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INTRODUCTION

The publication of the Bandon 1990 Comprehensive Plan represents the culmi­
nation of one year's efforts by the City of Bandon and the Coos-Curry Council
of Governments (C-CCOG) to develop a long-range comprehensive plan to aid in
the future orderly growth and development of the Bandon area. Preparation
of the plan was financially aided by a federal grant to the City of Bandon
from the Department of Housing and Urban Development. The city contracted
with C-CCOG for professional staff assistance in preparing the Plan. Local
citizen input was coordinated by a seven-member steering committee composed
of representatives from the City Council, the City Planning Commission and the
general public.

Preparation of the Bandon 1990 Comprehensive Plan was based on several prelim­
inary surveys and analyses. These studies and their related findings are pre­
sented in chapters on physical characteristics, socio-economic characteristics
and inventories of eMisting land use and public facilities. The Plan itself
contains elements on land use, public facilities and housing.

In terms of form, the Plan is not a zoning ordinance or a detailed blueprint
for specific development of physical facilities. Rather, the Plan is long­
range and comprehensive, and is intended to serve as a flexible guide for
making decisions on specific development proposals made for the Bandon area
through the year 1990.
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CHAPTER I

PHYSICAL CHARACTERISTICS

GEOGRAPHIC SETTING

Bandon occupies what can well be described as a natural townsite, an ar~a

of high, flat ground overlooking the mouth of the Coquille River. There
is enough level land to accommodate a fairly large population, and a bluff
on two sides affords a fine view of the ocean and the river and the coastline
to the north. The long sandy beach below the bluff, the high rocks offshore,
the mouth of the river flanked by rock jetties--these are features that help
to give Bandon its special quality.

The town lies 23 miles south of Coos Bay on the Oregon Coast Highway (U.S.
101). Up to 1961, when the Davis Slough cutoff was first opened, southbound
traffic reached Bandon circuitously by way of Coquille. The new stretch of
highway has greatly improved access to Bandon from the Coos Bay area. At the
same time recent improvements on Highway 101 in Curry County have increased
coastal traffic from the south.

Bandon is reached from Interstate 5, the major north-south route, by way of
Oregon Highway 42 from south of Roseburg. This state primary highway is nov
being upgraded to provide faster access to the coast from the Southern Oregon
cities and for California traffic northbound on Interstate 5.

Nearest rail service is at Coquille, from where a branch line of the Southern
Pacific Company connects with the main line at Eugene. The nearest commercial
airline service is at North Bend. The State Board of Aeronautics owns an
airstrip just south of Bandon.

The Bandon area has a mild, marine climate. Mean temperature is about 50 de­
grees in January and 60 degrees in July. Rainfall averages around 60 inches
a year. From May through August the coastline is subject to fairly strong
prevailing winds from the northwest. In the winter the winds are from the
southwest. and except for occasional winter storms they are apt to be more
benign.

The mild, moist climate supports a rich natural ground cover of 9a1al, wild
rhododendron, pine, and cyprus and a remarkable stand of gorse. The pleasure
passing motorists may take from the brilliant yellow of the gorse in full blo­
ssum is in delicate balance with the feelings local residents have for what is
perhaps less a flower than a fire hazard. l

GEOLOGICAL CHARACTERISTICS

The map in Figure 1 shows the general locations of the various geological
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formations found in the Bandon area .. Below is a brief description of each
of the formations indicated on the map.

Quaternary Alluvium (Qal)

This formation consists of varying proportions of unconsolidated clay, silt.
sand and gravel.

Marine and Stream Terraces (Qt)

These terraces consist of elevated deposits of loosely compacted, rudely bed­
ded sand with pebbly horizons near the base and with organic matter locally.
As mapped, these terraces include the Coquille Formation, which consists of
poorly indurated conglomerate, sandstone, mudstone and clay.

Otter Point Formation (Jop, Js)

The Otter Point Formation is compOsed primarily of highly sheared melanged
sedimentary rock (Jop) with subordinate volcanic strata, pods of chert, and
bodies of blueschist (Js).

Coaledo Formation (Tee)

,
.,

•

This formation consists of three members. The lo....er
of coal-bearing, cross-bedded tuffaceous sandstone.
of thin-bedded siltstone ....ith minor sandstone. 2

SOIL LIMITATIONS AND URBAN DEVELOPMENT

Soil Interpretation For Planning

and
The

upper members
middle member

consist
consists

The classification of soils for agricultural purposes has been practiced in
this county for many years. The relationships that exist bet....een soils and
crops, cultivation, grazing, and forestry have been extensively studied in
the past. Of more recent origin, ho....ever, is the study of the relationships
bet....een soils and urban development. The physical qualities of the various
soil types in a community have been recognized to be of paramount importance
not only to farmers, but also to civil engineers, urban planners, sanitarians,
architects. and land developers. The mismatching of soil types and urban deve­
lopments can be a costly error. Besides being costly. errors of this type can
endanger the health, safety and ....elfare of the public. Foresight in using
qualified soils interpretations and individualized inspections of land parcels
can avoid the misuse of certain soils for urban developments. Soils inspection
can help ensure that urban developments are planned for locations and areas
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Figure 1
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where the soils are capable fo accepting the demands that the planned uses
place upon them.

Some limitations of the soil map which is discussed in this section should be
noted. First, the map is not of intense detail and is not a substitute for
an actual investigation of the soils in a specific parcel of land. Soil map­
ping is accurate only on a relatively large scale and within any given plotted
soil area there can be important variations, that is, small bodies of contra­
sting soil within the mapping unit. Therefore, special note should be made
of the fact that this soil map does not replace onsite inspections and test­
ing by qualified personnel. Secondly, the soil interpretations assess the lim­
itations of the soil in its natural or undisturbed state.·- Inherent problems
and limitations can often be overcome by man-made improvements. The soil lim­
itations map indicates the probable seriousness of the soil problem and thus
the probable scale of size of investment required to correct the problem.

The land use ratings used in the soil map are slight, moderate, and severe,
and were developed by the Soil Conservation Service (SCS) of the u.S. Depart­
ment of Agriculture. If the rating is slight, little or no adjustments are
needed ih use and no limitations are shown. A moderate rating means that some
adjustments are needed in use. If the rating is severe, then ,extensive adju­
stments are needed before the soil is suitable for a specific purpose.

Soil Limitations Map for the Bandon Area

The map in Figure 2 showing soil limitations in the Bandon area is based on
data compiled by the Soil Conservation Service (SCS) from a 1965 field survey
(which is currently being updated by the SCS).3 The map shows the limitations
of various soils for (1) dwellings without basements and (2) septic tanks.
Soil in darkly shaded areas has slight limitations for dwellings and mOderate
limitations for septic tanks. Areas with light shading have moderate limit­
ations for dwellings and severe limitations for septic tanks, and unshaded
areas have severe limitations for both dwellings and septic tanks.

Limitations on DevelOpment

Within the city limits of Bandon, soil in the vast majority of areas currently
containing significant residential development possesses slight limitations
for dwellings without basements. The major variations from this pattern occur
(1) along the bluff, (2) on the jetty, (3) along Riverside Drive and (4) in
the southeast corner of the city. Along the bluff, much of the area is com­
prised of sand and as such, has severe limitations for buildings of any type.
Similar conditions also exist in the Jetty area. Virtually all of the soil
in the Riverside area has either moderate of severe limitations; essentially
the same situation exists in the southeast corner of the city. It should be
noted that of these four areas, only the bluff has experienced significant
residential development in recent years.
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Figure 2
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Soils south and north of the city limits are generally less suited for deve­
10fl'!lent than those in the city. While there are some fairly large areas with
slight limitations, the major portion of the soil is best suited for agricul­
tural uses such as cranberry bogs, with severe limitations for residential dev­
elopnent.

with respect to suitability for septic tanks, virtually all soil in the Bandon
area has either moderate or severe limitations. Areas on the map which show
slight limitations for dwellings without basements have moderate limitations
for septic tanks, and areas with moderate or severe limitations for dwellings
without basements have severe limitations for septic tanks.

In summarizing soil characteristics in Bandon area, soils in those areas in­
side the city which contain most of the existing residential development are
capable of accommodating foreseeable future construction, assuming the avail­
ability of sewers. OUtside the city limits, soil is generally less suited for
development, and indeed if no sewers are available, it is doubtful that exten­
sive developaent will be permitted. These soil conditions should serve to en­
courage the gradual development of areas inside the city limits until realistic
density levels are reached. At the same time, these conditions should serve
to discourage development outside the city limits until demand for building
sites becomes sufficient to malte orderly extensions of water and sewer lines
economically feasible.

