the nature of the application and the proposed use or uses that could be 
authorized;   

ii. Set forth the address or other easily understood geographical reference to the 
subject property; 

iii. Include the name of the local government representative to contact and a 
telephone number where additional information may be obtained;   

iv. State that a copy of the application, all documents and evidence relied upon by 
the applicant, and applicable criteria are available for inspection at no cost, and 
will be provided at reasonable cost;   
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v. List the applicable criteria that apply to the application;   
vi. State the date, time, and location of the hearing;    

vii. State that failure of an issue to be raised, in person or in writing, or failure to 
provide statements or evidence sufficient to afford the decision maker an 
opportunity to respond to the issue precludes appeal to the Land Use Board of 
Appeals based on that issue;   

viii. State that a copy of the staff report will be available for inspection at no cost at 
least seven days prior to the hearing and will be provided at reasonable cost; 
and   

ix. Include a general explanation of the requirements of submission of testimony and 
the procedure for the conduct of the hearings.   

x. The Planning Director shall cause notice of the hearing to be mailed to, the 
applicant and to all neighborhood or community organizations recognized by the 
County and whose boundaries include the site and to the owners of record of 
property on the most recent property tax assessment roll where such property is 
located:  
 

1) Within 100 feet of the exterior boundaries of the contiguous property 
ownership which is the subject of the notice if the subject property is 
wholly or in part within an urban growth boundary;  

2) Within 250 feet of the exterior boundaries of the contiguous property 
ownership which is the subject of the notice if the subject property is 
outside an urban growth boundary and not within a farm or forest zone;  

3) Within 500 feet of the exterior boundaries of the contiguous property 
ownership which is the subject of the notice if the subject property is 
within a farm or forest zone 
 

d. Notice of the decision shall be afforded to the applicant and those persons participating 
in the public hearing.  *** 

 
3. Plan Map Amendment/Rezone   

 
a. If the application includes an exception to a goal, notice shall comply with ORS 197.732.  

The notice shall be published at least 20 days prior to the date of the hearing.  All notice 
requirements in "1" of this Section shall apply.   

b. At least 35 days prior to the initial hearing, notice shall be provided as required by ORS 
197.610.  [OR 04 12 013PL  2/09/05]   

c. Notice of decision shall be afforded to the applicant and those participating in the 
process.  Notice of the decision shall also be afforded to any witness participating in the 
public hearing and requesting such notification.   

d. Requirements for hearings on a rezone of property containing a mobile home park shall 
be provided pursuant to ORS 215.223(7).    

e. Special notice requirements for zone changes within the environs of public use airports 
shall be provided pursuant to ORS 215.223(4), (5), and (6).   

 
STAFF FINDINGS: This application is a Plan Map Amendment governed by CCZLDO Section 
5.0.900.  The notice of Post Acknowledge Plan Amendment notice was provided 35 days prior to the 
Planning Commission meeting to meet the requirements of ORS 197.610.  The hearing notice was 
published in accordance with ORS 197.732. Notice of the hearing was given in accordance with the 
relevant section. This pertains to a Plan Map Amendment/Rezone, but it does not include a new 
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exception as part of the request. A 35-day notice was provided to the Department of Land 
Conservation and Development on June 29, 2023 (Coos County 005-23). Findings have been 
prepared in draft form as a part of the staff report. The required notice will be posted in The 
World Newspaper. Any notices are on file with the Department and can be viewed upon request 
during regular business hours. The applicant has submitted all necessary applications, and staff has 
prepared all the required notices to proceed with this proposal through the formal hearing process. 
 

D. ARTICLE 5.1 REZONES 
•   SECTION 5.1.100 LEGISLATIVE AMENDMENT OF TEXT ONLY: 

 
An amendment to the text of this ordinance or the comprehensive plan is a legislative act within the 
authority of the Board of Commissioners. [OR 04 12 013PL  2/09/05] 
 
STAFF FINDING: The application is not for a text amendment.  Therefore, this criterion is not 
applicable.  

 
• SECTION 5.1.110 WHO MAY SEEK CHANGE: 

Coos County shall consider the appropriateness of legislative plan text and map amendment proposals 
upon: 

1. A motion by the Board of Commissioners; or 
2. A motion of the Planning Commission; or 
3. The submission of formal request made by either: 

a. The Citizen Advisory Committee; or  
b. An application filed by a citizen or organization, accompanied by a prescribed filing fee. 

If a Measure 56 notice is required the applicant shall be responsible for the payment of 
all cost associated with that service.  

 
STAFF FINDING: The application was submitted by Larry Paul and Bonnie Riley, who are both 
the property owners and citizens, as permitted under Subsection 3.b. The necessary forms were 
properly filed, and this application does not require a Measure 56 notice to be issued. 
 

• SECTION 5.1.115 ALTERATION OF A RECOMMENDED AMENDMENT BY THE 
PLANNING DIRECTOR:   

 
The Planning Director may recommend an alteration of a proposed amendment if, in the director's 
judgment, such an alteration would result in better conformity with any applicable criteria.  The Planning 
Director shall submit such recommendations for an alteration to the Hearings Body prior to the 
scheduled public hearing for a determination whether the proposed amendment should be so altered. 
 
STAFF FINDING: The Planning Director does not request to amend the proposal.  
 

• SECTION 5.1.120 PROCEDURE FOR LEGISLATIVE AMENDMENT:   
 
The Board of Commissioners shall conduct one or more public hearings with 10 days advance published 
notice of each of the hearings. The public notice shall state the time and place of the hearing and contain 
a statement describing the general subject matter of the ordinance under consideration.  (ORS 215.060 & 
ORS 215.223).  Notice to DLCD shall be provided 35 days prior to the initial hearing per ORS 197.610.  
Notice of adoption is subject to ORS 197.615.  [OR 04 12 013PL  2/09/05] 
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STAFF FINDING:  Staff has fulfilled the requirement of publishing and mailing notices. All 
relevant documentation is on file with the Planning Department. The initial hearing will take place 
before the Planning Commission, who will provide a recommendation to the Board of 
Commissioners. The Board will review the matter on August 24, 2023, and will either make a final 
decision or schedule another hearing if needed. As a result, this matter has been duly addressed. 
 

• SECTION 5.1.125 MINOR TEXT CORRECTIONS:   
 
The Director may correct this ordinance or the Comprehensive Plan without prior notice or hearing, so 
long as the correction does not alter the sense, meaning, effect, or substance of any adopted ordinance.  
[OR 04 12 013PL  2/09/05] 
 
STAFF FINDING:  This is not applicable to this request.  

  
• SECTION 5.1.130 NEED FOR STUDIES:  

 
The Board of Commissioners, Hearings Body, or Citizen Advisory Committee may direct the Planning 
Director to make such studies as are necessary to determine the need for amending the text of the Plan 
and/or this Ordinance. When the amendment is initiated by application, such studies, justification and 
documentation are a burden of the initiator. 
 
STAFF FINDING: This is not a text amendment. Staff has prepared a comprehensive staff report 
that addresses all relevant criteria by utilizing information from the Coos County Comprehensive 
Plan, as well as evidence and written testimony provided by the applicant. 
 

• SECTION 5.1.135 STATUS OF HEARINGS BODY RECOMMENDATIONS TO THE 
BOARD OF COMMISSIONERS:   

 
A Hearings Body recommendation for approval or approval with conditions shall not in itself amend this 
Ordinance or constitute a final decision. 
 
STAFF FINDING: At the public hearing scheduled for August 3, 2023, the Hearings Body 
(Planning Commission) will provide a recommendation to the Board of Commissioners. It's 
important to note that this recommendation does not have the authority to amend the ordinance, 
nor does it constitute a final decision regarding this matter. 
 

• SECTION 5.1.200 REZONES: 
 
Rezoning constitutes a change in the permissible use of a specific piece of property after it has been 
previously zoned.  Rezoning is therefore distinguished from original zoning and amendments to the text of 
the Ordinance in that it entails the application of a pre-existing zone classification to a specific piece of 
property, whereas both original zoning and amendments to the text of the Ordinance are general in scope 
and apply more broadly. 
 
STAFF FINDING: This proposal will change the zoning from Exclusive Farm Use to Forest as well 
as amend the plan map from Agriculture to Forest which requires a Post Acknowledgement Plan 
Amendment.  This rezone from Exclusive Farm Use will not significantly change the permissible 
uses of the subject property to align with Forest.  
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• SECTION 5.1.210 RECOMMENDATION OF REZONE EXPANSION BY THE 
PLANNING DIRECTOR:    

 
The Planning Director may recommend an expansion of the geographic limits set forth in the application 
if, in the Planning Director’s judgment, such an expansion would result in better conformity with the 
criteria set forth in this Ordinance for the rezoning of property.  The Planning Director shall submit a 
recommendation for expansion to the Hearings Body prior to the scheduled public hearing for a 
determination whether the application should be so extended. 
 
STAFF FINDING: The Planning Director has not recommended an expansion of the geographic 
limits set forth in the application. This change in zoning designation will change the designation to 
be consistent with the properties to the south.  

 
• SECTION 5.1.215 ZONING FOR APPROPRIATE NON-FARM USE:    

 
Consistent with ORS 215.215(2) and 215.243, Coos County may zone for the appropriate non-farm use 
one or more lots or parcels in the interior of an exclusive farm use zone if the lots or parcels were 
physically developed for the non-farm use prior to the establishment of the exclusive farm use zone. 
 
STAFF FINDING:  This does not apply to this request.   
 

• SECTION 5.1.220 PROCESS FOR REZONES:   
 

1. Valid application must be filed with the Planning Department at least 35 days prior to a public 
hearing on the matter. 

 
2. The Planning Director shall cause an investigation and report to be made to determine 

compatibility with this Ordinance and any other findings required. 
 

3. The Hearings Body shall hold a public hearing pursuant to hearing procedures at Section 
5.7.300. 
 

4. The Hearings Body shall make a decision on the application pursuant to Section 5.1.225. 
 

5. The Board of Commissioners shall review and take appropriate action on any rezone 
recommendation by the Hearings Body pursuant to Section 5.1.235. 
 

6. A decision by the Hearings Body that a proposed rezone is not justified may be appealed 
pursuant to Article 5.8. 

 
STAFF FINDING:  The application was filed on May 26, 2023, and the 35-day notice was provided 
to DLCD on June 29, 2023. The application was found to be valid for the purpose of a public 
hearing. This matter is scheduled before the Planning Commission (Hearings Body) on August 3, 
2023, during which the Planning Commission will make a recommendation to the Board of 
Commissioners. The Board of Commissioners will review the record and take any testimony on 
August 24, 2023, before making a final decision. Once a final decision is made and reduced to 
writing, an appeal process will be available. Detailed information regarding the appeal process will 
be provided to all participants in this matter. After the appeal period has passed, without any 
appeals being received, the decision will become final, and staff will proceed with the required plan 
changes.  Therefore, this section has been addressed.  
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• SECTION 5.1.225 DECISIONS OF THE HEARINGS BODY FOR A REZONE:   

 
The Hearings Body shall, after a public hearing on any rezone application, either: 
 
1. Recommend the Board of Commissioners approve the rezoning, only if on the basis of the initiation 

or application, investigation and evidence submitted, all the following criteria are found to exist: 
 

a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215; and 
b. The rezoning will not seriously interfere with permitted uses on other nearby parcels; and 
c. The rezoning will comply with other policies and ordinances as may be adopted by the Board of 

Commissioners. 
 
2. Recommend the Board of Commissioners approve, but qualify or condition a rezoning such that: 
 

a. The property may not be utilized for all the uses ordinarily permitted in a particular zone; 
b. The development of the site must conform to certain specified standards; or 
c. Any combination of the above. 

 
A qualified rezone shall be dependent on findings of fact including but not limited to the following: 

 
i. Such limitations as are deemed necessary to protect the best interests of the surrounding 

property or neighborhood;  
ii. Such limitations as are deemed necessary to assure compatibility with the surrounding 

property or neighborhood;            
iii. Such limitations as are deemed necessary to secure an appropriate development in 

harmony with the objectives of the Comprehensive Plan; or 
iv. Such limitations as are deemed necessary to prevent or mitigate potential adverse 

environmental effects of the zone change. 
 
3. Deny the rezone if the findings of 1 or 2 above cannot be made.  Denial of a rezone by the Hearings 

Body is a final decision not requiring review by the Board of Commissioners unless appealed. 
 
STAFF FINDING:  The application is required to conform to the Comprehensive Plan. The 
Planning Commission can recommend to the Board of Commissioners whether the proposal 
conforms to the Coos County Comprehensive Plan, conforms with conditions (qualifiers), or does 
not conform and should be denied.     
 
The Coos County Comprehensive Plan Volume 1, Balance of County, is the relevant portion of the 
comprehensive plan that pertains to this property, as the property is not located within one of the 
estuary plans. To assess compliance, the county will need to follow the same process that was 
conducted during the initial determination of the appropriate zoning. The sections identified are 
Volume I Part I Section 3.2 Agricultural/Forest/Natural Resources, Section 5.3 Agricultural Lands, 
and Section 5.4 Forest Lands.  Also applicable are the following Sections in Volume I, Part II 
Section 3.1 Agricultural Lands, and Section 3.2 Forest Lands.  
 
To understand the process a bit better it is helpful to understand what Oregon Statewide Planning 
Goals apply.  Oregon Statewide Planning Goals are a set of 19 goals established by the state 
government to guide land use planning and decision-making throughout the state. These goals 
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provide a framework for local governments, land use planning agencies, and other stakeholders to 
shape the physical, social, and economic development of their communities. 
 
The Oregon Statewide Planning Goals cover a broad range of topics and aim to address various 
aspects of land use planning, conservation, and development.  

• Oregon’s Statewide Planning Goals & Guidelines Goals  
o 3 Agricultural Lands 
o 4 Forest Lands 
o 5 Natural Resources, Scenic and Historic Areas, and Open Spaces  
o 6 Air, Water and Land Resource Quality  
o 7 Areas Subject to Natural Hazards 
o 8 Recreational Needs 
o 9 Economic Development  
o 10 Housing  
o 11 Public Facilities and Services  
o 12 Transportation  
o 13 Energy Conservation  
o 14 Urbanization  

 
Each goal includes specific policies and guidelines to guide land use planning and development 
decisions.  
 
Local jurisdictions in Oregon are required to incorporate these goals into their comprehensive 
plans and land use regulations, ensuring consistency with the statewide planning framework. 
However, there is flexibility for local communities to adapt and interpret the goals based on their 
unique characteristics, needs, and priorities while still meeting the overarching objectives of 
sustainable development and resource conservation. The flexibility is accomplished through an 
exception process.  
 
In most of Coos County Goals 3 and 4 apply. In more detail, Statewide Planning Goals 3 and 4 are 
part of the statewide planning framework that guides land use planning and development across 
the state.  
 
Goal 3, also known as Agricultural Lands, focuses on the preservation and protection of 
agricultural lands and their long-term viability for farming activities. It aims to ensure that 
agricultural lands are conserved for current and future agricultural uses, promoting sustainable 
agriculture and protecting the state's agricultural economy. 
 
Goal 4, referred to as Forest Lands, aims to preserve and manage forest lands for the production of 
timber, protection of forest resources, and enhancement of forest-related industries. It recognizes 
the importance of maintaining forested areas for their ecological, economic, and social benefits, 
including timber production, wildlife habitat, recreation, and clean water. 
 
The application proposal would redesignate land that was originally designated as Agricultural 
Lands (Goal 3) and to Forest (Goal 4).  Section 3.2 of Volume I Part I of the CCCP explains how the 
lands were inventoried and background information on why the number of acres were reserved for 
Agriculture, Forest, and Natural Resources2.  The proposal does not have any effect on this section 
and is consistent.  

 
2 Natural Resources includes Minor Estuarine Shorelands   
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Sections 5.3 and 5.4 of the CCCP explains that Coos County shall conserve those resources 
designated as "agricultural lands" on the Comprehensive Plan map by regulating uses and activities in 
such areas through requirements stipulated in the following Exclusive Farm Use (EFU) zone. The 
delineation of these zones shall be generally consistent with the locational criteria developed on the 
Agricultural Lands Inventory and Assessment. Land Divisions shall comply with criteria set forth in 
the Coos County Zoning and Land Development Ordinance. Implementation of this strategy shall be 
based on application of the statutory provisions governing uses in EFU zones.  The CCCP further 
explains that Coos County shall conserve forestlands, by retaining them for the production of wood 
fiber and other forest uses, except where legitimate needs for non-forest uses are justified. 
 
The main criteria set forth in Section 5.4 (8) states that Coos County shall consider, and approve 
where appropriately justified, changes from forestry to agriculture zoning districts, and vice-versa, 
upon findings which establish: 

i. That the proposed rezone would be at least as effective at conserving the resource as the 
existing zone, 

ii. That the proposed rezone would not create a nonconforming use, 
iii. That the applicant for the proposed rezone has certified that he/she understands 

that the rezone, if granted, could have significant tax consequences. 
 
Furthermore, Coos County shall, upon a finding to approve the rezone under consideration, amend 
the "Agricultural Land" or "Forest Land" Comprehensive Plan Map designation so as to 
correspond to the new zone, as approved. 
 
Implementation of this policy shall include conducting a "rezone public hearing." 
 

iv. This strategy recognizes: 
a) That agriculture and forestry are closely related in Coos County because the land 

resource base is capable of and suitable for supporting both agricultural and forest use 
and activities; 

b) That this simplified plan revision process for agriculture and forest plan designations 
is necessary to help support the existing commercial agricultural and forest enterprises 
because it enables individual management decisions to be made in a timely manner as 
a response to changing market conditions. 

