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Friday, December 29, 2023 
 

Outdoor Superstar, LLC 

PO Box 1345  

Springfield, OR 97477 

 

RE:  Completeness Review for HBCU-23-002 

 

Dear Property Owner: 

  

Thank you for submitting an Hearings Body Conditional Use.  The first step in the application process is a completeness 

review.  The following items were required to be included in your application or determined prior to the acceptance of the 

application: 

 

 1.  The correct and completed application form was filed.  If the proposed use/activity 

will occur in an identified hazard area the correct reports or certifications have 

been included. It appears as though the proposed “clubhouse” is to be sited in the 

Floodplain; however, this has not been addressed. Additionally, Recreational 

Vehicles within the Floodplain have criteria that shall be addressed. These criteria 

can be found starting on page 3  

  

 

 

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; a consent form may be 

accepted.  

 2.  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; 

 3.  A detailed Project Proposal was provided;  

 4.  A detailed parcel map of the subject property illustrating the size and location of 

existing and proposed uses, structures and roads on an 8½” x 11” paper to scale. 

Applicable distances must be noted on the parcel map along with slopes. (See 

example plot map);  

 

 5.  Covenants or deed restrictions on the property were provided or were found not to 

exist.  

 

 

6.  All of the lots or parcels that are currently within the applicant’s ownership, co-

ownership or is purchasing which have a common boundary with the subject 

property on an assessment map were listed on the application;  

 7.  A copy of the current deed of record has been provided;  

 8.  All the applicable criteria have been addressed;  The Floodplain criteria mentioned 

above was not addressed 

 9.  The property was created legally;   

 10.  All development was cited in compliance with the Coos County Zoning and Land 

Development Ordinance or this application will bring a use or activity into 

compliance; and  

 

Coos County Planning 

60 E. Second. 

Coquille, OR 97423 

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

Phone: 541-396-7770 

 

NOTICE OF COMPLETENESS 

 

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


 

 11.  All road, driveway, access, parking plan or traffic impact analysis has been 

submitted as required by the Coos County Zoning and Land Development 

Ordinance.  
 

This application has been: 

 Deemed complete as of the date this letter was sent and the application has been forwarded to all applicable agencies 

or departments for comment; or  

  Deemed incomplete due to missing information as shown by the unchecked boxes above.  As the applicant for a 

permit or limited land use it is your responsibility to submit one of the following within 180 days from the date the 

application was receipted to the Planning Department: 

a. All of the missing information; 

b. Some of the missing information and written notice from the applicant that no other information will be provided; 

or 

c. Written notice from the applicant that none of the missing information will be provided. 

 

If the application is found to be incomplete and steps a, b or c are not completed within the required timeframe (180 days), 

then on the 181st day the application will be deemed void.   If you submit material by email you are responsible to follow 

up with staff to ensure that information was received.  On the day the department receives one of the options (a. through 

c.) above is the date your application will be considered complete.  

 

Once your application has been deemed complete staff will continue with the review process.  Your application will go 

through the following steps (checked steps apply to your application): 

 

 1.  The first step is requesting comments from any applicable agency or department.  Most agencies have 30 days to 

respond to comments. 

 2.  If this is a land division Technical Review Committee (TRC) will be scheduled once all comments have been 

received. Once the TRC has been completed a tentative decision is mailed out approximately six (6) weeks after.  

The notice of tentative decision will provide for a fifteen (15) day opportunity to appeal.  If appealed it will be 

scheduled for hearing.  The decision only becomes final after the final partition plat has been filed.  

 3.  If this is application requires a hearing, a notice of hearing will be provided 20 days prior to the hearing. Once the 

hearing is concluded a notice of decision will be mailed out within five to seven days.  If this is a Planning 

Commission decision the notice will provide for an opportunity to appeal (15) fifteen days to the Board of 

Commissioners.  If this is a Board of Commissioners decision there is a twenty-one (21) day appeal period to the 

Land Use Board of Appeals.  

 4.  If this is an administrative review (Administrative Conditional Use, Extension, or Variance) a notice of decision 

with an opportunity to appeal will be mailed out once the review has been completed.  Approximately, six weeks 

after the application has been deemed complete. The notice of decision will provide for a fifteen (15) day 

opportunity to appeal.  If not appealed the decision becomes final.   

 

Property line adjustment discrete parcel 12 day opportunity to appeal.  

 5.  If this is a limited land use notice then a notice requesting comments will be mailed as soon as the application has 

been deemed complete and then a review and decision will be issued.  Approximately, four weeks after the 

comments time has expired. The notice of decision will provide for a fifteen (15) day opportunity to appeal.  If not 

appealed the decision becomes final.   

 

Except when an applicant requests an extension of the timelines, the governing body of the county or its designee shall 

take final action on an application for a permit or limited land use decision within 120 (urban zone) days or 150 (rural) 

days as applicable.  

 

If you have questions about the land use process, please contact planning staff for assistance. 

 

Thank you,  

Amy Dibble 
Planning Staff 

C: File  



 

 

SECTION 4.11.235 ESTABLISHMENT OF DEVELOPMENT PERMIT 
 

1. Floodplain Application Required 

A floodplain application shall be submitted and approved before construction or regulated development 

begins within any area of special flood hazard established in Section 4.11.232. The permit shall be for 

all structures including manufactured homes, as set forth in the “DEFINITIONS,” and for all 

development including fill and other activities, also as set forth in the “DEFINITIONS.” 

2. Application  

An application shall be made on the forms furnished by the Planning Department and may include, but 

not be limited to, plans in duplicate drawn to scale showing the nature, location, dimensions, and 

elevations of the area in question; existing or proposed structures, fill, storage of materials, drainage 

facilities, and the location of the foregoing. Specifically, the following information is required: 

a. Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures 

which may be submitted by a registered surveyor; 

b. Elevation in relation to mean sea level of floodproofing in any structure; 

c. Certification by a registered professional engineer or architect that the floodproofing methods for 

any nonresidential structure meet the floodproofing criteria in Section 4.11.252; and 

d. Description of the extent to which a watercourse will be altered or relocated as a result of 

proposed development. 

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

mean sea level, or NAVD 88, whichever is applicable, of the area in question including existing 

and proposed structures, fill, storage of materials, and drainage facilities. Applicants shall submit 

certification by an Oregon registered professional engineer or land surveyor of the site's ground 

elevation and whether or not the development is located in a flood hazard area. If so, the 

certification shall include which flood hazard area applies, the location of the floodway at the 

site, and the 100 year flood elevation at the site. A reference mark shall be set at the elevation of 

the 100 year flood at the site. The location, description, and elevation of the reference mark shall 

be included in the certification; and  

f. Any other information required to show compliance.  

g. Applications for variance, water course changes or staff determinations will be noticed with an 

opportunity to appeal in the same manner as a conditional use (see Chapter V).   Non-

discretionary determination of compliance with the standards will be processed in the same 

manner as a Compliance Determination (see Article 5.10) 

 

SECTION 4.11.252 SPECIFIC STANDARDS 
In all areas of special flood hazards where base flood elevation data has been provided (Zones A1-30, AH, and 

AE) as set forth in Section 4.11.232, BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD 

HAZARD or Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the following provisions 

are required: 
 

2. Nonresidential Construction 

New construction and substantial improvement of any commercial, industrial or other nonresidential 

structure shall either have the lowest floor, including basement, elevated at or above the base flood 

elevation; or, together with attendant utility and sanitary facilities, shall: 

a. Be floodproofed so that below the base flood level the structure is watertight with walls 

substantially impermeable to the passage of water; 

b. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects 

of buoyancy; 



 

c. Be certified by a registered professional engineer or architect that the design and methods of 

construction are in accordance with accepted standards of practice for meeting provisions of this 

subsection based on their development and/or review of the structural design, specifications and 

plans. Such certifications shall be provided to the official as set forth in Section 4.11.243(3)(b); 

d. Nonresidential structures that are elevated, not floodproofed, must meet the same standards for 

space below the lowest floor as described in 4.11.252(1)(b); 

e. Applicants floodproofing nonresidential buildings shall be notified that flood insurance 

premiums will be based on rates that are one foot below the floodproofed level (e.g. a building 

floodproofed to the base flood level will be rated as one foot below); 

f. Applicants shall supply a comprehensive Maintenance Plan for the entire structure to include but 

not limited to: exterior envelope of structure; all penetrations to the exterior of the structure; all 

shields, gates, barriers, or components designed to provide floodproofing protection to the 

structure; all seals or gaskets for shields, gates, barriers, or components; and, the location of all 

shields, gates, barriers, and components as well as all associated hardware, and any materials or 

specialized tools necessary to seal the structure; and 

g. Applicants shall supply an Emergency Action Plan (EAP) for the installation and sealing of the 

structure prior to a flooding event that clearly identifies what triggers the EAP and who is 

responsible for enacting the EAP. 

 

4. Recreational Vehicles 

Recreational vehicles placed on sites are required to: 

a. Be on the site for fewer than 180 consecutive days; and 

b. Be fully licensed and ready for highway use, on its wheels or jacking system, is attached to the 

site only by quick disconnect type utilities and security devices, and has no permanently attached 

additions; or 

c. Meet the requirements of Section 4.11.252(3) above and the elevation and anchoring 

requirements for manufactured homes. 
 



OUTDOOR SUPERSTAR LLC 
ADMINISTRATIVE CONDITIONAL USE 

SUPPLEMENTAL APPLICATION DOCUMENT 
 
 

       

 

 
 

APPLICATION OF OUTDOORSUPERSTAR LLC 

FOR AN ADMINISTRATIVE CONDITIONAL USE 

FOR A RECREATIONAL VEHICLE PARK 

  
 

Organization of This Application 
 

This application will be required to be heard by the Coos County hearings body.  The hearing will be the first 

evidentiary hearing to review this application, exhibits and evidence submitted into the record to determine 

whether the requested amendment meets the applicable review criteria set forth in the Oregon Revised Statutes, 

Administrative Rules, Coos County Comprehensive Plan and Land Use and Development Ordinance 

(CCZLDO). 

 

This application is organized and presented to the hearings body in accordance with the relevant review 

standards.  Part 1 contains the introduction and background of this request.  Part 2 addresses the requirements 

for consistency with the Q-REC zoning designation and the development standards located in CCZLDO Section 

3.3.530.  Part 3 addresses compatibility with adjacent uses and zoning districts.  Part 4 will address the required 

Coos County Comprehensive Plan policies necessary to illustrate no adverse impacts on aquatic and natural 

features.  Part 5 will evaluate will give findings towards studies produced to address overlays and onsite 

suitability. Consequently, in the discussion of the criteria under the County Land Use and Development 

Ordinance, where there is overlap in review standards, reference is made back to the relevant goal discussion to 

avoid needless repetition. Applicant’s exhibits and figures are contained at the end of this application document.  

These exhibits are arranged to follow the flow of the Statewide Planning Goals.  