8
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CHAPTER II

.HISTORICAL BACKGROUND

The first mention of the river named after the Coquille Indians (pro­
nounced Ko-quell) was made when captain Pleasant Armstrong sailed the
schooner White Wing into the river to seek shelter from a storm. Later
this ship supplied William (Billy Buckhorn) Wike, an early resident tra­
der in the area, with wbiskey, tabacco and other goods to trade with the
Indians for hides and furs.

In 1851, three French-Canadian trappers discovered gold at what is now
called Whiskey Run. They mined for almost a year before the big gold­
rush to the southern Oregon beaches began. In 1853, Thompson Lowe took
up a donation land claim of one square mile, the first homestead taken
on the south side of the Coquille River. The next year, Christopher Long
took up another claim of 640 acres just east of Lowe's claim. These two
claims were the original town site of Bandon. In 1855, John Hamblock
filed claim of 640 acres on the north side of the river. Ramblock later
married Long's daughter.

with the discovery of gold and with more and more people traveling up and
down the coast, a ferry was needed at the mouth of the Coquille River. When
Coos County was created by proclamation in 1853, one of its first acts was
to license Jo~ Saunders to operate a toll ferry at the mouth of the river.
About the same time John Hamblock put in a trading post and a ferry on the
north side of the river, and friction developed between the Indians' and the
men at the ferry. The Indians were supposed to have spoken contrary to the
dignity of the settlers. About forty miners led by William Abbott came
down from Whiskey Run and set up an ambush at the Indians' camp some dis­
tance up the river from the ferry. When the Indians came out at daylight
to get their morning meal the white men opened fire, killing fourteen In­
dians.

The ferry changed hands a number of times; W. H. Averill and John Albertson
were the owners in 1886. Later Averill bought out Albertson and sold a half
interest to George M. Dyer. Averill and Dyer laid out a townsite, and cal­
led it Averill. Dyer then sold the townsite to George Bennett, a trans­
planted Irishman from Bandon County of Cork Ireland. Bennett changed the
towns name to Bandon.

In 1890, Banqon had a newspaper, the Bandon Recorder, and a post office.
The next year Bandon was incorporated and a board of trustees was set up
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to take care of the town's business. According to the 1890 census Bandon
had a population of 219. Bandon's first sawmill was built by R.H. Rosa
about a mile south of town in 1884. That year a one-room schoolhouse was
built near the mill and had nine pupils.

Transportation was uncertain in the mid 1880's and lumber sometimes laid on
the dock for weeks waiting for a ship to come into the river in search of
cargo. Therefore, it was decided that Bandon needed a locally-owned ship
to haul lumber out of the Coquille River and bring back needed supplies.
A partnership was formed and a set of ways was built south of the present
small boat basin. Bandon's first ship, a two-masted schooner named the
Ralph J. Long, was built here and launched July 31, 1988. She hauled lum­
ber south and supplies back to- the Coquille River for many years.

By 1890, Bandon's population had reached 645, and the port was becoming an
important shipping center. The government was spending money to improve
the harbor. Tupper rock was being quarried for jetty material, a lighthouse
was being built on Rackleff Rock, and a u.S. lifesaving station was in oper­
ation. These activities stimulated trade; and an increase in population
along the river made Bandon an important trading center. More mills were
being built along the riYer and more sailing ships were making Bandon their
port of call. Steamships were running on the river and making daily trips
between Bandon, Coquille and Myrtle Point, with all these towns along the
river depending on Bandon's port for most of their supplies.

The first major fire to strike Bandon started in a waterfront restaurant on
June 11, 1914. It destroyed three blocks of the downtown business district.
At about the s~ time four sawmills burned in the Bandon area and none were
rebuilt. The Dollar Steamship Company built a large mill on the south bank
of the river just east of the highway 101 bridge. A railroad was built in­
to a huge stand of timber which covered about a hundred square miles and
had almost a billion board feet of scale. A railroad wreck crushed and
scalded to death six men, and the resulting lawsuits kept the company from
ever sawing any timber. In a short time the Dollar Company withdrew 1ts­
tinancial-,pupport and'~the- tilllber was· never ,logged until-World~\iar II, when
it was taken out by truck.

Unlike the above mills, the Moore Mill and Lumber Company recovered from a
major fire. The mill, first built by George Cody in 1906, burned in 1909,
forcing Cody to sellout to Moore Mill Company who rebuilt the mill and
moved the railroad and logging camp into a large stand of timber which
lasted for almost twenty years. Moore Mill has owned its own ships to
haul lumber to the California market. Over the years the company has lost
four ships from stranding or shipwreck.

During the summer of 1892, a new town about three miles up the river from
Bandon was built. Adam Pershbaker built a sawmill and shipyard and named
the town Prosper. This mill cut about 25 million board feet of lumber a
year and Moore Mill cut about the same. Some lumber was being barged down

10
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cut to keep five

mill at Coquille.
ships hauling out

Altogether, enough lumber
over the Bandon bar.

was being

,
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As the lumber haul out of Bandon grew more lucrative, bigger steel lumber
ships crowded out the smaller wooden steam schooners by undercutting pri­
ces. ·These ships in turn were undercut by the big tugs and barges.

After World War I, people started asking for a coast highway for military
protection from naval attack. The present Highway 101 was started about
1920. With the coming of hard surface roads that could be used year-around,
motor trucks soon took the freight business away from the river boats, and
private automobiles took away the passengers. By 1925, most of the river
boats were gone from the river. Fifty years ago, a few miles of railroad
would put the logger into large stands of old growth fir that could be dumped
into the Coquille River and rafted to the mills. At present time it is not
uncommon for logs to be trucked a hundred miles or more to supply the mills.

Bandon has always had a diversified economy. Early-day industries included
ship-building, sawmills, woolen mills, a broom handle factory, a match fac­
tory, a brewery, a salmon cannery and a foundry.

Bandon's big fire of September 26, 1936, wiped out almost all of West Bandon,
killing nine people and leaving only two or three buildings. The old First
National Bank building that housed the Western world never burned, although
the heat broke all the plate glass windows in the building.

After the fire, the Red Cross came in and set up tents for cooking and sleep­
ing, since many Bandon citizens escaped with only the clothes on their backs.
One family saved only their milk cow. On the \llaterfront in the west end of
town, the old Brewer building never burned. The building used as the city
hall just west of the Brewer building did not burn either. This building
is now the Robertson Concrete Products building. The Orential lIall which
now houses the Coast Lumber yard also escaped the fire. The International
Cedar Company building that now houses Moore Mill's truck shop was also
spared. Most of the northeast part of town did not burn; Moore Mill also
escaped.

Shortly after the fire, a Government Planning agency offered the people of
Bandon a model city plan. All the land within the city limits would be tur­
ned over to the planning board, streets would be laid out according to the
master plan. then city lots would be given to the people who owned lots in
the old town. Also, Bandon's banded indebtness, which was considerable at
that time. would be refinanced over a long period of years at very low in­
terest rates. However, the people of Bandon would have nothing to do with
the plan. Instead they rebuilt the town without federal aid.

(This history was prepared for the most part by George Welch, a long-time
Bandon historian. with minor changes made by the Coos-Curry Council of
Governments staff. The staff is indebted to George for his generous assi­
stance. )
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CHAPTER III

,SOCIO-ECONOMIC ANALYSIS

POPULATION

Characteristics

Bandon's population has .fluctuated considerably since 1900, as seen in
Table 1. After nearly tripling from 645 in 1908 to 1803 in 1910, the
population dropped sharply by 1920 and did not reach 1800 again until a
half-century later~ Population fell by nearly 34% between 1930 and 1940,
due largely to out-migration following the 1936 fire. Bandon experienced
a relatively large gain of 32% between 1950 and 1960, when the population
rose from 1251 to 1653. The 1970 U. S. Census recorded a population of
1832, and the 1973 state estimate was 1940.

Since 1970, a high rate of pgpulation increase is indicated by current res-
~

idential building permit activity. Since the start of 1970, the City of Ban-
don issued 47 building permits for new homes--only 10 fewer than were iss-
ued during the entire preceding decade (see Figure3,)~ Whether new housing
starts will continue at this increased rate will depend heavily on future eco­
onomic conditions such as lumber prices, interest rates, etc. If this trend
does continue, population can probably be expected to rise at a higher rate
than the 11% increase experienced during the 1960's. The reason for this in­
crease appears to be related to the growing desirability of the area for re­
tired people, and a' very good market for lumber. While the first factor sho­
uld continue, it is doubtful that the good lumber market will continue. The
growing tourist industry is also contributing to the increase (see Sect~on

on Economic Trends and Planning Considerations).