 
The applicant has explained within the application that evidence has been submitted throughout 
this application to address Appendix I CCCP Volume 1, Policy 5.4(8,) which allows changes in 
zoning districts from Agriculture to Forest and vice versa, provided that adequate findings are 
made supporting the request. The policy recognizes that "agriculture and forestry are closely 
related in Coos County because the land resource base is capable of and suitable for supporting 
both agricultural and forest uses and activities. The intent of this application is to rezone the 
subject property to Exclusive Farm Use to be more compatible with adjacent Forest zoning based 
on the soils. The intent of this application is to adopt an appropriate zone designation for the 
subject property pursuant to Oregon Statewide Planning Goals 3 and 4, based upon existing 
agricultural soil types, existing agricultural zoning, and uses on adjacent and nearby lands.  Based 
on the information submitted and the surrounding zoning, staff agrees with the applicant's 
findings.    
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The applicant acknowledges in the record that there may be tax consequences by changing the 
zoning.  
 
Volume I, Part II Section 3.1 Agricultural Lands, and Section 3.2 Forest Lands provide inventories 
and factual base for all inventoried Agricultural Lands and Forest Lands.   
 
"AGRICULTURAL LAND" as defined in Goal #3 includes: (a) Lands classified by the U.S. Soil 
Conservation Service (SCS) as predominantly Class IIV Soils in Western Oregon and I-IV soils in 
Eastern Oregon; (b) Other lands in different soil classes which are suitable for farm use as defined in 
ORS 215.203 (2)(a), taking into consideration soil fertility; suitability for grazing; climatic conditions; 
existing and future availability of water for farm irrigation purposes; existing land use patterns; 
technological and energy inputs required; and accepted farming practices; and (c) land which is 
necessary to permit farm practices to be undertaken on adjacent or nearby agricultural lands. In 
addition, counties may designate agricultural land as marginal land and allow those uses and land 
divisions on the designated marginal land as allowed by ORS 197.247. 
 

1.5 Criteria used to distinguish Agriculture and Forest Lands designations in Plan Map where 
overlap occurs. 
 

The principal test for deciding which designation a particular area should be placed in is whether the 
primary use is agriculture or forestry. The nature of the vegetative ground cover is one key indication 
of the primary use of the land. There are three basic types of situations to be examined:  
 
(i) Where non-Class II-IV soils are used for upland grazing.  

 
These lands are identified in the Plan from the County Assessor's records of land classified as 
agricultural lands for "Exclusive Farm Use" taxation purposes. These lands are separately 
identified as "grazing lands" in the Agricultural Lands inventory. Air photographs are used to 
check these areas to ensure that they are currently predominantly open rangelands with only 
scattered tree growth. On this basis the area indicated by tax records may be increased or 
decreased. These lands are then designated as agricultural lands on the Plan map on the basis 
of the following factors: suitability for grazing, existing land use patterns, and accepted 
farming practices. Site-specific consideration is given each area, to ensure that the ground 
cover indicates grazing as the primary use. The plan recognizes that the hill grazing land is of 
great importance to the economy and is accepted as the predominant farming practice in 
certain areas of Coos County.  
 

(ii) Where soils of the Blacklock Series (Class VIIw) occur  
 
These soils are naturally suited to cranberry bogs and are separately identified in the 
agricultural lands inventory. Such areas may or may not be currently used for cranberry bogs. 
This depends largely on three factors: (i) the availability of irrigation water, (ii) the growth of 
the market for the product and (iii) availability of capital. Blacklock soils tend to be 
intermingled with other agricultural soils. However, entire areas within this soil association 
may be under forest cover. Cranberry bogs tend to occur in localized clusters, due to their 
heavy dependence upon surface water supplies and the need to protect operators from 
intrusion or conflicting uses.  
 
These localized areas are identified from air photographs and are designated as agricultural 
lands based on the following factors: irrigation potential, existing land use patterns, 
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technological and energy inputs and accepted farming practices. The Plan recognizes the 
importance of cranberry growing to the local economy and that it is the predominant farming 
practice in certain local areas of the County. Other areas in the Blacklock soil series are placed 
in the forest land designation on the basis of their forest cover.  
 

(iii) Where Class II-IV soils are in use as forest lands.  
 
Extensive areas of land on the flat, coastal plain have Class III or IV soils where no current 
agricultural use is occurring and the land is under forest cover. In addition, in upland areas in 
the interior of the County, level ridge tops and benches generally have Class III or IV soils. 
However, they are generally under unbroken forest cover. In each of these typical cases, there 
is assumed to be little probability of future clearing and conversion to agricultural use. The 
cool and windy climate of the coastal plain, coupled with the naturally low fertility of the sandy 
soils make this area poorly adapted to agricultural crops other than cranberries. This is vital to 
the future economic health of the County. Due to these facts and the existence of forest cover, 
it is considered appropriate to designate these lands as "forest lands" in the Plan. Certain 
exceptions occur to this general rule. In some narrow inland valleys, forest cover may alternate 
with open farmland, while the entire valley floor has Class II-IV soils. In such a situation, it is 
considered that due to the intermixture of such uses, the flat topography and accessibility of 
these lands, future conversion to agriculture is a distinct possibility. Thus, an agricultural 
designation is applied to the entire valley floor. However, ownership patterns must also be 
considered. In certain cases, narrow valleys with Class II-IV soils, especially in their upper 
reaches, may be owned by major lumber companies, and no agricultural use is occurring. With 
such site-specific situations, a 'forest land' designation is considered more appropriate, 
consistent with surrounding lands in the same ownership.  
 
Thus, different types of cases can be distinguished where land may be identified as either 
agricultural and forest land. The most appropriate designation is based on the primary use of 
the land taking into account the factors used in the Goal to identify "other lands suitable for 
farm use," and to define "forest lands" and considering site specific situations. A plan policy is 
presented in the "Policy" section of the Plan to ensure the appropriate level of protection for 
these "overlapping" lands and to ensure that either forest or agricultural practices can occur 
without interference.  

 
The applicant has provided a soil report for the property. Staff agrees with the 
conclusionary statement made in the report, which indicates that the Natural Resources and 
Conservation Service (NRCS) soil report for the subject property: 
  

1. It is composed of existing and potential forest lands which are suitable for commercial 
forest uses. 

a. The approximately 51% of subject property composed of Bullards sandy loam of 
increasing slopes (8B, 8C, and 8D): 
i. In addition to the information above, the Coos County Soil Survey describes this 

soil type as “suited to the production of Douglas Fir […] On the basis of a 100-
year site curve, the mean site index for Douglas fir is 132. At the culmination of 
the mean annual increment (CMAI), the production of 60 year-old Douglas fir 
trees 1.5 inches in diameter or more at breast height is 133 cubic feet per acre 
per year. On the basis of a 50 year site curve, the mean site index for Douglas fir 
is 105. 
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b. The approximately 49% of subject property composed of Blacklock fine sandy 
loam (5B): 
i. In addition to the information above, the Coos County Soil Survey describes 

this soil type as “suitable to the production of shore pine. Among the other 
species that grow on this unit are Sitka spruce, western hemlock, and Port 
Orford cedar. […] On the bases of a 100-year site curve, the mean site index for 
shore pine is 90. At the culmination of the mean annual increment (CMAI), the 
production of 60-year-old shore pine trees is 1.5 inches in diameter or more at 
breast height is 79 cubic feet per acre per year.”  

 
Because property is suitable for either farm or forest use and therefore neither Goal 3 nor 4 can be 
applied alone.   

 
The Coos County Comprehensive Plan (CCCP) provides flexibility to the County to consider each 
site on a case-by-case basis while also offering guidance on property zoning. In this particular case, 
the property is partially zoned for Agriculture, and it is surrounded by the same zoning district. 
Based on the site-specific information and the evidence provided by the applicant, staff 
recommends that the Planning Commission accept the findings presented by the applicant in this 
case. 

• SECTION 5.1.230 STATUS OF HEARINGS BODY RECOMMENDATION OF 
APPROVAL:   

 
The recommendation of the Hearings Body made pursuant to 5.1.225(1) or (2) shall not in itself amend 
the zoning maps. 
 
STAFF FINDING: Any recommendation will not amend the zoning map.  
 

• SECTION 5.1.235 BOARD OF COMMISSIONERS ACTION ON HEARINGS BODY 
RECOMMENDATION:   

 
Not earlier than 15 days following the mailing of written notice of the Hearings Body recommendation 
pursuant to Section 5.1. 225, the Board of Commissioners shall either: 
 
1. adopt the Hearings Body recommendation for approval or approval with conditions;  
 
2. reject the Hearings Body recommendation for approval or approval with conditions and dismiss 

the application;  
 
3. accept the Hearings Body recommendation with such modifications as deemed appropriate by the 

Board of Commissioners; or 
 
4. if an appeal has been filed pursuant to Article 5.8, the Hearings Body recommendation shall 

become a part of the appeal hearing record, and no further action is required to dispense with 
the Hearings Body recommendation. 

 
STAFF FINDING: This will be addressed by the Board of Commissioners.  
 

• SECTION 5.1.240 REQUIREMENTS FOR “Q” QUALIFIED CLASSIFICATION:   
 



 
AM-23-005/RZ-23-004 

21 
 

Where limitations are deemed necessary, Board of Commissioners may place the property in a “Q” 
Qualified rezoning classification.  Said “Q” Qualified Classification shall be indicated by the symbol 
“Q” preceding the proposed zoning designation (for example: Q C-1). 
 
STAFF FINDINGS:  The Planning Commission can consider a Qualified Rezone if they find it 
necessary to address any compatibility issues.   Staff does not find a qualifier on this particular 
rezone is warranted given the facts of the record. This does not mean that someone else may not 
raise an issue that the Commission may find important to conditions the rezone request.  
 

• SECTION 5.1.250 PERMITS AND APPLICATIONS MORATORIUM: 
 

1. After a proposed rezoning has been set for public hearing, no building or sewage disposal system 
permits shall be issued until final action has been taken.  Final action constitutes either: 

 
a. Withdrawal of the application by the applicant;  
b. Expiration of the County’s appeal period without an appeal having been filed; or 
c. Final order of Board of Commissioners upon hearing the appeal. 

 
2. Following final action on the proposed rezoning, the issuance of a verification letter shall be in 

conformance with the application approval. 
  
STAFF FINDING: There have been no building or sewage disposal system permits issued on this 
matter.  
 

• SECTION 5.1.275 STANDARDS FOR COMPREHENSIVE PLAN AND REZONE FOR 
NONRESOURCE LAND:   

 
A. The subject property does not meet the definition of Agricultural Land under Statewide Planning 

Goal 3 and /or Forest Land under Statewide Planning Goal 4.  
 

NOTE: If the subject property is predominantly Class 1-IV soils or if it predominantly 
consists of soils capable of producing 5000 cubic feet of commercial tree species it is not 
considered to be nonresource land.  
 

B. The subject property does not contain any natural resources defined in Statewide Planning Goal 
5 which are identified in the Coos County Comprehensive Plan; 

C. The subject property has been proven to be generally unsuitable for production of farm crops and 
livestock or merchantable tree species, considering terrain adverse soil conditions, drainage and 
flooding, vegetation, location and size of the tract.  

D. The subject property is not considered to be nonresource land simply because it is too small to be 
farmed or forest managed profitably by itself.  If the subject property can be sold, leased, rented 
or otherwise managed as part of a commercial farm, ranch or other forestland it is not 
considered to be nonresource land.  

E. The subject property is not considered to be nonresource land if it has been given a special tax 
assessment for farm use or as designated forestland at any time in the past five years.   

F. If the subject property is found to meet all of the standards above to be considered nonresource 
land the county shall also determine that rezoning the property to a nonresource zone will not 
materially alter the stability of the overall land use pattern in the area and lead to the rezoning of 
other lands to nonresource use to the detriment of the resource uses in the area.  
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G. The subject property shall be at least 10 acre in area unless it is contiguous to an area that is 
zoned for nonresource use. Any proposal of at least 2 acres but less than 10 acres requires 
approval of a Goal 14 exception pursuant to OAR 660-00-0040. 

H. Rezoning of land that is found to be nonresource land shall be to a “rural” zone that is 
appropriate for the type of land and its intended use. Rural commercial or industrial development 
must comply with standards for small-scale, low impact commercial and industrial use. 
Development of property rezoned from Forest or Forest Mixed use to a nonresource zone shall 
comply with the resource development and siting standards.  (ORD NO. 04-01-001PL February 
10, 2004) 

 
STAFF FINDING:  This is not a non-resource rezone request; therefore, this section is not 
applicable.   
 

 
B. TEMPLATE DWELLING CRITERIA AND FOREST SITING STANDARDS 

 
Forest Template Dwelling Supplemental Application: 
Coos County Zoning and Land Development Ordinance (CCZLDO) 
 
SECTION 4.6.100 FOREST AND FOREST MIXED USE – USE TABLES Table 1 identifies the uses and 
activities in the Forest (F) and Forest/Mixed Use (FMU) zone. The tables describe the use, type of review, 
applicable review standards. Development shall also comply with Section 4.6.140 Development and Siting 
Standards. All dwellings and structures are subject to the siting standards found in Section 4.6.130. Exceptions 
to minimum lot and parcel sizes for the purpose of land division may apply as set out in Section 4.6.145 Land 
Division for Open Space and Special Assessment, and Section 4.6.145 Exceptions to Minimum Parcel Size. 
Properties that are located in a Special Development Consideration and/or overlays shall comply with the 
applicable review process identified by that Special Development Consideration and/or overlay located in 
Article 4.11.  
 
If a use specifically states Forest Mixed Use only it is not permitted in the Forest Zone. If land is in a zone that 
allows both farm and forest uses, a dwelling may be sited based on the predominate use of the tract on January 
1, 1993.  
 
SECTION 4.6.110 (OAR 660-006-0025) Uses Authorized in Forest Zones (1) Goal 4 requires that forest land be 
conserved. Forest lands are conserved by adopting and applying comprehensive plan provisions and zoning 
regulations consistent with the goals and this rule. In addition to forest practices and operations and uses 
auxiliary to forest practices, as set forth in ORS 527.722, the Commission has determined that five general types 
of uses, as set forth in the goal, may be allowed in the forest environment, subject to the standards in the goal 
and in this rule. These general types of uses are: (a) Uses related to and in support of forest operations; (b) 
Uses to conserve soil, air and water quality and to provide for fish and wildlife resources, agriculture and 
recreational opportunities appropriate in a forest environment; (c) Locationally dependent uses, such as 
communication towers, mineral and aggregate resources, etc.; (d) Dwellings authorized by ORS 215.705 to 
215.755; and (e) Other dwellings under prescribed conditions. 
 
 
Use TR Subject to 

Dwellings authorized by ORS 215.705 to 215.755; and (e) Other dwellings under prescribed conditions. 

63. Template Dwelling (Alternative forestland dwellings ORS 215.750) ACU (9)(B)(II) 
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o SECTION 4.6.120 Review Standards (9)(B) DWELLING ON FOREST AND FOREST MIXED USE 
ZONES -(II) TEMPLATE DWELLING - 215.750 Alternative forestland dwellings; criteria.  

(1) In western Oregon, a governing body of a county or its designate may allow the establishment 
of a single-family dwelling on a lot or parcel located within a forest zone if the lot or parcel is 
predominantly composed of soils that are: 
(a) Capable of producing 0 to 49 cubic feet per acre per year of wood fiber if: 

(A) All or part of at least three other lots or parcels that existed on January 1, 1993, are 
within a 160-acre square centered on the center of the subject tract; and 

(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels continue 
to exist on the other lots or parcels; 

(b) Capable of producing 50 to 85 cubic feet per acre per year of wood fiber if: 
(A) All or part of at least seven other lots or parcels that existed on January 1, 1993, are 

within a 160-acre square centered on the center of the subject tract; and 
(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels; or 

(c) Capable of producing more than 85 cubic feet per acre per year of wood fiber if: 
(A) All or part of at least 11 other lots or parcels that existed on January 1, 1993, are within 

a 160-acre square centered on the center of the subject tract; and 
 (B) At least three dwellings existed on January 1, 1993, on the other lots or parcels.  

 
 

FINDING: Soil Information used to determine if the subject property is capable of producing 0-49, 
50-85 or 85 cubic feet per year of wood fiber which determines the applicable criteria for the number of 
qualifying lots or parcels. According to the Soil Survey of Coos County, NRCS National Soil Information 
System provided by the applicant and confirmed by staff the property is capable of producing more than 
85 cubic feet per year of wood fiber. This volume requires (all or part of) to be at least 11 other lots or lots 
that existed on January 1, 1993 and within those qualifying lots and parcels at least three dwellings 
existed on January 1, 1993. 
 
Therefore, 4.6.120 Review Standards (9)(B)(II)(1)(c) applies to the template test. 
 

o SECTION 4.6.120 Review Standards (9)(B) DWELLING ON FOREST AND FOREST MIXED USE 
ZONES -(II) TEMPLATE DWELLING - 215.750 Alternative forestland dwellings; *** 

 
(2) The following review standards apply to “template” dwellings approved under this rule: 

a. Lots or parcels within urban growth boundaries may not be used to satisfy the eligibility 
requirements under this rule. 

b. Except as provided by subsection (c) of this section, if the tract under section (1) of this 
rule abuts a road3 that existed on January 1, 1993, the measurement may be made by 
creating a 160-acre rectangle that is one mile long and one-quarter mile wide centered 
on the center of the subject tract and that is to the maximum extent possible, aligned with 
the road. 