 

 



Outdoor Superstar LLC 
Administrative Conditional Use 

 
I. INTRODUCTION & BACKGROUND 
 
This matter comes before the Coos County Hearings Body on application filed by Outdoor 

Superstar LLC herein referred to as Applicant, which is owner of the subject property.  The 

25.60-acre property is located on the east side of State Highway 101 approximately 0.75 miles 

northeast of the City of Bandon.  The subject property is identified in the Coos County 

Assessor’s records as Tax Lot 1000, 1001 and 1002, Section 17C, Township 28 South, Range 14 

West, Property I.D. No(s) 955501, 955503 and 955504 respectively. 
 
The applicant is requesting a 130 recreational vehicle park with associated amenities which falls 

under the development criteria of CCZLDO Section 3.3.530 (Administrative Conditional Use). 

The subject property is designated Q-REC (Recreation with Qualifications) and has additional 

coastal designations (Coquille River Estuary Management Plan (CREMP), CREMP Aquatic 

D08/D17 Conservation, CREMP Industrial and CREMP Shoreland Segment 16). The subject 

property is also subject to a number of Overlays including Archaeological Areas of Interest, 

Bandon Area of Mutual Interest, Bird Site Goal 5 Requirement, Floodplain, National Wetland 

Inventory Site and Natural Hazard Tsunami and Wildfire. 

 
The requested Administrative Conditional Use as set out in the Coos County Zoning and Land 

Development Ordinance (CCZLDO) is primarily intended provide for an enhanced recreational 

opportunity in close proximity to the Coquille River and to utilize the maximum potential of the 

subject property with a comprehensive project consistent with the goals and policies of qualified 

recreationally zoned properties. 

 

II. Q-REC CRITERIA AND SITE PLAN REVIEW 
 

SECTION 3.3.530 DEVELOPMENT AND USE STANDARDS. The following are development 
standards for the CREMP-RC shoreland segments.  

 
1. Minimum Lot size:  

 
a.  Refer to CREMP lot size Special Consideration Map.  
b.  The dimension requirements must be meet.  

 
2.  Minimum Street frontage and minimum lot width is 20 feet.  
 
3.  Front setback is 20 feet.  
 
4.  Building height does not have any requirement, except those sites abutting a residential 

or controlled development zone shall have a max height of 35 feet plus one (1) additional 



Outdoor Superstar LLC 
Administrative Conditional Use 

 
III-478 Return to Top of Document foot in height for each foot of setback exceeding 5 feet 
( i.e. if the setback is 10, the maximum building height would be 40 feet). However, 
spires, towers, domes, steeples, flag poles, antennae, chimneys, solar collectors, 
smokestacks, ventilators or other similar objects may be erected above the prescribed 
height limitations, provided no usable floor space above the height limits is thereby 
added. Such over height object shall not be used for advertising of any kind.  

 
FINDING: The proposed development does not include division of the subject 

property nor any structural development that is not consistent with 
the setback requirements as set forth above. The conceptual plan 
attached shows all recreational vehicle spaces are located well within 
the setback requirement. In addition, the permanent structural 
development that constitutes amenities to the RV Park (restroom 
units, clubhouse, sports courts and security unit) are all setback a 
minimum of 50 feet from any property line. 

 
5.  Access and parking is regulated in chapter VII.  
 

FINDING: Access and parking will be proposed and development consistent with 
the requirements set forth in Chapter VII, see attached conceptual 
plan. 

 
6.  Riparian Vegetation Protection. Riparian vegetation within 50 feet of a estuarine wetland, 

stream, lake or river, as identified on the Coastal Shoreland and Fish and Wildlife habitat 
inventory maps, shall be maintained except 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 

waterdependent use.  
 
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 streambank clearance 

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

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

utilities and road right-of-ways. or  
 
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.  
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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. 
 
FINDING: The proposal does not involve disturbing or encroaching upon 

the 50-foot riparian vegetation protection area. The high bank 
area has been located and the conceptual plan demonstrates 
sufficient setback beyond the 50 foot requirement for all 
structural development. A dock project may be proposed in the 
future which will necessitate addressing the requirements of 
subsection 6, and the associated state and local permits 
however, the current proposal does not involve disturbing such 
areas. 

 
SECTION 5.6 DESIGN AND SITE PLAN REVIEW 
 
SECTION 5.6.100. Purpose. The purpose and objectives of site development requirements and the site 
design review procedure are to:  
 
1.  Encourage originality, flexibility and innovation in site planning and development, including the 

architecture, landscaping and graphic design of said development;  
 
2.  Conserve the County’s natural beauty and visual character and charm by insuring that structures 

and other improvements are properly related to their sites, and to surrounding sites and 
structures, with due regard to the aesthetic qualities of the natural terrain and landscaping, and 
that proper attention is given to exterior appearances of structures and other improvements;  

 
3.  Protect and enhance the County’s appeal to tourists and visitors and thus support and stimulate 

business and industry and promote the desirability of investment and occupancy in marine and 
industrial properties;  

4.  Stabilize and improve property values and prevent blighted areas and thus increase tax revenues;  
 
5.  Achieve the beneficial influence of pleasant environments for living and working on behavioral 

patterns and, thus, decrease the cost of governmental services;  
 
6.  Foster civic pride and community spirit so as to improve the quality and quantity of citizen 

participation in local government and in community growth, change and improvement;  
 
7.  Sustain the comfort, health, tranquility and contentment of residents and attract new residents by 

reason of the County’s favorable environment;  
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8.  Assure that proposed structures are harmonious with the applicable zoning; and thereby promote 

and protect the health, safety and welfare of the County; and  
 
9.  Protect riparian vegetation which is needed to stabilize the shoreline and to maintain water 

quality and temperature necessary for the maintenance of fish habitat and spawning areas. 
 

FINDING: The standards set forth in 5.6.100 1 through 9 have been factored into the 
development and are demonstrated in ample regard on the site plan. The 
property owner has placed the highest priority on ensuring the beautification 
of the property through a sound proposal and detailed plans  in order to 
facilitate to aesthetically pleasing features to protect the integrity of 
surrounding areas. There has been a conscious effort to craft a plan that will 
focus on attracting new residents by instituting a development plan that will 
focus on the elements of the aforementioned criteria. 

 
SECTION 5.6.200. Site Review and Approval Criteria. The County finds that excessive uniformity, 
dissimilarity, inappropriateness or poor quality of design in the exterior appearance of structures and the 
lack of proper attention to site development and landscaping in the: industrial and airport operations 
zone districts hinders the harmonious development of the County, impairs the desirability of residence, 
investment or occupation in the County, limits the opportunity to attain the optimum use and value of 
land and improvements, adversely affects the stability and value of property, produces degeneration of 
property in such areas with attendance deterioration of conditions affecting the health, safety and 
welfare of the County, and destroys a proper relationship between the taxable value of property and the 
cost of services thereof.  
 
Further, the County finds that riparian vegetation is a resource which has been identified in the 
Comprehensive Plan. 
 
FINDING: Refer to the attached conceptual plan that shows consistency with the intent of 

Section 5.6.200.  There has been a significant effort to craft a plan that will add to 
the County in this area by utilizing landscaping features that will allow for 
attraction not deterrent.  

 
SECTION 5.6.300. Jurisdiction.  
 
1.  Within any zone designation requiring a site plan review, no building permit or verification letter 

shall be issued for the erection or construction of a permitted or conditional use until the plans, 
drawings, sketches and other documents required under Section 5.6.500 have been approved by 
the Planning Director in conformity with the criteria specified in Section 5.6.400 (Criteria and 
Standards). For the purpose of this Section “Construction” shall include any remodeling that 
substantially changes the exterior appearance of the building.  

 
2.  Construction, site development and landscaping shall be carried out in substantial accord with 

the plans, drawings, sketches and other documents as approved.  
 
3.  Nothing in this subsection shall be construed to prevent ordinary repair, maintenance and 

replacement of any part of the building or landscaping which does not involve a substantial 
change from the purpose and objectives of Section 5.6.100. Proposed “substantial changes” shall 
be submitted to the Planning Director for approval.  
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4.  All variances from the site development criteria which are deemed necessary by the applicant 

shall be requested pursuant to ARTICLE 5.3. 
 

FINDING: The applicant/property owner has developed a plan that reflects consistency 
with all the necessary requirements located in CCZLDO and intends to carry 
in out with specificity upon receiving a tentative approval with conditions. 
All construction and development will  directly correlate with Coos County 
condition compliance prior to the anticipation of receiving a Zoning 
Compliance Letter. 

 
SECTION 5.6.400. Site Development Criteria and Standards. These standards are intended to provide a 
frame of reference for the applicant to the development of a site and building plans as well as a method 
of review. These standards shall not be regarded as inflexible requirements, nor do they advocate any 
particular architectural style, for they are intended to encourage creativity, invention and innovation. The 
following standards shall be utilized in reviewing the plans, drawings, sketches and other documents 
required under Section 5.6.500:  
 
1.  Landscaping.  
 

a.  The landscape shall be such to minimize soil erosion and lessen the visual impact;  
 
b. any grade changes shall be in keeping with the general appearance of neighboring 

developed areas.  
 

FINDING: The proposed landscaping proposed for the development will have no 
adverse impacts on the soil composition and have no visual impacts. In 
addition, all grading activities will be orchestrated in such a way as to be 
consistent with the general appearance of neighboring developing areas. 

 
2.  Structures.  
 

a. Proposed structures shall be related harmoniously to the terrain and to existing buildings 
in the vicinity that have a visual relationship to the proposed buildings;  
 
FINDING: Permanent structural development with only consistent of amenities 

typically associated with recreational vehicle park development. These 
structures include restroom units, a security unit and sports court 
areas. There are other nominal development areas that will entail two 
dog parks and a recreational fire pit area. The subject property is well 
suited to where this development will have a visual obstruction mainly 
due to natural features in the area (forest and river activity). The 
applicant finds that the development is consistent with Section 
5.6.300.1. 

 
b. the achievement of such relationship may include the enclosure of space in conjunction 

with other existing buildings or other proposed buildings and the creation of focal points 
with respect to avenues of approach, terrain features or other buildings.  
 
FINDING: The proposed structural development will effectively tie the project 

together. Each structure will be in a location that has been carefully 
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considered due to the terrain and landscape and the Coos County 
applicable regulations. 

 
3. Drives, Parking and Circulation. With respect to vehicular and pedestrian circulation, including 

walkways, interior drives and parking, special attention shall be given to the location and number 
of access points, general interior circulation, separation of pedestrian and vehicular traffic, and 
arrangement of parking areas that are safe and convenient.  

 
FINDING: The subject property has existing access the proceeds directly off State 

Highway 101 and travels north easterly and caters specifically to the 
property. The proposed development encompasses instituting an onsite 
circulation plan that will allow consistency with CCZLDO and avoid any 
safety conflicts. Access into the property currently has 25-30 foot right of 
way width and the proposed improved onsite road is proposed to have a 26 
foot right of way width allow for ingress and egress for future patrons. The 
lower and upper parts of the RV Park have several east/west roads that are 
currently 18 feet in width that are only utilized to access the recreational 
vehicle spaces directly adjacent. The main areas where intensified circulation 
will be developed to 26 feet. Parking areas will be facilitated in the normal 
regard as it relates to a RV Park type development. Parking spaces will be 
facilitated to each RV Park space along with ample 9’ X 18’ spaces for guests 
located in amenity areas. The proposal will also include ensuring the 
requirement amount of ADA assessable spaces are installed. 