A,profile'of Bancon's population broken down by 10-year age groups reveals a
relatively large proportion of total population in the upper age brackets and
a smaller proportion falling in the lower brackets (see Table 2). This "top­
heavy" distribution is readily apparent when the profiles for Bandon and Ore­
gon are compared as shown in Figure 4.. The large proportion of population in
the upper age brackets indicates a probable in-migration of people at or app­
roaching retirement age.

As seen in Table 3, Bandon's population gain of 11% between 1960 and 1970 is
less than Oregon's 18% gain, but ~~~eeds Coos CoUnty's total gain of 3%. Also
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1900
1910
1920
1930
1940
1950
1960
1970
1972
1973

TABLE I

POPULATI~N- 1900-1973
BANDON (CITY & CCO)

645
1803
1440
1516
1004
1251
1653
1832
1895 (State Estimate)
1940 (State Estimate)

2435
2597
]214
4336
4072

,

Source: U.S. Census of Population

TABLE 2

CITY OF BANDON
POPULATION BY AGE & SEX 1970

Age Group Male • Female •
Under 5 60 6.98 68 7.00

5 - 14 146 16.98 169 17.39
15 - 24 126 14.65 142 14.61
25 - 34 84 9.71 88 9.05
35 - 44 77 8.95 95 9.77
45 54 UO 12.79 122 12.55
55 - 64 U4 13.25 126 12.96
Over 64 143 16.63 162 16.67

Totals 860 100.0 972 100.00

•

•

Source: U.S. Census of Population
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TABLE 3

PERCElfl' CHANGE IN POPULATION 1960-1970 BY AGE
CITY OF BANDON, BANDON ceo. COOS COUNTY & OJUX:;()N

AGE BANDON BANDON COOS
GROUP CiTY CCD COUlfl'Y OREGON

Under 5 -31 -45 -29 -12
5 - 19 - 7 -11 8 24

20 - 64 7 - 5 3 19
Over 64 83 51 27 23

Total 11 - 7 3 18

POPULATION BY AGE 1970

Under 5 128 280 4713 164,060
5 - 19 491 1171 17190 608,991

20 - 64 908 2026 29497 1,091.535
Over 64 305 595 5115 226,799

Total 1832 4072 56515 2,091,385 ~

,
POPULATION BY AGE 1960

Under 5 185 505 6572 185,454 •
5 - 19 456 1313 15879 489,966

20 - 64 846 2124 28484 909,614
Over 64 166 394 4020 183,653

Total 1653 4336 54955 1,768.687

Source: U.S. Census of Population
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Over 64

55 - 64

45 - 54

35 - 44

,',

25 - 34

15 - 24

5 - 14

Under 5

FIGURE 4'

POPULATION AGE DISTRIBUTION
CITY OF BANDON & STATE OF OREGON

POPULATION PERCENTAGES BY
AGE GROUP & SEX, 1970

OREGON

BANDON

OREGON

BANDON

Male Female
20% 10% 10% 20%

Source: U.S. Census of Population
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important is the fact that while Bandon grew by 11\, the Bandon Census Cou­
nty Division (CCD), which includes Bandon and the surrounding area, had a
7' decrease in population. This situation suggests that people in the Ban­
don area are concentrating in the central city (an opposite trend from the
flight to the suburbs evidlnt ,in many large cities). This shift of popul­
ation from the outlying areas into the city reflects a decline in both agr­
icultural and forestry employment, as well as an in-migration of older peo­
ple who usually locate near medical facilities and other services available
in the city. The concentration of older people in the city is further evi­
denced by the fact that persons 55 and older comprised nearly 30\ of Bandon's
1970 popul:ation as opposed to slightly over 27' of the CCD's population.

In te~s of general population characteristics, it should be noted that fe­
males comprise 53' of total 1970 pop~atlon for Bandon but only 51\ of that
for Qr~n. It .boule! also be 'no,ted t:l!;lt Bandon has a 1\ non-white popula­
ti-on.

A comparison of population change between 1960 and 1970 by 10-year age groups
for Bandon and Oregon (see Table 4) again accentuates the high proportion of
older people in Bandon. Thr grwoth rate in !landon was over twice the Oregon
rate for the 55-64 year age' group, and o~er three 'times the Oregon rate for
persons over 64. Also apparent is a general decline in Bandon's population
in the working age groups; with the excieption of persons aged 15-24, where ,~-~

there, :vaAl an increase. 'l'beincrease in this age group in fact reflects the
bulge '~ the 5-14.. y~ age' g~uP it1'~960 'rather than any significant in-mig­
ration.' ,

Implications for Planning Purposes

The population characteristics discussed above have several implications in
teras of planning for Bandon's future. The concentration of older people,
the low proportion of younger people, the shift of population from the rural
areas to the city, and the increasing r~te of growth all raise important pla­
nning considerations.

Given the present heavy concentration of older people in Bandon, plus the pro­
bability that more retirees will move to the city, provisions may be needed
for adequate medical facilities for the needs of senior citizens. Such faci­
lities would icnlude nursing homes and office space for gerontologists and
other professionals specializing in hearing, vision, etc. Benches, horseshoe
pits, and other facilities which older people can utilize should be incorp­
orated ~to the design of park areas, and paths and walkways should be designed
~o accomea.e ,,~ela~~~sIngeneral, public facilities should be designed
to pe~t easy access by all senior citizens. Special design considerations
would include such items as raaps at curbs and building entrances, easily
r~l.:~~s ,to id~tify offices' and,service facilities, adequate handrails

.. - "1"&.....
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TABLE 4

CITY OF BANOON
POPULATION BY AGES, 1960 6 1970; PERCENTAGE CHANGE

1960 1970 % CHANGE

Under 5 185 128 (31)

5-14 334 315 ( 6)

15-24 205 268 30

25-34 200 172 (l4)

35-44 187 172 ( 9)

45-54 234 232 (1)

55-64 142 240 69

Over 64 166 305 .J!.L

TOTALS 1653 1832 11

STATE OF OREGON
POPULATION BY AGE, 1960 & 1970; PERCENTAGE CHANGE

1960 1970 ,. CHANGE

Under 5 185,454 164,060 (l2)

5-14 359,835 405,629 13

15-24 226,583 366,000 62

25-34 203,578 254,577 25

35-44 235,410 225,782 ( 4)

45-54 213,828 243,391 14

55-64 160,346 205,147 28

Over 64 183,653 226,799 23

TOTALS 1,768,687 2,091,385 18

Source: U.S. Census of Population
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and guardrails where appropriate, and wide entrances to public buildings.

The relatively low percentage of children under 5 indicates a possible de­
cline or at least a leveling off in future school enrollment. If such is
the case, planning efforts and financial resources which would otherwise
be directed toward expansion can instead be directed toward replacement or
improvement of existing facilities. School officials have indicated that
present plans call for replacement of the high school and one elementary
school, and remodeling of the Junior high school and the other elementary
school.6 It should be noted that past public financing proposals have en­
joyed a high level of voter support, owing largely to a strong sense of
community awareness on the part of citizens of all ages. Such is not the
case in many communities with large concentrations of older people, who are
often on fixed incomes. Therefore, all efforts by public agencies to main­
tain this good sense of community should be encouraged.

The continued shift of population from outlying areas into Bandon will pro­
duce increased development pressure within the city. While this trend in­
creases the demand for city services (streets, sewers, water, etc.) it is
usually preferable to sprawling, scattered development for several reasons.
First, development within the present city limits can be served by existing
streets, sewers, etc. at far less cost than would be entailed by extensions
of these services to outlying areas. Similarly public safety is promoted by
compact development because of faster response times afforded by relative
closeness to fire and police stations. COncentration of development in the
city also serves to reduce encroachment upon agricultural areas which might
otherwise be lost to subdivisions, shopping centers, etc. For these reasons
it is desirable for the city to continue to develop the necessary public ser­
vices to accommodate and encourage this shift. Also, recent state and county
legislation in matters such as zoning, building codes and subdivision controls
will reinforce the trend for development to locate within the city by impos­
ing the same types of controls on urban development in unincorporated areas
as those which have existed in cities for some time. Developers should then
find it more advantageous to locate inside the city, where urban services
are readily available. ,This will be particularly true in cases where spetic
tank permits cannot be obtained in unincorporated areas, thereby making areas
served by city sewers more attractive to developers.