 
3 The statutory definition of “public road” at ORS 368.001(5) is not applicable to approval of a forest template 
dwelling required by ORS 215.750(5) to be located on a tract that abuts a “road.” Interpretation of a local code 
requirement that such dwellings be located on a “public road” is controlled by local legislative intent rather than by 
statute. Petersen v. Yamhill County, 33 Or LUBA 584 (1997).  The road may be public or private as long as it has 
been existence and continued to be in existence since January 1, 1993 and meets the following local definition: A 
public or private way created or intended to provide ingress or egress for persons to one or more lots, parcels, areas, 
or tracts of land.  A road does not include: (a) driveway located exclusively on the same lot, parcel or tract of land as 
the use it serves; (b) a private way that is created or intended to provide ingress or egress to such land in conjunction 
with the use of such land exclusively for forestry, mining, or agricultural purposes. 
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c. If the: 
i. Tract 60 acres or larger described under section (1) of this rule abuts a road or 

perennial stream, the measurement shall be made in accordance with subsection 
(b) of this section. However, one of the three required dwellings must be on the 
same side of the road or stream as the tract, and: 

1. Be located within a 160-acre rectangle that is one mile long and one-
quarter mile wide centered on the center of the subject tract and that is, 
to the maximum extent possible aligned with the road or stream; or 

2. Be within one-quarter mile from the edge of the subject tract but not 
outside the length of the 160-acre rectangle, and on the same side of the 
road or stream as the tract. 

ii. Road crosses the tract on which the dwelling will be located, at least one of the 
three required dwellings shall be on the same side of the road as the proposed 
dwelling. 

d. Notwithstanding subsection (6)(a) of this rule, if the acknowledged comprehensive plan 
and land use regulations of a county require that a dwelling be located in a 160-acre 
square or rectangle described in sections (3) and (4) of this rule or subsections (b) or (c) 
of this section, a dwelling is in the 160-acre square or rectangle if any part of the 
dwelling is in the 160-acre square or rectangle. 

 
FINDING:  None of the lots or parcels that were uses to satisfy the test were in the Urban Growth 
Boundary.  The template that was used was 160-acre rectangle that is one mile long and one-
quarter mile wide centered on the center of the subject tract and that is to the maximum extent 
possible, aligned with the platted road.  The template shows the number of parcels with homes has 
been exceeded therefore, complying with the criteria.  
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(3) A proposed “template” dwelling under this rule is allowed only if: 
a. It will comply with the requirements of an acknowledged comprehensive plan, 

acknowledged land use regulations, and other provisions of law; 
b. It complies with the requirements of OAR 660-006-0029 and 660-006-0035; 
c.  No dwellings are allowed on other lots or parcels that make up the tract and deed 

restrictions established under section (5) of this rule for the other lots or parcels that 
make up the tract are met; 

d. The tract on which the dwelling will be sited does not include a dwelling. 
e. The lot or parcel on which the dwelling will be sited was lawfully established. 
f. Any property line adjustment to the lot or parcel complied with the applicable property 

line adjustment provisions in ORS 92.192. 
g. Any property line adjustment to the lot or parcel after January 1, 2019, did not have the 

effect of qualifying the lot or parcel for a dwelling under this section; and 
h. If the lot or parcel on which the dwelling will be sited was part of a tract on January 1, 

2019, no dwelling existed on the tract on that date, and no dwelling exists or has been 
approved on another lot or parcel that was part of the tract. 

 
FINDING:  The proposal will comply with the Comprehensive Plan if rezoned to Forest. The 
proposal will comply with OAR 660-006-0029  (siting standards for dwellings and structures in the 
Forest Zone) and 660-006-0035 (Fire Siting Standards for Dwellings and Structures) once the 
property has been rezoned and all suggested conditions have been complied with. There are no 
other dwellings on the lot, parcel or tract that makes up the lot or parcels. 
 
The property was part of a 1912 subdivision plat (Frank Wanous Acreage Tracts 1912) but in 1980 
it appears the lots contained in tax lots 2500, 2501 and 2400 were vacated. The street remained and 
the lots were reconfigured by deed at that time. The property has remained unchanged since 1981 
(see Deed Document 81-3-0590) and is considered lawfully created.  
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This property has not been lot lined adjusted at any time since 1981.   
 
Therefore, the proposal complies with subsection (3). 
 

(4) Subsection (1)(d) and (3)(e) through (4) of Section (II) TEMPLATE DWELLING  applies:  
a. On and after November 1, 2021 in Columbia, Coos, Curry, Deschutes, Douglas, 

Josephine, Linn, Marion, Washington, and Yamhill Counties with following limited 
exception: 

i. Prior to November 1, 2023, the county may allow the establishment of a single-
family dwelling on a lot or parcel that was part of a tract on January 1, 2021, if; 

1. No more than one other dwelling exists or has been approved on another 
lot or parcel that was part of the tract; and 

2. The lot or parcel qualifies, notwithstanding subsection (3)(h), for a 
dwelling under section (1) of this rule. 

 
FINDING:  This property is not part of a tract that has a dwelling. Therefore, this section is not 
applicable.  
 

(5) When the lot or parcel on which the dwelling will be located is part of a tract, the remaining 
portions of the tract shall be consolidated into a single lot or parcel and a deed restriction using 
the form provided in OAR 660-06-027(6), "Exhibit A," shall be completed and recorded with 
Coos County Clerk. The covenants, conditions and restrictions in the deed restriction: 

a. The covenants, conditions and restrictions are irrevocable, unless a statement of release 
is signed by an authorized representative of the county or counties where the property 
subject to the covenants, conditions and restrictions is located. 



 
AM-23-005/RZ-23-004 

28 
 

b. Enforcement of the covenants, conditions and restrictions may be undertaken by the 
department or by the county or counties where the property subject to the covenants, 
conditions and restrictions is located. 

c. The failure to follow the requirements of this section shall not affect the validity of the 
transfer of property or the legal remedies available to the buyers of property that is 
subject to the covenants, conditions and restrictions required by this section. 

d. The county planning director shall maintain a copy of the covenants, conditions and 
restrictions filed in the county deed records pursuant to this section and a map or other 
record depicting tracts do not qualify for the siting of a dwelling under the covenants, 
conditions and restrictions filed in the county deed records pursuant to this section. The 
map or other record required by this subsection shall be readily available to the public in 
the county planning office. 

 
FINDING:  This property is not part of a tract. Therefore, this section is not applicable.  
 
 
SECTION 4.6.130 ADDITIONAL CRITERIA FOR ALL new and REPLACEMENT dwellings and structures in 
forest 
  
The following siting criteria or their equivalent shall apply to all new dwellings and structures in forest and 
agriculture/forest zones. These criteria are designed to make such uses compatible with forest operations and 
agriculture, to minimize wildfire hazards and risks and to conserve values found on forest lands. A governing 
body shall consider the criteria in this rule together with the requirements OAR 660-0060-0035 to identify the 
building site: 
  

1. Dwellings and structures shall be sited on the parcel so that: 
(a) They have the least impact on nearby4 or adjoining forest or agricultural lands; 
(b) The siting ensures that adverse impacts on forest operations and accepted farming practices 

on the tract will be minimized; 
(c) The amount of forest lands used to site access roads, service corridors, the dwelling and 

structures is minimized; and 
(d) The risks associated with wildfire are minimized. 

2. Siting criteria satisfying section (1) of this section may include setbacks from adjoining properties, 
clustering near or among existing structures, siting close to existing roads and siting on that portion 
of the parcel least suited for growing trees. 

3. The applicant shall provide evidence to the governing body that the domestic water supply is from a 
source authorized in accordance with the Water Resources Department's administrative rules for 
the appropriation of ground water or surface water and not from a Class II stream as defined in the 
Forest Practices rules (OAR chapter 629). For purposes of this section, evidence of a domestic 
water supply means: 
a) Verification from a water purveyor that the use described in the application will be served by 

the purveyor under the purveyor's rights to appropriate water; 
b) A water use permit issued by the Water Resources Department for the use described in the 

application; or 
c) Verification from the Water Resources Department that a water use permit is not required for 

the use described in the application. If the proposed water supply is from a well and is exempt 

 
4For the purpose of this section “Nearby” is defined as within the decision notification area as defined in Section 
5.0.900(2) for farm zoned property. 
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from permitting requirements under ORS 537.545, the applicant shall submit the well 
constructor's report to the county upon completion of the well. 

4. As a condition of approval, if road access to the dwelling is by a road owned and maintained by a 
private party or by the Oregon Department of Forestry, the U.S. Bureau of Land Management, or 
the U.S. Forest Service, then the applicant shall provide proof of a long-term road access use 
permit or agreement. The road use permit may require the applicant to agree to accept 
responsibility for road maintenance. 

5. Approval of a dwelling shall be subject to the following requirements: 
(a) Approval of a dwelling requires the owner of the tract to plant a sufficient number of trees on 

the tract to demonstrate that the tract is reasonably expected to meet Department of Forestry 
stocking requirements at the time specified in department of Forestry administrative rules; 

(b) The planning department shall notify the county assessor of the above condition at the time the 
dwelling is approved; 

(c) If the lot or parcel is more than 10 acres in western Oregon or more than 30 acres in eastern 
Oregon, the property owner shall submit a stocking survey report to the county assessor and the 
assessor will verify that the minimum stocking requirements have been met by the time required 
by Department of Forestry rules; 

(d) Upon notification by the assessor the Department of Forestry will determine whether the tract 
meets minimum stocking requirements of the Forest Practices Act. If that department 
determines that the tract does not meet those requirements, that department will notify the 
owner and the assessor that the land is not being managed as forest land. The assessor will then 
remove the forest land designation pursuant to ORS 321.359 and impose the additional tax; and 

(e) The county governing body or its designate shall require as a condition of approval of a single-
family dwelling under ORS 215.213, 215.383 or 215.284 or otherwise in a farm or forest zone, 
that the landowner for the dwelling sign and record in the deed records for the county a 
document binding the landowner, and the landowner's successors in interest, prohibiting them 
from pursuing a claim for relief or cause of action alleging injury from farming or forest 
practices for which no action or claim is allowed under ORS 30.936 or 30.937. 

 
FINDING:  The applicant provided the following site analysis to address alternative 
dwelling and accessory structure sites.  
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By utilizing the area that is already cleared and has developed infrastructure it appears 
that this is the place that would have the least impact on nearby or adjoining lands and 
minimizes the amount of land used to site access roads, service corridors, and structures.  
The site plan below show all the existing infrastructure and proposed development.  The 
plan is very detailed.  
 
The applicant provides more details in their Attachment 7 to provide an overview of all of 
the surrounding properties uses to demonstrate compliance with the least amount of 
impacts.  The application states that the proposal will comply with the applicable setbacks:  

a) 30’ defensible space setbacks; 
b) 35’ setback from the centerline of Napier Ln; 
c) Setbacks from the 100’ powerline right of way; and   
d) Septic system setback from neighboring wells.   

 
The proposal has considered the following: 

a) Clustering of the structures near or among existing structures: between Crooked 
Creek and Rosa Road, along with six other dwellings within approximately a 
quarter-mile of each other; 

b) Structures are close to the existing Napier Ln and Rosa Rd; and 
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c) The structures will be sited on the portion of the parcel least suited for growing 
trees: the portion of the property which has been developed for residential use. 

 
 

 
 
 
 
 
 
As a condition of approval the applicant will be required to provide evidence to the 
governing body that the domestic water supply is from a source authorized in accordance 
with the Water Resources Department's administrative rules for the appropriation of 



 
AM-23-005/RZ-23-004 

32 
 

ground water or surface water and not from a Class II stream as defined in the Forest 
Practices rules (OAR chapter 629). For purposes of this section, evidence of a domestic 
water supply means: 

a) Verification from a water purveyor that the use described in the application will 
be served by the purveyor under the purveyor's rights to appropriate water; 

b) A water use permit issued by the Water Resources Department for the use 
described in the application; or 

c) Verification from the Water Resources Department that a water use permit is not 
required for the use described in the application. If the proposed water supply is 
from a well and is exempt from permitting requirements under ORS 537.545, the 
applicant shall submit the well constructor's report to the county upon completion 
of the well. 
 

The property has an easement in place for Napier Lane to access the property.  
 
As a condition of approval the applicant shall comply with the following: 

(a) Approval of a dwelling requires the owner of the tract to plant a sufficient number of trees 
on the tract to demonstrate that the tract is reasonably expected to meet Department of 
Forestry stocking requirements at the time specified in department of Forestry 
administrative rules; 

(b) The planning department shall notify the county assessor of the above condition at the time 
the dwelling is approved; 

(c) If the lot or parcel is more than 10 acres in western Oregon or more than 30 acres in eastern 
Oregon, the property owner shall submit a stocking survey report to the county assessor and 
the assessor will verify that the minimum stocking requirements have been met by the time 
required by Department of Forestry rules; 

(d) Upon notification by the assessor the Department of Forestry will determine whether the tract 
meets minimum stocking requirements of the Forest Practices Act. If that department 
determines that the tract does not meet those requirements, that department will notify the 
owner and the assessor that the land is not being managed as forest land. The assessor will 
then remove the forest land designation pursuant to ORS 321.359 and impose the additional 
tax; and 

(e) The county governing body or its designate shall require as a condition of approval of a 
single-family dwelling under ORS 215.213, 215.383 or 215.284 or otherwise in a farm or 
forest zone, that the landowner for the dwelling sign and record in the deed records for the 
county a document binding the landowner, and the landowner's successors in interest, 
prohibiting them from pursuing a claim for relief or cause of action alleging injury from 
farming or forest practices for which no action or claim is allowed under ORS 30.936 or 
30.937. 

 
Therefore, this section has been addressed.  
 
O SECTION 4.6.140 DEVELOPMENT AND SITING CRITERIA: 

This section contains all of the development standards for uses (unless otherwise accepted out by a use review) 
and all of the siting standards for development.   
 

1. Except as provided in subsection 4.6.145 of this ordinance, the following minimum lot or 
parcel sizes apply for land designated forestland, is at least 80 acres. 
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Minimum lot size will not affect approval for development unless specified in use. The size of 
the parcel will not prohibit development as long as it was lawfully created or otherwise 
required to be a certain size in order to qualify for a use.  

 
2. Setbacks:  All Development with the exception of fences shall be set back a minimum of 

thirty-five (35) feet from any road right-of-way centerline, or five (5) feet from any right-of-
way line, whichever is greater. 

 
3. Fences, Hedges and Walls: No requirement, except for vision clearance provisions in Section 

7.1.525. 
 
4. Off-Street Parking and Loading: See Chapter VII. 
 
5. Minimizing Impacts: In order to minimize the impact of dwellings in forest lands, all applicants 

requesting a single family dwelling shall acknowledge and file in the deed record of Coos County, a 
Forest Management Covenant.  The Forest Management Covenant shall be filed prior to any final 
County approval for a single family dwelling. 

 
6. Riparian Vegetation Protection.  Riparian vegetation within 50 feet of a wetland, stream, lake or 

river, as identified on the Coastal Shoreland and Fish and Wildlife habitat inventory maps shall be 
maintained except that: 
a. Trees certified as posing an erosion or safety hazard. Property owner is responsible for 

ensuring compliance with all local, state and federal agencies for the removal of the tree.   
b. Riparian vegetation may be removed to provide direct access for a water-dependent use 

if it is a listed permitted within the zoning district;  
c. Riparian vegetation may be removed in order to allow establishment of authorized 

structural shoreline stabilization measures;  
d. Riparian vegetation may be removed to facilitate stream or stream bank clearance 

projects under a port district, ODFW, BLM, Soil & Water Conservation District, or 
USFS stream enhancement plan;  

e. Riparian vegetation may be removed to site or properly maintain public utilities and road 
rights-of-way; 

f. Riparian vegetation may be removed in conjunction with existing agricultural operations 
(e.g., to site or maintain irrigation pumps, to limit encroaching brush, to allow harvesting 
farm crops customarily grown within riparian corridors, etc.) provided that such 
vegetation removal does not encroach further into the vegetation buffer except as needed 
to provide an access to the water to site or maintain irrigation pumps; or 

g. The 50 foot riparian vegetation setback shall not apply in any instance where an existing 
structure was lawfully established and an addition or alteration to said structure is to be 
sited not closer to the estuarine wetland, stream, lake, or river than the existing structure 
and said addition or alteration represents not more than 100% of the size of the existing 
structure’s “footprint”. 

h. Riparian removal within the Coastal Shoreland Boundary will require a conditional use.  
See Special Development Considerations Coastal Shoreland Boundary.  

i. The 50’ measurement shall be taken from the closest point of the ordinary high water 
mark to the structure using a right angle from the ordinary high water mark. 
 

7. All new and replacement dwellings and permanent structures shall, at a minimum, meet the 
following standards.  

a. The dwelling has a fire retardant roof. 
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b. The dwelling will not be sited on a slope of greater than 40 percent.  Slope5 will also 
determine additional firebreak in Section 8 Firebreak.    

c. Evidence is provided that the domestic water supply is from a source authorized by the 
Water Resources Department and not from a Class II stream as designated by the State 
Board of Forestry. 

d. The dwelling is located upon a parcel within a fire protection district or is provided with 
residential fire protection by contract. If the dwelling is not within a fire protection district, 
the applicant provides evidence that the applicant has asked to be included in the nearest 
such district or contract with a private fire protection company. 

e. For dwellings and structures outside of a fire protection district alternative forms of fire 
protections will apply to the develop including fire sprinkling system, on-site equipment and 
water storage.  

i.  Water storage shall be a swimming pool, pond, lake or similar body of water that 
at all times contains at least 4,000 gallons or a stream that has a minimum flow of 
at least one cubic foot per second. Road access shall be provided to within 15 feet 
of the water’s edge for fire-fighting pumping units, and the road access shall 
accommodate a turnaround for fire-fighting equipment. The access to the water 
source shall be marked with signs for fire water sources. 

f. If the dwelling has a chimney or chimneys, each chimney has a spark arrester. 
g. The owner provides and maintains primary fuel-free break and secondary break areas on 

land surrounding the dwelling that is owned or controlled by the owner and complies with 
Section 8 Firebreak.  
 

