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ORDINANCE NO. 430 

AN ORDINANCE AMENDING COOS BAY COMPREHENSIVE PLAN 2000, 
VOLUME I, PLAN POLICIES, FOR THE DEVELOPMENT OF HOLLERING 
PLACE 

WHEREAS, the City of Coos Bay, has filed an application, hereinafter referred to 
as the Application, to legislatively amend Coos Bay Comprehensive Plan 2000, Volume 
I, to facilitate the development of Hollering Place. 

WHEREAS, notice that public hearing would be held before the City of Coos Bay 
Planning Commission (the Commission) on May 11, 2010 and public hearing would be 
held before the Coos Bay City Council on June 15, 2010 was published in "The World," a 
newspaper of general circulation within Coos County, Oregon on April 28, 2010; 

WHEREAS, notice of public hearings was mailed on April 16, 2010 to all 
landowners within 250 feet of the designated area; 

WHEREAS, provisions in the Coos Bay Municipal Code relating to notice have 
been complied with; and, 

WHEREAS, public hearing was held on the Application on May 11, 2010, and 
after receiving evidence and hearing testimony, the Commission recommended approval 
of the Application. 

NOW THEREFORE, the City Council of City of Coos Bay ordains as follows: 

Section 1. Coos Bay Comprehensive Plan 2000, Volume I, Plan Policies, Chapter 
9.1, Plan Objectives, Commercial Areas, Objective 2, is amended to read as follows: 

Objective 2 - It is important that the Central Business District (CBD) and its 
supportive commercial sub-districts remain efficient, prosperous, and easily 
accessible since commerce is a major source of revenue and is a necessity to 
the economic stability and future growth of the city. Efforts toward 
redevelopment of older, underutilized commercial areas will be encouraged. 

Rationale - Commercial trade and service activities are the foundation of the 
economic system of the city. Supporting these activities by zoning sufficient 
lands for them will keep them viable and will prevent a dollar drain to other 
communities (ED. 5, 6, 7, 8, 10, 11, 12). 

Implementation - This objective will be realized by the following commercial 
zones: Central Commercial (C-1), General Commercial (C-2), Waterfront 
Heritage (W-H), Hollering Place (HP) and Industrial/Commercial (l-C) zoning 
designations of the Coos Bay Municipal Code. 
[ORD 304 5/1/01] 

1. Central Commercial....(no change) 
2. General Commercial ....(no change) 



3. Industrial/Commercial (no change) 
4. Waterfront Heritage.... (no change) 
5. Hollering Place. The focus of this district is to provide a mix of 

uses and activities that will complement and connect with the 
existing business district to the east and act as a catalyst to help 
spur additional development and investment in the Empire area. 
The area is intended to increase the pedestrian connection to the 
water and create the Story Trail as laid out in the Hollering Place 
Master Plan, adopted December 2, 2008, which presents the 
unique history of the Hollering Place. 

Section 2. The Commission's Findings and Conclusions supporting its 
recommended approval of the Application are attached hereto as "Exhibit A" and 
incorporated herein by reference. 

Section 3. The City Council of the City of Coos Bay, after considering the 
Commission's Findings and Conclusions, hereby adopts the Findings and Conclusions, 
and finds the changes should be granted. 

Section 4. The City of Coos Bay does hereby amend the Coos Bay Comprehensive 
Plan with the changes in Section 1. 

Section 5. The sections and subsections of this Ordinance are severable. The 
invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

The foregoing ordinance was enacted by the City Council of the City of Coos Bay the 
15the day of June 2010. 

Yes: Mayor Jeff McKeown and Councilors Mark Daily, Jon Eck, Joanie 
Johnson, and Gene Melton 

No: None 

Absent: Councilors Stephanie Kramer and John Pundt 

/ef f McKeown 
Mayor of the City of Coos Bay 
Coos County, Oregon 

ATTEST: 

Rae Lea Cousens 
City Recorder of the City of Coos Bay 
Coos County, Oregon 
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FINDINGS AND CONCLUSIONS 

EXHIBIT A 

Exhibit A - Findings and Conclusions Page 10 



I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The City purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, and 
a healthy visitor industry are important for the future health and vitality of the City. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential, and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff (T. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 
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The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (l)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluffs sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper bluff and the 
lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume 111, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b. Revise Bay-wide Policy 16a to reflect the change in acreage 
available for removal from the water-dependent designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 5.0, 
Social and Economic Resources Characteristics, to reference 
Policy 16a for the amount of water-dependent shorelands 
available for removal from the inventory. 
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B. Comprehensive Plan Map Amendment Apply the "Commercial" plan map 
designation to the shoreland portion of the subject property that is 
currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 

Exhibit A - Findings and Conclusions Page 10 



requirements address notice, citizen participation, and agency 
coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change in zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon International Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
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process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent thai development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 

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

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3 - Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 
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on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 

F. Goal 6 - Air, Water and Land Resources Quality 

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

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 

To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 
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There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 

I. Goal 9 - Economic Development 

To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
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arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

I. GoaMO - Housing 

To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households. It also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 
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likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 

The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development. 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 

To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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: 
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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 level of service of the facility below the minimum 
acceptable level identified in the TSP. 

Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues. The entrance to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 
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6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver confusion 
and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goal 13 - Energy Conservation 

Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14 - Urbanization 

To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 

To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 
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boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 
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0, Goal 18 Beaches and Dunes 

This goal does not apply. 

P. Goal 19 - Ocean Resources 

To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 

CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBWIC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 

Exhibit A - Findings and Conclusions Page 10 



amount of land needed for water-dependent industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 

Exhibit A - Findings and Conclusions Page 10 



brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand. If this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 

These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 

Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 

Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
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uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
in areas already serviced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unserviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreation ally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district. A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7,6, Housing: 
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1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 

Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall in the fishing industry. If necessary they will use the 
facility in Charleston. 
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The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
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has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on March 
12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 

X. STAFF RECOMMENDATION 

Staff finds that there is sufficient evidence to support approval of the proposed plan and 
code amendments. Therefore, staff recommends the Planning Commission recommend 
adoption of the plan amendments and rezone^and-enacHhe code text amendments, 
provided testimony during the public hearing does not render these conclusions 
unjustified. 

XI. PLANNING COMMISSION RECOMMENDATION 

The Planning Commission must make a recommendation to the City Council on the 
proposal (ZON2010-00015) to amend the Coos Bay Comprehensive Plan 2000 and 
Coos Bay Municipal Code based on the findings, justifications and conclusions set forth 
above. 
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ORDINANCE NO. 431 

AN ORDINANCE AMENDING COOS BAY COMPREHENSIVE PLAN 2000, 
VOLUME III, COOS BAY ESTUARY MANAGEMENT PLAN, TO FACILITATE 
THE DEVELOPMENT OF HOLLERING PLACE 

WHEREAS, the City of Coos Bay, has filed an application, hereinafter referred to 
as the Application, to legislatively amend the Coos Bay Estuary Management Plan to 
enable mixed-use development at Hollering Place. 

WHEREAS, notice that public hearing would be held before the city of Coos Bay 
Planning Commission (the Commission) on May 11, 2010 and public hearing would be 
held before the Coos Bay City Council on June 15, 2010 was published in "The World," a 
newspaper of general circulation within Coos County, Oregon, on April 28, 2010; 

WHEREAS, notice of public hearings was mailed on April 16, 2010 to all 
landowners within 250 feet of the designated area; 

WHEREAS, provisions in the Coos Bay Municipal Code relating to notice have 
been complied with; and, 

WHEREAS, public hearing was held on the Application on May 11, 2010, and 
after receiving evidence and hearing testimony, the Commission recommended approval 
of the Application. 

NOW THEREFORE, the City Council of City of Coos Bay ordains as follows: 

Section 1. The Commission's Findings and Conclusions supporting its 
recommended approval of the Application are attached hereto as "Exhibit A" and 
incorporated herein by reference. 

Section 2. The City Council of the City of Coos Bay, after considering the 
Commission's Findings and Conclusions, hereby adopts the Findings and Conclusions, 
and finds the changes should be granted. 

Section 3. The City of Coos Bay does hereby amend the Coos Bay Estuary 
Management Plan with the changes attached hereto as "Exhibit B." 

Section 4. The sections and subsections of this Ordinance are severable. The 
invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

The foregoing ordinance was enacted by the City Council of the City of Coos Bay the 
15th day of June 2010. 



Yes: Mayor Jeff McKeown and Councilors Mark Daily, Jon Eck, Joanie 
Johnson, and Gene Melton. 

No: None 

Absent: Councilors Stephanie Kramer and John Pundt. 

ATTEST: 
Rae Lea Cousens 
City Recorder of the City of Coos Bay 
Coos County, Oregon 

3ff McKeown 
layor of the City of Coos Bay 

Coos County, Oregon 
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FINDINGS AND CONCLUSIONS 

EXHIBIT A 

Exhibit A - Findings and Conclusions Page 10 



I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The City purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, and 
a healthy visitor industry are important for the future health and vitality of the City. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential, and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff fT. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 
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The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (I)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluffs sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper bluff and the 
lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume III, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b. Revise Bay-wide Policy 16a to reflect the change in acreage 
available for removal from the water-dependent designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 5.0, 
Social and Economic Resources Characteristics, to reference 
Policy 16a for the amount of water-dependent shorelands 
available for removal from the inventory. 
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B, Comprehensive Plan Map Amendment Apply the "Commercial" plan map 
designation to the shoreland portion of the subject property that is 
currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 
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requirements address notice, citizen participation, and agency 
coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
• vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change in zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon International Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
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process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent that development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 

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

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3 - Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 
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on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 

F. Goal 6 - Air, Water and Land Resources Quality 

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

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 

To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 
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There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 

I. Goal 9 - Economic Development 

To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
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arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

I. GoaMO - Housing 

To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households. It also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 
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likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 

The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 

To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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: 
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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 level of service of the facility below the minimum 
acceptable level identified in the TSP. 

Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues. The entrance'to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 
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6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver confusion 
and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goal 13 - Energy Conservation 

Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14 - Urbanization 

To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 

To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 

Exhibit A - Findings and Conclusions Page 10 



boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 
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0. Goal 18 Beaches and Dunes 

This goal does not apply, 

P. Goal 19 - Ocean Resources 

To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 

CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBMC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental.correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 
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amount of land needed for water-dependent Industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 
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brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand. If this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 

These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 

Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 

Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
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uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
in areas already serviced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unserviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreationally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district. A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7.6, Housing: 

Exhibit A - Findings and Conclusions Page 10 



1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 

Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall in the fishing industry. If necessary they will use the 
facility in Charleston. 
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The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
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has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on March 
12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 

X. STAFF RECOMMENDATION 

Staff finds that there is sufficient evidence to support approval of the proposed plan and 
code amendments. Therefore, staff recommends the Planning Commission recommend 
adoption of the plan amendments and rezone and enact the code text amendments, 
provided testimony during the public hearing does not render these conclusions 
unjustified. 

XI. PLANNING COMMISSION RECOMMENDATION 

The Planning Commission must make a recommendation to the City Council on the 
proposal (ZON2010-00015) to amend the Coos Bay Comprehensive Plan 2000 and 
Coos Bay Municipal Code based on the findings, justifications and conclusions set forth 
above. 
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EXHIBIT B 

A. Amend Coos Bay Estuary Management Plan (CBEMP), Volume III, 
Part i : 

1. Chapter 3.3 Bay-wide Policies, Policy 16a, Minimum Protected 
Acreage Required for County Estuarine Shorelands (Ord. 306 
5/1/2001), to read as follows: 

Local governments shall protect for water-dependent use at least the minimum 
acreage determined to be necessary under the standards of Statewide Planning 
Goal 17 for the protection of sites suitable for water-dependent uses and special 
allowance for new non-water-dependent uses in urban water-dependent units. 

A. Coos Count 

1. As of January 1, 2000, there were 1,440.5 acres of Coos 
Bay estuary shoreland planned and zoned for water-
dependent use in the unincorporated portions of Coos 
County. 

2. 501.02 acres have been determined to be the minimum 
amount of acreage required to be protected for water-
dependent use within the estuary shoreland units of the 
unincorporated portions of the Coos Bay estuary. 