Population trends in recent years suggest that Bandon will probably grow at
a faster rate than it has in the past fifty years. Increases in population
can be expected among older age groups who are attracted by Bandon's coastal
location. This prospect implies the need to direct planning efforts toward
accommodating existing and additional population with an adequate level of
services, while at the same time maintaining the qualities that make the city
attractive.
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ECONOMLC CHARACTERISTICS

The economic functions of the City of Bandon are diverse for a city of its
size, and the city is dependent on a variety of different sources of income.
The major economic functions of the city area are listed below:

1. A small lumber and wood product processing "center."

2. A service and processing center for the surrounding agri­
cultural area.

3. The horne of a small commercial fishing fleet and process­
ing plant.

4. A retail service center for the South Coast of Coos County.

5. A growing tourism, retirement, and recreation center.

Lumber and Wood Products

There are at present three lumber and wood processing firms located within the
Bandon area. The Moore Mill and Lumber Co. is located on the waterfront with­
in the city, and Perry Brothers Veneer Co. is located on the south city limits
east of Highway 101. Rogge Lumber Sales is located north of the city on the
Coquille River. All of these plants rely primarily on highway transportation
to receive their goods and ship to market. This reliance places heavy trucks
on the accesses to these plants from Highway 101. The industry also uses bar­
ges occasionally to ship goods to market.

f
Lumber and wood products is Bandon's largest economic sector, and provided an
estimated 250 jobs in 1970. This accounted for approximately 4.5% of the Coos
County employment in lumber and wood products. In addition, many people liv­
ing in Bandon probably commute to mills in other areas of the county. The
trends of this sector have a large impact on the economy of Bandon.

Agriculture

The City of Bandon is the service center for agriculture in Southwestern Coos
County. The major agricultural product of this area is cranberries. Cran­
berry production is uniquely suited to the soils of the Bandon area. Cran­
berries are raised in bogs on soils with very poor drainage to permit the re­
tention of water for long periods of time. The blacklock soils of the area
readily meet these requirements. The same poor drainage that makes the area
suitable for cranberries makes it less suitable for other types of agriculture.

Although very little activity involving cranberries is conducted within the

21



city itself, the production of cranberries brings considerable income to the
area which is then expended on the trade and services of the city. In 1972,
cranberry sales totaled $1,059,000 or 9.2% of the total value of agricUltural
sales in the county.

Very few cranberry bogs are located within the city itself, but several are
adjacent to the east city limits, north of Highway 42-5, and at a further
distance to the south of the city. Future development or annexation may en­
croach upon these areas, and the importance of the bogs to the economy of the
city should be carefully considered in planning any such development. \ihile
the value of the bogs is sufficient to protect them from direct encroachment,
the bogs are dependent on adjacent lands for their water supply. Construction
on the adjacent land could adversely affect the cranberry bogs.

Dairying is another agricultural activity in the region that directly affects
Bandon. Dairying is Coos County's largest agricultural activity, accounting
for 45.5% of the county's total agricultural sales. One of the important
cheese pocessors in the region is located on Highway 101 near in downtown
Bandon. This plant is also a significant tourist attraction.

The county's second largest agricultural activity, cattle production, also
affects the economy of Bandon since a meat processing plant is located dir­
ectly east of the city on Highway 42-5.

Commercial Fishing and Seafood Processing

The abundant seafood resources of the coast makes any port city in the region
a suitable location for commercial fishing and seafood processing. However,
the lack of a large boat basin and a poor jetty crossing have kept the dev­
elopment of this sector low. Presently only a few fishing vessels operate
from the Port of Bandon year-around and these boats support only a small pro­
ces~ing plant. During the summer months, however, a large number of vessels
visit the port. All fishing activity in BandQn is, of course, confined to the
city's waterfront.

Retail Service Center

Bandon serves as the trade and service center for an area roughly bounded by
Beaver Hill to the north, the coastal foothills to the east and Curry County
to the south. While this area is large, the population (roughly 4,500) is low.
Consequently, the trade and services of the city reflect only primary services
required for day~to-day needs. For a greater range of services, the people
usually travel to Coos Bay which is the service center for the entire region.
Trade and service activity for this local area is located in the old downtown
and the Woodland Heights areas of Bandon, with the focus on the latter.

The people served by the businesses of Bandon derive their income primarily
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from forestry, agriculture, and tourism, with a growing retirement popula­
tion in the area. Consequently, the business climate of Bandon is directly
related to the fortunes of the basic economic activities.

Tourism, Recreation and Retirement

The newest but fastest growing of Bandon's economic functions are those re­
lated to tourism, recreation, and retirement. The scenic beauty of Bandon,
enhanced by the city's location on a bluff overlooking the Pacific Ocean and
the Coquille River, makes the city ideally attractive for these activities.
This attractiveness is further enhanced by the city's location on U. S. High­
way 101 (cited as "one of the most scenic highways of its kind anywhere in
the world") 7and by the location of a major state park immediately adjacent
to the north bank of the Coquille River.

These attractions bring numerous visitors to the city each summer. Within the
city this activity is largely focussed along Highway 101, the south jetty, and
the beach. These visitors support numerous businesses located along Highway
101 and in the downtown section of the city. A few tourist-related businesses
are also located on the bluff overlooking the ocean. Most of this tourist act­
ivity is not "destination" oriented but is "drive-through," made up of people
stopping at Bandon while visiting several places on the coast. Consequently,
the ability of the city to capture this business is related to its ability to
induce people to stop while traveling through. Within the present structure
of Bandon's tourist trade, businesses interested in capturing this trade must
be located near the scenic attractions (the ocean) or along Highway 101.

In addition to tourism, an increasing number of people are attracted to the
area for summer or retirement homes. The same factors that attract the tour­
ist are attracting these people. However, the economic impact of second-
home and retired people01s substantially different. Neither of these groups
need to be attracted to business in the same manner as the tourist. The sec­
ond-home resident would generally use the same services as the full-time res­
ident (thoug~earning their income from another area) and so would the retired
person. The retired person, however, would tend to keep purchases more on the
necessity level or for things uniquely related to that age group. The fixed
income of the retired person and the partial income of the second home res·
ident both produce less of a "multiplier effect" for each person than does the
income of the full-time working resident, while the demand for most city ser­
vices would be largely similar (except the demand for schools, of course).

Because Bandon is the only significant service center for Southwestern Coos
County, most of the income generated to the area from tourists, second-home
residents, and retired persons is generated within the city, although numer­
ous businesses are located along Highway 101 to the south.
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THE QUALITY OF THE ECONOMY

The quality of an area's economic system is dependent upon how well that sys­
tem provides for the well-being of the people of that area. A common measure
of that quality is the income level of the area's residents. Table 5 compares
the mean family income of the Bandon Census County Division (an area bounded
by the Pacific, curry County, the coastal foothills, and the Coquille River)
to the average income of Coos County and the state. As is indicated, the mean ~

family income for Bandon is equal to 81. 8\ of the mean family income for the
state (almost one fifth lower). As is also indicated, the percentage of peo-
ple below the poverty level is considerably higher for the Bandon area (17.1\)
than for the county (lO.I') or for the state (11.2\).

Table 5 also illustrates the di~tribution of income in the area as compared to
the county and the state. The Bandon area has considerably more families in
the two lower income brackets, and far less in the higher brackets proport­
ionately than the state and county.

These figures together indicate that the economy of Bandon is not performing
as veIl for the ~average family" as the economy of the state and county. Since
the major reason for planning is to enhance the quality of life, planning in
Banclon IIlU&t attempt to reduce the economic problems of the area.

, I

ECONOMIC TRENDS AND PLANNING CONSIDERATIONS

Nonully, planning programs should attempt to analyze the economy of an area
by sector. However, since only a few firms are engaged in anyone economic
sector in Bandon, such a detailed analysis is not possible without unduly
discussing the affairs of particular companies. Consequently, this analysis
will concentrate on the economic trends within each sector in the county. The
ability of this area to follow those trends will depend on the ability of each
firm to realize its opportunities.

Lumber and Wood Products

The economy of Coos County is heavily dependent upon the lumber and wood pro­
ducts industry. It has been estimated that 68' of all employment is derived
directly or indirectly from this sector. However, over the last decade (1960 j\

to 1970) the direct employment in this industry declined from 6220 in 1960
to 5440 in 1970. This decline was largely caused by greater worker product-
ivity (automation), a reduction in the supply of timber, and market trends.
(A detailed discussion of these factors is available in OVerall Economic Deve­
lopment Plan, Coos CUrry Douqlas Economic Improvement Association, 1972.)