8. Firebreak: 
a. The property owner shall maintain a primary firebreak safety zone around all structures.  

Vegetation within this primary safety zone may include mowed grasses, low shrubs (less 
than ground floor window height), and trees that are spaced with more than 15 feet between 
the crowns and pruned to remove dead and low (less than 8 feet from the ground) branches.  
Accumulated needles, limbs and other dead vegetation should be removed from beneath 
trees. 

b. Sufficient garden hose to reach the perimeter of the primary safety zone shall be available 
at all times. 

c. The owners of the dwelling shall maintain a primary fuel-free break area surrounding all 
structures and clear and maintain a secondary fuel-free break on land surrounding all 
structures and clear and maintain a secondary fuel-free break area on land surrounding the 
dwelling that is owned or controlled by the owner in accordance with the provisions in 
“Recommended Fire Siting Standards for Dwellings and Structures and Fire Safety Design 
Standards for Roads” dated March 1, 1991, and published by Oregon Department of 
Forestry and shall demonstrate compliance with Table 1.   

d. Proof that all of these items will be met includes proof of the slope to determine additional 
firebreak setbacks is required.  

 
5 Slope calculations must include the primary and additional fuel-free breaks.   Staff will use the 
slopes from the soil data found in the Soil Survey of Coos County Oregon5 published by United 
States Department of Agriculture, Soil Conservation Service, in cooperation with Oregon 
Agricultural Experiment Station.   Staff will accept an on  ground study for slope from an 
Registered Surveyor or other Registered Professional that is able to make calculations based on the 
profession licensing requirements.  
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Table 1 – Minimum Primary Safety Zone 

Slope Feet of Primary Safety 
Zone 

Feet of Additional Primary 
Safety Zone Down Slope 

0% 30 0 
10% 30 50 
20% 30 75 
25% 30 100 
40% 30 150 

9. All new and replacement structures shall use non-combustible or fire resistant roofing materials, as 
may be approved by the certified official responsible for the building permit. 

10. Access to new dwellings shall meet road and driveway standards in Chapter VII. 
 
FINDING:  The applicant has addressed all of the siting standards.  The down slope is less 
than 10% and will not require additional primary fire safety setbacks.  
 
All criteria has been addressed.  
 
 
RECOMMENDATION:  The rezone is consistent with the Comprehensive Plan and 
compatible with the surrounding uses.  The Template Dwelling is dependent on the zone 
change but once zoned Forest the dwelling will meet the criteria with the following 
conditions of approval:   
 

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. CCZLDO Section 4.6.130(3) The applicant shall provide evidence to the governing body 
that the domestic water supply is from a source authorized in accordance with the Water 
Resources Department's administrative rules for the appropriation of ground water or 
surface water and not from a Class II stream as defined in the Forest Practices rules (OAR 
chapter 629). For purposes of this section, evidence of a domestic water supply means: (a) 
Verification from a water purveyor that the use described in the application will be served 
by the purveyor under the purveyor's rights to appropriate water; (b) A water use permit 
issued by the Water Resources Department for the use described in the application; or (c) 
Verification from the Water Resources Department that a water use permit is not required 
for the use described in the application. If the proposed water supply is from a well and is 
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exempt from permitting requirements under ORS 537.545, the applicant shall submit the 
well constructor's report to the county upon completion of the well.  

c. Section 4.6.140(5) Minimizing Impacts: In order to minimize the impact of dwellings in 
forest lands, all applicants requesting a single-family dwelling shall acknowledge and file in 
the deed record of Coos County, a Forest Management Covenant. The Forest Management 
Covenant shall be filed prior to any final County approval for a single-family dwelling. 

d. Section 4.6.140(7)(a) & Section 4.6.140(9) All new and replacement structures shall use non-
combustible or fire-resistant roofing materials, as may be approved by the certified official 
responsible for the building permit. If they are not available yet then this will be a condition 
of approval on the ZCL. 

e. Section 4.6.140(14) If the dwelling has a chimney or chimneys, each chimney shall have a 
spark arrester. A copy of the building plans shall be submitted.  If they are not available, 
then this will be a condition of approval on the ZCL.  

f. Section 4.6.140 (16) Except for private roads and bridges accessing only commercial forest 
uses, public roads, bridges, private roads and driveways shall be constructed so as to 
provide adequate access for firefighting equipment. If the property is within a fire 
protection district (Coos Forest Protective Agency or Rural Fire Department) a sign off 
from the fire department is required or proof that the road has been constructed to meet 
the requirements of the “Recommended Fire Siting Standards for Dwellings and Structures 
and Fire Safety Design Standards for Roads” dated March 1, 1991.   

g. Section 4.6.140(17) Access to new dwellings shall meet road and driveway standards in 
Chapter VII. Driveway/ Access Parking/Access permit application shall be signed off by the 
Coos County Road Department prior to issuance of a Zoning Compliance Letter. 

h. 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. 

i. A traffic plan will be required for all rezones, recreational vehicle parks, campgrounds, 
mobile home parks, land divisions, industrial developments, commercial developments and 
high intensity development plans. 
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AMENDMENT/REZONE APPLICATION 
PLEASE SUBMIT 2 COMPLETE UNBOUND COPIES OF THIS APPLICATION 

OR 1 ELECTRONIC AND ONE UNBOUND COPY 

The following questions are to be completed in full.  An application will not be accepted for an Amendment/Rezone 
without this information.  The applicant should contact the Planning Department prior to filing, in order to determine 
a valid basis for the request. 

The Board of Commissioners and Hearings Body will use these answers in their analysis of the merits of the request. 

PLEASE PRINT OR TYPE: 

A. APPLICANT:

Name: ______________________________________________________ Telephone: _________________________ 
Address: _______________________________________________________________________________________ 
______________________________________________________________________________________________ 

As applicant, I am (check one): 

  Property owner or a purchaser under a recorded land sale contract.  “Property owner” means the owner of 
record, including a contract purchaser.  The application shall include the signature of all owners of the 
property.  A legal representative may sign on behalf of an owner upon providing evidence of formal legal 
authority to sign; 

A person or persons that have written consent of the property owner to make an application. A legal 
representative may sign on behalf of an owner upon providing evidence of formal legal authority to sign.  In 
the case of an attorney a statement of representation shall accompany the application; 

Transportation agency, utility or entity that meets the criteria in Section 5.0.175 of the Coos County Zoning 
and Land Use Development Ordinance (CCZLDO)   

If other than the owner, please give the owner’s name and address: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 

B. DESCRIPTION OF PROPERTY:

Township ________________ Range ________________ Section ________________ Tax Lot _________________ 
Account No. _______________________ Lot Size ____________________ Zoning District ____________________ 
Existing Use ____________________________________________________________________________________ 

C. STATE SPECIFIC ZONE DISTRICT REQUESTED: _____________________________________

Coos County Planning Department 
Coos County Courthouse Annex, Coquille, Oregon 97423 

Mailing Address: 250 N. Baxter, Coos County Courthouse, Coquille, OR 97423 
Physical Address: 225 N. Adams, Coquille, Oregon 

(541) 396-7770
FAX (541) 396-1022 / TDD (800) 735-2900 

planning@co.coos.or.us 

Official Use Only  
FEE:  _______________ 
Receipt No. _______________ 
Check No./Cash _______________ 
Date _______________ 
Received By _______________ 
File No. _______________ 
 

Larry Paul and Bonnie Riley (541) 733-6340
13830 Little River Rd, Glide OR 97443

X

29S 14W 7 2500
3089701 5.01 acres EFU
Vacant with existing septic system, well, driveway

Forest Mixed Use

$3533.00
239958

1106
5/26/23

MB
AM-23-002/RZ-23-002/
ACU-23-033
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D. JUSTIFICATION: 
 

(1) If the purpose of this rezone request is to rezone one or more lots or parcels in the interior of an 
exclusive farm use zone for non-farm uses, the following question must be answered: 
Were the lots or parcels for which a rezone request is made, physically developed for a non-farm use 
prior to February 16, 1983? ___________________________________________________________ 
Explain and provide documentation: ____________________________________________________ 
_________________________________________________________________________________
_________________________________________________________________________________ 

 
(2) If the purpose of this rezone request is for other than (1) above the following questions must be 

answered: 
 

a. Will the rezone conform with the comprehensive plan? ______________________________ 
Explain: ___________________________________________________________________ 
___________________________________________________________________________
___________________________________________________________________________ 

 
b. Will the rezone seriously interfere with the permitted uses on other nearby parcels? ________ 

Explain: ___________________________________________________________________ 
___________________________________________________________________________
___________________________________________________________________________ 

 
c. Will the rezone comply with other adopted plan policies and ordinances? ________________ 

Explain: ___________________________________________________________________ 

 
  (3) If a Goal Exception is required please review and address this section.  
 
All land use plans shall include identification of issues and problems, inventories and other factual information for 
each applicable statewide planning goal, evaluation of alternative courses of action and ultimate policy choices, taking 
into consideration social, economic, energy and environmental needs. The Coos County Comprehensive Plan (CCCP) 
and Implementing Zoning Land Development Ordinance (CCZLDO) was acknowledge1 as having all necessary 
components of a comprehensive plan as defined in ORS 197.015(5)  after the Coos County adopted the documents on 
April 4, 1985.  The date of the effective plan and ordinance is January 1, 1986.   Coos County did go through a 
periodic review exercise in the 1990’s but due to lack of gain in population, economic growth and public request plan 
zones were not altered.   Changes to the comprehensive plan and implementing ordinance have been done to ensure 
that any required statutory or rules requirements have been complied with.   However, sometimes it is necessary for 
property owners or applicants to make a request to have certain properties or situations such as text amendments 
considered to reflect a current condition or conditions.  These applications are reviewed on a case by case basis with 
the Board of Commissioners making a final determination.  This type application and process is way to ensure that 
process is available to ensure changing needs are considered and met.  The process for plan amendments and rezones 
are set out in CCZLDO Article 5.1.  
   
Exception means a comprehensive plan provision, including an amendment to an acknowledged comprehensive plan, 
that; (a) Is applicable to specific properties or situations and does not establish a planning or zoning policy of general 

                                                 
1 “Acknowledgment” means a commission order that certifies that a comprehensive plan and land use regulations, land use regulation or plan or regulation 
amendment complies with the goals or certifies that Metro land use planning goals and objectives, Metro regional framework plan, amendments to Metro planning 
goals and objectives or amendments to the Metro regional framework plan comply with the goals.  In Coos County’s case the commission refers to the Land 
Conservation and Development Commission. 

Subject Property is not located in the interior of an 
exclusive farm use zone; its on the western border of an 
EFU zone. It is 660 feet from an RR-5 zone and adjacent 
to the Forest zone.  

Yes. Specifically Volume 1 Part 2 § 3.2 Forest Lands: 5. 
Implementation Strategies: 5.1 Proposed Forest Zone and 
Volume 1 Part 1 § 5.4 Forest Lands: Plan Implementation 
Strategies. See attached narrative. 

No. See attached narrative. 

Yes. See attached narrative. 
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applicability; (b) Does not comply with some or all goal requirements applicable to the subject properties or 
situations; and (c) Complies with standards for an exception. 
 
NOTE:  This information outlines standards at OAR 660-004-0025, 660-004-0028 and 660-04-0022 for goal 
exceptions, but is NOT to be considered a substitute for specific language of the OARs.  Consult the specific Oregon 
Administrative Rule for the detailed legal requirements. 
 
 A local government may adopt an exception to a goal when one of the following exception process is justified:  

(a) The land subject to the exception is “physically developed” to the extent that it is no longer available for uses 
allowed by the applicable goal;  

(b) The land subject to the exception is “irrevocably committed” to uses not allowed by the applicable goal 
because existing adjacent uses and other relevant factors make uses allowed by the applicable goal 
impracticable; or  

(c) A “reasons exception” addressing the following standards is met:  
(1) Reasons justify why the state policy embodied in the applicable goals should not apply;  
(2) Areas which do not require a new exception cannot reasonably accommodate the use;  
(3) The long-term environmental, economic, social and energy consequences resulting from the use of 

the proposed site with measures designed to reduce adverse impacts are not significantly more 
adverse than would typically result from the same proposal being located in areas requiring a goal 
exception other than the proposed site; and  

(4) The proposed uses are compatible with other adjacent uses or will be so rendered through measures 
designed to reduce adverse impacts. Compatible, as used in subparagraph (4) is not intended as an 
absolute term meaning no interference or adverse impacts of any type with adjacent uses. A local 
government approving or denying a proposed exception shall set forth findings of fact and a statement 
of reasons which demonstrate that the 

  
Compatible, as used in subparagraph (4) is not intended as an absolute term meaning no interference or adverse 
impacts of any type with adjacent uses. A local government approving or denying a proposed exception shall set forth 
findings of fact and a statement of reasons which demonstrate that the standards for an exception have or have not 
been met. 
 
PART III -- USE OF GUIDELINES Governmental units shall review the guidelines set forth for the goals and either 
utilize the guidelines or develop alternative means that will achieve the 
 
 
E. REQUIRED SUPPLEMENTAL INFORMATION TO BE SUBMITTED WITH APPLICATION: 
 

1. A legal description of the subject property (deed); 
2. Covenants or deed restrictions on property, if any; 
3. A general location map of the property; 
4. A detailed parcel map of the property illustrating the size and location of existing and proposed uses 

and structures on 8 ½” x 11” paper.  If proposed structures are not know then the plot plan will need 
to include only existing with a note that no new structures are proposed at this time; 

 
5. If applicant is not the owner, documentation of consent of the owner, including: 

a. A description of the property; 
b. Date of consent 
c. Signature of owner 
d. Party to whom consent is given 

 
6. The applicant must supply a minimum of 2 copies of the entire application or one paper copy and 

electronic copy (email is acceptable), including all exhibits and color photocopies, or as directed by 
the Planning Staff. 
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G. Authorization: 
 

All areas must be initialed by all applicants, if this application pertains to a certain property all property owners2 must 
either sign or provide consistent for application unless otherwise allowed by Section 5.0.175 of the CCZLDO.  As an 
applicant by initializing each statement I am accepting or agreeing to the statements next to each area designated for 
my initials and/or signature. All property owners shall sign and initial the designated areas of the application or 
provide consent from another party to sign on their behalf.  If another party is signing as part of a consent that does 
not release that party that gave consent from complying with requirements listed below or any conditions that may be 
placed on an application.    In the case of a text amendment the procedures for set out in Section 5.1.110 WHO SEEK 
CHANGE applies and an applicant may not be a property owner.     
 

_____ I hereby attest that I am authorized to make the application and the statements within this application 
are true and correct to the best of my knowledge.  I affirm to the best of my knowledge that the 
property is in compliance with or will become in compliance with CCCP and CCZLDO.  I understand 
that any action authorized by Coos County may be revoked if it is determined that the action was 
issued based upon false statements or misrepresentation.    

 
_____ I understand it is the function of the planning staff to impartially review my application and to address 

all issues affecting it regardless of whether the issues promote or hinder the approval of my 
application.  In the event a public hearing is required to consider my application, I agree, as applicant 
I have the burden of proof.  I understand that approval is not guaranteed and the applicant(s) has the 
burden of proof to demonstrate compliance with the applicable review criteria. 

 
_____ As the applicant(s) I acknowledge that is in my desire to submit this application of free will and staff 

has not encouraged or discouraged the submittal of this application. 
 
_____ I understand as applicant I am responsible for actual cost of that review if the Board of 

Commissioners appoints a hearings officer to hear the application I have submitted.  As applicant I 
will be billed for actual time of planning services, materials and hearings officer cost and if not paid 
the application maybe become void.   

 
  
________________________________   ________________________________  
Applicant(s) Original Signature    Applicant(s) Original Signature 
 

             ________________________________ 
 Date 

                                                 
2 Property owner” means the owner of record, including a contract purchaser 

Larry Paul Bonnie Riley

Larry Paul
Bonnie Riley

Larry Paul
Bonnie Riley

Larry Paul
Bonnie Riley

Larry Paul
Bonnie Riley



LAND INFORMATION 
A. Property Owner(s)

Mailing address: 

Phone: 

Township:         Range:   

Email: 

Section:    ¼ Section:   1/16 Section: Tax lots:

=one: Select ZoneTax Account Number(s):
7D[ $FFRXQW 1XPEHU�V�

   (If payment is received on line a file number is required prior to submittal)
,I WKH IHH LV QRW LQFOXGHG WKH DSSOLFDWLRQ ZLOO QRW EH SUocessed

Date Received: Receipt #: ________________ Received by: _________

This application shall be filled out electronically.  If you need assistance pleDse contact staff.      
$ppOLFDtLoQV VKDOO Ee VXEPLtteG Ey tKe property oZQer or D pXrFKDVer XQGer D 

reForGeG ODQG VDOe FoQtrDFt�  ³Property oZQer´ PeDQV tKe oZQer oI reForG� LQFOXGLQJ D FoQtrDFt pXrFKDVer�  
7Ke DppOLFDtLoQ VKDOO LQFOXGe tKe VLJQDtXre oI DOO oZQerV oI tKe property�  

$ OeJDO repreVeQtDtLYe PDy VLJQ oQ EeKDOI oI DQ oZQer XpoQ proYLGLQJ eYLGeQFe oI IorPDO OeJDO DXtKorLty to VLJQ�  

$PRXQW� ______________

Administrative &onditional 8se for 
+earings %ody &onditional 8se for 
+istorical, &ultural and Archaeological 5esources,  1atural Areas of :ilderness 
%eaches and 'unes 
1on�(stuarine 6horeland %oundary 
6ignificant :ildlife +abitat
1atural +a]ards 

)lood /andslide /iTuefaction (rosion :ildfires

%� 6SeFial 'isWriFWs and 6erYiFes
:ater 
6chool

6ewage 'isposal

)ire 'istrict 

&� 7\Se oI $SSliFaWion �s� Slease FonsXlW ZiWK sWaII Wo deWerPine  Srior Wo sXEPiWWal

,nclude the supplemental application  with all criteria addressed.  ,f you  reTuire assistance with the 
criteria please contact a land use attorney or professional consultant.  Property information may be 
obtained from a ta[ statement or can be found on the &ounty Assessor
s web page at the following linNs� 
0ap ,nformation 2r Account ,nformation 
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Airport 6urfaces 2verlay 

9ariance to which standard

)ile 1umber � 

&226�&2817<�&21',7,21$/�86(�/$1'�86(�$33/I&$7,21
SUBMIT TO COOS COUNTY PLANNING DEPT. AT 60 E. SECOND STREET OR MAIL TO: 

COOS COUNTY PLANNING 250 N. BAXTER, COQUILLE OR 97423. EMAIL 
PLANNING@CO.COOS.OR.US  PHONE: 541-396-7770 

 Select Select Select Select Select

Please Select

SHOHFW Select Select Select Select

Please Select

Larry Paul and Bonnie Riley 

(541) 733-6340

13830 Little River Rd, Glide OR 97443

werepumped@icloud.com

  29S                24W                 7                                                     2500

.