 
4. Surface Water Drainage. Special attention shall be given to proper site surface drainage so that 

removal of surface waters will not adversely affect neighboring properties, the public storm 
drainage system, or create environmental problems.  

 
FINDING: The subject property is not located within an urban area where storm water 

facilities are available. The development proposes to mitigate runoff patterns 
on site. There will not be adverse impacts to neighboring properties directly 
related to drainage. The process will require calculating pre and post 
development cubic foot per second runoff numbers with the intent to ensure 
the project will not cause increase runoff in the area dispute the 
unavailability of storm connection. The development will be consistent with 
Section 5.6.300.4. 

 
5. Utility Service.  

 
a.  Whenever feasible, electric, telephone and other utility lines shall be underground; 

 
FINDING:  All electrical and utility lines are proposed to be installed underground. The 

development is proposed to be consistent with Section 5.6.300.5 
 

b. any utility installations remaining above ground shall be located so as to have an 
harmonious relation to neighboring properties and the site;  
 
FINDING: There is no proposal for utility or electrical lines to be above grade. 

 
c. the proposed method of sanitary sewage disposal from all buildings shall be indicated. 
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FINDING: The applicant/property are currently going through a Department of 

Environmental Health permitting process for a site evaluation. The 
development will include an onsite sanitation system that can properly 
treat the full capacity of the project. 

 
6.  Special Features.  
 

a.  Exposed storage areas, exposed machinery installations, service areas, truck loading 
areas, utility buildings and structures and similar accessory areas and structures shall be 
subject to such setbacks, screen plantings or other screening methods as shall be 
reasonably required to prevent their being incompatible with the existing or contemplated 
environment and the surrounding properties;  

 
b.  service, processing, and storage on property abutting a residential zone or commercial 

zone shall be wholly within an enclosed building or screened from view from such zone, 
street or highway by a permanently maintained, sight obscuring device or vegetation.  

 
7.  Application of Design Standards. The standards of review outlined in (1) to (6) above also apply 

to all accessory buildings, structures, exterior signs and other site features however related to the 
major buildings or structures.  

 
8.  Riparian Vegetation Protection:  
 

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

 
1)  Trees certified by the Coos Soil and Water Conservation District, a port district or 

U.S. Soil Conservation Service posing an erosion or safety hazard may be 
removed to minimize said hazard; or  

 
2)  Riparian vegetation may be removed to provide direct access for a water 

dependent use; or  
 
3)  Riparian vegetation may be removed in order to allow establishment of authorized 

structural shoreline stabilization measures; or  
 
4)  Riparian vegetation may be removed to facilitate stream or streambank clearance 

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

 
5)  Riparian vegetation may be removed in order to site or properly maintain public 

utilities and road right-of-ways, provided that the vegetation to be removed is the 
minimum necessary to accomplish the purpose; or  

 
6)  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 
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vegetation buffer except as needed to provide an access to the water for the 
minimum amount necessary to site or maintain irrigation pumps.  

 
c. The 50 ‘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.” [OR 92-05-009PL] 

 
Q-REC STANDARDS FOR QUALIFERS ON THE PROPERTY 
 
1. Development on the subject property shall be subject to design and site plan review pursuant to 

Section 5.6.400 of the CCZLDO to be considered through a Hearings Body Review;  
 

FINDING: Section 5.6.400 of the CCZLDO has been previously addressed. The property 
owner and applicant are prepared to offer testimony and presentation at a 
Planning Commission Hearing related to the proposed application. 

 
2. The proposed rule uses, density, and public facilities and services will not commit adjacent or 

nearby resource land to non resource use as the term is defined in OAR 660-004-0028;  
 

FINDING: An areawide analysis has been completed and covered in the next portion of 
the application materials. There is no proposal for division or conversion of 
the zone and therefore, consistency with Goal 2 is not applicable no the 
requirement to take an exception as determined by OAR 660-004-0028. All 
adjacent zoning districts and uses will be unaffected by the proposed 
application. See next section. 

 
3.  The proposed rural uses, densities, and public facilities and services are compatible with adjacent 

or nearby resource uses; and  
 

FINDING: Please see the proceeding section for a comprehensive area wide analysis to 
illustrate compatibility. 

 
4. The proposed rural uses will not seriously interfere with permitted uses on other nearby parcels. 

 
FINDING: The application is for a recreational vehicle park that is consistent with the 

underlying zoning designation of Q-REC. As previously stated, the property 
has a dormant industrial use that creates more conflict and intensity than the 
proposal. Please see next section. 

 
III. AREA CONSISTENCY AND COMPATIBILTY ANALYSIS 
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The subject property has a zoning designation of Q-REC that was created during a previous plan 

amendment and zone change application process. The property also has other zoning designations that 

are coastal and aquatic related, but will not particularly be hindered due to the development activities as 

the proposal taking place wholly and entirely with the Q-REC designated area. The zoning map above 

illustrates the zoning in the surrounding area. Directly to the north is the Coquille River and the next 

property beyond the river area is more than 700 feet. The river acts as a natural feature and buffer, 

however, the illustration of compatibility exits on the property directly to the north beyond the river. The 

property is zoned REC (recreational) and currently has an active recreational vehicle park (Coquille 

River RV Park) which has 48 recreational vehicle spaces along with an event center, a host structure and 

bathroom amenities.  

 

Directly to the west is a significant roadway, State Highway 101 under the jurisdiction of the Oregon 

Department of Transportation. This road sits higher in elevation acting as a visual obstruction for the 
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property for any areas further to the west. Beyond the road are areas under the ownership and 

jurisdiction of the public and do not constitute private property. The composition of the area along with 

the hydraulic soils features render them incapable of any viable development and therefore, they act 

essentially as an extension of the river. 

 

Directly to the south and adjacent are properties zoned for Exclusive Farm Use. The subject property 

had a previous use that was industrial in nature and during the active years of this operation caused no 

confliction or detriment to adjacent potential farm uses. The proposed development is considered less 

intensified in every respect as compared to an industrial type use. A closer look at the land and soil 

conditions to the EFU areas to the south would appear to hinder the ability to properly farm under any 

ORS 215.283 approved farm uses. However, there are some farm uses that are common with soil that is 

more hydraulically saturated. This particular property is currently receiving special assessment for active 

cranberry bogs. The proposed operation will create no conflict to the existing cranberry bog. Access 

points are completely separate and as previously explained, a recreational vehicle park is significantly 

less intense in regards to traffic, odor and noise than an industrial operation. 

 

The nature of the proposed recreational vehicle park and how its currently planned is consistent with 

rural planning. There are no urban features related to the development. There are 130 recreational 

vehicle spaces proposed along with several structures that act as accessory. The subject property is 

currently 25.60 acres in size and with 130 spaces, it averages to be approximately 6 spaces per acre. 

There are no permanent residential components to the development, all recreational vehicle spaces are 

considered transient in nature and no park model type structural development is included. The property 

owner and applicant are determined to maintain the rural nature of the area and therefore, have proposed 

a plan that will allow for the perpetuation of those features. 

 

 

 

 

Directly to the east are properties that are currently zoned Rural Residential – 2 Acre. These properties 

have a Goal 14 Urbanization exemption and constitute a pre-existing rural residential development. The 

residential nature of the land extends a significant distance easterly. There is only approximately an 80 

acre area that is zoned EFU, the remaining areas around are all zoned RR2 and dedicated to residential 

use. The rural residential area surrounds the aforementioned 80 acres in almost an irrevocably 

committed fashion, see previous zoning map. This further illustrates the proposed development will be 
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consistent and compatible with adjacent zoning designation districts and uses and will cause no 

detriment to the minor potential farm use taking place to the south. 

 

The applicant/property owner finds that the project is compatible with surrounding areas and uses. 

Furthermore, if minor compatibility issues are identified, they can be mitigated with reasonable 

conditions of approval. 

 

COMPLIANCE WITH THE STATEWIDE PLANNING GOALS 
 
The Statewide Planning Goals have been acknowledged as being applicable to the Coos County 

Comprehensive Plan.  A proposal to amend the Comprehensive Plan and Zone must comply with all 

applicable Statewide Planning Goals unless an exception to one or more of the goals is proposed. 

There is no exception being proposed as part of this application.  Coos County must make findings 

that Applicant’s proposal complies with each of the relevant goals. The following information 

regarding the Statewide Planning Goals shows how this request complies with them. 

 
Goal No. 1 - Citizen Involvement 

 To ensure the opportunity for citizen involvement in all phases of the planning process. 
 
Coos County will provide written notice of the requested Administrative Conditional Use to 

surrounding property owners within 250 feet of the subject property not less than twenty days prior 

to the scheduled date of the first public hearing, and will cause public notice of Applicant’s request 

and the scheduled public hearing to be published in the local newspaper pursuant to the 

requirements of CCZLDO Chapter 5, Section 5.0.900.  Notice will also be given to affected state 

and local agencies, and other individuals and organizations that are legally entitled to such notice.  

These various forms of individual and public notice assure that local citizens have an opportunity 

to become informed about, and participate in, the public hearing process.  The requested 

Administrative Conditional Use is being processed in a manner that assures full compliance with 

Statewide Goal No. 1. 

 
Goal No. 2 - Land Use Planning 

To establish a land use planning process and policy framework as a basis for all decisions 
and actions related to the use of land and to assure an adequate factual base for such 
decisions and actions. 

 
Coos County has established policies and procedures, which require a detailed evaluation of any 

proposal to amend its Comprehensive Plan.  Specific criteria and standards have been set forth 
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against which Applicant’s amendment request must be evaluated in the light of relevant Findings of 

Fact.  The County’s ultimate decision in this matter will be based on the weight of those relevant 

Findings.  As was noted in the introduction section of this document the proposed Administrative 

Conditional Use involves the conversion of 25.60 acres of land for a 130 space recreational 

vehicle park.  The area proposed property is already considered recreational land. 

 
The requested Administrative Conditional Use are being evaluated in a manner that assures full 

compliance with Statewide Goal No. 2. 

 
Goal No. 3 - Agricultural Land 

To preserve and maintain agricultural lands.  Agricultural lands shall be preserved and 
maintained for farm use, consistent with the existing and future needs for agricultural products, 
forest and open space and with the state’s agricultural land use policy expressed in ORS 215.243 
and 215.700. 
 
The land proposed for amendment is currently designated Q-REC land by the Coos County 

Comprehensive Plan and is therefore not protected as a Goal 3 resource.  This finding is validated 

by the fact that the site has been determined to be non-resource land suitable for rural residential use 

and subsequently included within the County inventory of rural residential lands site as evidenced 

by the Coos County Comprehensive Plan.  The proposed Administrative Conditional Use des not 

conflict with Statewide Goal No. 3. 