3. Any request to redesignate or rezone shoreland 
designated for water-dependent use within the 
unincorporated portions of the Coos Bay estuary will 
require a demonstration by the applicant that at least the 
minimum acreage amount of 501.02 acres will remain 
designated for water-dependent use. 

B. City of Coos Bay 

1. As of January 1, 2000, there were 106.83 acres of Coos 
Bay estuary shoreland planned and zoned for water-
dependent use in the city of Coos Bay. 

2. It has been determined that 76.18 acres are the minimum 
amount of acreage required to be protected for water-
dependent use within the estuary shoreland units lying 
within the city of Coos Bay. 

3. Any request to redesignate or rezone shoreland 
designated for water-dependent use within the portions of 
the Coos Bay estuary in the city of Coos Bay will require a 
demonstration by the applicant that at least the minimum 
acreage amount of 76.18 will remain designated for water 
dependent use. 

As of June 15, 2010, 2.04 acres of shoreland designated 
for water-dependent use was removed from the total 
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106.83 acre inventory (ZON2010-00015). As a result, 
there are 104.79 acres of estuarine shoreland designated 
for water-dependent use remaining in the city of Coos Bay. 

This policy shall be implemented through provisions in ordinance measures that 
require that the above findings be made at the time an application for 
redesignation or rezoning is approved. 

2. Chapter 5.0, Designation of Site-Specific Management Segments, 
Uses and Activities, 54-UW, to read as follows: 

MANAGEMENT OBJECTIVE: 

The distance to the channel and the shallow depths make this area ideally suited 
for shallow-draft (up to 20 feet) water-dependent/related uses such as the current 
mix of uses for barge and small fishing craft loading and unloading. This 
segment shall be managed to allow continuation of current uses, and, 
particularly, continued use and improvement of the boat ramp and associated 
facilities for public recreational use. Non-water-dependent/related uses shall only 
be allowed as per Policy #16, except in the area encompassed by the Hollering 
Place (HP) zoning designation whereby uses listed in the zoning district are 
permitted as set forth by Coos Bay Municipal Code 17.127. 

B. Amend CBEMP, Volume 111, Part 2, Inventories and Factual Base, 
Chapter 5.0, Social and Economic Resources Characteristics, 5.1.4, 
to read as follows: 

5.1.4 Minimum Acreage Required to be Protected for Water-Dependent 
Uses [ORD 306 5/1/2001] 

In order to comply with 1999 Goal 17 amendments, it was necessary to compute 
the amount of acreage required to be protected for water-dependent uses. A 
1999 study of shorelands designated as water-dependent was completed using 
Department of Revenue maps, aerial photography and on-site analysis. The 
following information resulted from the study: 

Acreage currently in water-dependent use: 46.90 
Acreage formerly in water-dependent use: 30.36 
Still possesses a structure or facility that 

provides water-dependent access: 29.28 
No longer possesses a structure or facility 

that provides water dependent access: 1.08 
Acreage never in water-dependent use, 

although designated for such use: 29.57 

Total acreage designated for water-dependent use: 106.83 

Under Goal 17, as amended in 1999, the city is required to protect a minimum 
acreage of suitable estuarine shorelands for water-dependent use. The 
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minimum acreage amount is determined by adding the acreage of estuarine 
shorelands currently in water-dependent use (46.90) and the acreage of 
estuarine shorelands formerly in water-dependent use that still possess 
structures or facilities that provide or provided water-dependent uses with access 
to the adjacent water body (29.28). Based on the city's 1999 study of its 
shorelands, the city is required to protect a minimum of 76.18 acres of suitable 
estuarine shorelands for water-dependent use. 

CBEMP, Part 1, 3.3 Bay-wide Policies, Policy 16a, logs the amount of water-
dependent shoreland removed from the inventory of 106.83 acres to insure that a 
minimum of 76.18 acres is protected for water-dependent use. In 2010, the 
creation of the Hollering Place zoning district removed 2.04 acres of water-
dependent shoreland from the inventory leaving a balance of 104.79 acres 
designated for water-dependent use. 

//// 
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ORDINANCE NO. 432 

AN ORDINANCE AMENDING COOS BAY MUNICIPAL CODE, TITLE 17, 
ESTABLISHING LAND DEVELOPMENT STANDARDS FOR THE CITY OF 
COOS BAY FOR THE "HOLLERING PLACE" ZONING DISTRICT 

WHEREAS, the City of Coos Bay has filed an application, hereinafter referred to 
as the Application, to legislatively amend the Coos Bay Municipal Code to add the 
zoning district, "Hollering Place"; 

WHEREAS, notice that public hearing would be held before the city of Coos Bay 
Planning Commission (the Commission) on May 11, 2010 and public hearing would be 
held before the Coos Bay City Council on June 15, 2010 was published in "The World," a 
newspaper of general circulation within Coos County, Oregon, on April 28, 2010; 

WHEREAS, notice of public hearings was mailed on April 16, 2010 to all 
landowners within 250 feet of the designated area; 

WHEREAS, provisions in the Coos Bay Municipal Code relating to notice have 
been complied with; and, 

WHEREAS, public hearing was held on the Application on May 11, 2010, and 
after receiving evidence and hearing testimony, the Commission recommended approval 
of the Application. 

NOW THEREFORE, the City Council of City of Coos Bay ordains as follows: 

Section 1. The Commission's Findings and Conclusions supporting its 
recommended approval are attached hereto as "Exhibit A" and incorporated herein by 
reference. 

Section 2. The City Council of the City of Coos Bay, after considering the 
Commission's Findings and Conclusions, hereby adopts the Findings and Conclusions, 
and finds the change should be approved. 

Section 3. The City of Coos Bay does hereby amend Title 17 with the language 
attached hereto as "Exhibit B." 

Section 4. The sections and subsections of this Ordinance are severable. The 
invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

The foregoing ordinance was enacted by the City Council of the City of Coos Bay the 
15th day of June 2010. 



Yes: Mayor Jeff McKeown and Councilors Mark Daily, Jon Eck, Joanie 
Johnson, and Gene Melton. 

No: None 

Absent: Councilors Stephanie Kramer and John Pundt. 

ATTEST: 
Rae Lea Cousens 
City Recorder of the City of Coos Bay 
Coos County, Oregon 

Jeff McKeown 
'Mayor of the City of Coos Bay 
Coos County, Oregon 

Ordinance No. 432 - Page 2 



FINDINGS AND CONCLUSIONS 

EXHIBIT A 
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I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The City purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, and 
a healthy visitor industry are important for the future health and vitality of the City. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential, and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff (T. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 
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The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (I)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluffs sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper bluff and the 
lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume III, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b, Revise Bay-wide Policy 16a to reflect the change in acreage 
available for removal from the water-dependent designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 5.0, 
Social and Economic Resources Characteristics, to reference 
Policy 16a for the amount of water-dependent shorelands 
available for removal from the inventory. 
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B. Comprehensive Plan Map Amendment Apply the "Commercial" plan map 
designation to the shoreland portion of the subject property that is 
currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 
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requirements address notice, citizen participation, and agency 
coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change In zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon international Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
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process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent that development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 

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

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3 - Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 

Exhibit A - Findings and Conclusions Page 10 



on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 

F. Goal 6 - Air, Water and Land Resources Quality 

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

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 

To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 
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There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 

I. Goal 9 - Economic Development 

To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development In the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
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arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

I. Goal 10 - Housing 

To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households, it also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 

Exhibit A - Findings and Conclusions Page 10 



likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 

The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development. 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 

To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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: 
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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 level of service of the facility below the minimum 
acceptable level identified in the TSP. 

Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues. The entrance to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 
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6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver confusion 
and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goal 13 - Energy Conservation 

Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14-Urbanization 

To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 

To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 
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boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 
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0. Goal 18 Beaches and Dunes 

This goal does not apply. 

P. Goal 19 - Ocean Resources 

To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 

CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBMC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 
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amount of land needed for water-dependent Industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of Industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 
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brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand. If this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 

These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 

Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 

Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
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uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
in areas already serviced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unseiviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreationally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7.6, Housing: 
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1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 

Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall in the fishing industry. If necessary they will use the 
facility in Charleston. 
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The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for. short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
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has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on March 
12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 

X. STAFF RECOMMENDATION 

Staff finds that there is sufficient evidence to support approval of the proposed plan and 
code amendments. Therefore, staff recommends the Planning Commission recommend 
adoption of the plan amendments and rezone and enact the code text amendments, 

. provided testimony during the public hearing does not render these conclusions 
unjustified. 

XI. PLANNING COMMISSION RECOMMENDATION 

The Planning Commission must make a recommendation to the City Council on the 
proposal (ZON2010-00015) to amend the Coos Bay Comprehensive Plan 2000 and 
Coos Bay Municipal Code based on the findings, justifications and conclusions set forth 
above. 
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EXHIBIT B 

1. Amend Coos Bay Municipal Code (CBMC) Chapter 17.30, Table 17.30.010-
Zoning Districts in the City of Coos Bay to read as follows: 

Residential District 
(no change) 

Abbreviated 
Designation 

(no change) 

Professional District 
(no change) 

Commercial Districts 

Central Commercial 
General Commercial 
Industrial/Commercial 
Waterfront Heritage 
Hollering Place 

Industrial Districts 
(no change) 

Quasi-Public Districts 
(no change) 

Abbreviated 
Designation 

C-1 
C-2 
l-C 
WH 
HP 

Abbreviated 
Designation 

(no change) 

2. Amend Chapter 17.280, Manufacturing, by adding Section 17.280.040, by 
adding the Section number and 17.280.040 as follows: 

Sections: 
17.280.40 Hollering place zoning district (HP). 

17.280.40 Hollering Place zoning district-subdistrict HP-2. 

(1) General. Allowing manufacturing uses in HP subdistrict HP-2 shall be 
guided by the principles that: 

(a) The process requires the use of light, hand-operated machinery or 
equipment as opposed to automated mass production. 

(b) The use is to be compatible with allowable Commercial 
/residential/recreational uses in appearance. 

(c) No byproduct results that could cause on-site contamination of air, 
land, water, or noise quality. 
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(2) Permits Required. The right to proceed with a manufacturing use shall be 
determined through the conditional use permit process, in accordance 
with the provisions of this section and of Chapter 17.355 CBMC, 
Conditional Use. All state and federal permits must be secured. 

(3) Property Development Requirements. 

(a) Retail Sales. None required. 
(b) Storage of materials or Equipment. All materials and equipment 

used in the manufacturing process shall be stored within an 
enclosed building. Product display is permitted outside. 

(c) Noise. The noise generated by manufacturing uses at the property 
line shall not exceed permitted levels established by the Oregon 
Department of Environmental Quality. If there Is doubt that the 
proposed use will violate these standards or if a valid complaint has 
been registered about the level of noise, the applicant may be 
required to show written compliance with state regulations. 

(d) Odor. The process shall produce no odor which is generally 
accepted to be offensive outside of the building. 

(e) Byproducts. Any byproducts of the manufacturing process shall be 
disposed of off the premises. There shall be no emissions, gas, 
mist, vapor, pollen, soot, carbon, acid, smoke, fume, dust, 
particulate matter, or other air, water, or land pollution outside of the 
building as a result of the manufacturing process. If there is doubt 
that the proposed use will violate these standards or if a valid 
complaint has been registered about these pollutants, the applicant 
may be required to show written compliance with state or federal 
regulations. 

3. Add new Chapter 17.127, "Hollering Place District" to Title 17, Division II, 
Zoning Districts. 

HOLLERING PLACE DISTRICT (HP) 
Sections: 
17.127.010 Intent. 
17.127.020 HP zoning subdistricts. 
17.127.030 HP-1, Upper Bluff Area. 
17.127.040 HP-2, Lower Bench Area. 
17.127.050 Conditional Uses in HP-2. 
17.127.060 Estuarine uses and activities. 
17.127.070 Property development requirements. 
17.127.080 Site design, guidelines and standards. 
17.127.090 General design guidelines and standards: architectural form and 

composition. 
17.127.100 Hollering Place Master Plan 

17.127.010 Intent. 

The area encompassed by the Hollering Place zoning district is intended to be 
developed as a planned unit development (PUD) based on the guidelines and 
requirements outlined below and the Hollering Place Master Plan. A cohesive design 
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celebrating historic seaside architecture, reclamation of native shoreline habitats, 
sustainability, interpretation of local history and reconnection to the water are unifying 
elements relevant to the zoning district. 