3089701 Currently EFU
Proposed FMU

Forest Template Dwelling

X

On-Site (Well or Spring) On-Site Septic
Bandon Bandon RFPD

✔



D. ATTACHED WRITTEN STATEMENT. With all land use applications, the “burden of
proof” is on the applicant. It is important that you provide information that clearly describes�the
nature of the request and indicates how the proposal complies with all of the applicable�criteria
within the Coos County Zoning and Land Development Ordinance (CCZLDO). You�must address
each of the Ordinance criteria on a point-by-point basis in order for this�application to be deemed
complete. A planner will explain which sections of the Ordinance�pertain to your specific request.
The information described below is required at the time you�submit your application. The processing
of your application does not begin until the�application is determined to be complete.  An incomplete
application will postpone the�decision, or may result in denial of the request. Please mark the items
below to ensure your�submittal is complete.

Application Check List: Please make off all steps as you complete them. 
,� 352326$/�$1'�&5,7(5,$��A written statement of intent, attached to this application, with necessary supporting

eYLdeQce�ZKLcK�IXOO\�DQd�IDcWXDOO\�descULEes�WKe�IoOOoZLQJ�
�� 3UoMecW�sXPPDU\�DQd�deWDLOs�LQcOXdLQJ�WLPe�OLPes��
�� A complete explanation of how the request complies with the applicable provisions and criteria in 

the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your 
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order 
for this application to be deemed complete.�7KLs�sKDOO�Ee�DddUessed�oQ�WKe�sXSSOePeQWDO�cULWeULD�
SDJe��see�sWDII�IoU�cULWeULD��� 

 3523(57< 2:1(5 6,*1$785(6 5(48,5(' )25 352&(66,1*
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,,� 3/27�3/$1�25�6.(7&+�3/$1���$�deWDLOed�dUDZLQJ�deOLQeDWLQJ�WKe�IoOOoZLQJ�
• 2ZQeU
s�QDPe��DddUess��DQd�SKoQe�QXPEeU��PDS�DQd�7D[�OoW�QXPEeU
• 1oUWK�$UUoZ�DQd�6cDOe���XsLQJ�sWDQdDUd�eQJLQeeULQJ�scDOe�
• $ccXUDWe�sKDSe�DQd�dLPeQsLoQs�oI�SDUceO��deYeOoSPeQW�sLWe��LQcOXdLQJ�WKe�OeQJWKs�oI�WKe�DOO�SUoSeUW\�OLQes�
• $Q\�DdMDceQW�SXEOLc�oU�SULYDWe�UoDds��DOO�eDsePeQWs�DQd�oU�dULYeZD\�OocDWLoQs��,QcOXde�UoDd�QDPes�

'ULYeZD\�OocDWLoQ�DQd�SDUNLQJ�DUeDs��LQcOXdLQJ�WKe�dLsWDQce�IUoP�DW�OeDsW�oQe�SUoSeUW\�OLQe�Wo�WKe
LQWeUsecWLoQ�oI�WKe�dULYeZD\�DQd�WKe�UoDd��DSUoQ�DUeD��

• $OO�QDWXUDO�IeDWXUes��ZKLcK�PD\�LQcOXde��EXW�DUe�QoW�OLPLWed�Wo�ZDWeU�IeDWXUes��ZeWODQds��UDYLQes��sOoSe�DQd
dLsWDQces�IUoP�IeDWXUes�Wo�sWUXcWXUes�

• ([LsWLQJ�DQd�SUoSosed�sWUXcWXUes��ZDWeU�soXUces��seZDJe�dLsSosDO�s\sWeP�DQd�dLsWDQces�IUoP�WKese�LWePs�Wo
eDcK�oWKeU�DQd�WKe�SUoSeUW\�EoXQdDULes�

,,,� '(('��A copy of the current deed, including the legal description, of the subject property.

,9� &(57,),&$7,21���,�ceUWLI\�WKDW�WKLs�DSSOLcDWLoQ�DQd�LWs�UeODWed�docXPeQWs�DUe�DccXUDWe�Wo�WKe�EesW�oI�P\
NQoZOedJe��,�DP�DZDUe�WKDW�WKeUe�Ls�DQ�DSSeDO�SeULod�IoOOoZLQJ�WKe�dDWe�oI�WKe�3ODQQLQJ�'LUecWoU¶s�decLsLoQ�oQ
WKLs�ODQd�Xse�DcWLoQ��,�XQdeUsWDQd�WKDW�WKe�sLJQDWXUe�oQ�WKLs�DSSOLcDWLoQ�DXWKoUL]es�UeSUeseQWDWLYes�oI
WKe�&oos�&oXQW\�3ODQQLQJ�'eSDUWPeQW�Wo�eQWeU�XSoQ�WKe�sXEMecW�SUoSeUW\�Wo�JDWKeU�LQIoUPDWLoQ�SeUWLQeQW�Wo�WKLs
UeTXesW��,I�WKLs�DSSOLcDWLoQ�Ls�UeIeUeed�dLUecWO\�Wo�D�KeDULQJs�oIILceU�oU�KeDULQJs
Eod\�,�XQdeUsWDQd�WKDW�,�DP�oEOLJDWed�Wo�SD\�WKe�DddLWLoQDO�Iees�LQcXUUed�Ds�SDUW�oI�WKe�coQdLWLoQs
oI�DSSUoYDO��,�XQdeUsWDQd�WKDW�,�Ze�DUe�QoW�DcWLQJ�oQ�WKe�coXQW\¶s�EeKDOI�DQd�DQ\�Iee�WKDW�Ls�D�UesXOW
oI�coPSO\LQJ�ZLWK�DQ\�coQdLWLoQs�oI�DSSUoYDO�Ls�WKe�DSSOLcDQWs�SUoSeUW\�oZQeU�UesSoQsLELOLW\��,�XQdeUsWDQd�WKDW
coQdLWLoQs�oI�DSSUoYDO�DUe�UeTXLUed�Wo�Ee�coPSOLed�ZLWK�DW�DOO�WLPe�DQd�DQ�YLoODWLoQ
oI�sXcK�coQdLWLoQs�PD\�UesXOW�LQ�D�UeYocDWLoQ�oI�WKLs�SeUPLW��,I�WKe�SUoSeUW\�oZQeU�ZoXOd�OLNe�sWDII
Wo�coQWDcW�D�OeJDO�UeSUeseQWDWLYe�oU�coQsXOWDQW�SOeDse�SUoYLde�WKe�coQWDcW�LQIoUPDWLoQ�XsLQJ�D
coQseQW�IoUP�

X

X

X

X

Larry Paul Date

Bonnie Riley Date



ACCESS INFORMATION 

Regulations regarding roads, driveways, access and parking standards can be found in Coos County
Zoning and Land Development Ordinance (CCZLDO) Article 7.

By signing the application I am authorizing Coos County Roadmaster or designee to enter the property to 
determine compliance with Access, Parking, driveway and Road Standards. Inspections should be made 
by calling the Road Department at 541-396-7660

Coos County Road Department Use Only 

Roadmaster or designee: ________________________________________________________________________ 

 Parking   Access    Bonded   Date: Receipt #__________________ Driveway  

File Number:  '5����

Sight Distance Certification from a registered traffic engineer.c.
Access Analysis completed by a registered traffic engineerb.
Traffic Study completed by a registered traffic engineer.a.

Additional requirements that may apply depending on size of proposed development.

 Current utilities and proposed utilities;
 Roadmaster may require drawings and specs from the Oregon Standards Specification Manual (OSSC)
(current edition).
 The location and design of bicycle and pedestrian facilities shall be indicated on the site plan if�this is�a
parking plan;
 Location of existing and proposed access point(s) on both�sides of the road where applicable;
 Pedestrian access and circulation will be required if applicable. Internal pedestrian circulation�shall be
provided in new commercial, office, and multi-family residential developments through�the clustering of
buildings, construction of walkways, landscaping, accessways, or similar�techniques;
 All plans (industrial and commercial) shall clearly show how the internal pedestrian and bicycle�facilities
of the site connect with external existing or planned facilities or systems;
 Distances to neighboring constructed access points, median openings (where applicable), traffic
signals (where applicable), intersections, and other transportation features on both sides of the�property;
 Number and direction of lanes to be constructed on the road plus striping plans;
 All planned transportation features (such as sidewalks, bikeways, auxiliary lanes, signals, etc.);�and
 Parking and internal circulation plans including walkways and bikeways, in UGB’s and UUC’s.

following items:
are required.  Any other XVH will require a separate parking plan submitted that is required to have the
Required parking spaces are based on the use of the property.  If this is for a residential use two spaces

Is a new road created as part of this request?
Is this property in the Urban Growth Boundary?

Type of Access: Name of Access: ________________________

Property Address:

Department at 541-396-7660.   
standards.   There is a fee for this service.  If you have questions about these services please contact the Road
The Coos County Road Department will be reviewing your proposal for safe access, driveway, road, and parking

Coos County Land Use Application- Page 3 

Private Easement - Provide Easement

No
No

88018 Napier Ln, Bandon OR 97411

Napier Ln (Private Easement)



SANITATION INFORMATION 

If this is a request for a recreational, commercial, industrial, vacation rental, manufactured home park, mass or 
small gathering Coos Health and Wellness, Environmental Health Staff will be reviewing the proposal to ensure the 
use meets environmental health standards for sanitation and water requirements to serve the facility.  If the proposal 
indicates that you are using a community water system a review may be required.  A fee is charged for this service 
and shall be submitted with the application �83.00.  If you have questions about regulations regarding
environmental health services please call 541-266-6720.   This form is required to be signed off for any type of 
subdivision, recreational, commercial, industrial, vacation rental, manufactured home park, mass or small 
gathering. 

Water Service Type:  Choose a Service-Type.         Sewage Disposal Type: Choose a Type. 

Please check  if this request is for industrial, commercial, recreational or home base business use and complete 

the following questions: 

 How many employees/vendors/patrons, total, will be on site?

 Will food be offered as pDrt of the an on�site buVLQHVV?

 Will overnight accommodations be offered as part of an on�site

business?

 What will be the hours of operation of the business?

Please check  if the request is for a land division. 

Coos County Environmental Health Use Only: 

Staff Reviewing Application: __________________________________________ 

Staff __________________________________________Signature:

 This application is found to be in compliance and will require no additional inspections  

 This application is found to be in compliance but will require future inspections  

 This application will require inspection prior to determining initial compliance.  The applicant shall contact 

Coos Health and Wellness, Environmental Heath Division to make an appointment. 

Additional Comments: 

Coos County Land Use Application - Page �

On-site Well On-site septic



 

 

Sheldon Planning LLC  |  444 N 4th Street, Coos Bay Oregon 97420  |  (541) 968-4686 

OVERVIEW 
 

Applicant Larry Paul and Bonnie Riley 

Site Address 88018 Napier Ln, Bandon OR 97411 

Map No. 29S14W07 

Parcel No. 2500 

Coos County 
Account No. 3089701 

Size 5.01 Acres 

Zoning EFU 

Special Development 
Considerations and 
Overlays 

- Coos County Beaches and Dunes Development Suitability: Suitable for 
Most Uses 

- FEMA Flood Maps: None 
- DOGAMI Landslide Susceptibility: Low to Moderate 
- DOGAMI Liquefaction Susceptibility: Low 
- Coos Coastal Shorelands Boundary: N/A 
- National Wetland Inventory: None 
- Statewide Wetland Inventory: None 

Proposal Zone change: EFU to Forest Mixed Use 
& Forest Template Dwelling  

Access Napier Ln: Private Easement (Attachment 3) 

Site Description 
Mostly flat, vacant land.  
Was used for single-family dwelling use from 1986 to approximately 2011. 
Existing septic system, well, power, and driveway 

Surrounding Zoning 
& Use 

Approximately 0.4 miles southeast from the southeast corner of Bandon’s 
UGB. On west side of Ross Road. Surrounded by EFU, Forest, and Rural 
Residential zoning; majority of parcels used for residential use.   

Related Coos County 
Planning Files ACU-22-048, ZCL-84-233 
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BACKGROUND 

On May 23, 1984 a Zoning Clearance Letter (ZCL-84-233) was issued to Robert and Faye Harris, 
permitting the construction of a Conventional Dwelling and septic system on subject property. Between 
May 31, 1984 and March 19, 1986, the septic system was permitted by the DEQ, installed, and certified 
by the DEQ (permit #s 2784-108 and 685-132).1 

Unfortunately, the Harrises didn’t construct a conventional dwelling. They installed a 1979 Skyline 
mobile home on the property. The dwelling was reported to the Assessor’s office for tax purposes in 1986 
and is still on the rolls today. 

The dwelling was demolished between 2011 and 2013 (as evidenced by aerial photos).  

The applicant applied to replace the dwelling in 2022 (ACU-22-048). That application was denied 
because the previous dwelling was not in fact lawfully established (because the zoning compliance issued 
in 1984 was for “construction of a conventional dwelling” and not “site mobile home,” as described in the 
findings of fact of ACU-22-048.  

OVERVIEW 

The applicant is proposing to (1) re-zone their parcel from EFU to Forest Mixed Use and (2) permit a 
Forest Template Dwelling on Subject Property. This report is separated into two sections. The first 
addresses the criteria for the re-zone and the second addresses the criteria for the template dwelling.  

ATTACHMENTS 

1. Site Plan 
2. NRCS Soil Report 
3. Access Easement (Napier Ln) and Map 
4. 2004 Existing System Evaluation Report  
5. Assessor's Map 
6. Deed (2011-2307) 
7. Template and Notice Area Map and List 
8. Title Report 

Additional documentation regarding subject property, including Coos County Planning, Coos County 
Assessor, and DEQ records, is available here: 
https://www.dropbox.com/sh/03ae57t5zl1mh1o/AADow_G0hMHXJZsIbt-9oSRna?dl=0 

 
  

 
1 On May 31, 1984, the DEQ issued a permit to install the septic system (#2784-108), with an expiration date of 

May 31, 1985. On May 16, 1985, the DEQ attempted to inspect the system; sent a follow up letter requesting the 

system be uncovered for inspection within 30 days. June 17, 1985 DEQ inspects and requires modifications; states 

the Harrises must apply for a permit renewal and that “a new zoning clearance letter will not be required.” June 19, 

1985, the Harrises apply for permit DEQ permit renewal (#685-132); permit issued June 20, 1985 and completed 

March 19, 1986. 
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NARRATIVE INDEX 

Zone Change Application ............................................................................................................... 4 
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Strategies ..................................................................................................................................... 9 
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Body for a Rezone .................................................................................................................... 10 
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................................................................................................................................................... 12 
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ZONE CHANGE APPLICATION 

ORS 660-006-0057 Rezoning Land to an Agriculture/Forest Zone 

Any rezoning or plan map amendment of lands from an acknowledged zone or plan 
designation to an agriculture/forest zone requires a demonstration that each area being 
rezoned or replanned contains such a mixture of agriculture and forest uses that neither 
Goal 3 nor 4 can be applied alone. 

Subject property is suitable for either farm or forest use and therefore neither Goal 3 nor 4 can be 
applied alone.  

CCZLDO Chapter II Definitions: Article 2.1 Definitions: § 2.1.200 Specific 
Definitions 

Agricultural Lands: Those lands designated in the Coos County Comprehensive Plan 
(Volume 1 "Balance of County") for inclusion in Exclusive Farm Use (EFU) Zones. 
These lands include Soil Capability class I, II, III, and IV lands as defined by the United 
States Soil Conservation Service in their Soil Capability Classification system and other 
ands suitable for farm use. 

Subject property meets Coos County’s definition of Agricultural Lands for the following 
reasons:  

1. Subject property contains soils of Soil Capability class I, II, III, and IV, as defined by the 
United States Soil Conservation Service in their Soil Capability Classification system.  

2. Approximately 49% of subject property (the western, low, flat, grassy portion, 
encompassed by the powerline easement) is Blacklock fine sandy loam, 3-7% slopes 
(5B):  

a. This soil type is defined by the CCZLDO as High Value Farmland.2  
b. This type of soil is also described by the Coos County Soil Survey as “used 

mainly for timber production and wildlife habitat. It is also used for cranberry 
production and recreation. […] Irrigation and drainage are needed if the soil in 
this unit is intensively managed for cranberry production.” 

 
2 Chapter II Definitions: Article 2.1 Definitions: Section 2.1.200 Specific Definitions: “High-value farmland" means 

land in a tract composed predominantly of soils that are: 

A. Irrigated and classified prime, unique, Class I or Class II; or B. Not irrigated and classified prime, unique, Class I 

or Class II. 

A and B, above, include the following soils: 2C, 5A, 5B, 33, 17B, 25 and 36C. 

In addition, high-value farmland includes tracts growing specified perennials as demonstrated by the most recent 

aerial photography of the Agricultural Stabilization and Conservation Service of the United States Department of 

Agriculture taken prior to November 4, 1993. "Specified perennials" means perennials grown for market or research 

purposes including, but not limited to, nursery stock, berries, fruits, nuts, Christmas trees or vineyards, but not 

including seed crops, hay, pasture or alfalfa. 