 
Goal 4 - Forest Lands 
  

To preserve forest lands for forest use. 

 
The land proposed for amendment is currently designated Q-REC land by the Coos County 

Comprehensive Plan and is therefore not protected as a Goal 4 resource.  This finding is 

validated by the fact that the site has been determined to be non-resource land suitable for 

recreational use and subsequently included within the County inventory of rural residential lands 

site as evidenced by the Coos County Comprehensive Plan.  The proposed Administrative 

Conditional Use does not conflict with Statewide Goal No. 4. 

 
On the basis of these findings, the subject property is not forestland as defined by Goal 4.   

 
Goal No. 5 - Open Space, Scenic and Historic Areas, and Natural Resources 

 
To conserve open space and protect natural and scenic resources. 
 



Outdoor Superstar LLC 
Administrative Conditional Use 

 
Goal 5 addresses a variety of resources not specifically covered in other goals and sets out a 

process requiring inventory and evaluation.  Steps in the process require that the level of 

significance of resources is determined, and if an identified resource appears to be significant, 

further evaluation is required.  Such evaluation may lead to alternative courses of action, 

including fully protecting the identified resource. 
 
Goal 5 addresses the following resources: 

1. Open space. 
2. Mineral and aggregate resources. 
3. Energy resources. 
4. Fish and wildlife areas and habitats. 
5. Ecologically and scientifically significant resources. 
6.   Outstanding scenic views and sites. 
7. Water areas, wetlands, watersheds and groundwater resources. 
8. Wilderness areas. 
9. Historic areas, sites, structures and objects. 
10. Cultural areas. 
11. Oregon recreational trails. 
12. Wild and scenic waterways. 

 

All of Coos County, including Applicant’s property, has previously been subjected to extensive 

surveys and analyses intended to inventory and evaluate the Goal 5 resources listed above.  

These inventories, which are incorporated into the Coos County Comprehensive Plan, have 

previously received acknowledgment of compliance with Statewide Goal 5. Nevertheless, 

Applicant has conducted an independent evaluation of the potential impact of the proposed ACU 

on Goal 5 resources and proposes the following findings: 

 
1. Land Needed or Desirable for Open Space 

The subject property is typical of the majority of the lands in the western area of Coos County 

and contains no identified topographic or vegetative features that warrant protection under Goal 

5.  There is a large amount of land, which shares these same general characteristics surrounding 

the subject property. The proposed recreational vehicle park would result in an insignificant 

impact on open space resources in the surrounding area due to the abundant supply of open space 

with similar natural features. The site has not previously been identified by either the Coos 

County Comprehensive Plan as being needed or desirable for open space.   

 
2. Mineral and Aggregate Resources 

No mineral or aggregate resources requiring Goal 5 protection have been identified on or in the 

vicinity of the subject site.   
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3. Energy Sources 

Goal 5 energy resources refers to sites and resources for the generation of energy (i.e. natural 

gas, oil, coal, hydroelectric, geothermal, uranium, and solar).  No known energy sources have 

been identified on or in the vicinity of the property.  The property does have solar access, but no 

more so than most other land in Coos County.  

 
4. Fish and Wildlife Areas and Habitat 

The subject property is adjacent to the Coquille River and the natural feature is position to the 

north. The County has found it necessary to place the following zoning designations to offer 

protections and additional regulations on natural features: (Coquille River Estuary Management 

Plan (CREMP), CREMP Aquatic D08/D17 Conservation, CREMP Industrial and CREMP 

Shoreland Segment 16). The site plan illustrates that the development will be constructed to 

allow no disturbance or hinderance on river or aquatic life. The proposed recreational vehicle 

park will be setback a sufficient distance from the river to maintain the necessary protections of 

the natural features. There have also been additional studies that give further evidence of the 

proposed projects consistency that will be addressed later in this report. 

 
5.  Ecologically and Scientifically Significant Natural Areas 

No identified ecologically or scientifically significant natural areas are present on or in the 

vicinity of the subject site.  As previously discussed, the Coquille River is positioned directly to 

the north, but the project offers no encroachment of any kind on river or aquatic life. The site 

plan gives full credence to a development offering no encroachment of any kind. 

 
6. Outstanding Scenic Views and Sites 

No identified scenic views or sites exist on the subject property.  As noted under Open Space, 

above, the site has so much in common with many other locations in the general area that its 

scenic value is not considered unique or significant.  The property possesses no prominent 

topographic features or vegetation, which would otherwise give it scenic significance.   

 

 
7.  Water Areas, Wetlands, Watersheds, and Groundwater Resources 

The subject property contains no water areas (apart from the Coquille River previously 

discussed), watersheds or identified groundwater resources.  Groundwater drawdown is 

minimized because of the large amount of incoming water, the redirection of runoff and used 
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water into the aquifer through engineered drainage and subsurface disposal, and maintenance and 

enhancement of existing vegetation cover. No complaints concerning depletion of water 

resources in adjacent similar areas have occurred.  In order for an area to meet the Army Corps 

of Engineers' and the Oregon Division of State Lands' definition of wetland, three elements must 

be present: 1) water, 2) hydric soils, and 3) wetland vegetation.  As identified below, the property 

has been identified to have some potential wetland features. A wetland delineation was 

conducted by Loran Waldron, certified biologist and the following was determined, 1) there are 

no wetlands or waters within the study area, which consists of the entire concrete slab that made 

up the working flood of the old wood products mill, 2) the entire road to the RV Park will remain 

within the established footprint of the access road to the old mill site, 3) no wetlands or waters of 

the state or United States are located within the project site study area and no wetlands or waters 

of the State or the United States will be impacted by this project, as currently planned. 

 
 
 
8.  Wilderness Areas 

The subject site is not within, adjacent to, or part of, a designated wilderness area. 
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9. Historic Areas, Sites, Structures, and Objects 

There are no identified or inventoried historic structures or objects on, or adjacent to, the subject 

property.   

 
10. Cultural Areas 

There are no identified or inventoried archaeological or cultural resources on the subject site.   

 
11. Potential and Approved Oregon Recreation Trails 

There are no designated or planned recreational trails on or adjacent to the subject site.   

 
12. Wild and Scenic Waterways 

The site is not within any designated or planned wild and scenic waterway, nor has such a 

designation been given to other lands or resources in the general vicinity of the subject property.  

 
Based on the foregoing findings, there is no Goal 5 resource present requiring preservation 

action.  The requested ACU will not conflict with any identified Goal 5 resources.  The subject 

property has not been included in any inventory of needed open space or scenic areas, nor has it 

been identified in the Comprehensive Plan as having any historic, cultural or significant natural 

resources which need to be preserved and/or protected. 

 
Goal No. 6 - Air, Water and Land Resources Quality 

 
To maintain and improve the quality of the air, water and land resources of the state. 

 
Statewide Goal 6 requires that air, land and water resources of the State be maintained and 

improved by assuring that future development, in conjunction with existing development, does 

not violate applicable state and federal environmental quality standards, and does not exceed the 

carrying capacity of local air sheds, degrade land resources or threaten the availability of such 

resources. 

 
Any future land use activities on the property will be required to comply with all local, state and 

federal environmental regulations, thus assuring that the proposed ACU will not adversely 

impact the carrying capacity of local air sheds, degrade land and water resources or threaten the 

availability of such resources.  Although the proposed rural residential land use designation on 

the property may result in at least some potential for environmental impacts if not properly 

monitored and regulated, both Coos County and the State of Oregon have sufficient regulatory 

measures in place so as to ensure that subsequent development will not produce any 
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unanticipated impacts.  The proposed ACU has been evaluated in a manner that assures full 

compliance with Statewide Goal No. 6. 

 
Goal No. 7 - Areas Subject to Natural Disasters and Hazards 

 
To protect life and property from natural disasters and hazards. 
 
The subject property has been identified as being within any identified floodplain area.  

Furthermore, the type of floodplain designation is considered an unnumbered A zone or an 

approximate A zone. This means floodway data is not available and development of this kind 

requires a one-foot cumulative effort analysis.  This will be discussed at a later point in these 

findings. The property owner and applicant can assert in conjunction with Goal 7 that the 

development will not cause any detriment to a natural feature and poses no conflict with areas 

inundated by the floodplain. A HEC-RAS and floodway analysis has been completed by James 

Heyen, Registered Engineer in the State of Oregon that has dictated no rise will be created as a 

direct result of the proposed development. 

 
Goal No. 8 - Recreational Needs 

 
To satisfy the recreational needs of the citizens of the state. 
 
Recreational needs for the general public have been provided for on numerous sites in the coastal 

area surrounding the subject property including Bandon Dunes Golf Course and the general areas 

of coastal features directly to the west.  The Coos County Comprehensive Plan has not identified 

the subject property on any inventory for recreational facilities or opportunities, however the 

nature of the underlying proposes is to facilitate directly to this particular goal and creates 

uniform consistency.  The proposed amendment will not conflict with Statewide Goal No. 8. 

 
Goal No. 9 - Economy of the State 

 
To diversify and improve the economy of the state. 
 
The Statewide Economic Development Goal requires that local land use plans "provide for at least 

an adequate supply of sites of suitable sizes, types, locations, and service levels for a variety of 

industrial and commercial uses consistent with plan policies".  Goal 9 is intended to be applied on a 

County-wide basis and requires that future economic growth be accommodated, in part, by ensuring 

that there is sufficient suitable land planned and zoned for commercial and industrial uses.  The 

proposed Administrative Conditional Use do not involve, or otherwise impact, the county’s 
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inventory of lands needed for economic development.  The amendment and zone change will not 

conflict with the Statewide Economic Development Goal.   

 
Goal No. 10 - Housing 

 
To provide for the housing needs of the citizens of the state. 
 
The primary purpose of Goal 10, within the context of amending the Comprehensive Plan, is to 

ensure that sufficient buildable land is available to allow for the full range of housing needs within 

the County to avoid creating shortages of residential land which would artificially restrict market 

choices in housing type, price range or location. The Coos County Comprehensive Plan requires 

that population growth be monitored and assessed for impacts on previous estimates of needed 

housing and the availability of sufficient land for residential use.  As previously noted, the subject 

25.60 acre site previously had an industrial operation that is no longer active.  No existing housing 

will be displaced as a consequence of the proposed recreational vehicle park.  The current zoning on 

the property is Q-REC which allows for specific uses and determined when it transition from 

another zone through a quasi-judicial process.  However, consistency with Goal 10 can be well 

demonstrated with a recreational vehicle park due to the nature of the project. Housing, although 

transient in nature is provided in some fashion. Although RV spaces and uses are not permanent, it 

does allow residential convenience on a temporary basis. 

 
Goal No. 11 - Public Facilities and Services 

 
To plan and develop a timely, orderly and efficient arrangement of public facilities and services 

to serve as a framework for urban development. 

