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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 

 Looking south from the front of the subject property with boat houses on the left.   
 

 
 

Looking north at the main lodge building.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 

Looking east at the interior of the main lodge building.   
 

 
  
 View of the main lodge buildings kitchen area   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 

The original residence, High House.   
 

 
 

Interior view of High House.   



Marineau and Associates  L-838 - 05/27/10 14

Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 Looking east at cabin building, this one has been remodeled.   

 

 
 Interior view of the kitchen in the cabin.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 
 Remodeled bathroom with insert of the hot water heater used in all remodels. 

 

 
 Largest cottage has 3 bedrooms, 2 bathrooms, large loft, and kitchen with dining area.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 New kitchen in the second cottage partially remodeled.   

 

 
 Health building has been partially remodeled.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
A cottage that has been stripped down to framing on the inside.  
  

 

 
 Interior view with old hot water heater and stripped down walls.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 
 Exterior of the “Health” Cottage.   

 

 
 Unfinished kitchen in the “Health” Cottage.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
Bunk House building has three units.  
  

 

 
 Kitchen area is partially remodeled.   
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 Looking south at two boat houses and docks.     

 
Water tower and structure housing water purification equipment, which serves all 
buildings on Camp Easter Seal.   

4 Slip - Boathouse 2 Slip - Boathouse 
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Photographs of Subject Property 
Photos taken May 27, 2010 

 

 
 Looking south at access road into the subject property, with well house on the left.  

 
 View of the front gate with insert of well house.   
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Area Data  
The subject property is located in Coos County. Coos Bay and North Bend abuts each 

other in Northern Coos County, and form the Bay Area Community.  The Bay Area is situated 
along the Oregon Coastal Highway (Route 101).  Together, these two communities form the 
largest metropolitan area on the Oregon Coast.  The twin city Bay Area is a forest product and 
tourism/recreation based, lower-to-middle income region located on the Southern Oregon 
Coast, Coos County, Oregon.   

The local economy has improved in the last two decades since the recessionary forces 
affecting timber harvesting caused a deep drop in real estate prices.  With the immigration of 
seniors, unemployment rates have been reduced, as non-manufacturing employment 
opportunities replaced positions displaced in the manufacturing sector.  Recent population 
figures show an estimated 63,210 in Coos County, up from the 1990 census figure of 60,273. 
Coos Bay has a population of 16,670 while North Bend has 9,855 residents, according to 
Portland State University.  

The Mill Casino and Resort has taken over one of the closed mill sites and has built an 
Indian gambling resort.  The construction of the Scottish links golf courses 25 miles to the 
South, just north of Bandon, by Michael Keiser out of Chicago, has led to a lot of new interest 
in this area.  Four Scottish links golf courses, and an extensive practice facility, have already 
been developed five miles to the north of Bandon.  The resort is one of our largest employers 
with close to 450 employees plus several hundred caddies during the peak summer months.  
Mr. Keiser has put more than $100,000,000 into this development, which has drawn national 
and international attention.  

The North Bend Airport Business Park negotiated construction of a large office building 
for a call-center facility, which has been in operation for several years. The call center service, 
recently purchased by Xerox, is tied to the fiber optic cable that has been brought to our 
community. A new larger airport terminal building and control tower at the South Coast 
Regional Airport was completed in 2008. The State Legislature passed a bill authorizing 
$20,000,000 for a new natural gas line for Coos County from the I-5 corridor, subject to voter 
approval, which passed. Work is now complete and working line has been extended under the 
bay to the North Spit.   

The area's economy shows positive economic signals. Although there have been mill 
closures in the past, there are now solid industrial prospects. There has been additional semi-
intense new retail development. Wal-Mart acquired the lands to the east of their original store 
for over $1.5 million dollars and developed a Wal-Mart Superstore on Newmark Avenue.  
Staples spent $532,500 for a lot on the west side of Wal-Mart and built their store there.  These 
developments are across the street from SOCC, the local 2-year college.  Newmark Street has 
undergone a widening project that significantly improved the traffic flow and access to all 
properties in this area.   

Oregon Resources will soon be opening the old Glenbrook Nickel Site in the South 
Coos Bay area.  They will invest over $30 million and employ over 40 people.  In addition, if 
the Jordon Cove LNG facility is approved, it will bring $900 million in investment and employ 
more than 70 people.  In 2007, the CEDCO Mill Casino and Hotel plus RV Park constructed a 
luxury six story hotel and indoor pool with spas at the southwest corner of the Casino, reported 
as costing over $45 million dollars.  The area economy, as a whole, should see moderate 
growth into the foreseeable future.   
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Neighborhood 
The subject neighborhood is best described as the North Tenmile Lake, Tenmile Lake, 

and the City of Lakeside.  North Tenmile Lake and Tenmile Lake offer strong recreational 
amenities, and are used by fisherman, boaters, and water skiers alike.  Around a considerable 
portion of the lake is a narrow strip of residentially zoned land, with forest uses in behind.  
Most of the land is moderate and steeply sloped, but small inlets of bottomland exist.  There are 
some road systems within the neighborhood, offering vehicular access to some uses and homes; 
other uses are boat access only.  The homes tend to be average to good quality, and many are 
new.  The lake-frontage neighborhood continues to improve, and the demand for waterfront 
property continues to be steady.  Electricity appears to be mostly available, but public water 
and sewer are not, except near the City of Lakeside.  