Also, high-value farmland, used in conjunction with a dairy operation on January 1, 1993, includes tracts composed 

predominantly of the following soils in Class III or IV or composed predominantly of a combination of the soils 

described in A or B above and the following soils: Meda (37C), Nehalem (40) and Coquille (12). 
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3. Approximately 51% of subject property (the forested area on the eastern side, which 
gradually slopes upward towards a ridge on the adjacent timberland) is Bullards sandy 
loam of increasing slope (Bullards sandy loam 8B 0-7% slopes, 8C 7-12% slopes, and 8D 
12-30% slopes) 

a. The Coos County Soil Survey describes 8B, 8C, and 8D as: “used mainly for 
timber production, wildlife habitat, and homesite development. It is also used for 
pasture and recreation. […] If this unit is used for pasture, the main limitation is 
droughtiness in summer. Supplemental irrigation is needed for maximum 
production.  

CCZLDO Chapter II Definitions: Article 2.1 Definitions: § 2.1.200 Specific Definitions 

Forest Land: Those lands designated in the Coos County Comprehensive Plan (Volume I- 
"Balance of County") for inclusion in a Forest Lands zone. These areas include: (1) 
lands composed of existing and potential forest lands which are suitable for commercial 
forest uses, (2) other forested lands needed for watershed protection, wildlife and 
fisheries habitat and recreation, (3) lands where extreme conditions of climate, soil and 
topography require the maintenance of vegetative cover irrespective of use, and (4) other 
forested lands which provide urban buffers, wind breaks, wildlife and fisheries habitat, 
livestock habitat, scenic corridors and recreational use. 

Subject property also meets Coos County’s definition of “Forest Land” for the following 
reasons:  

1. It is composed of existing and potential forest lands which are suitable for commercial 
forest uses.  

a. The approximately 51% of subject property composed of Bullards sandy loam of 
increasing slopes (8B, 8C, and 8D): 

i. In addition to the information above, the Coos County Soil Survey 
describes this soil type as “suited to the production of Douglas Fir 
[…] On the basis of a 100-year site curve, the mean site index for 
Douglas fir is 132. At the culmination of the mean annual increment 
(CMAI), the production of 60 year-old Douglas fir trees 1.5 inches in 
diameter or more at breast height is 133 cubit feet per acre per year. 
On the basis of a 50 year site curve, the mean site index for Douglas 
fir is 105.  

b. The approximately 49% of subject property composed of Blacklock fine sandy 
loam (5B):  

i. In addition to the information above, the Coos County Soil Survey 
describes this soil type as “suitable to the production of shore pine. 
Among the other species that grow on this unit are Sitka spruce, 
western hemlock, and Port Orford cedar. […] On the bases of a 100-
year site curve, the mean site index for shore pine is 90. At the 
culmination of the mean annual increment (CMAI), the production 
of 60-year-old shore pine trees is 1.5 inces in diameter or more at 
breast height is 79 cubic feet per acre per year.” 
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Because property is suitable for either farm or forest use and therefore neither Goal 3 nor 4 can 
be applied alone.  

Oregon’s Statewide Planning Goals & Guidelines: Goal 3: Agricultural Land 

[…] 

Definitions: Agricultural Land -- in western Oregon is land of predominantly Class I, II, 
III and IV soils and in eastern Oregon is land of predominantly Class I, II, III, IV, V and 
VI soils as identified in the Soil Capability Classification System of the United States Soil 
Conservation Service, and other lands which are suitable for farm use taking into 
consideration soil fertility, suitability for grazing, climatic conditions, existing and future 
availability of water for farm irrigation purposes, existing land-use patterns, 
technological and energy inputs required, or accepted farming practices. Lands in other 
classes which are necessary to permit farm practices to be undertaken on adjacent or 
nearby lands, shall be included as agricultural land in any event. […] Agricultural land 
does not include land within acknowledged urban growth boundaries or land within 
acknowledged exceptions to Goals 3 or 4.  

[…] 

Oregon’s Statewide Planning Goals & Guidelines: Goal 4: Forest Lands 

[…] 

Forest lands are those lands acknowledged as forest lands as of the date of adoption of 
this goal amendment. Where a plan is not acknowledged or a plan amendment involving 
forest lands is proposed, forest land shall include lands which are suitable for 
commercial forest uses including adjacent or nearby lands which are necessary to permit 
forest operations or practices and other forested lands that maintain soil, air, water and 
fish and wildlife resources.  

[…] 

Here, a plan amendment involving forest lands is proposed.  

As described above under CCZLDO 2.1.200: subject property is suitable for commercial forest 
uses. Based on the 100 year site curve: 

- Bullards sandy loam (51% of subject property) can produce 133 cubic feet of Douglas fir 
wood fiber per acre, per year  

- Blacklock fine sandy loam (49% of subject property) can produce 79 cubic feet of Douglas 
fir wood fiber per acre, per year. 

Coos County Comprehensive Plan Volume 1 Part 2 § 3.2 Forest Lands: 5. 
Implementation Strategies: 5.1 Proposed Forest Zone 

[…] 
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Within the forest zone, the extent of preservation of forest lands primarily for forest uses 
will be established through implementation of the zoning ordinance. Specifically, 
standards within the ordinance are set to delineate those areas, or parcels, which have 
historically been managed as "mixed use" areas, including both farm and forest uses. 
Based on the June 24, 1983 DLCD Staff Report on Coos County, it is understood that 
uses in these "mixed use" areas are appropriately expanded to include additional non- 
forest uses that may not otherwise be allowed in a prime commercial forest zone. As 
stated in that report: "The Commission's decision in Allen v. Umatilla County (LUBA 83-
076) supports the mixed use/predominant forest use concept and establishes separate 
requirements for authorizing certain non- forest uses in each forest area". (June 24, 1983 
DLCD Staff Report, p. 106) 

The zoning ordinance standards are used, ultimately, to determine the degree of 
productivity of the land for forest production vs. the productivity of the land for farm use. 
It is the intent of the Planning Commission to strictly preserve prime commercial timber 
areas in the county, while allowing for some justified non- forest uses in the areas 
established as "mixed-use" areas. These "mixed-use" areas are identified on the "Mixed 
Agriculture-Forest Use Areas" inventory map based on specific review criteria. 

Standards for determining the degree of allowance for non-forest uses are based on such 
things as productivity of the land for forestry, historical land use (i.e. farm uses), terrain 
and surrounding uses. The review process will occur at the request of the applicant on a 
case by case basis 

There are basically two different types of forest areas in Coos County. These are (i) 
prime forest areas, and (ii) mixed farm-forest areas. Certain non-farm uses not allowed 
in the former may be allowed as conditional uses in the latter. The two types of forest 
land are described in greater detail, as follows: 

(i) "Prime Forest Area". These areas or parcels are typically large contiguous blocks of 
undeveloped land which are managed exclusively for timber production with some 
ancillary forest uses. Intensive forest management is practiced within this classification. 
A parcel or area subject to this classification will be preserved primarily for forest uses. 

(ii) "Mixed Farm-Forest Area". These areas include land which is currently or 
potentially in farm- forest use. Typically such lands are those with soil, aspect, 
topographic features and present ground cover that are best suited to a combination of 
forest and grazing uses. The areas generally occupy land on the periphery of large 
corporate and agency holdings and tend to form a buffer between more remote uplands 
and populated valleys. In addition, these "mixed use" areas contain ownerships of 
smaller size than in prime forest areas. Some are generally marginal in terms of forest 
productivity, such as areas close to the ocean.  
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In certain areas of the County, these "mixed use" areas consist of extensive uplands 
where the lands are held predominantly by ranchers who manage their properties 
interchangeably between grazing and forestry depending on the economic base of each 
commodity at any given time. An essential management approach practiced by these 
ranchers is to maintain enough upland grazing acreage to sustain livestock during the 
winter months due to the flooding of lowland areas. Some intensive forest management is 
practiced on these lands, but not to the same extent as in "prime forest areas", and 
grazing is in many places a co-dominant use. There are typically a mixture of farm and 
forest uses in these areas. Certain non-forest uses will be allowed in areas that meet the 
criteria of this classification as established in the zoning ordinance.  

Section 5.1, above, describes traits of the mixed-use overlay of the Forest zone. Subject property 
has those same traits: 

• Subject property is suitable for farm-forest use and could potentially be used for farm-forest 
use.  

• Subject property is between commercial farm and forestlands and the residential 
development on Rosa Road.  

o To the north: large cranberry farms.  
o To the west and south: commercial forestlands 
o To the east: Rosa Road and small 1-5 acre parcels used for residential use 

• Subject property is small (5.01 acres) and will be marginal in terms of forest and farm 
productivity. 

Coos County Comprehensive Plan Volume 1 Part 2 § 3.2 Forest Lands: 5. 
Implementation Strategies: 5.1 Proposed Forest Zone [cont..] 

The mixed use areas are identified at a scale of 1" = 2 miles on the "Mixed Agricultural-
Forest Use Areas" Comprehensive Plan inventory map. A change in the boundary of the 
"mixed use" inventory map will require a comprehensive plan amendment. Criteria used 
to designate these areas are as follows:  

Criteria used to designate these areas are as follows:  

1. Mixed-use areas are those with soil, aspect, topographic features and present ground 
cover that are best suited to a combination of forest and agriculture uses. 

The eastern ½ of subject property, is flat, grassy, and composed of a soil type indicative of high 
value farmland (5B).  

This eastern area is also encumbered by the powerline easement (Book 199, Page 350 and 69-12-
4473), which grants United State of America the right to clear and keep clear “of all brush, 
timber, structures, and fire hazards, provided however, the words “fire hazards” shall not be 
interpreted to include growing crops; and also the present and future right to top, limb, fell, and 
remove all growing trees, dead trees or snags (collectively called “danger trees”) located on 
Grantor’s land adjacent to said parcel of land, which could fall within 40 feet of the centerline or 
centerlines of electric transmission facilities […].” And therefore precludes the majority of this 
eastern area from use as commercial farmland.   
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The western ½ of subject property is forested, and sits at the base of commercial farmland.  

2. Mixed-use areas are those areas generally managed to maintain enough upland 
acreage to sustain livestock during the winter months due to flooding of lowland areas. 

No floodplain exists on subject property. But the composition of subject property (eastern low-
lying area and western sloped area) is conducive to managing livestock.  

3. Mixed-use areas are those areas predominantly co-managed for both farm and forest 
uses. 

The composition of subject property is conducive to co-management for both farm and forest 
uses.  

Coos County Comprehensive Plan Volume 1 Part 1 § 5.4 Forest Lands: Plan 
Implementation Strategies  

[…] 

8. Coos County shall consider, and approve where appropriately justified, changes from 
forestry to agriculture zoning districts, and vice versa, upon findings which establish: 

i. That the proposed rezone would be at least as effective at conserving the resource as 
the existing zone; 

Section 5.4, above, provides standards for re-zones from farm to forest and vice versa.  

The Forest zone will be at least as effective at conserving Subject Property for resource use as 
the EFU zone. The Forest zone will preclude further parcellation or urbanization of Subject 
Property (as will the EFU zone). And although the proposal will have the effect of permitting the 
re-establishment of a dwelling on subject property – it will not reduce or permit to be reduced the 
resource use of Subject Property.  

ii. That the proposed rezone would not create a non-conforming use; 

The proposed rezone would not create a non-conforming use.  

iii. That the applicant for the proposed rezone has certified the he/she understands that 
the rezone, if granted, could have significant tax consequences; 

The applicant understands that the rezone, if granted, could have significant tax consequences. 

Furthermore, Coos County shall, upon finding to approve the rezone under 
consideration, amend the “Agricultural Land” or “Forest Land” Comprehensive Plan 
Map designation so as to correspond to the new zone, as approved.  

Implementation of this policy shall include conducting a "rezone public hearing."  

iv. This strategy recognizes:  

a)  That agriculture and forestry are closely related in Coos County because the land 
resource base is capable of and suitable for supporting both agricultural and forest use 
and activities;  
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b)  That this simplified plan revision process for agriculture and forest plan designations 
is necessary to help support the existing commercial agricultural and forest enterprises 
because it enables individual management decisions to be made in a timely manner as a 
response to changing market conditions.  

This forest lands implementation strategy, and the facts it recognizes, apply to the applicant’s 
proposal.  

CCZLDO Article 5.1 Plan Amendments and Rezones: § 5.1.225 Decisions of the 
Hearings Body for a Rezone 

The Hearings Body shall, after a public hearing on any rezone application, either: 

1. Recommend the Board of Commissioners approve the rezoning, only if on the basis of 
the initiation or application, investigation and evidence submitted, all the following 
criteria are found to exist: 

a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215;3 and 

The proposed rezone complies with the Comprehensive Plan, as evidenced by the narrative 
above under those sections.   

Section 5.1.215 of the CCZLDO does not apply, because Subject Property is not located in the 
interior of an exclusive farm use zone; its on the western border of an EFU zone. It is 660 feet 
from an RR-5 zone and adjacent to the Forest zone.   

 
3 § 5.1.215 Zoning for Appropriate Non-farm Use: Consistent with ORS 215.215(2) and 215.243, Coos County may 

zone for the appropriate non-farm use one or more lots or parcels in the interior of a exclusive farm use zone if the 

lots or parcels were physically developed for the non-farm use prior to the establishment of the exclusive farm use 

zone. 
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b. The rezoning will not seriously interfere with permitted uses on other nearby parcels; 
and 

The rezone will not interfere with permitted uses on other nearby parcels; it is consistent with the 
permitted uses on nearby parcels (residential, forest, and farm). See also Attachment 7, which 
describes the uses of nearby parcels and why sting the forest template dwelling and accessory 
greenhouse on the previously-developed areas of subject property will have the least impact on 
nearby or adjoining lands and minimizes the amount of land used to site access roads, service 
corridors, and structures.  

c. The rezoning will comply with other policies and ordinances as may be adopted by the 
Board of Commissioners. 
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TEMPLATE DWELLING APPLICATION 

Coos County Planning Department Criteria and Guidance Sheet: Forest Template 
Dwelling: Applicant’s responses in blue 

This is the criteria and supplemental questions designed to help address the required criteria.  
The applicant may provide any justification to meet the burden of proof.  
 
Forest Template Dwelling Supplemental Application: 
Coos County Zoning and Land Development Ordinance (CCZLDO) 
 
SECTION 4.6.100 FOREST AND FOREST MIXED USE – USE TABLES Table 1 identifies the uses 
and activities in the Forest (F) and Forest/Mixed Use (FMU) zone. The tables describe the use, type of 
review, applicable review standards. Development shall also comply with Section 4.6.140 Development 
and Siting Standards. All dwellings and structures are subject to the siting standards found in Section 
4.6.130. Exceptions to minimum lot and parcel sizes for the purpose of land division may apply as set out 
in Section 4.6.145 Land Division for Open Space and Special Assessment, and Section 4.6.145 
Exceptions to Minimum Parcel Size. Properties that are located in a Special Development Consideration 
and/or overlays shall comply with the applicable review process identified by that Special Development 
Consideration and/or overlay located in Article 4.11.  
 
If a use specifically states Forest Mixed Use only it is not permitted in the Forest Zone. If land is in a zone 
that allows both farm and forest uses, a dwelling may be sited based on the predominate use of the tract 
on January 1, 1993.  
 
SECTION 4.6.110 (OAR 660-006-0025) Uses Authorized in Forest Zones (1) Goal 4 requires that forest 
land be conserved. Forest lands are conserved by adopting and applying comprehensive plan provisions 
and zoning regulations consistent with the goals and this rule. In addition to forest practices and 
operations and uses auxiliary to forest practices, as set forth in ORS 527.722, the Commission has 
determined that five general types of uses, as set forth in the goal, may be allowed in the forest 
environment, subject to the standards in the goal and in this rule. These general types of uses are: (a) Uses 
related to and in support of forest operations; (b) Uses to conserve soil, air and water quality and to 
provide for fish and wildlife resources, agriculture and recreational opportunities appropriate in a forest 
environment; (c) Locationally dependent uses, such as communication towers, mineral and aggregate 
resources, etc.; (d) Dwellings authorized by ORS 215.705 to 215.755; and (e) Other dwellings under 
prescribed conditions. 
 
Use TR Subject to 

Dwellings authorized by ORS 215.705 to 215.755; and (e) Other dwellings under prescribed 
conditions. 
63. Template Dwelling (Alternative forestland dwellings ORS 215.750) ACU (9)(B)(II), (9)(C) 

 
(9)(B)     DWELLING ON FOREST AND FOREST MIXED USE ZONES - 
 
(II) Template Dwelling - 215.750 Alternative forestland dwellings; criteria. 
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(1) In western Oregon, a governing body of a county or its designate may allow the establishment of 
a single family “template” dwelling authorized under ORS 215.750 on a lot or parcel located 
within a forest zone if the lot or parcel is predominantly composed of soils that are: 
(a) Capable of producing zero to 49 cubic feet per acre per year of wood fiber if: 

(A) All or part of at least three other lots or parcels that existed on January 1, 1993, are 
within a 160-acre square centered on the center of the subject tract; and 

(B) At least three dwellings existed on January 1, 1993 and continue to exist on the other 
lots or parcels. 

(b) Capable of producing 50 to 85 cubic feet per acre per year of wood fiber if: 
(A) All or part of at least seven other lots or parcels that existed on January 1, 1993, are 

within a 160-acre square centered on the center of the subject tract; and 
(B) At least three dwellings existed on January 1, 1993 and continue to exist on the other 

lots or parcels. 
(c) Capable of producing more than 85 cubic feet per acre per year of wood fiber if: 

(A) All or part of at least 11 other lots or parcels that existed on January 1, 1993, are 
within a 160-acre square centered on the center of the subject tract; and 

(B) At least three dwellings existed on January 1, 1993 and continue to exist on the other 
lots or parcels. 