 
Statewide Goal No. 11 concerns the public facilities and services aspects of amending the 

Comprehensive Plan designation on the subject property from farm use to rural commercial use, and 

requires consideration of a system or plan that ensures the proper coordination of the types, 

locations and delivery of public facilities and services that best support existing and proposed land 

uses. 

Applicant’s property is situated in a rural area where public facilities and services are relatively 

limited, compared with the broad ranges of services that are available in urban areas.  There are 

no public sanitary sewers in the vicinity of the property; however, the relatively low density of 

development permitted by the proposed rural residential designation and zoning on both the 

subject property and other surrounding rural residential properties facilitates the use of individual 
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subsurface septic systems subject to standards enforced by the Oregon Department of 

Environmental Quality.  There is no public water service in the vicinity of subject property, 

however, all of the existing residential properties in the surrounding area are provided domestic 

water services by individual onsite wells or springs and there is no evidence of groundwater 

depletion as a result.  Applicant intends to develop an onsite water source for future development 

of the property.  Fire protection in the area is provided by Bandon Rural Fire District and police 

protection is provided by the Coos County Sheriff’s Office. 

 
The demand for other utilities and services, including electricity and communications, will be no 

greater than that resulting from the historic use of other adjoining and nearby properties.  The 

proposed ACU will not adversely impact the present or future provision of public facilities and 

services in the surrounding area.  This conclusion is based on consideration of the existing public 

service delivery systems and plans that are in effect within the surrounding area, and which are 

intended to ensure proper coordination of the types, locations and delivery of the public facilities 

and services necessary to support existing and proposed land uses in the area.  The services that are 

available, or are proposed, to the subject property include those listed in the table below. 

 
Table A 

Public Facilities (Existing) 
 

Public Facility Provider 

Water Private Well 

Sewer Individual Septic System 

Electric Coos-Curry Electric CO-OP 

Telephone No public provider per Public Utility Commission 

Solid Waste Private 

Police Coos County Sheriff 

Fire Bandon Rural Fire District 

Schools School District No.  

Road Access Private Road  

 
 
On the basis of the foregoing analysis, the subject property will be provided with an adequate level 

of public facilities and services, and such facilities and services will be delivered in a timely, orderly 

and efficient manner consistent with the purpose of Statewide Goal No. 11.   
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Goal No. 12 - Transportation 
 
To provide and encourage a safe, convenient and economic transportation system. 
 
The statewide transportation goal is intended to be applied on a countywide basis. Specific 

transportation-related policies and development standards are included within Coos County’s 

Comprehensive Plan and land use ordinances to assure that the intent of the statewide transportation 

goal is implemented through the application of both state and local policies and standards at the time 

of development.  The intent of Goal 12 is also implemented by the State Transportation Planning 

Rule (OAR 660, Division 12).  OAR 660-12-060(1) requires that "amendments to functional plans, 

acknowledged comprehensive plans, and land use regulations which significantly affect a 

transportation facility shall assure that allowed land uses are consistent with the identified function, 

capacity, and performance standards… of the facility ”. 

 
Four questions must be addressed to determine whether or not the proposed residential development 

will significantly affect a transportation facility as outlined in OAR 660-12-060(2): 

 
A plan or land use regulation amendment significantly affects a transportation facility if it: 

 
(a) Changes the functional classification of an existing or planned transportation 

facility; 
 
(b)  Changes standards implementing a functional classification system; 
(c) Allows types or levels of land uses which would result in levels of travel or access 

which are inconsistent with the functional classification of a transportation 
facility; or 

(d) Would reduce the performance standards of the facility below the minimum 
acceptable level identified in the TSP. 

 

In order to ensure that a proposed land use change complies with the requirements of the 

Transportation Planning Rule, Coos County has adopted the following standard for intensified 

quasi-judicial applications (the applicant is not required to address but would like to be 

comprehensive): 

 
(2) The applicant shall certify the proposed land use designations, densities or design 

standards are consistent with the function, capacity and performance standards for 
roads identified in the County Transportation System Plan. 

 
(a) The applicant shall cite the identified Comprehensive Plan function, capacity and 

performance standard of the road used for direct access and provide findings that 
the proposed amendment will be consistent with the County Transportation 
System Plan. 
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Access to the subject property is directly from a private road that directly proceeds off State 

Highway 101.  The functional classifications of transportation facilities within Coos County are 

identified in Table 3-3 of the Transportation Element of the CCZLDO.  State Highway 101 is 

classified as a “Arterial”.  

 
Estimates of the average number of daily vehicle trips generated by a specific land use can be 

obtained from a number of reliable sources; however, the most commonly referenced source for 

such data is Trip Generation, published by the Institute of Transportation Engineers (ITE).  

Average daily trip generation rates published in the ITE’s Edition of Trip Generation are based 

primarily on field data obtained from direct observation of actual land use activities.  Trip 

generation rates are reported as an average of the often wide-ranging vehicle counts taken at 

numerous sites having the same classification of land use.  Trip generation rates are often broken 

down into 24-hour time frames, and reported as “Average Daily Trips (ADT)”.  For most land 

use activities, including single-family rural dwellings, ITE defines an “average daily trip” as a 

one-way vehicular movement between a single origin and a single destination.  For a single 

recreational vehicle space, trip generation rates are reported as a ratio of 3.6 vehicle trips per day 

per dwelling unit.  Based on the maximum potential development density proposed, 130 spaces 

total, the subject property can be expected to generate an additional 468 ADT. 

 
New developments generating fewer than 300 ADTs are generally considered to have no significant 

impact on local transportation facilities that serve a development site. The property utilized a private 

road that is directly off State Highway 101.  Current traffic volumes on State Highway 101 are well 

below the facility’s design capacity.  Other public roads in the area are also adequate to 

accommodate both existing and potential future traffic volumes likely to be generated as a 

consequence of the requested recreational vehicle park.  Kelly Sandow, Registered Engineer in the 

State of Oregon indicated in her report that the transportation system will no be adversely affected 

due to the development.  Any new residential lots created as a consequence of the proposed 

recreational vehicle will be accessed by a privately maintained interior road system that will 

intersect with State Highway 101 on the western property line.  There will also be an emergency 

access connection at the south end of the subject property.   

 
On the basis of the foregoing, the proposed development, when taking into consideration the 

densities or design standards prescribed for uses permitted in the requested Q-REC zone, is 

consistent with the function, capacity and performance standard establish by Chapter 7 of the 
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CCZLDO.  Furthermore, the County’s Transportation System Plan has received 

acknowledgement of compliance with the Statewide Transportation Goal and the Transportation 

Planning Rule (OAR Chapter 660, Division 12) by the Land Conservation and Development 

Commission, and therefore concludes that the facts set out above demonstrating compliance with 

the Transportation System Plan are sufficient to also demonstrate that the proposed amendment 

is consistent with both Goal 12 and the Transportation Planning Rule. 

 
Goal No. 13 - Energy Conservation 
 
To conserve energy. 
  
The statewide energy conservation goal is intended to be applied on both a county-wide basis 

through the adoption of local energy conservation goals contained within the Comprehensive 

Plan, and on a site specific basis through the implementation of those Plan policies via property 

development standards intended to require land and uses developed on land to be managed and 

controlled so as to maximize the conservation of all forms of energy, based upon sound 

economic principals. 

 
The subject property is located in an area dedicated primarily to non-resource uses and is 

approximately two miles south of the Bandon area boundary which is an established Goal 14 

exception area.  Consequently, existing and future development of this property has and will 

promote the efficient energy-related use of existing and planned public facilities and services.  

The site is in general proximity to an identified urban area and is free of any significant physical 

constraints that would otherwise require more energy to develop and use the property than would 

other property in the general area.  Furthermore, specific energy conservation policies and 

development standards are included within the Coos County Comprehensive Plan, as well as in 

the County’s land use ordinances, to ensure that the statewide energy conservation goal is 

implemented on a site-specific basis at the time of property development.  The proposed ACU 

will not conflict with Statewide Goal No.13. 

 
Goal No. 14 - Urbanization 
 
To provide for an orderly and efficient transition from rural to urban land use. 
 
Goal No. 14 requires local governments to establish urban growth boundaries that separate urban 

lands from rural lands.  The proposed Administrative Conditional Use does not involve transition to 

another designation through a quasi-judicial plan amendment and zone change. The proposed 
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development will constitute creating a less intensified use than what the property has been 

previously utilized for (industrial) but will maximize the property in a recreational capacity. The 

proposed application is consistent and proposes no conflict with Goal 14.   

 
IV. CREMP POLICIES AND GOAL COMPLIANCE 
 
POLICY #3: Use of "Coquille River Estuary Special Considerations Map" as the Basis for 
Special Policies Implementation Local governments shall use the "Coquille River Estuary 
Special Considerations Map" as the basis for implementing the special protection.  
 
I.  The "Coquille River Estuary Special Considerations Map" shall delineate the general 

boundaries (plan inventory maps contain more precise boundary locations) of the 
following specific areas covered by the Coquille River Estuary Management Plan:  

 
a. Coquille River Estuary Coastal Shorelands Boundary  

 
b. Sensitive Beach and Dune Areas  
 

1.  areas unsuitable for development  
 
2.  areas with limited development suitability  

 
c.  Floodplain Hazard Areas  
 
d.  Agricultural Lands Designated for Exclusive Farm Use, and "Wet-Meadow" 

Wetlands  
 
e.  Coastal Historical and Archaeological Sites  
 
f.  Urban Growth Boundaries (UGB's)  
 
g.  Dredged Material Disposal and Mitigation/Restoration Sites  
 
h.  Significant Wildlife Habitat and Major Marshes  
 
i. Forest Lands The Special Considerations Map is NOT a substitute for the detailed 

spatial information presented on the CREMP's inventory maps.  
 
 
The Special Considerations Map is merely an index guide designed as a zoning counter 
implementation tool that indicates when special policy considerations apply in a general 
area, thereby requiring inspection of the detailed plan inventory maps. The Special 
Considerations Map must and shall at all times accurately reflect the detail presented on 
the inventory maps (but at a more general scale).  
 