The City of Lakeside is about 15 miles North from North Bend and ten miles or so 
South from Winchester Bay, with Reedsport another 5 miles further to the North, all along the 
Highway 101 corridor.  Throughout the 2000’s, the population appears to have been at a fairly 
constant level. Lakeside is about 2 miles East of the ocean beaches.  The Western edge of the 
City is essentially bordered by the Oregon Dunes National Recreation Area.  The Northern and 
Northwestern portions of Lakeside are contiguous with William M. Tugman State Park.   

The City of Lakeside has seen some recent building and subdivision activity, but the 
population has not increased significantly.  The town is fairly inactive during the winter 
months.   It is largely composed of retirees and people who commute to the urban center of 
Coos Bay and North Bend. There are few successful new businesses.  There are 5 or 6 
restaurants or cafes in town, and all would appear to have marginal levels of business.  The 
Bandon Dunes Golf Resort is generally considered to be the main tourist draw for Coos 
County, and the City of Bandon appears to have higher than normal commercial vacancies for 
retail space in the Old Town section at this time.  Lakeside is a lesser tourist draw.  The 
problem for any business, such as the former antique store for the former Camp Easter Seal’s 
Lakeside facility, is how to survive during the winter months.  A restaurant use could possibly 
see more year-round activity.  The City of Lakeside should see very slow, positive growth into 
the foreseeable future.  

SUBJECT PROPERTY DESCRIPTION 

Property Data 
The total subject property is comprised of 14 different Tax Lots.  The former Camp 

Easter Seal is located on 12 of these tax lots.  All of the property covers 20.96 acres.  In total 
there is roughly 3,000 linear feet of frontage on North Tenmile Lake.  The primary access is via 
the water; however, access is available by road from Highway 38, 2 miles East of Reedsport, 
then 11 miles south over a well maintained asphalt and gravel road.   

Camp Easter Seal 

There are two wells, a new drain field, and electricity on the subject property.  Included 
in the Addenda are the documents associated with the rights to water from the lake, and five 
Well Water Reports.  Two of the wells were unsuccessful.  The other three have stated 
capacities of 10, 7, and 3 gallons per minute.  The best-flowing well is described by the Water 
Master’s Office as good, the 7 gallon per minute flow is considered to be average, and the third 
flow as poor.  This well is no longer in service.  The best well was dug near the ridge line and is 
near the gated entrance to the camp. This well has a small housing covering it.  The seven 



Marineau and Associates  L-838 - 05/27/10 33

gallon per minute well is a little lower down the hill, and it has a larger wood-walled housing.  
This structure appears to contain the testing equipment for collecting test samples, which is 
reported as occurring every three months.  The three gallon per minute well is near the water 
tank, and it is disconnected.  The actual flow is reported cut to 8 and 6 gallons per minute.  The 
Water Master’s office in Coquille indicated that for domestic use, one is limited to 15,000 
gallons per day per aquifer, and 5,000 per day for commercial uses.  It is unknown, but 
questionable, whether the three wells represent three different aquifers.   

The Coos Bay/North Bend Water Board indicated that minimum water fees are for a 
family’s consumption of 0 to 300 cubic feet, or 2,250 gallons per month.  If one person uses 30 
gallons a day, and if there were 150 staff and guests housed at the camp, 4,500 gallons would 
be needed per day.  This is under the commercial maximum for one aquifer, and well under the 
28,800 gallons per day of rated capacity for the three wells.  The County has given no figure for 
allowed occupancy.  The 150 figure is an estimate related to the use of multiple double bunk 
beds in the cabins, The Cottage, Old Dorm, and the Health Lodge.  

The permit for lake water appears to be limited to 4.0 gallons per minute for domestic 
use for one family including irrigation not to exceed ½ acre lawn and non-commercial garden 
and domestic campground use.  The Water Master’s Office stated that the indicated buildings 
and indicated source-point cannot be altered without a new permit.  The number of buildings 
implies more than domestic use, but the lake-water permit does not.  The water tank is 
indicated as being 12,000 gallons in capacity by the manager. 

Access to the primary parcel is via eight miles of graveled road and 3 miles of asphalt 
that starts about 11 miles away, off Highway 38 to the North.  The conditions are sometimes 
rough in winter, but generally a four-wheel vehicle is easily sufficient.  Reportedly, the road 
will be repaired by Coos or Douglas County.  There is a canal connecting North Tenmile Lake 
to Tenmile Lake and Lakeside.   

The topography of the primary site is hilly with most of the improvements built on a 4 
acre bench area on the West side.  The rise from the lake to the ridge is roughly 200'.  A 
topographical map indicates a ridge line at 200' and the water elevation is unstated.  The areas 
that are mainly North and East of the camp are mostly steep hillside with an area for a hiking 
trail along the lake.  Larger conifer trees are thoughout the site and form an attractive barrier 
alone the south side of the lake, but their value is closely tied to the attractive aesthetics of the 
property.  In summary, the land is the most important element of the entire property.   
  