(d) As used in this section, “center of the subject tract” means the mathematical centroid of the 
tract. 

(2) The following review standards apply to “template” dwellings approved under this rule: 
(a) Lots or parcels within urban growth boundaries may not be used to satisfy the eligibility 

requirements under this rule. 
(b) Except as provided by subsection (c) of this section, if the tract under section (1) of this rule 

abuts a road4 that existed on January 1, 1993, the measurement may be made by creating a 
160-acre rectangle that is one mile long and one-quarter mile wide centered on the center of 
the subject tract and that is to the maximum extent possible, aligned with the road. 

(c) If the: 
(A) Tract 60 acres or larger described under section (1) of this rule abuts a road or 

perennial stream, the measurement shall be made in accordance with subsection (b) 
of this section. However, one of the three required dwellings must be on the same 
side of the road or stream as the tract, and: 
(i) Be located within a 160-acre rectangle that is one mile long and one-quarter 

mile wide centered on the center of the subject tract and that is, to the 
maximum extent possible aligned with the road or stream; or 

(ii) Be within one-quarter mile from the edge of the subject tract but not outside 
the length of the 160-acre rectangle, and on the same side of the road or stream 
as the tract. 

(B) Road crosses the tract on which the dwelling will be located, at least one of the three 
required dwellings shall be on the same side of the road as the proposed dwelling. 

 
4 The statutory definition of “public road” at ORS 368.001(5) is not applicable to approval of a forest template 

dwelling required by ORS 215.750(5) to be located on a tract that abuts a “road.” Interpretation of a local code 

requirement that such dwellings be located on a “public road” is controlled by local legislative intent rather than by 

statute. Petersen v. Yamhill County, 33 Or LUBA 584 (1997).  The road may be public or private as long as it has 

been existence and continued to be in existence since January 1, 1993  and meets the following local definition: A 

public or private way created or intended to provide ingress or egress for persons to one or more lots, parcels, areas, 

or tracts of land.  A road does not include: (a) driveway located exclusively on the same lot, parcel or tract of land as 

the use it serves; (b) a private way that is created or intended to provide ingress or egress to such land in conjunction 

with the use of such land exclusively for forestry, mining, or agricultural purposes. 
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(d) Notwithstanding subsection (6)(a) of this rule, if the acknowledged comprehensive plan and 
land use regulations of a county require that a dwelling be located in a 160-acre square or 
rectangle described in sections (3) and (4) of this rule or subsections (b) or (c) of this 
section, a dwelling is in the 160-acre square or rectangle if any part of the dwelling is in the 
160-acre square or rectangle. 

(3) A proposed “template” dwelling under this rule is allowed only if: 
(a) It will comply with the requirements of an acknowledged comprehensive plan, 

acknowledged land use regulations, and other provisions of law; 
(b) It complies with the requirements of OAR 660-006-0029 and 660-006-0035; 
(c)  No dwellings are allowed on other lots or parcels that make up the tract and deed 

restrictions established under section (5) of this rule for the other lots or parcels that make up 
the tract are met; 

(d) The tract on which the dwelling will be sited does not include a dwelling. 
(e) The lot or parcel on which the dwelling will be sited was lawfully established. 
(f) Any property line adjustment to the lot or parcel complied with the applicable property line 

adjustment provisions in ORS 92.192. 
(g) Any property line adjustment to the lot or parcel after January 1, 2019, did not have the 

effect of qualifying the lot or parcel for a dwelling under this section; and 
(h) If the lot or parcel on which the dwelling will be sited was part of a tract on January 1, 2019, 

no dwelling existed on the tract on that date, and no dwelling exists or has been approved on 
another lot or parcel that was part of the tract. 

(4) Subsection (1)(d) and (3)(e) through (4) of Section (II) TEMPLATE DWELLING  applies:  
(a) On and after November 1, 2021 in Columbia, Coos, Curry, Deschutes, Douglas, Josephine, 

Linn, Marion, Washington, and Yamhill Counties with following limited exception: 
(A) Prior to November 1, 2023, the county may allow the establishment of a single-family 

dwelling on a lot or parcel that was part of a tract on January 1, 2021, if; 
(i) No more than one other dwelling exists or has been approved on another lot or 

parcel that was part of the tract; and 
(ii) The lot or parcel qualifies, notwithstanding subsection (3)(h), for a dwelling under 

section (1) of this rule. 
(5) When the lot or parcel on which the dwelling will be located is part of a tract, the remaining 

portions of the tract shall be consolidated into a single lot or parcel and a deed restriction using 
the form provided in OAR 660-06-027(6), "Exhibit A," shall be completed and recorded with 
Coos County Clerk. The covenants, conditions and restrictions in the deed restriction: 
(a) The covenants, conditions and restrictions are irrevocable, unless a statement of release is 

signed by an authorized representative of the county or counties where the property subject 
to the covenants, conditions and restrictions is located. 

(b) Enforcement of the covenants, conditions and restrictions may be undertaken by the 
department or by the county or counties where the property subject to the covenants, 
conditions and restrictions is located. 

(c) The failure to follow the requirements of this section shall not affect the validity of the 
transfer of property or the legal remedies available to the buyers of property that is subject to 
the covenants, conditions and restrictions required by this section. 

The county planning director shall maintain a copy of the covenants, conditions and restrictions 
filed in the county deed records pursuant to this section and a map or other record depicting 
tracts do not qualify for the siting of a dwelling under the covenants, conditions and restrictions 
filed in the county deed records pursuant to this section. The map or other record required by this 
subsection shall be readily available to the public in the county planning office. 
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Response to SECTION 4.6.110(9)(B)(II)  
 
Questions to Answer: 
 

1. Has your property been involved in a property line adjustment? 
No.  

2. Was your property part of a tract on January 1, 2019?  Tract means same 
ownership as an abutting property.    

No.  
3. Was your property part of a tract on January 1, 2021?     

No.  
4. Did you own abutting property as of January 1, 2021 that contained another 

dwelling or dwelling authorization?  Please list all properties within your ownership 
that were abutting.  

No.  
5. Do you have a current template map completed?   

Yes. 
a. Which template did you apply and why? (See Section I & II) 

Which template: 160-acre square.  
Why: Subject property is capable of producing greater than 85 cubic feet per acre per year of 
wood fiber. 

b. How many lots and/or parcels were all or part within the template prior to January 
1, 1993?   Please list all properties  

At least 11. See attached list and map.  
c. How many dwellings are located within lots and parcels described above that were 

sited prior to January 1, 1993?  Please list all properties that contain the qualifying 
dwellings.  

At least 3. See attached list and map.  
d. Are there any covenants, conditions and restrictions on this property and if so do 

they specifically prohibit a dwelling?  Please provide the restrictions if apply.  
No. 
Additional evidence and responses to address the criteria? 

 
SECTION 4.6.130 SITING STANDARDS FOR DWELLING AND STRUCTURES IN FOREST 
ZONES  

 
The following siting criteria or their equivalent shall apply to all new dwellings and structures in 
forest and agriculture/forest zones. These criteria are designed to make such uses compatible 
with forest operations and agriculture, to minimize wildfire hazards and risks and to conserve 
values found on forest lands. A governing body shall consider the criteria in this rule together 
with the requirements OAR 660-0060-0035 to identify the building site: 
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(1) Dwellings and structures shall be sited on the parcel so that: 
(a) They have the least impact on nearby5 or adjoining forest or agricultural lands; 
(b) The siting ensures that adverse impacts on forest operations and accepted farming 

practices on the tract will be minimized; 
(c) The amount of forest lands used to site access roads, service corridors, the dwelling 

and structures is minimized; and 
(d) The risks associated with wildfire are minimized. 
 

(2) Siting criteria satisfying section (1) of this section may include setbacks from adjoining 
properties, clustering near or among existing structures, siting close to existing roads and 
siting on that portion of the parcel least suited for growing trees. 

 
Response shall explain how or why, providing a yes or no will not satisfy the criteria and 
will result in an incomplete application:  

Attachment 7 includes a map and table which depict and list the properties within 750’ of subject 
property.  
For each “nearby” property, the table lists (a) a description of the use of the property (as 
determined by aerial photos and assessor’s summaries), and (b) a description how the proposed 
dwelling site minimizes impacts on that property.  
The proposed dwelling site: is the same site upon which a previous dwelling sat from 1986 to 
2011. It is proposed to utilize the existing well, septic system, and driveway. 
The proposed greenhouse site: was used for parking and outdoor storage accessory to the 
previous dwelling. 
Siting the forest template dwelling and accessory greenhouse on these already-developed 
areas will have the least impact on nearby or adjoining lands and minimizes the amount of 
land used to site access roads, service corridors, and structures.  

Moreover, the proposed dwelling and greenhouse sites:  

• Comply with the applicable setbacks: (a)  30’ defensible space setbacks, (b) 35’ setback from 
the centerline of Napier Ln, (c) setbacks from the 100’ powerline right of way, (d) septic 
system setback from neighboring wells. 

• Are clustered near or among existing structures: between Crooked Creek and Rosa Road, 
along with six other dwellings within approximately a quarter-mile of eachother.  

• Are close to the existing Napier Ln and Rosa Rd.  
• Are sited on the portion of the parcel least suited for growing trees: the portion of the 

property which has been developed for residential use.  

Alternative sites were considered, and the proposed site determined to  

 
5 For the purpose of this section “Nearby” is defined as within the decision notification area as defined in Section 
5.0.900(2) for farm zoned property.  
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As such, the applicant’s proposed site plan meets all siting criteria described under 4.6.130(2), 
and therefore satisfies 4.6.130(1).  
Moreover, per Coos County’s requirements, to minimize the impact of dwellings in forest lands, 
the property owner will (1) file in the deed record of Coos County, a Forest Management 
Covenant per CCZLDO 4.6.140(5) Minimizing Impacts, (2) maintain a fire break per CCZLDO 
4.6.140(10) Firebreak, and (3) maintain a water tank and hose per 4.6.140(9) Fire Siting 
Standards for New Dwellings.  

(3) The applicant shall provide evidence to the governing body that the domestic water 
supply is from a source authorized in accordance with the Water Resources Department's 
administrative rules for the appropriation of ground water or surface water and not from a 
Class II stream as defined in the Forest Practices rules (OAR chapter 629). For purposes 
of this section, evidence of a domestic water supply means: 

(a) Verification from a water purveyor that the use described in the application will 
be served by the purveyor under the purveyor's rights to appropriate water; 

(b) A water use permit issued by the Water Resources Department for the use 
described in the application; or 
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(c) Verification from the Water Resources Department that a water use permit is not 
required for the use described in the application. If the proposed water supply is 
from a well and is exempt from permitting requirements under ORS 537.545, the 
applicant shall submit the well constructor's report to the county upon completion 
of the well. 

 
Water Resource Department Information: https://www.oregon.gov/owrd/pages/index.aspx 
 
Response shall include the source of water and how it is permitted:  
 
Domestic water supply will be from an existing well, used for (1) single or group domestic 
purposes in an amount not exceeding 15,000 gallons a day and (2) watering any lawn or 
noncommercial garden not exceeding one-half acre in area.  

The existing well on subject property was previously used for domestic purposes, but does not 
have a well ID affixed to it. The applicant understands they’ll be required to register the well 
with OWRD prior to obtaining a Zoning Compliance Letter.  

https://www.oregon.gov/OWRD/programs/GWWL/WCC/WellID/Pages/default.aspx 

(4) As a condition of approval, if road access to the dwelling is by a road owned and 
maintained by a private party or by the Oregon Department of Forestry, the U.S. Bureau 
of Land Management, or the U.S. Forest Service, then the applicant shall provide proof of 
a long-term road access use permit or agreement which could include an easement. The 
road use permit may require the applicant to agree to accept responsibility for road 
maintenance. 

 
Response shall include what road the property is accessing, maintenance agreements and 
easements that pertain to the road. This information may be included in your deed.   
 
Access via private Napier Ln access easement (76-10-14802), connecting to Coos County Rosa 
Road. See Attachment 3 for access easement and depiction of access easement.   
 

(5) Approval of a dwelling shall be subject to the following requirements: 
(d) Approval of a dwelling requires the owner of the tract to plant a sufficient number 

of trees on the tract to demonstrate that the tract is reasonably expected to meet 
Department of Forestry stocking requirements at the time specified in department 
of Forestry administrative rules; 

(e) The planning department shall notify the county assessor of the above condition at 
the time the dwelling is approved; 

(f) If the lot or parcel is more than 10 acres in western Oregon or more than 30 acres 
in eastern Oregon, the property owner shall submit a stocking survey report to the 
county assessor and the assessor will verify that the minimum stocking 
requirements have been met by the time required by Department of Forestry rules; 
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(g) Upon notification by the assessor the Department of Forestry will determine 
whether the tract meets minimum stocking requirements of the Forest Practices 
Act. If that department determines that the tract does not meet those requirements, 
that department will notify the owner and the assessor that the land is not being 
managed as forest land. The assessor will then remove the forest land designation 
pursuant to ORS 321.359 and impose the additional tax; and 

(h) The county governing body or its designate shall require as a condition of 
approval of a single-family dwelling under ORS 215.213, 215.383 or 215.284 or 
otherwise in a farm or forest zone, that the landowner for the dwelling sign and 
record in the deed records for the county a document binding the landowner, and 
the landowner's successors in interest, prohibiting them from pursuing a claim for 
relief or cause of action alleging injury from farming or forest practices for which 
no action or claim is allowed under ORS 30.936 or 30.937. 

 
1. Will sufficient tress be replanted? 

Yes 
2. Is the property more than 10 acres in size?  If so, the applicant shall acknowledge a 

stocking survey will be filed with the County Assessor’s Office as a condition of 
approval.  

No 
3. Upon receiving approval, will the applicant/property owner record in the deed 

records for the county a document binding the landowner, and the landowner's 
successors in interest, prohibiting them from pursuing a claim for relief or cause of 
action alleging injury from farming or forest practices for which no action or claim 
is allowed under ORS 30.936 or 30.937 injury from farming or forest practices for 
which no action or claim is allowed under ORS 30.936 or 30.937. 

Yes 

Additional Response Information:   

 
SECTION 4.6.140 DEVELOPMENT AND SITING CRITERIA: 
  
This section contains all of the development standards for uses (unless otherwise accepted out by a use 
review) and all of the siting standards for development.   
 

1. Except as provided in subsection 4.6.145 of this ordinance, the following minimum lot or 
parcel sizes apply for land designated forestland, is at least 80 acres. 
 
Minimum lot size will not affect approval for development unless specified in use. The 
size of the parcel will not prohibit development as long as it was lawfully created or 
otherwise required to be a certain size in order to qualify for a use.  
 

2. Setbacks:     All Development with the exception of fences shall be set back a minimum 
of thirty-five (35) feet from any road right-of-way centerline, or five (5) feet from any 
right-of-way line, whichever is greater. 
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3. Fences, Hedges and Walls: No requirement, except for vision clearance provisions in Section 

7.1.525. 
 

4. Off-Street Parking and Loading: See Chapter VII. 
 

5. Minimizing Impacts: In order to minimize the impact of dwellings in forest lands, all 
applicants requesting a single family dwelling shall acknowledge and file in the deed record of 
Coos County, a Forest Management Covenant.  The Forest Management Covenant shall be 
filed prior to any final County approval for a single family dwelling. 
 

6. Riparian Vegetation Protection.  Riparian vegetation within 50 feet of a wetland, stream, lake 
or river, as identified on the Coastal Shoreland and Fish and Wildlife habitat inventory maps 
shall be maintained except that: 

a. Trees certified as posing an erosion or safety hazard. Property owner is responsible for 
ensuring compliance with all local, state and federal agencies for the removal of the 
tree.   

b. Riparian vegetation may be removed to provide direct access for a water-
dependent use if it is a listed permitted within the zoning district;  

c. Riparian vegetation may be removed in order to allow establishment of authorized 
structural shoreline stabilization measures;  

d. Riparian vegetation may be removed to facilitate stream or stream bank clearance 
projects under a port district, ODFW, BLM, Soil & Water Conservation District, 
or USFS stream enhancement plan;  

e. Riparian vegetation may be removed to site or properly maintain public utilities 
and road rights-of-way; 

f. Riparian vegetation may be removed in conjunction with existing agricultural 
operations (e.g., to site or maintain irrigation pumps, to limit encroaching brush, 
to allow harvesting farm crops customarily grown within riparian corridors, etc.) 
provided that such vegetation removal does not encroach further into the 
vegetation buffer except as needed to provide an access to the water to site or 
maintain irrigation pumps; or 

g. The 50 foot riparian vegetation setback shall not apply in any instance where an 
existing structure was lawfully established and an addition or alteration to said 
structure is to be sited not closer to the estuarine wetland, stream, lake, or river 
than the existing structure and said addition or alteration represents not more than 
100% of the size of the existing structure’s “footprint”. 

h. Riparian removal within the Coastal Shoreland Boundary will require a 
conditional use.  See Special Development Considerations Coastal Shoreland 
Boundary.  

i. The 50’ measurement shall be taken from the closest point of the ordinary high 
water mark to the structure using a right angle from the ordinary high water mark. 
 