(
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TABLE 5

INCOME DATA
1910

Bandon Coos
CCD County Oregon

Mean Family Income $8,753 $10,157 $10,695
Persons below povertY ,

level 696 5,736 234,848
Percent of Total 17.1\ 10.1% 11.2%
Families below poverty

level 153 1,222 46,456
Percent of Total 13.6% 8.1% 8.6%

INCOME DISTRIBUTION

Bandon Coos
CCD County Oregon

Amount of Annual Income Families % .~ Families % Families %

Under $4,000 258 22.9 2045 13.5 76,650 14.2
$4,000 - $5,999 180 16.7 1656 10.9 57,438 10.6
$6,000 - $11,999 454 40.4 7124 47.1 234,432 43.2
$12,000 + 233 20.7 4305 28.5 173,963 32.1

Total 1125 100.0 15130 100.0 542,483 100.0

I POVERTY DISTRIBBTION

Bandon Coos
CCD County Oregon

Persons % Persons % Persons %

In Families 530 76.1 4266 74.4 160,744 68.4
Unrelated Below 65 73 10.5 790 13.8 41,735 17.8
Unrelated over 65 93 13.4 680 11.8 32,369 13.8

Total 696 100.0 5736 100.0 234,848 100.0

Source: Oregon State University, Extension Service, Income and Poverty
Data for Racial Groups, 1972.
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The major problem confronting future growth of this industry is the timber
supply situation. An analysis of timber harvesting patterns indicates that
the private forests of the region have been heavily harvested, while the
p~l~c lands are managed on a sustained yield basis which insures that har­
vesting will be done at a rate at which the forests can be replaced. The
high rate of harvest on private lands has reduced that supply of timber,
forcing the industry to rely more heavily on public timber, where the yield
under present management practices cannot be increased. Although, in 1970,
63% of the Coos County timber harvest came from private lands, these lands
cannot be expected to continue the present rate of harvest. Therefore, as
private lands continue to be depleted, the economy of the area may be ex­
pected to decline.

Between 1970 and 1972, employment in lumber and wood products continued its
drop to 5,100. This drop was in spite of a very good lumber market which
has generally increased production. While it will assist in maintaining
the employment level of the industry, this increase in production means that
a greater harvest will be made of the private timber stands, eventually cau­
sing a more severe decline in employment.

In addition to the productivity increase in the industry and the timber supply
problems, the lumber industry has generally shifted from the coastal regions
of Oregon into the Willamette Valley. Originally, the location of process~

ing plants was determined by the location of the timber and the availability
of water transportation. This led to the establishment of many small mills
along the Oregon Coast. However, during the last two decades, timber harvest­
ing moved farther inland, and improved highways have made it possible for
the industry to draw its supplies from vast areas. This encouraged the_in­
dustry to begin concentrating in areas where better highways and rail trans­
port were available to national markets. This shift from the coast to the
interior was not as great in Coos County as in the other coastal counties, be­
cause'of the presence of a deepwater port at Coos Bay. Within Coos County,
employment seems to be gravitating toward the Bay Area under the influence
of those trends.

In general, then, the economic outlook for Coos County in wood products ap­
pears to be a continued decline, with most of that decline occuring in the
rural areas. The Bonneville Power Administration has projected that empl­
oyment in lumber and wood products would decline 18% by 1980 and 35% by 1990.
If this occurs, employment in trade and service industries may also be ex­
pected to decline.

Agriculture

Agricultural employment
in 1960 to 970 in 1970.
nltional decline, which

in the county
This decline

was estimated
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indicates that although employment is declining, Coos County is substantially
increasing its share of agricultural production. This decline in employment
may be expected to~contin8e as all types of farming become increasingly auto­
mated.

While employment is decreasing, the value of agricultural sales is increas­
ing, having risen from $8.6 million in 1970 to $11.5 million in 1972. While
the _gricultural lands of the region are not the best, production of most
agricultural commodities can be economically increased, particularly in live­
stock production (and cranberries). As nationwide demand increases, produc­
tion in the district should also increase. Agricultural production, however,
accounts for only abOut 10\ of the region's total economic activity, and
the increase in agricultural production will not make up for the projected
decrease in forest products. In fact, agricultural employment may be ex­
pected to continue to decline.

Of particular importance to Bandon, the value of cranberry production is inc­
reasing, having risen by 29\ between 1970 and 1972. This increase is closely
related to the increase in price rather than an increase in production, since
cranberry production is a controlled commodity. It has been felt that cran­
berry production can be greatly increased in the area. However, due to the
controls, this increase may be expected to be moderate in order to maintain
unit value. While the cranberry market should assure a steady increase in
the value of sales, cranberry production could be reduced if cranberry bogs
and their tributary watersheds are encroached upon by development.

An increase in dairy production could lead to greater employment in cheese
manufacturing in Bandon, if a new plant is established there or if the exist­
ing plant is expanded. However, to meet the growing market, such expansion
will be highly competitive with other locations.

Employment in meat processing is likely to remain stable. While there may
be an increased supply of feeder cattle in the area, environmental restrict­
ions on meat processing in moist climates, plus the economies of scale in
the industry, will likely prevent cattle being processed locally.

Commercial Fishing and Seafood Processing

Commercial seafood is a highly competiti~e industry and therefore the Bandon
area will have to compete with many other areas for this industry. The re­
cent rapid increase in demand for all types of foods will probably lead to an
increase in this sector. However, that increase will be dependent upon the
natural supply of seafood. While many harvested species are at or near their
natural potentila, the increase in de.and may make it economically feasible
to harvest new varieties of begin fiah farming to a greater extent.

Bandon's competitiveness in this field will be highly dependent upon the Port
of Bandon's ability to construct an adequate boat basin and improve the jetty
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sion will

Without these improvements, it is doubtful whether a major expan­
take place, although limited growth is possible.

Bandon would have one distinct advantage for seafood processing--the ready
availability of sewerage facilities. Many seafood processing plants in other
Oregon ports may be forced to close unless adequate sewerage becomes avail­
able.

Tourism and Recreation

The most rapidly increasing economic sector on the Oregon Coast is tourism
and recreation. ~rovements in transportation, an increase in leisure time,
and rising personal income in the nation have led to the rapid expansion of
recreational activity. Areas of outstanding scenic beauty such as the Ore­
gon Coast have become a major focus of this activity. Until recently, most
projections have indicated that recreational activity.~ill continue to in­
crease, doubling by 1990. As such, it was expected that the businesses de­
pendent on this. activity would also double, with a subsequent doubling of
people earning a living from this trade.

Since Bandon is one of the few places in Ooos County with excellent access to
the ocean beaches, the area can be expected to retain its role as a major
focus of tourism in the county. In conjunction with this rise in tourism, it
may be anticipated that second-home residential growth and retirement growth
will continue at its rapid pace.

Trade and Services

with the exception of trade and services which depend upon tourists, second­
home reside~ts, and retired persons, trade and service expansion is dependent
on the trends in the other economic sectors, since trade and services draw
on the income brought to the area by these sectors. Consequently, a de­
crease in employment in other sectors will produce a probable decrease in
trade and service employment. However, as.average non-inflated income in­
creases, the amount of jobs in trade and services, supported by a given
number of jobs in the other sectors, will increase. In general, the average
income of all areas is expected to continue to increase, though the increase
in rural areas may be expected to be less than the increase in urban areas.
Consequently, a decline in basic employment will produce a smaller proport­
ional decline in trade and service employment, and an increase in basic em­
ployment will create a slightly higher proportional increase in trade and
services.

Economic prospects

Most projections of the economy of Coos County based on these various factors
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TABLE 6

COOS COUNTY EMPLOYMENT PROJECTIONS
1970 - 1990

1970 1980 1990

Agriculture 975 850 725

Self Employment 3050 2975 2850

Mining* 25 25 25

Construction 450 425 375

Manufacturing 6550 5825 5025

Food Products ( 650) ( 650) ( 650)

Wood Products** (5400 (4450) (3500)

Transportation and Utilities 1550 1500 1400

Trade 2900 3200 3425

Finances, Insurance and
Real Estate 575 650 725

(

Servcies 2200 2550 2825

Government 3025 3600 4125

TOTAL 21,300 21,600 21,500

*

**

Assumes no development of coal resources

The Coos Curry Douglas Economic Improvement Association projects a
greater decline by 1980 - to 3875.