Development on the site must complement and connect with the existing business 
district to the east and act as a catalyst to help spur additional development and 
investment in the Empire area. A small-scaled gateway development near the 
intersection of Newmark Avenue and Empire Boulevard should act as a connection to 
the existing business district and as an entry statement signaling the presence of the 
remainder of the project. Preserving and enhancing views is a key component and must 
be balanced with achieving the right development mix and ensuring access for people 
and vehicles. The myriad of weather and environmental factors is also significant as is 
making sure the new development is complementary to adjacent uses. 

The "Master Plan" referred to herein was prepared not as a detailed requirement, but as 
an example of the uses, property organization and development, site design, and 
architectural form and composition that can meet the intent of this code. 

17.127.020 HP zoning subdistricts. 

The Hollering Place (HP) district shall be made up of two (2) subdistricts described as 
follows: 

(1) HP-1, Upper Bluff Area. The upper bluff area encompasses the area west of 
Empire Boulevard, south of Newmark Avenue for a distance of approximately 
225 feet, and east of the HP-2 subdistrict at the bottom of the bluff. This area 
contains approximately .84 acre (36,779 square feet). 

(2) HP-2, Lower Bench Area. The remainder of the zoning district includes the 
area at the bottom of the bluff east of Mill Street for a distance of approximately 
260 feet south of Newmark and the area west of Mill Street, south of Newmark 
Avenue, east of the mean high water line and north of Holland Avenue. This 
area contains approximately 2.11 acres (92,049 square feet). The area west of 
Mill Street and east of the mean high water line is also designated Coos Bay 
Estuary Management Plan 54-UW (urban water-dependent). 

17.127.030 HP-1, Upper Bluff Area. 

As described in the Hollering Place Master Plan, connection to the existing Empire 
business district is critical. This should be achieved by using small-scaled gateway 
development near the intersection of Newmark Avenue and Empire Boulevard to serve 
as an anchor and entry statement signaling the remainder of the project. Preserving 
and enhancing views is a key component along with ensuring access for people and 
vehicles. 

Based on this, suggested uses in the area include, but are not limited to, the following: 
• Dining establishment - fast order food and sit-down 
• Drinking establishment 
• Food and beverage retail sales 
• Visitor Information service 
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• Retail sales 
• Office/reservations for Lower Bench area uses 
• Library service and cultural exhibit 

Not more than 15 percent of the HP-1 area shall be occupied by structures. A structure 
must occupy a footprint of not more than 1,500 square feet; however, area may be used 
for incidental use of the structure, such as outdoor seating and viewing. 

At least 75 percent of the HP-1 area must be dedicated to preserving and enhancing the 
views, and without cost to the user, parking and open space (trails, interpretive signage, 
kiosks, landscaping, etc.) for the outdoor enjoyment of the view and surrounding area. 

Architectural Character 

A main building is intended to be a landmark on the bluff near the intersection of 
Newmark Avenue and Empire Boulevard and serve as an attractor for the activities on 
the lower portion of the site without compromising views of the bay from Newmark 
Avenue and Empire Boulevard. 

Commercial uses should open onto Empire Boulevard with functional doors and 
windows, canopies/awnings, recessed entrance doors, and attractive signage at an 
appropriate scale to the building. Parking is to be located to the south of the landmark 
building. 

17.127.040 HP-2, Lower Bench Area. 

To engage the community and visitors alike, the Master Plan for the HP-2 area 
anticipates a range/mix of uses: commercial; residential; overnight lodging; hands-
on/educational and recreational. Development in this area should: 

• Capitalize on views, the bayfront and recreational opportunities; 
• . Serve as a catalyst for the Empire business district and other, nearby 

developments; and, 
• Raise the standards for quality development. 

Uses, such as but not limited to, religious assembly, lodge, club or fraternal/civic 
organizations which are not intended for the general public are not appropriate in this 
zone. 

Phased development of the area is allowed within the constraints of an overall 
development program and approval of a PUD which must include both HP-1 and HP-2. 
Since Hollering Place is not intended to be a single-type use development (that is, all 
residential or all commercial) each phase of development must: 

• Contain a reasonable balance of use types that will advance the intent of the 
Hollering Place as a whole; and, 

• Advance the historical element as delineated in the PUD. 
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Architectural Character 

Structures, which are limited to a footprint of 1,500 square feet, should evoke a village 
feel that is created through the buildings' design, scale, massing, connection to public 
space and relationships to each other. 

Structures east of Mill Street must be designed so as not to obscure the view from the 
Upper Bluff Area, HP-1. 

Residences are encouraged on the second floor of structures in the area west of Mill 
Street. Retail/cottage units may be mixed-use or live/work structures with retail or 
workshop spaces on the ground floor and a loft-style residential cottage unit above. 

17.127.050 Conditional uses in HP-2. 

The following uses are permitted in the HP-2 subdistrict if authorized in accordance with 
the provisions of Chapter 17.355 CBMC and adequate findings can be made to show the 
proposed use is complementary to the Master Plan, 

(1) Commercial Use Types. 
(a) Limited manufacturing. (See Chapter 17.280) 

(2) Any civic, commercial, or agricultural use which is proposed to exceed a 1,500 
square foot footprint in gross floor area. 

17.127.060 Estuarine uses and activities. 

The uses and activities set forth in Coos Bay Estuary Management Plan 54-UW may be 
permitted if by allowing the use/activity the intent of the HP zoning district is met. In 
addition, the use/activity must satisfy CBMC 17.340 and the provisions of this Chapter. 

17.127.070 Property development requirements. 

The property development requirements shall apply to all development in the HP 
district: 

(1) Building Height. Buildings shall be arranged and built to maximize the view of the 
bay, water and water access, and the North Spit. 
(a) HP-1 Zoning Subdistrict. Buildings shall be no more than 25 feet in height from 

grade to the highest point on the roof. 
(b) HP-2 Zoning Subdistrict. Buildings shall be no more than 35 feet in height from 

grade to the highest point on the roof. 

(2) Yards. Setbacks are regulated by State Building Codes. Setbacks from the line of 
nonaquatic vegetation are regulated by Coos Bay Estuary Management Plan 
Policy 23. 

(3) Screening. Mechanical equipment, outdoor storage areas, utility vaults, refuse 
storage, fuel storage tanks, fire check valves, service and loading areas, and the 
like, shall be located out of view from the general public and shall be screened in a 
manner so that they are not visible from adjacent streets, public pedestrian 
walkways, the water, or the upper bluff area. Satellite dishes and mobile 
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communications cell sites shall be screened and located in such a manner so as to 
reduce visibility from adjacent roadways, pedestrian ways and the bluff. 

Screening devices must be designed to directly relate in materials, character, 
finish, color and detail to the primary structure. Landscaping may assist in 
screening enclosures and equipment/utility storage areas. Screening should not 
result in hiding places or entrapment areas. 

(4) Utility Lines. Utility iines, including, but not limited to, those used for electricity, 
communications, street lighting and cable television, shall be placed underground. 
The design review board may waive the requirements if topographical, soil or other 
conditions make such underground installation or screening of above-ground 
equipment impracticable. 

(5) Drive-thru windows are prohibited. 

(6) Murals. Murals are prohibited. 

(7) Site Plan and Architectural Review (SPAR). A PUD, as required for the HP zoning 
district, requires, in part, approval of a Site Plan and Architectural Review, as set 
forth in Chapter 17.345. Likewise, after approval of the PUD, a SPAR may be 
required to ensure an improvement is suitably related to its site and surrounding 
site and structures. 

(8) Architectural Design Review. Approval of an Architectural Design Review, as set 
forth in Chapter 17.390, shall be required for all development. For the purposes of 
this chapter, "development" is defined as any new structure or an extension or 
increase in floor area or height of an existing structure, or change to the style, 
signage, color, window (size/pattern/material), siding, or detailing on the exterior of 
any existing building. 

(a) The provisions of this chapter shall not prevent construction, reconstruction, 
alteration, restoration, demolition or removal of any buildings or portion of a 
building when the building official or fire marshal determines that such an 
emergency action is required for the public safety due to an unsafe or 
dangerous condition. 

(b) Ordinary maintenance or repair of the exterior of a structure that does not 
involve a change in design or external appearance is exempt from design 
review. Similar or like materials must be used for the maintenance or repair. 

(9) Historical elements. The "Story Trail" concept set forth in the Master Plan, which 
provides information about the Hollering Place and its history, shall be exhibited at 
different interpretive points of interest throughout the HP zoning district. 
Developers will be required to set aside space to accommodate historical elements 
such as the "Story Trail" and interpretive signs. The location of the elements must 
be determined at the time of the PUD. 

(10) Parking. All parking areas must be supported by landscape buffers. Parking in 
HP-1 must be located on the southern portion of the area and visually subdued 
from Empire Boulevard with low growing plant material. 
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Except for residential uses, off-street parking requirements as set forth in CBMC 
17.200.040 do not apply for the HP zoning district. 

(11) Partitioning to allow for separate financing of individual components of the 
development may be done as part of the planned unit development process. 

17.127.080 Site design, guidelines and standards. 

All development in the HP district shall be consistent with the intent of the Master Plan 
and with the site design, guidelines and standards listed below. Site design shall 
respond to environmental, cultural and historic site features by taking advantage of 
existing view corridors, land use patterns, landforms, prevailing winds, and water-related 
activities. Long-term sustainable practices should be a focus, including marine resource 
protection; native plant communities; and habitat enhancement. 

(1) Vehicle circulation. The existing street patterns, access points and rights-of way 
off of Empire Boulevard shall remain. The primary entry point to the lower 
development will be from Newmark Avenue with a secondary access along Mill 
Street off of Michigan Avenue. Access to existing businesses and uses will 
remain, but will be modified to support on-street parking. Existing access to the 
boat ramp and parking lot shall remain. Parking along Holland Avenue, the south 
property line of the subject property, shall remain as boat ramp parking. 

(2) Pedestrian circulation. Pedestrian connectivity and continuity should be provided 
throughout the project with clear cross walks, curb cuts that meet code, and 
adequate lighting. High quality site furnishings suitable for coastal environments 
with long life and low maintenance should be provided. 

(3) Historic elements. The installation of interpretive panels are to celebrate early 
Hanisitch settlements and stories; early settlers and industries; estuary and wildlife 
themes, etc. During the PUD process, the developer will be required to set aside 
designated space where the panels and "Story Trail" will be located. The creation, 
installation and maintenance of panels and trail will be the responsibility of the city 
as development occurs. 

(4) Landscape. All landscaping plans, including the plan for irrigation, shall be 
approved by the approving authority and installed and subsequently maintained in 
good condition and in perpetuity by the owner of the property. The landscape plan 
should reflect a theme (continuity) to be carried out throughout the development. 
For example, 2-3 large tree types, 4-6 shrub types, evergreen and deciduous 
framework, and color and highlights. Maintenance shall include, but not be limited 
to, watering, pruning, trimming, mowing, debris and weed removal, and if 
necessary replanting or replacement of failed landscape elements. Failure to 
maintain the landscaping in good condition shall be considered a violation of the 
Coos Bay Municipal Code. Landscaping must not result in hiding places or 
entrapment areas or create a danger to pedestrians. 

(a) Landscaping should be in scale with adjacent buildings and be of appropriate 
size at maturity. Trees and shrubs used shall be selected from varieties 
compatible with the Southern Oregon Coast climate and which do not have 
destructive root systems which could damage either buildings or paved 
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surfaces. Where parking lots abut buildings, foundation plantings are 
required. 

(b) The landscaped area shall be planted with shrubs and/or ground cover to 
assure 50 percent coverage within 1 year and 90 percent coverage within 5 
years. All landscaped areas should be planted and uniformly mulched. 

17.127.090 General design guidelines and standards: architectural form and 
composition. 

Visual linkages shall be established between the Empire business district and 
development on the bluff along Empire Boulevard, the various development areas on the 
lower site, views to the bay, and potential future development on adjacent sites. 
Buildings shall be designed and located to minimize the effects of undesirable bay winds 
at ground level. The following design guidelines and standards are provided for all 
development in the HP zoning district. 

(1) Development shall respond to public streets and public spaces. 
Development along pedestrian routes shall be designed to encourage use by 
pedestrians by providing a safe, comfortable, and interesting walking 
environment. 