7. All new and replacement dwellings and permanent structures shall, at a minimum, meet the 
following standards.  

a. The dwelling has a fire retardant roof. 
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b. The dwelling will not be sited on a slope of greater than 40 percent.  Slope6 will also 
determine additional firebreak in Section 8 Firebreak.    

c. Evidence is provided that the domestic water supply is from a source authorized by 
the Water Resources Department and not from a Class II stream as designated by 
the State Board of Forestry. 

d. The dwelling is located upon a parcel within a fire protection district or is provided 
with residential fire protection by contract. If the dwelling is not within a fire 
protection district, the applicant provides evidence that the applicant has asked to be 
included in the nearest such district or contract with a private fire protection 
company. 

e. For dwellings and structures outside of a fire protection district alternative forms of 
fire protections will apply to the develop including fire sprinkling system, on-site 
equipment and water storage.  

i.  Water storage shall be a swimming pool, pond, lake or similar body of 
water that at all times contains at least 4,000 gallons or a stream that has a 
minimum flow of at least one cubic foot per second. Road access shall be 
provided to within 15 feet of the water’s edge for fire-fighting pumping 
units, and the road access shall accommodate a turnaround for fire-fighting 
equipment. The access to the water source shall be marked with signs for 
fire water sources. 

f. If the dwelling has a chimney or chimneys, each chimney has a spark arrester. 
g. The owner provides and maintains primary fuel-free break and secondary break 

areas on land surrounding the dwelling that is owned or controlled by the owner and 
complies with Section 8 Firebreak.  
 

8. Firebreak: 
a. The property owner shall maintain a primary firebreak safety zone around all 

structures.  Vegetation within this primary safety zone may include mowed grasses, 
low shrubs (less than ground floor window height), and trees that are spaced with 
more than 15 feet between the crowns and pruned to remove dead and low (less than 
8 feet from the ground) branches.  Accumulated needles, limbs and other dead 
vegetation should be removed from beneath trees. 

b. Sufficient garden hose to reach the perimeter of the primary safety zone shall be 
available at all times. 

 
6 Slope calculations must include the primary and additional fuel-free breaks.   Staff will use the 
slopes from the soil data found in the Soil Survey of Coos County Oregon6 published by United 
States Department of Agriculture, Soil Conservation Service, in cooperation with Oregon 
Agricultural Experiment Station.   Staff will accept an on ground study for slope from an Registered 
Surveyor or other Registered Professional that is able to make calculations based on the profession 
licensing requirements.  
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c. The owners of the dwelling shall maintain a primary fuel-free break area 
surrounding all structures and clear and maintain a secondary fuel-free break on 
land surrounding all structures and clear and maintain a secondary fuel-free break 
area on land surrounding the dwelling that is owned or controlled by the owner in 
accordance with the provisions in “Recommended Fire Siting Standards for 
Dwellings and Structures and Fire Safety Design Standards for Roads” dated March 
1, 1991, and published by Oregon Department of Forestry and shall demonstrate 
compliance with Table 1.   

d. Proof that all of these items will be met include poof of the slope to determine 
additional firebreak setbacks is required.  

 
Table 1 – Minimum Primary Safety Zone 

Slope Feet of Primary Safety 
Zone 

Feet of Additional 
Primary Safety Zone 
Down Slope 

0% 30 0 
10% 30 50 
20% 30 75 
25% 30 100 
40% 30 150 
   

 
9. All new and replacement structures shall use non-combustible or fire resistant roofing 

materials, as may be approved by the certified official responsible for the building permit. 
 

10. Access to new dwellings shall meet road and driveway standards in Chapter VII. 
 
 
RESPONSE TO SECTION 4.6.140 
 

1. Is the property a legal unit of land?  Please provide reference to how it was created.  
Yes. Subject property is comprised of the northern half of lots 5 and 6 of the Frank Wanous Acreage 
Tracts, created prior to January 1, 1986.   

2. Will the applicant meet the road setback (shall be shown on plot plan)?   
Yes. See Attachment 1 Site Plan. Development is setback at least 35’ from centerline of Napier Ln.   

3. Will a Fence, Hedge and/or Wall be developed at this time?  If so will it comply with the 
vision triangle? 

No. 

4. Has a driveway/access/parking permit been requested at the time of the application? 
Yes 

5. Has the applicant acknowledged that they will file in the deed record of Coos County, a 
Forest Management Covenant prior to receiving a zoning compliance letter? (This shall be 
done after the conditional use is approved, but before a zoning clearance letter is issued. A 
Forest Management Covenant cannot be filed if the conditional use has not been approved 
but a draft may be submitted with the application.) 

Yes 



 

Application to Coos County for Zone Change and Template Dwelling 23 / 24 
88018 Napier Ln, Bandon  05/26/2023 

6. Has the applicant shown any waterways that require a 50 feet setback and if so will the 
setback be met?  

No. No waterways that require a 50 foot setback are present.  

7. Fire related questions: 
a. The proposed dwelling shall use non-combustible or fire resistant roofing materials. 

Describe the materials that will be used.  
Non-combustible or fire resistant roofing materials 

b. What is the slope of the property on average and where the dwelling will be located? 
The dwelling and greenhouse are proposed to be sited on flat, previously developed land. 

See Attachment 1 Site Plan, which includes 1’ contours and is to scale.  

Subject property slopes up approximately 10 feet from the western-edge of the powerline easement, and 
then back down towards the property line and Crooked Creek. The steepest slope on subject property is 
~16%.  

c. What evidence is provided that the domestic water supply is from a source authorized by 
the Water Resources Department and not from a Class II stream as designated by the State 
Board of Forestry? 

The dwelling will be served by an existing water well; no Class II stream water is available or proposed 
for use. 

d. Is the property within a Fire District and if so which Fire District. 
i. If the property is within a Fire District you shall explain how you have requested to be 

included in the Fire District with a copy of the request.  
Bandon Rural Fire Protection District  

ii. If the property is outside of a Fire District and cannot be served by a Fire District you are 
required to provide the contract with a private fire protection company.  

N/A 

iii. For dwellings and structures outside of a fire protection district alternative forms of fire 
protections will apply to the develop including fire sprinkling system, on-site equipment and 
water storage.  Include on the plot plan water storage and access to meet the following 
standards: 

1. water storage shall be a swimming pool, pond, lake or similar body of water that at all times 
contains at least 4,000 gallons or a stream that has a minimum flow of at least one cubic foot 
per second.  

2. Road access shall be provided to within 15 feet of the water’s edge for fire-fighting pumping 
units, and the road access shall accommodate a turnaround for fire-fighting equipment. The 
access to the water source shall be marked with signs for fire water sources. 

N/A 

e. Does the proposed dwelling have a chimney and if so will a spark arrester be installed? 
A spark arrester will be installed on the proposed dwelling. 

8. Firebreak Safety: 
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a. The property owner shall maintain a primary firebreak safety zone around all 
structures.  Vegetation within this primary safety zone may include mowed grasses, 
low shrubs (less than ground floor window height), and trees that are spaced with 
more than 15 feet between the crowns and pruned to remove dead and low (less 
than 8 feet from the ground) branches.  Accumulated needles, limbs and other dead 
vegetation should be removed from beneath trees.  This information shall be 
included on the plot plan and described how you intend to maintain this firebreak.  

The property owner will maintain a primary fire break consistent with the attached Recommended Fire 
Siting Standards for Dwellings and Structures.  

b. On the plot plan provide a diagram of where the garden hose will be located and 
describe the length that will allow it to reach the perimeter of the primary safety 
zone shall be available at all times. 

See attached plot plan, which depicts the placement of this water tank and hose. The property owner 
agrees to provide and maintain a water supply of at least 500 gallons with an operating water pressure of 
at least 50 PSI and sufficient 3⁄4 inch garden hose to reach the perimeter of the primary fuel-free (30 feet) 
building setback.  

c. Additional Primary Safety Zone Down Slope will be required based on the slope of 
the property.   What is the slope of the property?  If the slope differs from the soil 
report explain and provide evidence to show how the slope was determined.  If 
additional safety zones are required based on the slope table you will need to show 
them on the plot plan.  

 
0-30%. See Attachment 1 Site Plan for a contour map and Attachment 2 Soil Report for a soils map.  

The downward slope within the 30’ buffer around the proposed dwelling does not exceed 10%. The 
downward slope within the 30’ buffer around the proposed greenhouse does not exceed 10%. 

The 30’ firebreaks around both structures are indicated on the site plan.  

Additional evidence and responses to address the criteria? 
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ATTACHMENT 1 
Site Plan 
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ATTACHMENT 2 
NRCS Soil Report 
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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Map Unit Legend (Larry Paul)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

5B Blacklock fine sandy loam, 3 to 
7 percent slopes

2.6 48.6%

8B Bullards sandy loam, 0 to 7 
percent slopes

1.9 35.7%

8C Bullards sandy loam, 7 to 12 
percent slopes

0.1 2.6%

8D Bullards sandy loam, 12 to 30 
percent slopes

0.7 13.0%

Totals for Area of Interest 5.4 100.0%

Map Unit Descriptions (Larry Paul)
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

Custom Soil Resource Report
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The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Coos County, Oregon

5B—Blacklock fine sandy loam, 3 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21qc
Elevation: 0 to 350 feet
Mean annual precipitation: 50 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of unique importance

Map Unit Composition
Blacklock and similar soils: 75 percent
Minor components: 8 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Blacklock

Setting
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy marine deposits

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
H1 - 1 to 4 inches: fine sandy loam
H2 - 4 to 16 inches: loamy fine sand
H3 - 16 to 53 inches: cemented
H4 - 53 to 76 inches: sand

Properties and qualities
Slope: 3 to 7 percent
Depth to restrictive feature: 12 to 20 inches to ortstein
Drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: About 0 to 18 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Very low (about 2.6 inches)

Interpretive groups
Land capability classification (irrigated): 4w
Land capability classification (nonirrigated): 6w
Hydrologic Soil Group: C/D
Ecological site: F004AC015OR - Aquic Forest
Hydric soil rating: Yes

Minor Components

Heceta
Percent of map unit: 8 percent
Landform: Deflation basins on dunes

Custom Soil Resource Report
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Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (G004AY018OR)
Hydric soil rating: Yes

8B—Bullards sandy loam, 0 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21rc
Elevation: 30 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Bullards and similar soils: 75 percent
Minor components: 9 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bullards

Setting
Landform: Marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed eolian and marine deposits

Typical profile
Oi - 0 to 3 inches: slightly decomposed plant material
H1 - 3 to 10 inches: sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
H3 - 44 to 63 inches: sand

Properties and qualities
Slope: 0 to 7 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.9 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: B
Ecological site: F004AC410OR - Coastal Upland Warm Forest

Custom Soil Resource Report
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Forage suitability group: Well Drained <15% Slopes (G004AY014OR)
Other vegetative classification: Well Drained <15% Slopes (G004AY014OR)
Hydric soil rating: No

Minor Components

Blacklock
Percent of map unit: 9 percent
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

8C—Bullards sandy loam, 7 to 12 percent slopes

Map Unit Setting
National map unit symbol: 21rd
Elevation: 30 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Bullards and similar soils: 75 percent
Minor components: 8 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bullards

Setting
Landform: Marine terraces
Landform position (three-dimensional): Riser
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed eolian and marine deposits

Typical profile
Oi - 0 to 3 inches: slightly decomposed plant material
H1 - 3 to 10 inches: sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
H3 - 44 to 63 inches: sand

Properties and qualities
Slope: 7 to 12 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
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Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.9 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: B
Ecological site: F004AC410OR - Coastal Upland Warm Forest
Forage suitability group: Well Drained <15% Slopes (G004AY014OR)
Other vegetative classification: Well Drained <15% Slopes (G004AY014OR)
Hydric soil rating: No

Minor Components

Blacklock
Percent of map unit: 8 percent
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

8D—Bullards sandy loam, 12 to 30 percent slopes

Map Unit Setting
National map unit symbol: 21rf
Elevation: 30 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Bullards and similar soils: 75 percent
Minor components: 8 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bullards

Setting
Landform: Marine terraces
Landform position (three-dimensional): Riser
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed eolian and marine deposits

Typical profile
Oi - 0 to 3 inches: slightly decomposed plant material
H1 - 3 to 10 inches: sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
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H3 - 44 to 63 inches: sand

Properties and qualities
Slope: 12 to 30 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.9 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: B
Ecological site: F004AC410OR - Coastal Upland Warm Forest
Forage suitability group: Well Drained >15% Slopes (G004AY013OR)
Other vegetative classification: Well Drained >15% Slopes (G004AY013OR)
Hydric soil rating: No

Minor Components

Blacklock
Percent of map unit: 8 percent
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes
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0
29S14W

07 
2500

3089701
PAUL, LARRY; 
ET AL

No
RESIDENTIAL - 
IM

PRO
VED

EFU
5.01

Subject property

1
29S14W

07 
600

1206511
LINDSAY 
FAM

ILY TRUST

HIG
H AND 

BEST USE 
FO

REST LAND
F

117.57

Com
m

ercial 
forestland 
surrounding 
Crooked Creek

The proposed dwelling site: is the sam
e site upon 

which a previous dwelling sat from
 1986 to 2011. It 

is proposed to utilize the existing well, septic 
system

, and driveway.
The proposed greenhouse site: was used for 
parking and outdoor storage accessory to the 
previous dwelling.
Siting the forest tem

plate dwelling and accessory 
greenhouse on these already-developed areas will 
have the least im

pact on nearby or adjoining lands 
and m

inim
izes the am

ount of land used to site 
access roads, service corridors, and structures. 
M

oreover, these sites:
- Com

ply with the applicable setbacks: (a)  30’ 
defensible space setbacks, (b) 35’ setback from

 
the centerline of Napier Ln, (c) setbacks from

 the 
100’ powerline right of way, (d) septic system

 
setback from

 neighboring wells.
- Are clustered near or am

ong existing structures: 
between Crooked Creek and Rosa Road, along 
with six other dwellings within approxim

ately a 
quarter-m

ile of eachother. 
- Are close to the existing Napier Ln and Rosa Rd. 
- Are sited on the portion of the parcel least suited 
for growing trees: the portion of the property which 
has been developed for residential use. 

2
29S14W

07 
2600

3089500
RO

BISO
N 

LO
VING

 TRUST

HIG
H AND 

BEST USE 
FARM

 LAND
EFU

4.87

Part of Robison 
cranberry farm

: 
cranberry bog, 
road, pond

3
29S14W

07 
2601

3089501
HIG

H AND 
BEST USE 
FARM

 LAND
EFU

37.80

Part of Robison 
cranberry farm

: 
cranberry bogs, 
road, structures

4
29S14W

07 
2700

3089300

TO
DD AND 

DENISA 
PO

W
ERS 

TRUST

RESIDENTIAL - 
IM

PRO
VED

EFU
10.19

Residential and 
forest

5
29S14W

07 
2502

3089702
O

'DO
NO

G
HUE, 

JAM
ES D. & 

G
ABRIELLE M

.

Yes: 
1976

RESIDENTIAL - 
IM

PRO
VED

EFU
4.7

Residential

6
29S14W

07 
2400

3089700
DUG

AN, 
RO

NALD T. & 
DEBRA E.

Yes: 
1976

RESIDENTIAL - 
IM

PRO
VED

EFU
10.15

Residential

7
29S14W

08 
1600

1208703
BO

LDUC, 
NO

RM
AN C. & 

LINDA R.

RESIDENTIAL - 
UNIM

PRO
VED

RR-5
0.05

Unim
proved
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8
29S14W

08 
1800

1208801

JUDITH L 
JO

HNSO
N 

REVO
CABLE 

TRUST 1998

RESIDENTIAL - 
IM

PRO
VED

RR-5
0.96

Residential

9
29S14W

08 
1801

1208804
G

ERM
AN, 

RO
BERT & SUE 

M

Yes: 
1954

RESIDENTIAL - 
IM

PRO
VED

RR-5
0.76

Residential

10
29S14W

08 
1900

1208803
FO

X, FARRELL 
C. & JANICE 
D.L.

Yes, 
1936

RESIDENTIAL - 
IM

PRO
VED

RR-5
3.92

Residential

11
29S14W

07 
2300

1207500
RO

NALD & 
M

ARY A. PUHL 
TRUST

HIG
H AND 

BEST USE 
FARM

 LAND
F, EFU

69.83

Com
m

ercial 
forestland 
surrounding 
Crooked Creek

12
29S14W

07 
2301

1207501
RO

NALD & 
M

ARY A. PUHL 
TRUST

HIG
H AND 

BEST USE 
FARM

 LAND
F, EFU

10.17

Com
m

ercial 
forestland 
surrounding 
Crooked Creek

13
29S14W

07 
401

1206403
RO

BISO
N 

LO
VING

 TRUST

HIG
H AND 

BEST USE 
FARM

 LAND
EFU

40

Part of Robison 
cranberry farm

: 
cranberry bogs, 
road, structures

14
29S14W

07 
300

1206400

M
ACK, ERNEST 

G
. & 

M
EREDITH, 

JANICE L.

RESIDENTIAL - 
IM

PRO
VED

F
2.39

Residential

15
29S14W

08 
307

99920830
KASPER, 
JEREM

IAH D ET 
AL

HIG
H AND 

BEST USE 
FO

REST LAND
EFU

24.01

Part of Kasper 
cranberry farm

; 
forested land and 
road between 
Rosa Rd and 
cranberry bogs
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16
29S14W

08 
306

99920828
KASPER, 
JEREM

IAH D ET 
AL

HIG
H AND 

BEST USE 
FO

REST LAND
EFU

17.04

Part of Kasper 
cranberry farm

; 
cranberry bogs, 
road, pond, 
structure

17
29S14W

08 
1500

1208705
DAVENPO

RT, 
RO

LAND & 
CHARLENE

RESIDENTIAL - 
IM

PRO
VED

EFU
1.77

Residential

18
29S14W

08 
1400

1208707
CARPENTER, 
DENNIS R.

HIG
H/BEST 

USE FO
REST 

W
/IM

PRO
V

EFU
10.52

Residential

19
29S14W

08 
1300

1208504
W

INTERS, 
BARRY K.

HIG
H AND 

BEST USE 
FARM

 LAND
EFU

19.25

Part of W
inters 

farm
 (Bandon 

Fam
ily LLC). 

Dwelling, road, 
structure(s), 
farm

land
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