Source: Population Employment and Housing Units, Projected to 1990: Oregon
Bonneville Power Administration, 1973

29



predict either a decline in total employment or only a slight increase.
one such projection was completed by the Bonneville Power Administration.
This projection is presented on Table 6. A similar projection, but slight;y
less severe, has been completed by Oregon State University, in An Economic
Analysis of Resource Allocation in the Oregon State Highway Division. As
indicated on the table, manufacturing of wood products is expected to dec­
line substantially by 1990. This decline is compensated for by an increase
in trade and service employment, boosted by tourism and an increasing multi­
plier effect. Other sectors remain somewhat stable. It should be noted
that this projection is based on existing trends and does not include any
major departure from the present economic structure of the county; such as
development of coal resources or the construction of a nuclear power plant.

In view of the past trends that indicate a steady shift of economic activity
from rural areas of the county to Coos Bay, this slight projected increase
would probably be focused there with the rural areas such as aandon contin­
uing to decline in population.

The Energy Crisis

The discussion of the economic trends above has not included the impact of
the "energy crisis." A discussion of the impact of t:he energy crisis would
tend to increase the speculativ~ nature of the analysis since little is yet
known of the long-run nature of the crisis. However, if it were assumed that
energy of all types (particularly petroleum products) will be increasingly
expensive and hard to obtain, several probable impacts can be noted. The
greatest impacts will be in forest products and tourism.

Forest Products:
probably/the most
seem apparent:

The long-term impacts on the forest products industry are
difficult to assess. However, several possible things

1. Water transport is likely to become more desirable, indic­
ating a potential for Bandon in barge traffic.

2. Since increases in worker productivity (automation) are based
on energy, the present automation trends in the industry may
be expected to slow down.

3. The shift of the industry away from forests toward the markets
may be slowed since the movement of bulky logs requires more
energy,than finished lumber and plywood. However, locations
which are near water and rail transportation as well as the
forests will be favored.

4. A scarcity of petroleum stock for the manufacture of plastics
ma~increase research and development of plastic-like products
manufactured from wood fibre.

30



5. Demand for wood fibre for fuel will increase.

Tourism: The tourism of the region is based on drive-through traffic. Re­
duction in the availability of the petroleum products will have a difinite
adverse effect on this traffic. However, the energy crisis may increase
the amount of leisure time available (discussion of four-day work weeks to
conserve energy is now common) which will certainly increase the demand for
recreational activity. The effect of these contrary trends would probably
indicate a substantial shift from present tourism patterns. First. there
will be greater destination activity rather than drive-through traffic. There
will be an increasing demand for other types of travel besides by private
automobile (charter buses,etc.). Distances traveled for recreational act­
ivity will decrease substantially; people are likely to travel great distances
only to highly unique areas and stay for longer periods.

Consequently, in order for Bandon to retain its share of recreational activity,
the city should consider steps to make itself a desirable destination area
rather than a drive-through area. In order to do this, the city must dev­
elop its unique qualit~es, allow for expansion of overnight services, in­
crease its range of recreational services to provide a wider variety of rec­
reational experiences, and consider ways to recruit tourists.

The impact of the energy crisis on second-home residents is less clear. While
it will reduce the ability of people to go their second homes, it may also
increase the demand for second homes, since second homes are a form of destin­
ation tourism.

Any population projection is based upon a set of assumptions regarding fut-,
ure occurren~es. Different assumptions then will produce different popula­
tion project10ns. Because of this, several different projections have been
made to provide a full picture of future population levels.

Projection I

The first projection is based upon the following assumptions:

1. That the economy of Coos County will grow at the rate pro­
jected by the Bonneville Power Administration.

2. That tha~?roportion of the total county labor force in the
City of Bandon will be the same in the future as it is now•
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PROJECTION I

POPULATION PROJECTION BASED ON COOS COUNTY
ECONOMIC PROJECTIONS BY THE BONNEVILLE POWER ADMINISTRATION

1960 1970 1980 1990 ..
Coos County 54,955 56,515 53,700 54,700

\ Change 2.8' -5.3\ .7\

City of Bandon 1,832 l,H08 l,81C)

\ Change -1. 3\ .6\

City of Ila.nrlon by Age {;cnups

1970 ,1.980 1990 .,
o - 4 128 141 141

5 - 14 315 269 282

15 - 24 268 270 270

25 - 34 In 173 172

35 - 44 172 173 173

45 - 64 472 477 476

65 ,. 305 305 305

Total 1,832 1,808 1,819

..

,
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3. That the age-sex specific labor participation rates will
remain the same.for the city.

4. That migration patterns will be completely determined by
economic conditions.

5. That present fertility rates for Coos County will continue.

One of the most important of these assumptions is number 2. As discussed
in the section on Economic Trends and Planning Considerations, the share
of employment in Bandon of Coos County will decline. If this is not compen­
sated by an increase in commuting, this projection will be too high.

Projection II

Projection II-A is based on the following assumptions:

1. That the population will increase at its natural rate,
assuming:

a. Fertility rates of Coos County will remain the same.

b. The death rate will remain the same (Oregon base).

2. That in-migration patterns will only displace any out-mig­
ration •

3. That employment opportunities will increase with the natural
rate of population growth.

The projected increase of population of 7.6% by 1990 is considerably less
than a projection of Coos County as a whole (23.1%) based on the same ass­
umptions. This is due to the different age structures of the two areas.
Also provided for reference is the projected natural increase for the Ban­
don area (Projection II-B).

Projection III

A third method of population projection is to assume that present mi~ration

trends will continue in each cohort age group. This projection also assumes
that:

1. Present fertility rates will continue.

2. Employment will keep pace with population growth.

As is indicated, this projection provides a higher rate of population growth
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PROJECTION IIA

POPULATION PROJECTION
CITY OF BANDON

COHORT NATURAL INCREASE

1970
Males Females

1980
Males Females

1990
Males Females

0-4
5 - 14

15 - 24
25 - 34
35 - 44
45 - 54
55 - 64
65 +

Total

60
146
126

84
77

110
114
143
860

1832

86
169
142

88
95

122
126
162
972

87
146
144
124

82
72
95

148
898

87
155
168
140

87
92

114
192

1035

1933

86
171
144
141
121

78
63

134
938

86
171
154
167
138

84
86

148
1034

1972

\ Change
CUIII. \ Change

5.5\

PROJECTION IIB

2.0\
7.6\

BANDON CCD
POPULATION INCREASE BY NATURAL FACTORS

1970 1980 1990
Ages Males Females Males Females Males Females

o - 4 I 141 139 203 203 211 211
5 - 14 387 405 342 341 410 413

15 - 24 281 292 384 401 338 339
25 - 34 186 200 276 290 378 398
35 - 44 196 214 181 198 270 287
45 - 5~ 252 270 185 208 172 192
55 - 64 251 265 145 253 161 194
65 + 297 298 316 376 254 407

1991 2081 2032 2270 2194 2441

Total 4072 4032 4635

\ Change 5.6% 7.7%
Cum. \ Change 13.8%

34



PROJEcr ION II I

CITY OF BANDON
PROJEcrlON BY "UGRATIQN PATTERNS

1980-1990

Age 1960 1970 1980 1990

o - 4 185 128 146 144

5 - 14 334 315 246 260

15 - 24 205 268 253 197

25 - 34 200 172 225 212

35 - 4' 187 172 148 194

45 - 54 234 232 213 185

55 - 64 142 240 238 219

65 + 166 305 ~39 769

TOTAL 1653 1832 2008 2180

% Change 10.8\ 9.6'1. 8.6%

Cum. , Change from 1970 9.6\ 19.0%
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than that based purely on natural factors.
continued high rate of growth in the older

Projection IV

The major reason for this is the
age groups.

projection IV combines the employment based projection (1) with the mig­
ration based projection (II) by assuming that the age groups under 45 will
grow in relation to employment factors, and age groups over 45 will grow in
relation to present migration trends. This projection gives a 22\ increase
by 1990, again composed of an increase in the older age groups.

Projection V

Projection V combines the natural increase projection (I) with the migration
projection (III). This projection would produce a substantial amount of
growth pressure on the city. However, close examination of this projection
reveals that the economy of the area would have to grow 27\ by 1990, which
under present conditions may be unreasonable. However, if a major economic
change occurs, such as the construction of a nuclear power plant, this pro­
jection may be the most accurate. Because of this possibility, the planning
in the area should be cognizant of this potential.