(2) Architectural character. The desired architectural character of the Hollering 
Place project is that of vernacular maritime or fishing villages. Examples of this 
include the many seaside villages and destinations in New England, such as 
Nantucket and some of the small towns on the Oregon Coast, such as Cannon 
Beach and Nye Beach, and the Oregon Institute of Marine Biology (OIMB). 

Buildings should be designed and appropriately scaled for their function and with 
respect to their context. Building elevations shall be articulated; long, 
continuous, unbroken wall and roof planes should be avoided. Architectural 
detailing and ornamentation, such as cornices, eaves, recessed or covered 
entryways, and awnings, are encouraged. 

(a) Attention shall be paid to the following architectural elements: 
• Building form and massing; 
• Building height; 
• Rooflines and parapet features; 
• Special building features (e.g. towers, porches, entries, canopies, signs, 

and artwork); 
• Window size, orientation, and detailing; 
• Materials and color; and, 
• The buildings relationship to the site, climate, topography and surrounding 

buildings. 
(b) Building entries. 

(1) The main entrances to buildings shall be prominent, interesting and 
pedestrian-accessible. 

(2) The orientation of building entries shall: 
• Orient the primary entrance toward the street, pedestrian walkway, 

public plaza or courtyard rather than the parking lot; 
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• Connect the building's main entrance to the sidewalk with a well-defined 
pedestrian walkway; and 

• Primary entrances shall be designed as inviting architectural features so 
they are clearly identifiable and offer a sense of arrival. 

(c) Building facades. 
(1) Building frontages shall include architectural elements such as, but not 

limited to: bay windows, recessed entrances and windows, display 
windows, porches, balconies, or other architectural details or 
articulation, so as to provide visual interest, in addition to creating 
community character and pedestrian scale. The overall design shall 
recognize that the simple relief provided by window cutouts or sills on 
an otherwise flat façade, in and of itself, does not meet the 
requirements of this subsection. 

(2) The dominant feature of any building frontage that is visible from the 
public area shall be the habitable area with its accompanying windows 
and doors. 

(3) Developments shall be designed to encourage informal surveillance of 
the public areas by maximizing sight lines between the buildings, public 
spaces and streets. This includes views both at ground level and from 
upper level balconies and windows. 

(4) The exterior walls of all building facades shall be of suitable durable 
building materials. All facades of any given building should be of 
consistent building materials. Side and rear building facades must have 
a level of detail and finish compatible with the front façade. If 
windowless walls are proposed, appropriate wall articulation is to be 
incorporated into the design to be compatible with the more prominent 
facades of the building. 

(5) A preliminary review by the city is required if the following materials are 
contemplated: 

• Unfinished concrete (painted or unpainted) 
• Unfinished concrete block (painted or unpainted) 
• Unarticulated board siding (e.g., T1-11 siding, plain plywood, sheet 

pressboard) 
• Concrete block, split-face block, and cinder block 

(6) Appropriately scaled architectural detailing is encouraged. 
(7) Awnings or canopies are encouraged. Backlit awnings are prohibited 

(d) Darkly tinted windows and mirrored windows that block two-way visibility are 
prohibited as ground floor windows; 

(e) Use muted and naturally occurring colors as predominant building colors. 
(f) Building rooflines shall be designed to create architectural interest and 

contribute to the overall identity of the area. 
(g) Lighting of a building façade shall be designed to complement the 

architectural design. Lighting shall not draw inordinate attention to the 
building. 

(h) Service zones. 
(1) Building and sites shall be organized to group the utilitarian functions 

away from view of the public area. 
(2) Delivery and loading operations, mechanical equipment (HVAC), trash 

compacting/collection, and other utility and service functions shall be 
incorporated into the overall design of the building(s) and the 
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landscaping. Because of views from the wayside in HP-1, roof-mounted 
equipment as HVAC, etc., shall be prohibited unless incorporated with 
architectural screening. 

(3) The visual and acoustic impacts of these functions, along with all wall or 
ground-mounted mechanical, electrical and communications equipment 
shall be out of view from adjacent properties and the public realm. 

(4) Screening materials and landscape screens shall be architecturally 
compatible with the principal materials of the building. 

(3) Signs. The standards below are in addition to the standards in Chapter 17.230. If 
the provisions conflict, the stricter shall apply. Signs on the building façade should 
be clear, informative and made of high quality, durable materials for longevity. 
Oversized, glaring and excessive signage is prohibited. Signs should take into 
account the scale of the building and the viewer, particularly the pedestrian. All 
signage unless specifically stated is subject to review by CBMC 17.390, 
Architectural Design Review. General standards for signage follow. 

(a) Size, materials, style, position and color shall complement the building façade 
and shall be compatible with the surrounding area. Signs may be illuminated 
by very low level lighting during evening hours and the lighting shall not flow 
onto the adjacent property or street. 

(b) Signs on a business front are limited to a building sign on each building face 
(identifying the building name) and a sign for each business entry (vehicular of 
pedestrian). 

(c) Sign types: 
(1) Wall-mounted signs are permitted not exceeding 2 feet in height. Letters 

shall not exceed 18 inches in height or width and 1inch in relief. A 
wall/fascia sign must not extend across two storefronts or across 
separate buildings. 

(2) Building plaques bearing an appropriate thematic decorative motif, or an 
owner's or building's name may be placed in the building's cornice wall or 
under the eves, and above the upper story windows. 

(3) Street addresses (building numbers) shall be placed above street entry 
doors and be visible to the pedestrian and emergency services. In 
instances where the entry doors are not clearly visible from the street, the 
street address shall be affixed to a permanent structure at the primary 
entranceway to the property. 

(4) Building identification shall include signage at the pedestrian level, clearly 
visible from the adjacent sidewalk. This can include one or more of the 
following: window and door signs, projecting signs and awning signs as 
described below. 

(5) Temporary window signs may be allowed on storefronts. The area of the 
text and graphics shall not cover more than 30 percent of the window 
area. 

(6) Door signs of wood, bronze, metal, stone or glass may be placed on 
either or both sides of the entry doors with the street address located 
above the door. They shall not exceed 2 square feet and 1 inch in relief. 

(7) Awning sign. Advertising material attached to an awning is an awning 
sign. Signs may be hung from or located on the face of any overhang or 
awning. 

(8) Projecting sign. A projecting sign is a sign where the message area is 
displayed perpendicular to the building façade. The sign should be hung 
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from the building face below upper floors so as to be visible to 
pedestrians. 

(9) Freestanding sign, such as, but not limited to, a sandwich board, pedestal 
sign holder, and other types of free-standing signs shall be included as 
part of the maximum allowable area for signs and are prohibited in the 
right of way without a right of way use permit. 

(10) Neon sign. Any sign where neon or other gas contained in tubing is 
illuminated by the application of electric current. Signs such as "open" or 
"closed," which are no more than two square feet in size, are permitted 
without review. 

(11) Miscellaneous. In addition to the above sign types, other types of signing 
may be appropriate if it meets the criteria listed under 17.127.090(3) and 
17.127.090(3)(a). 

(12) Prohibited signs: 
• Pole-mounted signs and billboards 
• Electrical or mechanical signs-no sign shall contain or be 

illuminated by any flashing, blinking, moving or rotating light 
• Internally illuminated sign (neon tubing signage shall not be 

considered as internally illuminated sign) 
• Readerboards 
• Electric message display signs 
• Roof signs 

• Attraction devices (strings, groupings, or pinwheels) 

17.127.100 Hollering Place Master Plan. 
The Hollering Place Master Plan, adopted December 2, 2008, by the Coos Bay Urban 
Renewal Agency follows. 
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ORDINANCE NO. 433 

AN ORDINANCE AMENDING COOS BAY COMPREHENSIVE PLAN, MAP 
DESIGNATION FOR CERTAIN REAL PROPERTY FROM "INDUSTRIAL" TO 
"COMMERCIAL" 

WHEREAS, the City of Coos Bay has filed an application, hereinafter referred to 
as the Application, to legislatively amend Coos Bay Comprehensive Plan, 
Comprehensive Plan Map, Volume I, Plan Policy Document, Chapter 9, Map 9.11, Land 
Use Plan Map 2000, to redesignate certain real property located within the corporate 
limits of the City of Coos Bay described as: Blocks 7 and 12, east of the mean high 
water line, Beltline Railroad Addition, and Block 12, Lot 4, Plat of Empire City, in the tax 
records of Coos County, Oregon (the Properties), from "Industrial (I)" to "Commercial 
(C)" plan designation; 

WHEREAS, notice that public hearing would be held before the city of Coos Bay 
Planning Commission (the Commission) on May 11, 2010 and public hearing would be 
held before the Coos Bay City Council on June 15, 2010 was published in "The World," a 
newspaper of general circulation within Coos County, Oregon, on April 28, 2010; 

WHEREAS, notice of public hearings was mailed on April 16, 2010 to all 
landowners within 250 feet of the designated area; 

WHEREAS, provisions in the Coos Bay Municipal Code relating to notice have 
been complied with; and, 

WHEREAS, public hearing was held on the Application on May 11, 2010, and 
after receiving evidence and hearing testimony, the Commission recommended approval 
of the Application. 

NOW THEREFORE, the City Council of City of Coos Bay ordains as follows: 

Section 1. The Commission's Findings and Conclusions supporting its 
recommended approval are attached hereto as "Exhibit A" and incorporated herein by 
reference. 

Section 2. The City Council of the City of Coos Bay, after considering the 
Commission's Findings and Conclusions, hereby adopts the Findings and Conclusions, 
and finds the change should be approved. 

Section 3. The designation in the City or Coos Bay Cumpielieiisive Plan, Volume I, 
Plan Policies, Chapter 9, Map 9.11, Land Use Plan Map 2000 of certain real property 
located within the corporate limits of the City of Coos Bay, Blocks 7 and 12, east of the 
mean high water line, Beltline Railroad Addition, and Block 12, Lot 4, Plat of Empire City, 
in the tax records of Coos County, Oregon are hereby changed from "Industrial (I)" to 
"Commercial (C)" plan designation. 



Section 4. The sections and subsections of this Ordinance are severable. The 
invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

The foregoing ordinance was enacted by the City Council of the City of Coos Bay 
the 15th day of June 2010. 

Yes: Mayor Jeff McKeown and Councilors Mark Daily, Jon Eck, Joanie 
Johnson, and Gene Melton. 

No: None 

Absent: Councilors Stephanie Kramer and John Pundt. 

/eff McKeown 
Mayor of the City of Coos Bay 
Coos County, Oregon 

ATTEST: 
Rae Lea Cousens 
City Recorder of the City of Coos Bay 
Coos County, Oregon 

Ordinance No. 433 - Page 2 



FINDINGS AND CONCLUSIONS 

EXHIBIT A 
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I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The City purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, and 
a healthy visitor industry are important for the future health and vitality of the City. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential, and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff (T. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 
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The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (I)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluff's sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper bluff and the 
lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume III, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b. Revise Bay-wide Policy 16a to reflect the change in acreage 
available for removal from the water-dependent designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 5.0, 
Social and Economic Resources Characteristics, to reference 
Policy 16a for the amount of water-dependent shorelands 
available for removal from the inventory. 
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B. Comprehensive Plan Map Amendment Apply the "Commercial" plan map 
designation to the shoreland portion of the subject property that is 
currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 
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requirements address notice, citizen participation, and agency 
coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change in zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon International Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
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process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent that development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 

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

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3-Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 

Exhibit A - Findings and Conclusions Page 10 



on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 

F. Goal 6 - Air, Water and Land Resources Quality 

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

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 

To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 
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There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 

1. Goal 9 - Economic Development 

To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
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arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

I. Goal 10 - Housing 

To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households. It also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 
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likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 

The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development. 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 

To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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: 
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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 level of service of the facility below the minimum 
acceptable level identified in the TSP. 

Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues, The entrance to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 
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6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver confusion 
and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goa! 13 - Energy Conservation 

Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14 - Urbanization 

To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 

To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 
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boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 
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0 . Goal 18 Beaches and Dunes 

This goal does not apply. 