II.  Specific plan provisions set forth elsewhere as policy and relating to the above-

listed considerations shall be used in conjunction with the Coquille River Estuary 
Special Considerations Map; such plan provisions include allowed uses and 



Outdoor Superstar LLC 
Administrative Conditional Use 

 
activities in each management unit, and the following specific "functional" 
policies set forth below: III-520 Return to Top of Document  

 
#13  Overall Use Priorities within Coastal Shorelands  
 
#14  General Policy on Uses within Rural Coastal Shorelands  
 
#15  Land Divisions within Rural Shorelands  
 
#16  Protection of Sites Suited to Water-Dependent Uses; and Special 

Allowance for New Non-Water-Dependent Uses is "Urban Water-
Dependent (UW)" Units which are "Suitable for Water-Dependent Uses"; 
and Potential Sites Suited to Water-Dependent Uses; and Protection of 
Sites Suited to Water-Dependent Uses in Future Urbanizable Areas  

 
#16a  Rural, Urban, and Unincorporated Communities Use Standards  
 
#16b Potential Sites Suitable for Water-Dependent Uses  
 
#16c  Protection of Sites Suited to Water-Dependent Uses in Future Urbanizable 

Areas  
 
#17  Protection of "Major Marshes" and "Significant Wildlife Habitats" in 

Coastal Shorelands  
 
#18  Protection of Historical, Cultural and Archaeological Sites  
 
#19  Management of "Wet-Meadow" Wetlands within Coastal Shorelands  
 
#20  Dredged Material Disposal Sites  
 
#21  Mitigation and Restoration Sites #22 Mitigation Sites: Protection against 

Pre-emptory Uses  
 
#22a  Acquisition and Protection of Mitigation/Restoration and Dredged 

Material Disposal Sites  
 
#23  Riparian Vegetation/Streambank Protection #24 Waste Water/Storm 

Water Discharge  
 
#27  Floodplain Protection within Coastal Shorelands  
 
#28  Recognition of LCDC Goal #3 (Agricultural Lands) Requirements for 

Rural Lands within the Coastal Shorelands Boundary  
 
#29  Restricting Actions in Beach and Dune Areas that are "Unsuitable for 

Development"  
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#30  Restricting Actions in Beach and Dune Areas with "Limited Development 

Suitability"; and Special Consideration for Sensitive Beach and Dune 
Resources III-521 Return to Top of Document  

 
#31  (Reserved)  
 
#34  Recognition of LCDC Goal #4 (Forest Lands) Requirements for Rural 

Lands within the Coastal Shorelands Boundary  
 
All other plan provisions - including allowed uses and activities - are subordinate 
to the special "functional" policies listed above.  
 
III.  This policy recognizes that the Coquille River Estuary Special 

Considerations Map:  
 

a.  is an official policy component of this estuary management plan; 
and  

 
b.  provides a mechanism for site-specific application of special 

management policies. 
 

FINDING: The underlying intent of this particular policy is to protect the integrity of 

natural features, more specifically beaches and shorelines. The subject 

property borders the Coquille River to the north and has some stretches of 

CREMP protected areas. The pre-application materials indicate some of the 

development including the roads and parking area protrude into CREMP 

protected areas to the south. The applicant and property cannot substantiate 

this claim, as the conceptual plan and preliminary proposal illustrates no 

encroachment. Management plans or policies should not be necessary in 

conjunction with the proposal. 

 

POLICY #14: General Policy on Uses within Rural Coastal Shorelands  

 

I.  Coos County shall manage its rural areas with the "Coquille River Coastal Shorelands 
Boundary" by allowing only the following uses in rural shoreland areas, as prescribed in 
the management units of this Plan, except for areas where mandatory protection is 
prescribed by LCDC Goal #17 and #18:  

 
 a.  farm uses as provided in ORS 215;  
 
 b.  propagation and harvesting of forest products consistent with the Oregon Forest 

Practices Act;  
 
 c.  private and public water-dependent recreation developments;  
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 d.  aquaculture; III-533 Return to Top of Document  
 
 e.  water-dependent commercial and industrial uses, water-related uses and other 

uses only upon a finding by the county that such uses satisfy a need which can not 
be accommodated on uplands or in urban and urbanizable areas or in rural areas 
built upon or irrevocably committed to non-resource use;  

 
 f.  single family residences on lots, parcels, or units of land existing on January 1, 

1977 when it is established that:  
 

1. the dwelling is in conjunction with a permitted farm or forest use, or  
 

  2.  the dwelling is in a documented "committed" area, or  
 
  3.  the dwelling has been justified through a goal exception, or  
 

4.  such uses do not conflict with the resource preservation and protection 
policies established elsewhere in this Plan;  

 
g.  any other uses, provided that the Board of Commissioners determines that such 

uses satisfy a need which cannot be accommodated at other upland locations or in 
urban or urbanizable areas. In addition, the above uses shall only be permitted 
upon a finding that such uses do not otherwise conflict with the resource 
preservation and protection policies established elsewhere in this Plan.  

 
This strategy recognizes (1) that Coos County's rural shorelands are a valuable resource and 
accordingly merit special consideration, and (2) that LCDC Goal #17 places strict limitations on 
land divisions within coastal shorelands. This strategy further recognizes that rural uses "a" 
through "g" above, are allowed because of need and consistency findings documented in the 
"factual base" that supports this plan. 
 
FINDING: The proposed development is consistent with Policy #14 as set forth in 

subsection g above. The application will be required to be placed before the 
body of the Planning Commission. The proposed development of a 
recreational vehicle park has been widely accepted as suitable in close 
proximity to river or nature features due to the type of amenity it provides. 
In addition, the conceptual plan clearly dictates no encroachment into the 
CREMP area as it pertains to structural development. However, is 
consistency is still required, it should be apparent that one future major 
amenity the proposal will include is a dock location, which creates water 
dependency. 

 
POLICY #27: Floodplain Protection within Coastal Shorelands  
 
The respective Flood Regulations of local governments set forth requirements for uses and 
activities in identified flood areas; these shall be recognized as implementing ordinances of this 
Plan. This strategy recognizes the risk of substantial loss of stock and property damage resulting 
from the widespread flooding of the Coquille River Valley floor which occurs during most 
winters. 
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FINDING: The subject property has been determined to be partially inundated in the 

Floodplain, as regulated by Coos County under the guidance of the National 
Flood Insurance Program (NFIP). The property owner has engaged and 
contracted with a private engineer qualified to perform an analysis necessary 
to dictate the development will not cause a rise in flood waters in the event of 
a 100-year flood event. This study has been attached and will be discussed 
further at a later point in the application materials. 

 
V. UTILITY COMPLIANCE 

 
I. Sanitation  

 
The applicant/property owner are proposing a 130 space recreational vehicle park 
with amenities. The property has been thoroughly analyzed by Paul Kennedy, 
register soil scientist to determine how sanitation can be properly facilitated. The 
attached memo prepared by i.e. Engineering indicates the following in regards to 
the sanitation system “ Each unit will have a standard RV sewer hookup. The raw 
sewerage from the site will flow by gravity to one of the onsite septic and dose 
tanks. The septic tanks will be sized to serve up to 12 RV units each. The dose 
tanks contain pumps to force the effluent into the proposed onsite force main. The 
force main will connect all of the dose tanks to transfer the effluent to the 
approved treatment area that is located in the southeast corner of the site. After 
treatment, the treated effluent will be pumped into a bottomless sand filter.”  
 
In addition, the attached utility plans outline the proposed septic and drainfield 
system proposed to meet the sanitation requirements. The southeast area of the 
property is proposed to be utilized for the septic tank and drainfield area after 
being tested (14 test pits as described above). Ground water studies, a sewer 
design report and construction details will be prepared for DEQ’s WPCF permit. 
 
The proposed sanitation system will serve the recreational vehicle parks proposed 
spaces and amenities and fully meet the requirements set forth by Coos County 
and the Department of Environmental Quality. The subject property was 
previously consolidated into one lot and therefore, the sanitation system only 
serves proposed development located on one lot of record. The applicant finds the 
proposed sanitation meets all the requirements of CCLZO and DEQ.  
 

II. Water  
 
In a similar regard to the sanitation system requirement for the proposed 130 
space recreational vehicle park, domestic water use is a necessary and required 
amenity. The attached memo drafted by i.e. Engineering illustrates how domestic 
water will be facilitated to the site and the proposed development. Water will be 
supplied via two onsite wells that are located on the western and south central 
portions of the property (see attached utility plan). As stated in the memo “The 
estimated water needs for the entire development, when at 100% capacity and 
completely full, is 15,000 gallons per day. At this peak capacity, pumping at the 
well yield of 39.5 gallons per minute, 15,000 gallons of water will require the well 
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to be pumped 6 hours and 20 minutes per day. This would leave on average, over 
17 hours a day for the well to recharge, on days when the RV Resort is at full 
capacity. On days when the resort is not a full capacity, the well would be 
pumped less and have more recharge time than the numbers listed above.”  
 
The existing and proposed wells have ample capacity to address domestic water 
usage needs for the proposed development. There will also be a water storage 
component to the plan and a tank is proposed to be installed to achieve storage 
needs. “To help regulate the pumping of the well, water from the well will be 
pumped into a small storage reservoir that will be located at the top end of the RV 
Resort. This tank will be sized at approximately 15,000 gallons providing a full 
day of storage for the resort at full capacity. Water from the well will be treated 
and pumped up to the storage reservoir. From the storage reservoir, water will 
then be conveyed via separate a waterline to the RV Resort for direct use. The 
reservoir water tank will be elevated as needed to provide adequate water 
pressure for use.” 
 
Water treatment requirements will also need to be addressed and the 
applicant/property owner is proposing to do so by installing an ultraviolet water 
treatment system to disinfect the water that is pumped from the well prior to being 
pumped into storage. This installation will be consistent with rural type 
developments and has been proven to be environmentally friendly. Plans will be 
constructed and submitted in regard to the proposed treatment process. 
 

III.  Access & Traffic  
 

VI. OVERLAY COMPLIANCE 

 
I. Wetlands 

 
As previously discussed in Statewide Planning Goal 5 above, the property has 
some existing wetland activity as determined by the department of state lands. 
The northwestern portion of the property more particularly has freshwater 
emergent wetland activity. Laron Waldron, Biologist, and wetland delineator 
reviewed the property and the potential development. After a full delineation was 
completed, it was further determined there are no existing state or federal 
wetlands located in the area where the proposed development will be constructed. 
The analysis and report was completed in June of 2021 placing it well within the 
required five year time frame for reviewing potential encroachments. Please refer 
to the attached report from Mr. Waldon along with findings above the further 
address wetland natural features. 

 
II. Floodplain Compliance 

 
The subject property, according to the Coos County affective FIRM no. 
41011C0494F has been determined to be located in an unnumbered or 
approximate A zone. These areas lack full data that would help differentiate 
between appropriate flood zones that would be clear in numbered A zones. There 
is no clear understanding where the floodway versus the floodplain is located and 
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how the property can be affected by inundation. The property owner utilized the 
services of West Consultants, INC (James Heyen, professional engineer) in order 
to perform a HEC-RAS analysis. The necessary technical memorandum is 
attached hereto and determines the area proposed for development is not located 
in and offers no encroachment within the regulatory floodplain.  
 
The applicant/property owner finds the project is consistent with the requirements 
of the floodplain article of the CCZLO. In addition, the area proposed for 
development will not require any elevation due to also being located outside of 
the floodplain (see figure 4 in attached tech memo). 
 
Section 4.11.235 Establishment of Development Permit 
 
1. Floodplain Application Required 
 
A floodplain application shall be submitted and approved before construction or 
regulated development begins within any area of special flood hazard established 
in Section 4.11.232. The permit shall be for all structures including manufactured 
homes, as set forth in the “DEFINITIONS,” and for all development including fill 
and other activities, also as set forth in the “DEFINITIONS.” 
 
FINDING: The property owner/applicant consulted with an engineering firm 

to complete a HEC-RAS analysis which dictated that the proposed 
development along with amenities are not located in the floodplain 
or regulatory floodway. 