Of the projections given, projection number IV is probably the one that would
provide the best basis for planning in the city itself, subject to any major
changes in the economy. As is indicated, the over-65 age g~oup is expected
to more than double by 1990, indicating a great demand in services for that
age group. In all projections the school age group is projected to decline
by 1980 (increasing in some by 1990). This indicates that even under the
highest projections, increased services for this group may not be nec-
essary until after 1980. (The construction of a nuclear power plant in
the area could dramatically change this. However, because of the trem­
endous lead time involved, the city will have sufficient time to modify
plans accordingly.) The working age groups will have only slight changes.

Planning Projection

Based on the analysis of population trends, and also on citizen input, Pro­
jection IV has been selected as the planning projection. This projection
is based on a continuation of the area's poor economic conditions and an
in-migration of retired people. Should economic conditions improve, Pro­
jection V is likely.
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PROJECTION IV

(PLANNING PROJECTION)
CITY OF BANDON

POPULATION PROJECTION: ECONOMIC AND MIGRATION

Age 1970 1980 1990

o - 4 128 141 141
5 - 14 315 269 282

15 - 24 268 270 270
25 - 34 172 173 172
35 - 44 172 173 173
45 - 54 232 213 213
55 - 64 240 238 219
65 + 305 539 769
Total 1832 2016 2239

% Change 10.0% 11.1%
Cum. Change 22.2%

PROJECTION V

CITY OF BANDON
f'OPULATION PROJECTION: NATURAL INCREASE AND MIGRATION.,

Maximum Growth

Age 1970 1980 1990

o - 4 I 128 174 172
5.- 14 315 301 342

15 - 24 268 312 298
25 - 34 172 264 308
35 - 44 172 213 185
45 - 54 240 238 219
55 - 64 232 169 259
65 + 305 539 769
Total 1832 2210 2552

% Change 20.6% 15.5%
Cum. % Change 39.3%
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CHAPTER IV

INVENTORIES

LAND USE

Residential Areas

Areas of Existing Development: The most notable characteristic of resident­
ial development in Bandon is its low density. Most of the land in the city
has been subdivided into streets, blocks, and lots, but relatively few of
the platted streets have actually been built. 8

For puposes of analyzing residential land use and housing conditions, the
Bandon area has been divided into twelve study zones as shown in Figure 5.
Shaded areas represent residential development within each zone. As seen
on the Generalized Land Use Inventory Map (Figure 6), most of the zones con­
tain large amounts of vacant land and some zones contain little or no resid­
ential development. As might be expected, areas with heaviest densities are
all near schools. Density exceeds six dwelling units per acre in only one
area near Franklin Avenue and the high school athletic field (sub zone 4-C).
Density approaches four dwelling units per acre in the area around Bandon
Heights School (zone 8) and slightly exceeds three dwelling units per acre
north of the high school between Oregon and Bandon Avenues (sub zone 4-8).
Densities in all other zones are below two dwelling units per acre. The
largest undeveloped area lies in the southeastern part of the city, east
of Grand Avenue and south of Ferry Creek (zone 11 and part of zone 10).
Zone 11 contains a large number of lots in city and county ownership as a .
result of tax foreclosure.

Significant residential "spillover" beyond the city limits has been relative­
ly limited to date. Development has occurred just south of the city limits
on both sides of U.S. Highway 101 (sub zone 12-8) and along the Old Airport
Road (sub zone 12-A).

Building Trends: The number of residential building permits issued for new
homes has risen significantly since the beginning of 1960. Seventeen such
permits were issued in the years 1960-64, for a yearly average of 3.4. That
rate more than doubled to 8 per year for 1965-69, when 40 permits were iss­
ued. The overall rate of 5.7 permits per year for the 1960's has risen by
106\ during the 1970's. Since the start of 1970 there have been 47 building
permits issued for new homes--an annual average of 11.75.

The map in Figure 7 shows the location of new homes for which pennits were
issued between 1960 and the present. As seen on the map, new construction
has concentrated mainly in the Bandon Heights area (zone 8), the area be­
tween the high school and the park (zone 3), and the 8each Loop Road area
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(Z0I10 I!). 11'csc ~.;!ttcr-ns $l1gq~:c;t thilt a diffcY'"('nr;c in prrf{'rf'lIc(, fru h,,~J};­

inC) location exists hctwccn those !>cp~i!lg CdSI' of at.:ccs::; tu fichool!i .Ilui ~ho,,­

ping areas on one hand, anr1 those' primarily intccC'!stNt hl the viPcw and rec­
reation potential offered by beach-front locJtions on the other. Vip....ed in
t};is context. zone 2 (West OCean Drive, norl'l of thC' park) ~comes a type of
transition area, offering reasonable proximity t_o the t'each while l"leimOl close
to schoo1!': ann thF' business di!'tricts.

It should to noted that over 40\ of borne'S built sine" 1970 are located in the
Beach Loop Road an:!a. This pattern supports the content ion that increasintj
numbers of people at or approaching retirelrcnt age <lrc moving to Bannon.

~tulti-Family Housing

The land usc inventory reveale~ a totD} of 07 dwcllincj ullit~: .in 19 multi-unit
structures. Ten of these structurC!s arC! uuplexcs, thrc o."! of whirh are loc~l'cci

in zone 1, wiLh the other s~vell all located in 7.onp 3. 'the nthc>r ninc stcUl:­
tures arc JI'Orc wiciely distributed throughout the city. The largest cOfTIplcx,
a IIUD'-sponson..-d development, has 30 units. In addition, Lherc is 0ne 12-unit
complex, four four-plex and t~ree triplexes.

TABLE 7

HOlJSING AND INCOME CHl\RACTr:RISTICS
BANDON CeD, COOS COUNTY & OREGON

Bandon Coos
CCO County Oregon

Total D.,u! 11 i ng Units 1,433 19,313 735,243

HuIti-Family o. U. 's B7 2,525 134.42]

Multi-Family n. u. 's
as a , of Total o. IJ. ' s 6.1 13.1 18.3

Percent Families with
Income P-elo"" Poverty

Level 14.0 B.1 B.6

Source: U. S. Census of Housing: Income and Poverty Data for Racial Groups, 1972

At present, there is a serious shortage of multi-family dwellinq units in the
Bandon area in relation to the supply of such housion :in Coos County ann. ('lrcqon.
As seen in Table 7, multi-family dwelling units comprisen. only 6.1~ of total
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dwelling untis in the Bandon Census County Division (CCD) , in 1970, as opp­
osed to 13.1\ in Coos County and 18.3\ in Oregon. At the same time, 14\ of
all families in the Bandon CCD were below poverty level, as opposed to only
8.1\ for Coos County and 8.6\ for Oregon. Because the cost per unit is gen­
erally lower for multi-family housing than for single-family housing, it is
reasona~le to assume that the relatively high percentage of low-income fam­
ilies in the Bandon area has created a demand for multi-family housing well
in excess of the existing supply. While ~ere has been an increase in cons­
truction of new mUlti-family housing since 1970, many more such units will
probably be needed to meet existing demand.

Bandon's present zoning ordinance does not designate specific areas for multi­
family housing. However, consideration should be. given to determining which
areas would be particularly well-suited for such housing. If multi-family
housing is to be permitted along the beach, eKisting height limitations should
be reviewed to ensure minimum disruption of ocean views.

Commercial Areas

There are two distinct commercial centers in Bandon. The original downtown
area parallels the river and covers approximately fourteen blocks in an east­
west orientation along Second Street (the east part of which is also Highway
101). A new business district has been developing during the last thirteen
years in the Woodland Heights area. The district straddles Highway 101 and
extends south from the City Hall past the south city limits, and covers app­
roximately eleven blocks.

Most of the major new business construction since 1960 has been in the wood­
land Heights district. This trend is continuing, with a second bank now
under construction, and a new bakery having recently opened. By contrast,
building activity in the old downtown area since 1960 has involved primar­
ily additions and improvements for existing buildings.

The two commercial areas differ noticeably with respect to building condi­
tion. Most of the buildings in the downtown area were built after the 1936
fire, and although they were considered only temporary, most of them remain
today. While there has been remodeling in many cases, relatively few new
buildings have been constructed downtown. By contrast, most of the build­
ings in Woodland Heights have been built since 1960.