P. Goal 19 - Ocean Resources 

To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 

CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBMC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 
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amount of land needed for water-dependent industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 
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brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand. If this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 

These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 

Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 

Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
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uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
in areas already sen/iced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unserviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreationally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district. A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7.6, Housing: 
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1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 

Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall in the fishing industry. If necessary they will use the 
facility in Charleston. 
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The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which Includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for. short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
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has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on March 
12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 

X. STAFF RECOMMENDATION 

Staff finds that there is sufficient evidence to support approval of the proposed plan and 
code amendments. Therefore, staff recommends the Planning Commission recommend 
adoption of the plan amendments and rezone and enact the code text amendments, 
provided testimony during the public hearing does not render these conclusions 
unjustified. 

XL PLANNING COMMISSION RECOMMENDATION 

The Planning Commission must make a recommendation to the City Council on the 
proposal (ZON2010-00015) to amend the Coos Bay Comprehensive Plan 2000 and 
Coos Bay Municipal Code based on the findings, justifications and conclusions set forth 
above. 

Exhibit A - Findings and Conclusions Page 10 



ORDINANCE NO. 434 

AN ORDINANCE CHANGING THE ZONING DESIGNATION FOR CERTAIN 
REAL PROPERTY FROM "WATERFRONT INDUSTRIAL" AND "GENERAL 
COMMERCIAL" TO "HOLLERING PLACE" 

WHEREAS, the City of Coos Bay has filed an application, hereinafter referred to 
as the Application, to legislatively amend the Coos Bay Municipal Code for certain real 
property located within the corporate limits of the City of Coos Bay as follows: 

Redesignate Blocks 7 and 12, east of the mean high water line, Beltline Railroad 
Addition, and Block 12, Lot 4, Plat of Empire City, from "Waterfront Industrial (W-
I)" to "Hollering Place (HP);" and, 

Redesignate Block 25, Lots 2 through 8 and the northerly portion of vacated 
Holland Avenue, Plat of Empire City from "General Commercial (C-2)" to 
"Hollering Place (HP)." 

WHEREAS, notice that public hearing upon the Application would be held before 
the city of Coos Bay Planning Commission (the Commission) on May 11, 2010 and 
public hearing would be held before the Coos Bay City Council on June 15, 2010 was 
published in "The World," a newspaper of general circulation within Coos County, 
Oregon, on April 28, 2010; 

WHEREAS, notice of public hearings was mailed on April 16, 2010 to all 
landowners within 250 feet of the area being rezoned; 

WHEREAS, provisions in the Coos Bay Municipal Code relating to notice have 
been complied with; and, 

WHEREAS, public hearing was held on the Application on May 11, 2010, and 
after receiving evidence and hearing testimony, the Commission recommended approval 
of the Application. 

NOW THEREFORE, the City Council of City of Coos Bay ordains as follows: 

Section 1. The Commission's Findings and Conclusions supporting its 
recommended approval of the Application are attached hereto as "Exhibit A" and 
incorporated herein by reference. 

Section 2. The City Council of the Coos Bay, after considering the Commission's. 
Findings and Conclusions, hereby adopts the Findings and Conclusions, and finds the 
Application should be granted. 

Section 3. The designation in the Coos Bay Municipal Code of certain real property 
located within the corporate limits of the City of Coos Bay as described above are 
hereby changed from "Waterfront Industrial (W-l)" and "General Commercial (C-2)" to 
"Hollering Place (HP)." 



Section 4. The sections and subsections of this Ordinance are severable. The 
invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

The foregoing ordinance was enacted by the City Council of the City of Coos Bay the 
15th day of June 2010. 

Yes: Mayor Jeff McKeown and Councilors Mark Daily, Jon Eck, Joanie 
Johnson, and Gene Melton. 

No: None 

Absent: Councilors Stephanie Kramer and John Pundt. 

¿Jeff McKeown 
Mayor of the City of Coos Bay 
Coos County, Oregon 

Rae Lea Cousens 
City Recorder of the City of Coos Bay 
Coos County, Oregon 
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FINDINGS AND CONCLUSIONS 

EXHIBIT A 
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I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The City purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, and 
a healthy visitor industry are important for the future health and vitality of the City. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential, and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff (T. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 
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The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (I)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluff's sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper bluff and the 
lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume III, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b. Revise Bay-wide Policy 16a to reflect the change in acreage 
available for removal from the water-dependent designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 5.0, 
Social and Economic Resources Characteristics, to reference 
Policy 16a for the amount of water-dependent shorelands 
available for removal from the inventory. 
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B. Comprehensive Plan Map Amendment Apply the "Commercial" plan map 
designation to the shoreland portion of the subject property that is 
currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 
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requirements address notice, citizen participation, and agency 
coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change in zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon International Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
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process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent that development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 

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

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3-Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 
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on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 

F. Goal 6 - Air, Water and Land Resources Quality 

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

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 

To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 
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There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 

I. Goal 9 - Economic Development 

To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
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arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

1. Goal 10 - Housing 

To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households. It also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 
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likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 

The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development. 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 

To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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: 
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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 level of service of the facility below the minimum 
acceptable level identified in the TSP. 

Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues. The entrance to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 
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6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver confusion 
and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goal 13 - Energy Conservation 

Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14 - Urbanization 

To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 

To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 
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boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 
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0. Goal 18 Beaches and Dunes 

This goal does not apply. 

P. Goal 19 - Ocean Resources 

To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 

CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBMC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 
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amount of land needed for water-dependent industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 
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brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand, if this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 

These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 

Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 

Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
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uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
in areas already serviced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unserviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreationally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district. A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7.6, Housing: 
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1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 

Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall in the fishing industry. If necessary they will use the 
facility in Charleston. 
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The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
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has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on March 
12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 

X. STAFF RECOMMENDATION 

Staff finds that there is sufficient evidence to support approval of the proposed plan and 
code amendments. Therefore, staff recommends the Planning Commission recommend 
adoption of the plan amendments and rezone and enact the code text amendments, 
provided testimony during the public hearing does not render these conclusions 
unjustified. 

XI. PLANNING COMMISSION RECOMMENDATION 

The Planning Commission must make a recommendation to the City Council on the 
proposal (ZON2010-00015) to amend the Coos Bay Comprehensive Plan 2000 and 
Coos Bay Municipal Code based on the findings, justifications and conclusions set forth 
above. 
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City of Coos Bay 
Public Works find Development Department 

500 Central Avenue, Coos Bay, Oregon 97420 • Phone 541-269-8918 
Fax 541-269-8916 • http://ipwiv.coosbay. org 

June 18, 2010 

FINAL ORDER 

AMENDMENTS TO THE COOS BAY COMPREHENSIVE PLAN AND 
COOS BAY MUNICIPAL CODE 

ZON2010-00015 
City of Coos Bay, 500 Central Avenue, Coos Bay, OR 97420 

T. 25, R. 13, S. 19AA/20BB, Tax Lots 300, 301/6000, 6700 

Amendments to the Coos Bay Comprehensive Plan and Coos Bay 
Municipal Code to implement the Hollering Place Master Plan 
(ZON2010-00015): 

• Amend Comprehensive Plan 
- Volume I, Part 1, Chapter 9.1 to add the new Hollering 

Place zoning designation; 
- Volume III, Part 1, Chapter 5, Shoreland Segment 54-UW; 
- Volume III, Part 1, Chapter 3.3, Bay-Wide Policies, Policy 

16a; 
- Volume III, Part 2, Chapter 5.0, Social and Economic 

Resources Characteristics; and, 
- Plan map from "Industrial" to "Commercial." 

• Amend Coos Bay Municipal Code 
- Create Chapter 17.127, Hollering Place zoning district; 
- Chapter 17.280, for limited manufacturing; and, 
- Change the zoning from "General Commercial" and 

"Waterfront Industrial" to "Hollering Place." 

ORDER: Tuesday, June 15, 2010, City Council approved the 
comprehensive plan amendments, code amendments and zone 
change, and enacted Ordinance Nos. 430, 431, 432, 433 and 434. 
City Council Final Vote: 

Yea: Mayor Jeff McKeown, John Eck, Gene Melton, 
Mark Daily and Joanie Johnson 

Abstain: Nay: 

APPLICATION: 
APPLICANT/OWNER: 

SUBJECT PROPERTY: 

PROPOSAL: 

1 

http://ipwiv.coosbay


APPEAL PROVISIONS. See page 3 
DECISION CRITERIA AND THE ADOPTED FINDINGS OF FACT AND CONCLUSIONS: 

See Exhibit A 

FINAL ACTION 

Based on the findings and conclusions, as set forth at Exhibit A, and the applicant's submitted 
evidence at Attachment A, the City Council enacted Ordinance Nos. 430, 431, 432, 433 and 
434, approving the following: amending the plan for the creation of new zoning district, 
Hollering Place (HP); amending Coos Bay Estuary Management Plan 54-UW to allow 
residential development; create the new zoning district, HP; amend the plan map from Industrial 
to Commercial; and, changing the zoning to HP for the subject property, respectively. 

The decision to approve will become final at 5:00 PM on July 9, 2010 unless an appeal is filed. 

Any person with standing has the right to request review of this land use decision by filing a 
Notice of Intent to Appeal with: 

Notice of Intent to Appeal must be filed no later than 21 days from the date of mailing of this 
decision. Therefore, appeals must be filed no later than July 9, 2010. Notice of Intent to 
Appeal must be filed and served in accordance with the Oregon Land Use Board of Appeals 
Rules of Procedure. 

L d U l e t DelIIUII 

Planning Administrator 

Attachments: Ordinances 430, 431, 432, 433 and 434 

c: Dave Perry, DLCD 
Coos County (without attachments) 
City of North Bend 

Final Order ZON2010-00015 2 

APPEAL PROVISION 

Oregon Land Use Board of Appeals 
Public Utility Commission Bldg. 

550 Capitol St. 
Salem, OR 97310 

Sincerely, 



FINDINGS AND CONCLUSIONS 

EXHIBIT A 
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I. BACKGROUND 

The subject property, the Hollering Place, is located west of Empire Boulevard, south of 
Newmark Avenue, east of the bay and north of Holland Avenue. The Hollering Place 
was the center for transportation, commerce and communication before the first 
Europeans sailed into the Coos Bay estuary. 

Hollering Place, or Ellekatitch as the Coos Indians called it, was on the North Spit 
directly across the bay from their villages at present Empire. People traveling south 
along the beach route would holler over to the villages for someone to paddle over and 
provide passage. 

The city purchased the subject property in 2001. The Hollering Place Master Plan has 
been created to provide a vision which will encourage economic diversification while 
providing an opportunity for local citizens and visitors to connect with and enjoy this 
section of the waterfront which has played a historical role in the region's past. 

The Coos Bay City Council recognizes that a sense of community pride and identity, 
and a healthy visitor industry are important for the future health and vitality of the city. 
Development of the Hollering Place will encourage economic revitalization of the Empire 
business district. 

II. PURPOSE 

The city initiated the proposed comprehensive plan, rezone and Code amendments with 
the intent of facilitating the revitalization of the Empire business district. The Hollering 
Place Master Plan is the culmination of the vision for realistic redevelopment 
opportunities for the Hollering Place site and still connects with the history of the site. 
The master plan is intended to be flexible, to provide guidelines for development, but not 
to control all aspects of potential development. The City's objectives are: 

• To create a public activity area on the waterfront that serves residents and 
visitors; 

• To complement surrounding properties and connect with the existing business 
district; and 

• To provide an active mix of public, commercial, residential and experiential uses. 

III. SITE 

The subject property is located at the junction of Newmark Avenue and Empire 
Boulevard (Cape Arago Highway) and contains a total of 2.95 acres. The upper bluff 
contains .84 acre and the lower bench contains 2.11 acres. The upper bluff is the 
terminating vista heading west through Empire before making a left turn to continue 
south. The site is identified as follows: 

The upper bluff (T. 25, R. 13, S. 20BB): 
Block 25, Lots 5-8, Plat of Empire City, also described as Tax Lot 6000, except 
for the west 30 feet of Lot 8; and, 
Block 25, Lots 2-4, a portion of vacated Holland Avenue, Plat of Empire City, also 
described as Tax Lot 6700. 

The lower bench (T. 25, R. 13, S. 19AA): Block 12, Lots 1-3 and 5-8, and the area above 
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the mean high water line described as Block 7, Lots 6-14, Belt Line Railroad Addition to 
Empire City), also described as Tax Lot 300; Block 12, Lot 4, Plat of Empire City, also 
described as Tax Lot 301; also, S. 19AA, Block 25, approximately the west 30 feet of Lot 
8, Plat of Empire City. 