 
2. Application 
 
An application shall be made on the forms furnished by the Planning Department 
and may include, but not be limited to, plans in duplicate drawn to scale showing 
the nature, location, dimensions, and elevations of the area in question; existing or 
proposed structures, fill, storage of materials, drainage facilities, and the location 
of the foregoing. Specifically, the following information is required: 
 
a. Elevation in relation to mean sea level, of the lowest floor (including basement) 
of all structures which may be submitted by a registered surveyor; 
 
b. Elevation in relation to mean sea level of floodproofing in any structure; 
 
c. Certification by a registered professional engineer or architect that the 
floodproofing methods for any nonresidential structure meet the floodproofing 
criteria in Section 4.11.252; and 
 
d. Description of the extent to which a watercourse will be altered or relocated as 
a result of proposed development. 
 
e. Plot plan drawn to scale showing the nature, location and dimensions and 
elevation referenced to mean sea level, or NAVD 88, whichever is applicable, of 
the area in question including existing and proposed structures, fill, storage of 
materials, and drainage facilities. Applicants shall submit certification by an 
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Oregon registered professional engineer or land surveyor of the site's ground 
elevation and whether or not the development is located in a flood hazard area. If 
so, the certification shall include which flood hazard area applies, the location of 
the floodway at the site, and the 100 year flood elevation at the site. A reference 
mark shall be set at the elevation of the 100 year flood at the site. The location, 
description, and elevation of the reference mark shall be included in the 
certification; and 
 
f. Any other information required to show compliance. 
 
g. Applications for variance, water course changes or staff determinations will be 
noticed with an opportunity to appeal in the same manner as a conditional use (see 
Chapter V). Non- discretionary determination of compliance with the standards 
will be processed in the same manner as a Compliance Determination (see Article 
5.10) 
 
FINDING: The property owner/applicant has attached an engineered 

conceptual plan with elevations along with a HEC-RAS analysis 
that determined there is no risk of inundation because the project 
and all nature of construction is not located within any identified 
floodplain area. Elevation requirements to prevent inundation 
should not be required. 

 
SECTION 4.11.252 SPECIFIC STANDARDS 
 
In all areas of special flood hazards where base flood elevation data has been  
provided (Zones A1-30, AH, and AE) as set forth in Section 4.11.232, BASIS 
FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD or 
Section 4.11.243(2), Use of Other Base Flood Data (In A and V Zones), the 
following provisions are required: 
 
2. Nonresidential Construction 
 
New construction and substantial improvement of any commercial, industrial or 
other nonresidential structure shall either have the lowest floor, including 
basement, elevated at or above the base flood elevation; or, together with 
attendant utility and sanitary facilities, shall: 
 
a. Be floodproofed so that below the base flood level the structure is watertight 
with walls substantially impermeable to the passage of water; 
 
b. Have structural components capable of resisting hydrostatic and hydrodynamic 
loads and effects of buoyancy; 
 
c. Be certified by a registered professional engineer or architect that the design 
and methods of construction are in accordance with accepted standards of practice 
for meeting provisions of this subsection based on their development and/or 
review of the structural design, specifications and plans. Such certifications shall 
be provided to the official as set forth in Section 4.11.243(3)(b); 
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d. Nonresidential structures that are elevated, not floodproofed, must meet the 
same standards for space below the lowest floor as described in 4.11.252(1)(b); 
 
e. Applicants floodproofing nonresidential buildings shall be notified that flood 
insurance premiums will be based on rates that are one foot below the 
floodproofed level (e.g. a building floodproofed to the base flood level will be 
rated as one foot below); 
 
f. Applicants shall supply a comprehensive Maintenance Plan for the entire 
structure to include but not limited to: exterior envelope of structure; all 
penetrations to the exterior of the structure; all shields, gates, barriers, or 
components designed to provide floodproofing protection to the structure; all 
seals or gaskets for shields, gates, barriers, or components; and, the location of all 
shields, gates, barriers, and components as well as all associated hardware, and 
any materials or specialized tools necessary to seal the structure; and 
 
g. Applicants shall supply an Emergency Action Plan (EAP) for the installation 
and sealing of the structure prior to a flooding event that clearly identifies what 
triggers the EAP and who is responsible for enacting the EAP. 
 
FINDING: The applicant/property owner has gone through great lengths to 

ensure no area of the project protrudes into the floodplain or 
regulatory floodway. If the county finds that some elevation or wet 
floodproofing measures are required, the property owner will 
consider how to install them per building code specifications. 
However, HEC-RAS and elevation data dictate the project area, 
including all construction place the construction outside of such 
area. 

 
4. Recreational Vehicles 
 
Recreational vehicles placed on sites are required to: 
 
a. Be on the site for fewer than 180 consecutive days; and 
 
b. Be fully licensed and ready for highway use, on its wheels or jacking system, is 
attached to the site only by quick disconnect type utilities and security devices, 
and has no permanently attached additions; or 
 
c. Meet the requirements of Section 4.11.252(3) above and the elevation and 
anchoring requirements for manufactured homes. 
 
FINDING: As previously mentioned, elevation and HEC-RAS data place the 

project out of the floodplain, including all recreational vehicles 
spaces. However, spaces are not anticipated to be occupied for 
longer than seven days which would allow the park, by default to 
keep this 180 day requirement. In addition, remaining road ready 
with quick disconnect will be a requirement of the park and will be 
carried out. 
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III. Archaeological Activity 
 
The State Historic Preservation Office regulates properties and structures where 
historic or archeological type activity may be prevalent.  It is important to take 
stock of any items or resources that may be in need of protection because they 
hold some historic or archaeological value. Mark Tveskov (Black Dog 
Archaeology, LLC) was tasked with evaluated the site and providing a cultural 
resource inventory. A site visit and evaluation was conducted on February 13, 
2023 in conjunction with the anticipation of the recreational vehicle park buildout. 
The attached report dictates “Finally, significant archaeological resources are 
known or reported to be located within the vicinity of the property and the 
Coquille Indian Tribe regards the area as sensitive for cultural resources. There 
is always a potential that cultural resources could be encountered when a 
property is developed and ground disturbance occurs. Archaeological sites and 
objects—even those that have not been previously identified—are protected under 
Oregon law on both state and private lands (e.g., ORS 97.740-760). In the event 
that archaeological objects, features, or a site be encountered, all work within the 
immediate area should be stopped and appropriate Indian Tribe, the Oregon 
State Historic Preservation Office, or a professional archaeologist should be 
contacted.” 
 
The applicant/property owner understand and concede this area may have some 
historical archaeological activity. During the development process if any items in 
this regards are identified, all development activities will be stopped while fully 
cooperation with the State Historic Preservation office is achieved. 
 
 

 
VII. CONCLUSION 
 

The applicant/property owner asserts the proposed development is consistent with the 

criteria located in the CCLZO by virtue of the following findings: 

 

FINDING: A recreational vehicle park development is identified as a conditionally 

permitted use in the Q-REC zoning to which the property is designated. 

Due to previous industrial uses of the subject property and the lack of any 

farm or forest operations taking place around the subject property, the 

development can be considered to be compatible.  

 

FINDING: The proposed development will include 130 recreational vehicle spaces 

that will occupy each space a maximum of 30 days or less. In addition, 

other buildings proposed in conjunction to the development (bathroom 

units, dog parks, club house and sports courts) are considered amenities 
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and act as incidental to the main proposed use because they are structures 

that you would typically find in recreational vehicle parks. 

 

FINDING: The proposed development will cause no detriment or encroachment on 

river or riparian vegetative features, regulatory floodway areas, regulated 

state or federal wetlands or special coastal protected areas. 

 

FINDING: The proposed development does not require taking an exception to Goal 

14 for urbanization because all recreational vehicle spaces are temporary 

(30 days or less) and the utilities will only service one lot or parcel which 

is in keeping with the requirements surrounding development on rural 

land. 

 

FINDING: The applicant has submitted a conceptual plan, drafted by a licensed 

engineer that illustrates the organization of the park will allow for 

development to achieve minimum impacts with the surrounding areas. 

 

FINDING: The applicant/property has received approval from the Department of 

Environmental Quality for the type of sanitation system and drainfield that 

will serve the proposed development. A report has been submitted from 

Bandon Wells that provides ample proof the existing wells located on the 

property can serve the proposed use.  

 

FINDING: Access to the property is sufficient to service the proposed recreational 

vehicle park and the proposed use is not anticipated to have any 

detrimental impact on the transportation system in the area. In addition, 

the proposed use has been determined to produce less traffic than the 

previous industrial type of use that occupied the property. 

 

FINDING: The proposed recreational vehicle park offers an important amenity to the 

area given the proximity of the urban growth boundary of Bandon and 

Highway 101 adjacent to the property located westerly. Transient type 

parks allow travelers conveniences that are imperative to purpose of 

statewide planning goal 8. 
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FINDING: The proposed application for a recreational vehicle park through a 

conditional use should be approved by Coos County Planning 

Commission due to its consistency with the CCLZO and other state/local 

provisions. 



 

TECHNICAL MEMORANDUM 
WEST Consultants, Inc. 
2601 25th St. SE 
Suite 450 
Salem, OR  97302-1286 
(503) 485-5490   
(503) 485-5491 Fax 
www.westconsultants.com 

Name:    Mr. Ying Deng 
Company:   OutdoorSuperStar, LLC 
Date:    August 1, 2023 
From:   James Heyen, PE 
Subject:   Flood Risk Assessment and Floodway Analysis for the Lower Coquille River 
 

Introduction 
WEST Consultants, Inc. (WEST) has completed a flood risk assessment and floodway analysis of the lower 
Coquille River near Bandon, Oregon. The analysis was requested by Mr. Ying Deng in support of his 
ongoing permitting applications with Coos County for the proposed development of an RV park along the 
Oregon Coast Highway immediately adjacent to the left bank of the Coquille River. As the property in 
question lies within a FEMA 100-year Approximate Zone A floodplain, Coos County regulations require a 
detailed hydraulic analysis to establish the base flood elevation (BFE) for the 1% annual chance (100-year) 
flood event and determine the extents of a regulatory floodway. The results of the analysis will be used to 
ensure that the proposed development will be located outside of the floodway.  

The proposed project lies within the floodplain of the Coquille River according to FEMA effective flood 
insurance rate map (FIRM) for Coos County number 41011C0494F, effective 12/07/2018. Figure 1 shows a 
map of the study area with an overlay of the effective FEMA flood hazard mapping and identifies the 
approximate location of the proposed development. All figures are presented Appendix A at the end of this 
memorandum. Unless otherwise specified, all elevations listed herein are referenced to the North American 
Vertical Datum of 1988 (NAVD88). 

Hydraulic Modeling 
The detailed hydraulic analysis was conducted using the River Analysis Software developed by the US 
Army Corps of Engineers Hydrologic Engineering Center (HEC-RAS), version 6.4.1.  Because the project is 
located in a portion of the Coquille River only analyzed by approximate methods, the analysis developed a 
new hydraulic model of the study reach.  The following sections describe the development of the detailed 
model and document the data sources. 