Improvements 
The High House was constructed in 1948.  There are fourteen buildings on the property 

including a lodge, 5 cabins, the cottage, a staff and a guest facility, High House, 2 boat dock 
building, 2 storage and workshop buildings, and a pavilion.  Most were constructed in the 
1970’s.  The boat houses were built in 2006.  The primary buildings total 14,836 square feet.  
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Building Sketches at the Former Camp Easter Seal 
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Building Area in Square Feet 

Former Camp Easter Seal Buildings
Primary Buildings Total
Bald Eagle NE Cabin Remodeled 558         

Loft 166         
724         

Cedar SE Cabin Remodeled 560         
Loft 166         

726         
Blue Heron NW Cabin Remodeled 625         

Loft 182         
807         

Fern SW Cabin Interior Demo'ed 558         
Loft 182         

740         
Black Bear Cabin Partially Remodeled 1,290      

Loft 393         
1,683      

4,679       
Old Dorm - 3 Units Partially Remodeled 1,727      1,727       

Ranger Cottage Remodeled 640         
Laundry 72           

712         712          

James Thorson Lodge Remodeled 4,633      4,633       

Health Lodge Partially Remodeled 1,224      1,224       

High House House 1,861      1,861       

14,836  
Boathouses 2 Slip boathouse 1,156      

4 Slip boathouse 2,346      
3,502      3,502       

Work shop Building 630         
Lean-to 630         

1,260      1,260       
Storage shed Shed 445         

Lean-to 261         
706         706          

Pavilion Building 1,479      1,479       

Cabin Buildings  5

Total Primary Building Area

Building Area in Square Feet
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Location Map  

 
 

Subject Property 
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Coos County Zoning Ordinance RR-2 Rural Residential and F Forest  
 
Section 3.080.  Rural Residential Zone (RR). 
 
Purpose of Classification.  The Rural Residential Zone is designed to allow for low density 
residential development outside urban growth boundaries and rural communities defined by the 
Comprehensive Plan. 

Section 3.08l.  Uses Permitted Outright. 
 
The following uses and their accessory uses are permitted outright: 
           

1. A single family dwelling or mobile home on each contiguous ownership or 
platted subdivision lot approved prior to August l2, l986 or lot subsequently 
approved at the minimum lot size specified by this zone subject to approval of 
on-site sewage disposal and domestic water source by the  agency regulating 
these facilities. 

 
NOTE:  Comprehensive Plan policy related to Floras Lake North (RLE-1) and 
Floras Lake South (RLE-2) exception areas states that development in the 
Pacific City Town Plats will not be allowed as one dwelling unit per lot but at 
one dwelling per contiguous ownership subject to approval of on-site sewage 
disposal system and water source by the agency regulating these facilities. 

 
2. Farming or forestry use.  

 
 
Section 3.082.  Conditional Uses Subject to Administrative Approval by the Director. 
 
The following uses may be allowed provided a land use application is submitted pursuant to 
Section 2.060 of the Curry County Zoning Ordinance and the Planning Director approves the 
proposed use based upon relevant standards for review in this ordinance. Numbers in 
parenthesis following the uses indicate the standards described in Section 7.040 that must be 
met to approve the use. 
 

1. Home occupation.  (7) 
2. Trailer, camping or recreational vehicle temporarily used as a residence during 

construction of a permitted use or to temporarily provide watchman security for 
material that cannot be reasonably stored in an established commercial storage 
facility. 

 
3. One manufactured home in conjunction with an existing dwelling as a 

temporary use for the term of a hardship suffered by the existing resident or a 
relative of the resident. (17) 

 
4. Television, microwave, and radio communication facilities and transmission 

antenna towers. 
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5. Utility facilities necessary for public service,  (e.g. fire stations, utility substa-
tions, parks for public use, etc.) except commercial facilities for the purpose of 
generating power for public use by sale.  (5) 

           
6. Animal hospital or kennel. 

 
7. Church, school, or community building for public or non-profit organizational 

use. (3,4) 
 

8. The employment of land for the primary purpose of obtaining a profit in money 
by stabling or training equines. 

 
Section 3.083.  Lot Size and Dwelling Density.   
 
The RR zone has minimum lot sizes of 5 and 10 acres which are applied according to policies 
in the comprehensive plan.  Changes in minimum lot size designation from 10 to 5 acres shall 
only be approved by the Commission when found to be in compliance with the policies related 
to the urbanization element of the Curry County Comprehensive Plan and upon a determination 
that all proposed lots are adequate for proper sewage disposal and have a suitable source of 
water for residential use. 

 
Section 3.084.  Set-Backs. 
 

See Article IV. 
 
Section 3.085.  Height of Buildings. 
 

See Article IV. 
 
Section 3.086.  Off-Street Parking and Loading. 
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Forest (F) Zoning  
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Rural (RR-2)  
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Water Well Reports 
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