Currently, the upper bluff area is zoned "General Commercial (C-2)." The plan 
designation is "Commercial (C)." The lower bench, except for the area east of Mill 
Street, is zoned "Waterfront Industrial (W-l)" and Coos Bay Estuary Management Plan 
(CBEMP) 54-UW (Urban Water-dependent). The plan designation is "Industrial (I)." 

The area west of Mill Street is zoned "C-2" and is designated "Commercial (C)" by the 
Plan. 

The area below the mean high water line is designated CBEMP 54DA (Development 
Aquatic). 

The site's physical condition varies. The bluff portion is relatively flat and open. 
Currently, thick vegetation keep people away from the bluff's sharp drop off. Newmark 
Avenue, as it continues down the hill from Empire Boulevard, is a narrow cut with the 
property's steep slope adjacent to the roadway. The grade change between the upper 
bluff and lower portion, or bench, is approximately 30 feet. Both the upper 
bluff and the lower bench are vacant. 

A large dock lies in ruins from the site into the bay. Directly south of the lower bench, 
are a public boat launch, tie-up, fishing pier and public parking lot with a cleaning station 
and public restrooms. Nearby are Coast Guard offices, residential and industrial uses 
and vacant lots. 

IV. ELEMENTS OF THE PROPOSED AMENDMENTS 

A. Comprehensive Plan Text Amendments 
1. Volume I, Part 1, Plan Policies, amend Chapter 9.1, Plan 

Objectives, Commercial Areas, Objective 2, Implementation, to 
add the new Hollering Place (HP) zoning designation and to add 
an explanation for the purpose of the new designation. 

2. Volume III, Part 1, Coos Bay Estuary Management Plan 
(CBEMP), Plan Provisions 
a. Amend shoreland unit 54-UW (urban water-dependent) to 

allow the uses set forth by newly created zoning district 
Hollering Place (HP). 

b. Revise Bay-wide Policy 16a to reflect the change in 
acreage available for removal from the water-dependent 
designation. 

3. Volume III, Part 2, Inventories and Factual Base, amend 
5.0, Social and Economic Resources Characteristics, to 
reference Policy 16a for the amount of water-dependent 
shorelands available for removal from the inventory. 

B. Comprehensive Plan Map Amendment 
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Apply the "Commercial" plan map designation to the shoreland portion of 
the subject property that is currently designated "Industrial." 

C. Coos Bay Municipal Code (CBMC) Text Amendment 
1. Create a "Hollering Place" (HP) zoning district. The focus of this 

district is to provide a tool to strengthen the identity of Empire, 
ensure compatible development, and communicate the Hollering 
Place's unique story. The mixed use area includes upper floor 
residential with retail or workshop uses on the bottom floor, hands-
on learning and amenities and attractions which encourage public 
access to and enjoyment of the waterfront. 

This zoning district, which establishes standards and procedures 
for review and development, is intended to reclaim the area's 
waterfront heritage and express pride in its past and present by 
developing Hollering Place as a vital and sustainable mixed use 
area which includes interpretation of local history and 
reconnection to the water. 

Two subdistricts are proposed within the zoning district: 
Upper Bluff Area (HP-1), and, 
Lower Bench Area (HP-2). 

The intended use of each subdistrict is as follows: 
The HP-1 subdistrict is set aside for a wayside and structure(s) to 
act as a visitor overlook and may include some retail or dining 
use; 
The HP-2 subdistrict is intended for a mixed use development with 
retail/workshops on the bottom floor and living quarters on the 
upper floor and an inn/restaurant. 

2. Amend the CBMC text to maintain internal consistency. Amend 
Chapter 17.280 to add limited manufacturing as a conditional use 
in the HP-2 subdistrict. 

D. Zoning Map Amendment 
Apply the HP zone to the subject property. 

V. APPLICABLE STANDARDS AND CRITERIA 

This application involves amendments to acknowledged comprehensive plan provisions 
and acknowledged land use regulations. Under Oregon's land use statutes, these 
amendments must be shown to comply with a wide range of standards and criteria, 
including the following: 

A. Statewide Planning Goals 
B. State Agency Rules 
C. Comprehensive Plan Policies 

Procedures and requirements governing amendments to the Coos Bay 
Comprehensive Plan are set forth in Volume I, Part 1, Chapter 8. These 
requirements address notice, citizen participation, and agency 
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coordination. Chapter 8.3 imposes the following requirements for an 
amendment to the Plan. 

1. Identification of new planning problems and issues. 
2. Collection and analysis of inventories and other pertinent factual 

information. 
3. Evaluation of alternative courses of action and ultimate policy 

choices. 
4. Selection of appropriate policy directives based upon 

consideration of social, economic, energy and environmental 
needs. 

D. Coos Bay Municipal Code Provisions 

1. Chapter 17.360, Change in Zone Designation 
a. The change in zone will conform to the policies and objectives 

of the comprehensive plan. 
b. The overall change in the zone district will result in 

development which is compatible with development authorized 
in the surrounding districts. 

c. The change will not prevent the use of other land in the 
vicinity. 

d. It is appropriate at this time to permit the specific type of 
development or change in zone into the area which had not 
previously existed. 

e. The change will be consistent with the function, capacities and 
levels of service of facilities identified in the adopted Coos Bay 
Transportation System Plan. 

E. Industrial Lands Agreement 

This intergovernmental agreement between Coos County, the cities of 
Coos Bay and North Bend and the Oregon International Port of Coos Bay 
was created as a result of the Bay Area Comprehensive Economic 
Analysis (David Evans & Assoc., 1998) which was adopted into the Coos 
Bay Comprehensive Plan. The purpose of the agreement is to ensure the 
timely exchange of information for the maintenance of an adequate 
supply of industrially zoned, developable lands in the Bay Area. The Bay 
Area includes the communities of Coos Bay, North Bend and Charleston. 

VI. STATEWIDE PLANNING GOALS 

A. Goal 1 - Citizen Involvement 
To develop a citizen involvement program that insures the opportunity for 
citizens to be involved in all phases of the planning process. 

In 2002 a three-day charrette was held to develop a conceptual plan for the 
subject property. A broad range of stakeholders and the general public took part. 
In 2005 the city hired Shoji Planning and Development, LLC, to facilitate a public 
process to discuss the Empire Waterfront Concept Vision and to help organize 
the concept that was developed in 2002. In the summer of 2008, a team was 
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assembled including the Oregon Downtown Development Association, to 
develop a master plan for the Hollering Place with the intent that development on 
the subject property complement and connect with the existing business district. 
Development options were presented to the community as the master plan for 
the site evolved. Public feedback enabled the master plan to be refined. The 
final plan was presented and well-received at a public meeting on September 22, 
2008. The plan was later adopted by the City Council on December 2, 2008. 

B. Goal 2 - Land Use Planning 
To establish a land use planning process and policy framework as a basis 
for all decision and actions related to use of land and to assure an 
adequate factual base for such decisions and actions. 

Coos Bay has an acknowledged comprehensive plan and implementing 
ordinances. Volume I, Chapter 8.3, sets forth the requirements of Goal 2 for an 
amendment to the comprehensive plan. Chapter 8.3 is addressed below. 

The state requirement of land use planning is based upon coordinating the needs 
of local government with counties, other state and federal agencies, special 
districts and community organizations. The City will be taking the lead in 
updating the Intergovernmental Agreement as set forth by the Bay Area 
Comprehensive Economic Analysis which required written notice of our proposed 
application to the city of North Bend, Coos County and the Oregon International 
Port of Coos Bay. 

C. Goal 3 - Agricultural Lands 

The subject property lies wholly within the city limits of Coos Bay. Agricultural 
lands are not affected. 

D. Goal 4 - Forest Lands 

The subject property lies wholly within the city limits of Coos Bay. Forest lands 
are not affected. 

E. Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural 
Resources 

To protect natural resources and conserve scenic and historic areas and 
open spaces. 

It is the intent of the comprehensive plan to inventory, assess and where 
appropriate, protect those sites, structures or areas within the city of Coos Bay 
which have local, state or national historic or archaeological significance. 

The history of the site is recognized by the "Hollering Place" designation. The 
Hollering Place was the center for transportation, commerce and, 
communication. A village named Hanisitch (place of the Hanis) was established 
on the narrowest crossing of the Coos Bay estuary; the area's original inhabitants 
recognized the value of this location for anyone traveling along the coast. 
Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. 
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F. Goal 6 - Air, Water and Land Resources Quality 
To maintain and improve the quality of the air, water and land resources of 
the state. 

No foreseeable activities associated with the master plan development of the site 
will invoke the need for state or federal air quality permits. City utilities will be 
utilized for wastewater and sewage and the Coos Bay North Bend Water Board 
will provide water for the project. 

An environmental cleanup was completed on the subject property in 1997 for 
Crowley Marine Services, Inc. The property, which is currently vacant, was used 
as a fuel facility. 

Therefore, there are no foreseeable solid waste or other contaminants which will 
require any sort of environmental permits for the proposed mixed use 
development. 

G. Goal 7 - Areas Subject to Natural Disasters and Hazards. 
To protect life and property from natural disasters and hazards. 

The entire subject property has been identified on the Flood Insurance Rate Map 
prepared by the Federal Emergency Management Agency as being in the 
floodplain. The Comprehensive Plan states in Chapter 4.4 that the City 
participates in the Federal Flood Insurance Program sponsored by HUD, and 
also exercises sound building code practices to safeguard from unnecessary 
flood damage. 

The entire subject property also lies in the tsunami area as identified by the 
Tsunami Hazard Map of the Coos Bay Area, Coos County, Oregon, 2002, by the 
Oregon Department of Geology and Mineral Industries. Comprehensive Plan 
Chapter 7.1 sets forth Policy NRH.12 which states: Coos Bay recognizes that 
local and state building codes agencies require building standards that are 
intended to prevent collapse of structures when they are subjected to earthquake 
or tsunami forces. [ORD 284 10/19/1999] 

These protective measures will be applicable to the subject property. There are 
no other natural hazards affecting the subject property known at this time. 

H. Goal 8 - Recreational Needs 
To satisfy the recreational needs of the citizens of the state and visitors 
and, where appropriate to provide for the siting of necessary recreational 
facilities including destination resorts. 

There are no recreational activities or uses in the subject area at this time except 
for the public boat ramp, parking and fish cleaning facilities to the south of the 
subject property. 
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I. Goal 9 - Economic Development 
To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

When the Coos Bay Estuary Management Plan (CBEMP) was developed, there 
was an assumption the subject property would develop as an industrial area. 
While development in this direction seemed logical twenty years ago, increased 
industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. 

The 2.11 acres lower bench portion of the subject property would not 
accommodate today's needs for industrial land or land for back-up requirements. 
The property to the north is also designated by the CBEMP for water-dependent 
uses. Newmark Avenue, a 60-foot-wide right of way, separates the property to 
the north from the subject property. This prevents using the two properties 
together which would also interfere with public access to the bay. 

The Hollering Place Master Plan was adopted by the Coos Bay City Council on 
December 2, 2008. The Plan includes, not only the property on the lower bench, 
but also the adjacent property at the southwest corner of Newmark Avenue and 
Empire Boulevard. The area at the top of the bluff is intended for an overlook 
and maybe a small retail use. 

The Master Plan was developed as a catalyst project to help spur additional 
development and investment in the Empire District. The Master Plan includes, 
besides the overlook from Empire Boulevard, retail/cottage clusters, 
inn/restaurant, facilities for experiential (hands-on) learning (boat building, glass 
blowing) and a Story Trail to encourage people to learn about the history of the 
site. There is great interest in rebuilding/replacing the ruined dock in the future 
and in promoting more water-related activities. The proposed zoning district will 
allow water-related uses as long as the use meets the intent of the Master Plan. 

The existing public boat launch, tie-up, fishing pier, fish cleaning station and 
restrooms are located south of the subject property. Holland Avenue, which lies 
adjacent to the south property line of the subject property, is a one-way street 
heading east to accommodate boat launching. This is not expected to change. 
The boat launch and docks are very popular and patrons use both Newmark and 
Mill, and Michigan Avenues to reach the boat launch area. 