 

Bathymetric and Topographic Data 
Detailed bathymetry data for the lower Coquille River were obtained from a previous study conducted in 
2010 for the Oregon Department of Transportation (ODOT). For that study, which developed hydraulic 
models to evaluate potential bridge scour at tidally influenced bridges, WH Pacific surveyed main channel 
cross sections in the vicinity of the Coquille River Bridge carrying US Route 101. Those data were collected 
in the Spring of 2010. 

Topographic data, which covered all but the low flow channel of the river, were obtained from the 
“Southcoast” LiDAR dataset collected by the Oregon Department of Geology and Mineral Industries 
(DOGAMI) between April of 2008 and July of 2009. 

The two data sources were mosaiced together to create a Terrain DEM of the river and overbanks for the 
project area. Figure 2 shows a map of the study area with the composite terrain consisting of topographic 
and bathymetric data. 

Hydraulic Model Geometry 
A total of fourteen cross sections were extracted from the terrain DEM to build the hydraulic model 
geometry and are shown in Figure 3. The river thalweg was used to create the model centerline upon which 
cross section river stationing and main channel downstream reach lengths were based. Left and right 
overbank flow paths were estimated from the terrain DEM and used to establish overbank downstream 
reach lengths.  

Bridge data for the Coquille River Bridge carrying US Route 101 were imported from the 2010 ODOT study 
and confirmed by comparing them with as-built plans. The bridge is supported by eight piers and has 
sloping abutments at both ends. 

Manning’s roughness values were estimated from values listed in the effective FEMA Flood Insurance 
Study (FIS) for Coos County, which lists ranges of values employed by flooding source. While the 
downstream end of the Coquille River was not studied by detailed methods, the portion of the river studied 
by detailed methods begins near the community of Riverton, approximately 12 miles upstream from the 
Coquille River Bridge. The FIS lists Manning’s roughness values for the Coquille detailed analysis of 0.03 in 
the main channel and between 0.03 and 0.08 in the overbanks. A main channel Manning’s roughness value 
of 0.028 and overbank values ranging between 0.036 and 0.1 were applied based on examination of aerial 
photography and comparison with similar Southern Oregon coastal rivers. 

Hydrology and Boundary Conditions 
Discharge for the 1% annual chance flood on the Coquille River, 122,000 cfs at the confluence with the 
Pacific Ocean, was obtained from the effective FIS.  

The downstream boundary condition for the lower Coquille River is highly influenced by tidal action. FEMA 
guidelines specify that when the downstream boundary of a model is within a coastal tidal reach, the tidal 
boundary of the model is taken as equal to the Mean Higher High Water (MHHW) level of the nearest tidal 
station. NOAA station 9432373 (Bandon, Coquille River OR) is the nearest tidal station, and records 



 

indicate a MHHW elevation of 6.99 feet NAVD88. This value was used as the downstream boundary 
condition for the HEC-RAS model plan “without floodway” conditions. 
 
Floodway Encroachment Analysis 
A plan was created to model the “with floodway” conditions. The discharge for the 1% annual chance flood 
was retained – 122,000 cfs. FEMA guidelines specify that the downstream boundary condition for the “with 
floodway” condition be set to normal depth with the same energy grade slope as the “without floodway” 
condition. That slope was determined to be 0.001 and was set for the “with floodway” condition.  

Encroachment stations were iteratively varied through the study reach until a floodway with a maximum 
surcharge of less than 1.0 feet was established while not encroaching within the bank stations and while 
retaining reasonable top width transitions between cross sections. The floodway analysis also considered 
the reasonableness of the computed floodway once transferred to a map. For this reach, it was found that 
encroachments up to the bank stations resulted in surcharges of less than one foot at all cross sections.   

Analysis Results 
The hydraulic analysis determined the water surface elevations for regulatory, without floodway, and with 
floodway conditions for a 1% annual-chance event along the lower Coquille River. Table 1 on the following 
page shows the detailed hydraulic modeling results. 

The proposed project location is within the portion of the lower Coquille River influenced by backwater from 
coastal flooding. The effective FIS summary of elevations lists a BFE of 15.2’, but the effective FIRM shows 
a BFE of 16.0’. We recommend the proposed development consider the BFE to be the more conservative 
value of 16.0’. 

Figure 4 shows a map of the computed floodway along the lower Coquille, with a close-up view of the 
proposed development site. Inundation extents, shown in blue, in Figure 4 are for a static 16.0’ BFE. 

  



 

Table 1 – Hydraulic Analysis Results 
 Floodway 1% Annual-Chance Flood Water Surface Elevation 

River 
Station Width Area Mean Vel. Regulatory w/o 

Floodway 
w/ 

Floodway Increase 

(ft) (ft) (sq-ft) (ft/sec) (ft) (ft) (ft) (ft) 
1,200 1,141 13,875 8.79 16.0 6.99 7.23 0.24 
2,400 1,212 16,775 7.27 16.0 8.19 8.54 0.35 
3,600 1,233 17,765 6.87 16.0 8.81 9.27 0.46 
4,800 1,328 18,886 6.46 16.0 9.29 9.92 0.63 
6,000 1,170 17,514 6.97 16.0 9.70 10.39 0.69 
7,200 1,011 16,844 7.24 16.0 10.11 10.9 0.79 
8,400 943 16,280 7.49 16.0 10.61 11.4 0.79 
9,600 990 16,900 7.22 16.0 11.17 12 0.83 

10,525 708 14,989 8.14 16.0 11.48 12.28 0.8 
10,721 663 15,156 8.05 16.0 11.81 12.57 0.76 
11,007 706 14,941 8.17 16.0 11.96 12.67 0.71 
12,000 678 14,536 8.39 16.0 12.60 13.05 0.45 
13,200 662 13,759 8.87 16.0 13.22 13.52 0.3 
14,400 617 14,244 8.56 16.0 13.66 14.16 0.5 

 

If you have any questions regarding the analysis results or methodology, please feel free to contact me at 
(503) 485-5490 or jheyen@westconsultants.com.  



 

 

 

 

 

 

 

 

 

 

Appendix A 
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Figure 1 - Study Area with Overlay of Effective Flood Hazard Mapping 
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Figure 2 – Composite Terrain of Topography and Bathymetry 
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Figure 3  - Hydraulic Model Cross Sections 
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Figure 4 – Floodway Limits and Approximate Base Flood Inundation Extents 
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Monday, January 29, 2024 
 

Outdoor Superstar, LLC 

PO Box 1345  

Springfield, OR 97477 

 

RE:  Completeness Review for HBCU-23-002 

 

Dear Property Owner: 

  

Thank you for submitting an Hearings Body Conditional Use.  The first step in the application process is a completeness 

review.  The following items were required to be included in your application or determined prior to the acceptance of the 

application: 

 

 1.  The correct and completed application form was filed.  If the proposed use/activity 

will occur in an identified hazard area the correct reports or certifications have 

been included.  

  

 

 

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; a consent form may be 

accepted.  

 2.  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; 

 3.  A detailed Project Proposal was provided;  

 4.  A detailed parcel map of the subject property illustrating the size and location of 

existing and proposed uses, structures and roads on an 8½” x 11” paper to scale. 

Applicable distances must be noted on the parcel map along with slopes. (See 

example plot map);  

 

 5.  Covenants or deed restrictions on the property were provided or were found not to 

exist.  

 

 

6.  All of the lots or parcels that are currently within the applicant’s ownership, co-

ownership or is purchasing which have a common boundary with the subject 

property on an assessment map were listed on the application;  

 7.  A copy of the current deed of record has been provided;  

 8.  All the applicable criteria have been addressed;   

 9.  The property was created legally;   

 10.  All development was cited in compliance with the Coos County Zoning and Land 

Development Ordinance or this application will bring a use or activity into 

compliance; and  

 

 11.  All road, driveway, access, parking plan or traffic impact analysis has been 

submitted as required by the Coos County Zoning and Land Development 

Ordinance.  
 

Coos County Planning 

60 E. Second. 

Coquille, OR 97423 

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

Phone: 541-396-7770 

 

NOTICE OF COMPLETENESS 

 

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


 

This application has been: 

 Deemed complete as of the date this letter was sent and the application has been forwarded to all applicable agencies 

or departments for comment; or  

  Deemed incomplete due to missing information as shown by the unchecked boxes above.  As the applicant for a 

permit or limited land use it is your responsibility to submit one of the following within 180 days from the date the 

application was receipted to the Planning Department: 

a. All of the missing information; 

b. Some of the missing information and written notice from the applicant that no other information will be provided; 

or 

c. Written notice from the applicant that none of the missing information will be provided. 

 

If the application is found to be incomplete and steps a, b or c are not completed within the required timeframe (180 days), 

then on the 181st day the application will be deemed void.   If you submit material by email you are responsible to follow 

up with staff to ensure that information was received.  On the day the department receives one of the options (a. through 

c.) above is the date your application will be considered complete.  

 

Once your application has been deemed complete staff will continue with the review process.  Your application will go 

through the following steps (checked steps apply to your application): 

 

 1.  The first step is requesting comments from any applicable agency or department.  Most agencies have 30 days to 

respond to comments. 

 2.  If this is a land division Technical Review Committee (TRC) will be scheduled once all comments have been 

received. Once the TRC has been completed a tentative decision is mailed out approximately six (6) weeks after.  

The notice of tentative decision will provide for a fifteen (15) day opportunity to appeal.  If appealed it will be 

scheduled for hearing.  The decision only becomes final after the final partition plat has been filed.  

 3.  If this is application requires a hearing, a notice of hearing will be provided 20 days prior to the hearing. Once the 

hearing is concluded a notice of decision will be mailed out within five to seven days.  If this is a Planning 

Commission decision the notice will provide for an opportunity to appeal (15) fifteen days to the Board of 

Commissioners.  If this is a Board of Commissioners decision there is a twenty-one (21) day appeal period to the 

Land Use Board of Appeals.  

 4.  If this is an administrative review (Administrative Conditional Use, Extension, or Variance) a notice of decision 

with an opportunity to appeal will be mailed out once the review has been completed.  Approximately, six weeks 

after the application has been deemed complete. The notice of decision will provide for a fifteen (15) day 

opportunity to appeal.  If not appealed the decision becomes final.   

 

Property line adjustment discrete parcel 12 day opportunity to appeal.  

 5.  If this is a limited land use notice then a notice requesting comments will be mailed as soon as the application has 

been deemed complete and then a review and decision will be issued.  Approximately, four weeks after the 

comments time has expired. The notice of decision will provide for a fifteen (15) day opportunity to appeal.  If not 

appealed the decision becomes final.   

 

Except when an applicant requests an extension of the timelines, the governing body of the county or its designee shall 

take final action on an application for a permit or limited land use decision within 120 (urban zone) days or 150 (rural) 

days as applicable.  

 

If you have questions about the land use process, please contact planning staff for assistance. 

 

Thank you,  

Amy Dibble 
Planning Staff 

C: File  

 