To the north of the subject property is the newly formed boat building center. 
The center is in the process of getting up and running and is occupying the old 
Eureka Fisheries building. The building was leased because the owner stated he 
would not be using that facility for seafood processing in the future. If the need 
arose he would go to Charleston for any processing. The center is expected to 
have its first building session this spring/summer. 

To the east of the subject property are a few existing residences that have been 
in place for many years. The boat ramp and other uses in the area have been 
built despite these residences. 
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Negative impacts from industrial uses to the existing boat ramp and facilities are 
likely. Traffic, in and out of the water, could cause delays to daily activities of an 
industrial use. The number of access points is also a limiting factor. 

The proposed amendments will help solve the need for additional commercial 
land and will reduce the surplus of water-dependent/related industrial land. 

The 2009 Buildable Lands Inventory, Table 19, Overall Near-and-Long-Term 
Employment Land Need by Parcel Size, indicates a need for 19 commercial 
parcels in this size category (1 to 5 acres) in the long term (20-years). The 
proposed mixed-use will provide employment land although there is no net 
increase in employment land since the subject property was initially industrial-
zoned land. Comprehensive Plan, Volume I, Chapter 7.5, Economic 
Development, sets forth the following goal and policy: 

1.4 Focus industrial growth toward areas viable for industrial use; 
consider rezoning less viable industrial lands for redevelopment 
consistent with the City "s overall vision and emerging market trends. 

Language is included in the proposed "Hollering Place" zoning district that 
requires each phase of development to contain a reasonable balance of use 
types that will advance the intent of the Hollering Place as a whole; it is not 
meant to be a single-type use development, that is, all residential or all 
commercial. 

I. Goal 10 - Housing 
To provide for the housing needs of the citizens of the state. 

The Housing Goal requires that buildable lands for residential use be inventoried 
and that the city's plan shall encourage the availability of adequate numbers of 
housing units at price ranges and rent levels which are commensurate with the 
financial capabilities of Oregon households. It also requires the City to allow for 
flexibility of housing locations, types and densities. 

Volume II of the Comprehensive Plan, Chapter 5.4, Table 13, summarizes the 
difference between the supply of buildable land and the amount of land needed 
in each zone to meet projected future land needs. This assessment indicates an 
overall surplus of residential land of nearly 800 acres, not including a small 
amount of additional commercial land that potentially would be needed to meet a 
portion of the City's future housing needs. 

The information concludes, however, a significant surplus of land is affected by a 
number of factors. One factor-about a third of the property is over 25 percent 
slope. The "relative capacity and feasibility of development in these areas will 
likely be lower than on other lands in the inventory, potentially overstating the 
estimated supply. Furthermore, this analysis assumes maximum efficiency of 
land development on an average basis. This is not necessarily a realistic 
assumption and also may tend to overestimate the land supply or under estimate 
the land need." 
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The proposed Hollering Place mixed use development will add additional options 
for housing—mostly living quarters in the upper stories of retail/workshop 
buildings and perhaps a few single-family dwellings. Phasing, as described in 
the newly created zoning district will not allow one use type to be developed, but 
rather requires a balance of uses be developed in each phase. 

The housing is intended to be available not just for storeowners or locals, but 
also for those wishing to stay for the duration of a boat building session, fishing 
season, a week in the summer, etc. 

J. Goal 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 and rural 
development. 

Goal 11 defines a "timely, orderly and efficient arrangement of public facilities 
and services" as "a system or plan that coordinates the type, location, and 
delivery of public facilities and service in a manner that best supports the existing 
and proposed land uses." 

The subject property is located at the west end of the Empire business district. 
All urban facilities and service are available including police and fire protection, 
sanitary facilities, storm drainage facilities, communication services, community 
governmental services and health facilities. Public facilities and services were 
utilized by uses that existed in the area in the past. 

The proposed amendments will change the demand from an industrial demand to 
a retail/residential type demand. 

K. Goal 12 - Transportation 
To provide and encourage a safe, convenient and economic transportation 
system. 

OAR 660-12-0060, Plan and Land Use Regulation Amendments, requires that 
amendments to acknowledged plans and land use regulations which significantly 
affect a transportation facility shall assure that the allowed uses are consistent 
with the identified function, capacity, and level of service of the facility. 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 travil or 

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

Or, 

d. Would reduce the level of service of the facility below the minimum 
acceptable level identified in the TSP. 
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Newmark Avenue and Empire Boulevard are both classified as arterials by the Coos Bay 
Transportation System Plan. The amendments will not change these classifications. 
Newmark Avenue west of Empire Boulevard is considered as an arterial also. Mill 
Street, which runs through the eastern part of the lower bench of the subject property, is 
considered a local street which provides access to the public boat launch facility and a 
few houses located south of the subject property and east of the street. 

Michigan Avenue, the next street to the south and running parallel to Newmark, is 
considered a neighborhood route. Michigan provides access to a small apartment 
complex and a few privately owned residences and businesses. Michigan intersects 
with Mill Street. 

The number of proposed access points from Empire Boulevard will not change. Access 
points off of Newmark and Mill Street, abutting the subject property, will be defined by 
the development although access to the existing boat ramp will not change. New 
arterials and collectors will not be necessary to accommodate the mixed use 
development. 

A traffic impact study was completed by Lancaster Engineering in 2007 for the subject 
area. Recommendations from the study, in brief, are as follows: 

1. Michigan Avenue should be widened between Mill Street and Empire Boulevard 
to accommodate two directions of travel; a sidewalk should be included on at 
least one side unless pedestrians are directed to the hill at Newmark Avenue to 
make use of the planned sidewalks at that location; 

2. Existing traffic should be allowed to use either Michigan or Newmark Avenues to 
help disperse traffic impacts and minimize delay at the intersections with Empire 
Boulevard; 

3. Similarly, entering traffic should be allowed at both Newmark and Michigan 
Avenues. With entering traffic at both locations, northbound left-turn lanes on 
Empire Boulevard are not recommended. 

4. Prominent signing should be installed that directs drivers visiting the Hollering 
Place to the west on both Michigan and Newmark Avenues. The entrance to the 
viewing area on top of the hill should appear to be a secondary entrance to avoid 
significant congestion that could affect the operation of Empire Boulevard. 

5. When the parking area and accesses to Empire Boulevard are designed, it is 
recommended that the north/south circulation aisle for the parking area be 
separated from Empire Boulevard to the maximum extent possible. 

6. "DO NOT ENTER" signs should be installed at the southern end of the 
north/south circulation aisle closest to Empire Boulevard to avoid driver 
confusion and wrong-way travel. 

Due to its large size, the traffic impact study is available for review upon request. 

L. Goal 13 - Energy Conservation 
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Land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound 
economic principles. 

The subject property will include commercial and residential uses. The development will 
offer the opportunity for those who own a business on site to live above the business 
rather than commute. Likewise, those partaking in the proposed experiential learning 
opportunities may opt for living on-site for the duration of a lengthy project. This will 
promote energy conservation. 

M. Goal 14 - Urbanization 
To provide for an orderly and efficient transition from rural to urban land 
use. 

This goal requires that comprehensive plans provide for an orderly and efficient 
transition from rural to urban use and from urbanizable to urban status. Goal 14 does 
not apply because the subject property was developed for urban uses in the past. 

N. Goal 16 - Estuarine Resources 
To recognize and protect the unique environmental, economic and social 
values of each estuary and associated wetlands. 

Goal 16 requires maintaining diverse resources, values and benefits by classifying the 
estuary into distinct water use management units, considering adjacent upland 
characteristics and existing land uses, compatibility with adjacent uses and other factors. 

The portion of the estuary adjacent to the subject property is designated by the Coos 
Bay Estuary Management Plan as an aquatic development unit, 54-DA (Development 
Aquatic). This unit extends east of the deep-draft channel beginning at a line Northwest 
from the North end of Cape Arago Mill and ending at a line that projects at an angle from 
the shoreline North from an extension of Johanneson Avenue and then runs Southwest 
100 feet South of a city pier. The management objective for the unit states the aquatic 
unit shall be managed to maintain water access for water-dependent/related industrial 
and recreational uses located in the upland. 

An "exception" was taken for the "development" designation, Exception #4, to permit 
dredge, fill and other activities associated with moorage and access to water-dependent 
shoreland uses. Findings for the exception states the "Empire waterfront will continue to 
be used for barge and fishing boat access for unloading, and recreational access via the 
boat ramp near Holland Street. The narrow tidal flat adjacent to the shore may need to 
be altered at some time by dredging, fill or other activities necessary to develop shallow-
draft access to the shore for expansion of existing uses in this area." 

The proposed plan and ordinance amendments will not change the uses and activities 
that may be allowable in this aquatic estuarine management unit. Water-related uses on 
the subject property are likely—the rental of crab rings, wind surfboards, etc. As set 
forth in the newly create "Hollering Place" zoning district, water-dependent/related uses 
may be permitted as long as the intent of the master plan is met. 

O. Goal 17 - Coastal Shorelands 
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To conserve, protect, where appropriate, develop and where appropriate 
restore the resources and benefits of all coastal shorelands, recognizing 
their value for protection and maintenance of water quality, fish and wildlife 
habitat, water-dependent uses, economic resources and recreation and 
aesthetics. 

The Bay Area Comprehensive Economic Analysis (BACEA), 1998, adopted into the 
Comprehensive Plan, provides the documentation that the need for water-dependent 
land is expected to remain relatively constant with current needs. 

Under Goal 17, as amended in 1999, the city is required to protect a minimum of 76.18 
acres of suitable estuarine shorelands for water-dependent use. This acreage amount is 
the result of an inventory completed in 1999 indicating there are 106.83 acres 
designated as "water-dependent." The acreage is then broken down into categories 
showing acreage currently and formerly in water-dependent use. Also considered was 
whether or not a structure remained for water-dependent access, and if the site was 
never in water-dependent use. 

Therefore, the Goal 17 changes, inventory and adopted BACEA enables the city to 
remove 2.04 acres of the subject property from a water-dependent designation. 

The acreage that will remain designated for water-dependent uses satisfies the 
locational and suitability requirements because the designation of these areas as 
"especially suited for water dependent uses" was previously acknowledged as complying 
with the Statewide Planning Goals without requiring a Goal 2 exception to designate 
significant coastal natural resource areas for water-dependent development. 

OAR660-037-0090(1) requires that any amendment to an acknowledged comprehensive 
plan or land use regulation that redesignates shoreland previously classified as 
"especially suited for water-dependent" uses must comply with all applicable Statewide 
Planning Goals. The goals are addressed by the findings set forth in this document. 

OAR660-037-0090(2) encourages local governments to provide for water-related and 
water-oriented uses at such sites as much as possible. As stated under Goal 16, water-
dependent/related uses may be permitted on the subject property as long as the intent of 
the master plan is met. The connection to the existing public boat ramp and dock is 
natural and will likely encourage additional uses. 

O. Goal 18 Beaches and Dunes 

This goal does not apply. 

P. Goal 19 - Ocean Resources 
To conserve the long-term values, benefits and natural resources of the 
nearshore ocean and the continental shelf. 

This goal does not apply. 
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CONCLUSIONS: The Statewide Planning Goals have been adequately addressed to 
justify the proposed plan amendments, rezone and code amendments. The location and 
setting for implementation of the Hollering Place Master Plan will provide opportunities to 
revitalize the Empire area and provide activities necessary for the health, welfare and 
prosperity of the city. The subject property will remain "employment land." 

VII. Comprehensive Plan, Volume I, Chapter 8.3, Land Use and Community 
Development Planning (CBMC 17.380.040(2)) 

This chapter includes the following standards for approving amendments to the 
comprehensive plan. 

1. Identification of new planning problems and issues. 

The Hollering Place was the center for transportation, commerce and communication 
before the first Europeans sailed into the Coos Bay estuary. A village named Hanisitch 
(place of the Hanis) on the narrowest crossing of the Coos Bay estuary, the area's 
original inhabitants recognized the value of this location for anyone traveling along the 
coast. Southbound travelers would holler across to the village and someone would 
paddle over to provide passage. The Hollering Place became the site of the first 
European settlement in what would later become Coos County. 

The small port community grew to become Empire City, the first Coos County seat. The 
county seat was eventually moved to Coquille and over time the city was incorporated 
into the city of Coos Bay. 

The site was purchased by the City in 2001 from Crowley Marine Services. The site was 
formerly owned by the Drummond Lighterage which used the property for fuel services. 
When the city purchased the property it had been vacant for about 12 years according to 
the Coos County Assessor's Office. In 1991 environmental correction work was 
completed by Crowley Marine Services and a "no further action" determination was 
issued by the Oregon Department of Environmental Quality. 

The subject property has fallen victim to changing economic forces which has reduced 
the need for small water-dependent industrial properties. This fact, combined with 
zoning conditions which have restricted opportunities to pursue commercial and even 
residential use alternatives, have deprived the area of new investment. The dock was 
examined in 2002 by engineer William F. Dilley & Associates and concluded that rather 
than attempt to rebuild the wood pier, it would be prudent to construct a new pier using 
more efficient materials. As discussed above, the 1998 BACEA indicates that the 
amount of land needed for water-dependent industrial uses does not exceed the amount 
of land currently in use. 

The existing boat launch facilities to the south of the subject property are very popular 
with locals and visitors alike. The newly formed boat building center to the north is likely 
to also become a popular attraction for both locals and visitors. 

2. Collection and analysis of inventories and other pertinent factual 
information. 
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When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial area, which seemed logical at the time; 
however, the development did not occur, or at best was short lived. The small size of 
the property would not accommodate today's berthing requirements and/or land backup 
requirements. 

As discussed above, the BACEA indicates that no water-dependent industrial land is 
needed beyond the amount that is currently in use. Even though a structure that once 
functioned as a dock is partially standing, the engineer's review, as discussed in 1, 
above, indicates the dock would need to be demolished and rebuilt. As concluded in 
the BACEA, allowing new zoning for mixed uses will help alleviate the projected deficit of 
land designated for commercial use and at the same time reduce the projected surplus 
of industrial, water-dependent zoned land. 

3. Evaluation of alternative courses of action and ultimate policy 
choices. 

The most obvious course of action is to take no action. If no action is taken, it is likely 
that the subject property will continue as vacant land. It does not appear that the need 
for economic diversification as a result of the economy shifting away from a 
predominately natural resources base will change. 

4. Selection of appropriate policy directives based upon consideration 
of social, economic energy and environmental needs. 

The city recognizes the need to create an understanding of the community's heritage 
and historical connections to the waterfront while enhancing its cultural, recreational and 
economic vitality. Conveying the early waterfront culture to the public is a goal of the 
proposed development as seen by the "Story Trail" meant to encourage people to learn 
about the Hollering Place and its history. The proposed development will provide an 
opportunity to diversify the economy of the community and encourage public access and 
enjoyment of the waterfront. 

When the Coos Bay Estuary Management Plan was developed, it was assumed that the 
subject property would develop as an industrial site, which seemed logical at the time; 
however, the development occurred only for a short time. In addition, the subject 
property contains only 2.11 acres and does not accommodate today's berthing or 
backup requirements. Reliance on natural resource based industries has declined. 

Providing for mixed uses will provide increased retail-commercial land base along with a 
unique opportunity for living quarters. The experiential/hands-on learning is meant to 
brand the development, increasing awareness of the area as well as provide for activity 
that may fuel demand. If this program element does not prove viable, the area may be 
developed consistent with the remainder of the site with a mix of cottages and retail 
space. 

Comprehensive Plan, Volume I, Chapter 7.5, Economic Development, Policy 2.3, in part, 
states: "...the city will pursue the implementation of the Hollering Place Master Plan to 
create a pubic activity area on the waterfront that serves residents and visitors and 
connects with the existing business district." 
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These findings and the findings under III, I, Statewide Planning Goal 9, demonstrate the 
decision to allow mixed use is responsive to the social, economic, energy and 
environmental needs of this area. 

The plan strategies/policies relevant to the proposed amendments have been identified 
below: 

a. Strategy NRH.5: 
Coos Bay shall continue to participate in the National Flood Insurance Program 
of the U.S. Department of housing and Urban Development, recognizing that 
participation in this program substantially insures the health and well being of its 
residents and allows city residents to benefit from subsidized flood insurance 
rates. 

b. Strategy NRH.6: 
Coos Bay shall require that construction in floodprone areas shall meet certain 
flood proofing standards such as structure orientation to flood flow, flotation 
prevention measures, and a minimum elevation of the lowest story. 

A portion of the lower bench of the subject property is identified as floodplain on FIRM 
(Federal Insurance Rate Maps). The city participates in the Federal Flood Insurance 
Program sponsored by HUD and also exercises sound building code practices to 
safeguard from unnecessary flood damage. 

c. Strategy EC.4: 

Coos Bay shall promote development along major transportation corridors by 
zoning lands adjacent to such corridors to allow commercial, industrial, and multi-
family development except where such areas are irreversibly committed to low 
density residential development. However, ingress/egress to such development 
shall be designed so that it does not restrict traffic flow on the arterial streets. 
The city recognizes that intense development, along major transportation 
corridors conserves energy by providing shorter, direct access to homes and 
trade and service areas. 

d. Strategy EC.6: 

Coos Bay shall attempt to site residential apartment development in appropriate 
areas within or on the fringe of commercially zoned areas, recognizing that such 
uses conserve energy by the centralized location of achieving the goal of 
"infilling," and by maximizing the potential of land uses within developed areas of 
the city. This strategy shall not supersede the strategy dealing with protection of 
the integrity of established residential neighborhoods. 

e. Strategy EC.8: 

Coos Bay shall encourage the "infilling" development of undeveloped parcels of 
land, within the city limits for residential and commercial purposes, recognizing 
that such development, located in the vicinity of established traffic corridors and 
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in areas already serviced by electrical, sewer and water lines, are more energy 
efficient than new construction in "unserviced" undeveloped areas. 

The subject property is serviced and located in a developed area of the city. The 
subject property is suitable for infilling and for more intense uses. 

While traffic circulation patterns may need to be modified, existing city streets will 
be utilized. New arterials and collectors will not be necessary to accommodate 
the mixed use development. 

f. Strategy R.5: 

Coos Bay shall utilize small city-owned, deeded, or dedicated undeveloped areas 
as open space, recognizing that open space alone is recreationally valuable. 

The uses and facilities to be included in the Hollering Place will provide 
recreational opportunities for future generations. 

g. From Chapter 7.5, Economic Development: 

1. Policy 2.3 

Pursue the implementation of the Hollering Place Master Plan, adopted 
December 2, 2008, to create a public activity area on the waterfront that serves 
residents and visitors; rebuild the dilapidated dock to promote more water-related 
activities; and, complement surrounding properties while connecting with the 
existing business district. A plan amendment from industrial to commercial or 
mixed-use will be required. 

2. Policy 6.3 

Promote the waterfront as key to a recreational center and opportunity to 
increase awareness of Coos Bay's rich maritime and logging history. 

3. Policy 6.5 

Promote eco-tourism activities and the exploration and enjoyment of our natural 
surroundings. 

g. From Chapter 7.6, Housing: 

1. Policy 1.1 

Coos Bay will continue to update it's zoning provisions to allow for 
construction to provide a wide range of housing available at varied prices 
and rent ranges, and allow for flexible site and architectural design. 

2. Goal 5 
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Allow for, encourage and support the development of housing units in 
conjunction with commercial development (eg., housing located above 
commercial uses). 

CONCLUSION: The Hollering Place Master Plan has put in place the tools for 
revitalizing the Empire area and allowing new development to take advantage of the 
natural amenities of the site and the existing man-made amenities, such as the public 
boat launch and boat building center, while providing a mix of uses and unique living 
opportunities. 

VII. COOS BAY MUNICIPAL CODE REZONE CRITERIA 

Coos Bay Municipal Code Chapter 17.360, Change in Zone Designation, establishes the 
following standards for approving rezones: 

A. The change in zone will conform to the policies and objectives of the 
comprehensive plan. 

The portion of the subject property on the upper bluff is currently designated Commercial 
by the Comprehensive Plan. The area on the lower bench, which is currently designated 
Industrial, will be changed to Commercial plan designation. 

Plan Policy 2.3 in Chapter 7.5 supports the implementation of the Hollering Place Master 
Plan. Other plan strategies/policies pertaining to the proposed rezone are discussed in 
VI, 4, above. 

B. The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding districts. 

The area east of the subject property is zoned General Commercial (C-2) and is the 
developed Empire business district along with some residences. East-southeast are a 
couple of residences that have been there for many years. To the north of the subject 
property is property zoned Waterfront Industrial (W-l) and Coos Bay Estuary 
Management Plan 54-UW owned by Sause Bros an ocean towing company. The 
property was used for log storage many years ago, but small buildings on the site are 
now used exclusively as offices and a training center. To the north is also a dilapidated 
building that is currently being repaired to make it usable for a boat building center. This 
is the former site of Eureka Fisheries, later purchased by OPAC, Inc. The city is leasing 
the facility. OPAC has stated they will not be using the facility any more for fish 
processing due to the downfall In the fishing industry. If necessary they will use the 
facility in Charleston. 

The area to the south of the subject property, zoned W-l and CBEMP 54-UW, is the 
public boat launch facility, parking facility and fish cleaning station. Further south is a 
Coast Guard Station building, and private property with buildings some of which are 
used for boat building. 

To the west is the bay. 

The proposed mixed use development is compatible with the surrounding districts. 
Commercial development adjoins the subject area although it is geographically 
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separated by Empire Boulevard. The proposed development will complement the boat 
launch facility and dock by providing the opportunity for more varied activity for those 
using the facilities. The area to the north is separated by the 60-foot-wide Newmark 
Avenue right of way. Impacts from the proposed development should be contained on 
the subject property. 

The zone change provides an opportunity for the city and its citizens to diversify the 
economy of the community by developing a mixed-use area which includes amenities, 
the opportunity to take part in small retail/workshop experiential opportunities and an 
alternative living style for people with different needs. 

C. The change will not prevent the use of other land in the vicinity. 

The area to the south is developed with an existing public boat ramp. Market conditions 
have left property and facilities to the north of the subject property, across Newmark 
Avenue, vacant or partially used for many years. The zone change provides an 
opportunity for the city and its citizens to diversify the economy of the community by 
developing a mixed-use area to include commercial, residential and a 
workshop/experiential learning atmosphere. This in turn may encourage development 
on the property to the north. _ 

A boat building center is in the process of being established to the north of the subject 
property. It will likely draw users to the proposed development and create a need for 
overnight accommodations to participate in a longer program. 

It is likely that the residential portion of the development will be for short-term occupancy 
because of the limitation to the size of the living spaces. It is possible the living spaces 
will be occupied by participants in workshop programs, or visitors for a few days of 
fishing. 

If a water-dependent use were to reestablish on the property to the north, chances are it 
would provide an added dimension and opportunity for citizens and visitors to 
experience a working waterfront. The 60-foot-wide Newmark Avenue right of way would 
provide a buffer for the subject property. 

D. It is appropriate at this time to permit the specific type of development or 
change in zone into the area which had not previously existed. 

When the Coos Bay Estuary Management Plan was developed, there was an 
assumption the subject property, that is, the lower bench portion, would develop as an 
industrial area. While development in this direction seemed logical twenty years ago, 
increased industrial development in the communities surrounding the Coos Bay Estuary 
has not occurred. In addition, the size of the property does not accommodate today's 
berthing requirements and/or land backup requirements. The historical dependence of 
Oregon's economic base on agricultural and forest products industries has declined over 
the past four decades and has been replaced by a much broader range of industrial and 
service activity. 

The Oregon Land Conservation and Development Commission amendments to Goal 17 
(Coastal Shorelands) in 1999 has enabled the city to remove the water-dependent 
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requirement for that portion of the subject property located on the lower shelf. This is the 
portion of the subject property that lies within the Coos Bay Estuary Management Plan. 

CONCLUSIONS: Implementation of the Hollering Place Master Plan will provide 
unique opportunities in the area that will take advantage of the location and ambiance of 
the area while at the same time allowing new development with a mix of uses to take 
place and integrate with the existing development in all directions. Water-dependent 
activity to the north of the subject property would provide additional interest from 
participants and visitors. 

VIII. INDUSTRIAL LANDS AGREEMENT 

As required by the Bay Area Industrial Lands Cooperative Planning Agreement, the city 
of Coos Bay sent notice of the proposed action to the parties of the agreement on 
March 12, 2010. 

IX. CONCLUSION 

The standards and criteria listed above have been adequately addressed and approval 
of the proposal can be supported. 
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