The downtown and Woodland Heights areas differ in character, not only due to
building age and appearance, but also due to the mix of business activities
found in each area. Larger, high-volume types of businesses tend to locate
in Woodland Heights, while the downtown area contains a greater concentration
of smaller more specialized businesses. While both areas contain businesses
oriented to serving the daily needs of the city's residents, the downtown
area offers a greater variety of restaurants, gift and antique shops, art
galleries and other businesses oriented toward tourist traffic.
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Both the downtown and Woodland Heights areas have vacant land available for
additional development. There are a number of vacant stores in the down­
town area which may be usable for small businesses. In both areas there has
been a tendency for development to fill in the blocks on either side of the
main throughfares (Highway 101 in Woodland Heights and Second Street East
downtown). This ~I!llocking" trend is preferable to "strip" development in
which businesses are strung out over a long distance of a town's main street.
The blocking trend results in a more compact business area and its contin­
uance should be encouraged.

In addition to the major commercial centers, there are two areas in the city
containing tourist-oriented commercial outlets, such as motels, restaurants
and gift and antique shops. One area is located at the junction of Highway
101 and 42-S, and the other is the Ogden Avenue-Beach Loop Road area extend­
ing south along the beach from Eighth Street to Johnson Creek. Commercial
development in the highway junction area is relatively compact, but is fairly
scattered in the beach area, where there are four motels located in the 800,
1100, 1700 and 3200 blocks respectively. The other businesses on the beach
area are located near the various motels.

There is considerable vacant land
in both tourist-commercial areas.
lie directly east of the existing
the west and south.

currently zoned for commercial development
The vacant areas near the highway junction

businesses, and across the two highways to

The vacant land in the beach area zoned for tourist-commercial use is loc­
ated in three districts. The first extends from Seventh Street to a half­
block south of Eleventh Street between Newport Avenue and the beach and now
contains two motels, a ~ift shop and restaurant. The second district strad­
dles Beach Loop Road in the 1600-1700 block area and now contains a motel
(with three separate buildings) and an antique shop. The third area extends
abou~ four blocks north from Johnson Creek and contains a motel and golf cou­
rse.

Because of the proximity of the Bandon beach area to Highway 101, and the ac­
cess afforded by Beach Loop Road, additional tourist-commercial development
is likely in the future. To ensure that such development does not detract
from the aesthetic qualities of the beach area, careful examination of pro­
posed developments will be necessary by the planning commission. The city
may especially want to consider reducing its present tourist-commercial
building height limit of 3~ stories or 45 feet, especially along the west
side of Beach Loop Road and Ogden Avenue. Another matter to be considered in
light of additional future commercial development is overall improvement: of
Beach Loop Road, which is currently extremely narrow and rough. Widening
and repaving of the road are needed to make it capable of safely serving
existing and future commercial establishments.

45



Industrial Areas

Areas of Existing Development: Bandon has two main industrial areas at pre­
sent. The first is located along the waterfront and contains a large mill,
a concrete block plant, a fish processing plant, and a boat basin. The
other area is located on the south city limits between Elmira and Harlem
Avenues, and contains a veneer plant. There are some other industrial loc­
ations along Highway 101, both in the downtown area and just south of the
city limits.

Relationship to Other Land Uses: For the most part, there is little conflict
between industrial development and other land uses in Bandon. While there
is some. residential development near both major industrial areas, it is
quite sparse at present. Furthermore, no new homes have been built near .
either area since 1960.

Future Development Potential: There appears to be considerable land avail­
able along the waterfront for additional industrial development. The pot­
ential for additional fish receiving and processing facilities in partic­
ular will be enhanced in the event of adequate dredging of the mouth of the
Coquille River. Expanded development of the waterfront can provide not
only a source of additional employment but also an additional· source of
tourist interest. 9

PUBLIC FACILITIES

Government Offices

Bandon's City Hall was constructed in 1969 on a four-acre site on the east
side of Highway 101 as it curves through the center of town. The building
contiins city offices, the fire and police departments, and the public lib­
rary. The site provides ample parking and room for future expansion.

The location of the City Hall is good for several reasons. The building is
highly visible to: highway traffic, and its attractive appearance not only
creates a favorable impression on passing motorists but also encourages in­
quires about the city by potential visitors. The central location and high­
way access both improve fire and police protection through faster response
times. Also, the city hall tends to link the downtown and Woodland Heights
commercial districts, and thereby may encourage the location of other busin­
esses in the area between the two districts.

Bandon's Post Office and state-owned liquor store are presently located in
old Buildings in the downtown area. Both agencies plan to move to new quar­
ters to be built on a site at the corner of Eleventh Street East and Alab­
ama Avenue in the Woodland Heights district.
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Water System

Bandon's water system (shown on the map in Figure 8' serves nearly all res­
idents within the city limits. Water is obtained from Ferry and Geiger Cre­
eks at a point east of the city, and is pumped to the city via a 12-inch
transmission line.

Since 1963, the city has replaced all of the original redwood mains, there­
by improving fire protection significantly by permitting greater pressure
than was possible with the old mains. In addition, the system has been ex­
panded since 1963 by construction of new mains as shown on the map. Most of
these new mains are in areas in which considerable new home construction has
occurred since 1960 (particularly Bandon Heights and the high school area).

Bandon's water system is presently pumping at full capacity, and city offi­
cials indicate that major improvements will be needed as soon as possible.
Plans call for a water impoundment facility (i.e. dam and reservoir) on Ferry
Creek or Bear Creek. A filtration plant is needed to enable the water to
meet state water quailty standards. A high-level storage tank is needed in
West Bandon to improve service in the Beach Loop Road area, where existing
lines are being used to capacity just to meet domestic demand, with no reserve
capacity for fire protection purposes. Other needs include a second trans­
mission line and additional distribution lines throughout the city •

Sewerage Facilities

New sewer construction in Bandon since 1963 has nearly doubled the city's
total sewer mileage. As seen on the map of the sewer system in Figure 9,
most of the new lines have been built in areas where new residential devel­
opment has been concentrated. The largest expansion project was completed
in 1972, when a bond issue was used to finance extension of sewers to the
residential area west of Harrison Avenue, including a line running south
along Beach Loop Road to the Sunset Motel. Another major project planned
for 1974 will e«~end sewers to the residential area north of Eleventh Street
East between Delaware and Grand Avenues.

A new sewage treatment plant began operation in 1970, eliminating the dump­
ing of untreated effluent into the Coquille River. This plant has suffic­
ient capactiy to serve all areas presently within the city limits, assuming
a maximum future population of 4,500. All of Bandon's present sewer system
is of the gravity flow type, and can be expanded to serve the entire city
north of Thirteenth Street. However, the portion of the city along Beach
Loop Road (south of the present terminums of the sewer line) slopes toward
Johnson Creek. Therefore, additional sewers in this area will require pUmp.­
ing facilities.

At present, nearly 30\ of Bandon's water users are not served by sewers. This
figure can be expected to drop in the future, particularly as pressure in­
creases for new development in parts of the city currently without sewers.
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Soil in and around Bandon is severely limited in its capacity to accomo­
date septic tanks, and city and county officials are increasingly reluc­
tant to permit new septic tanks on all but very large lots. This situ­
ation, together with the city's policy of providing sewers only within the
city limits, should encourage new developemnt to concentrate within Bandon,
thereby limiting urban sprawl. Within the city itself, the soil limita­
tions with respect to septic tanks should serve to encourage new develop­
ment to concentrate either in areas already served by sewers, or in areas
where orderly extension of sewer service is economically feasible. It
should be noted that the city requires residents to connect their homes
to sewers within 60 days after the sewers become available.

Traffic Circulation

U.S. Highway .101 is the main route for both through and local traffic in
Bandon. The map in Figure 10 shows the average daily traffic volumes recorded
at selected points along the highway in the Bandon area. As shown in Table 8
by the percentage changes in traffic volume between 1969 and 1972, volume is
increasing faster outside the city limits than it is inside. This seems to
indicate that through traffic is increasing more rapidly than local traffic.
Also, traffic seems to be increasing faster in the Woodland Heights commer­
cial district than in the downtown area, reflecting the increasing number of
new businesses locating in Woodland Heights.

TABLE 8

HIGHWAY TRAFFIC COUNTS, 1969 & 1972

Highway 101

Location 1969 1972 % Change

Coquille River Bridge 2400 3150
North City Limits 2600 3250
.10 Mile West of 42S Junction 4750 5400
.01 Mile East of Filmore 5000 5900
.01 Mile West of Filmore 5900 6800
.01 Mile Southwest of East 2nd 5200 6300
.01 Mile South of 7th 5600 6700
.01 Mile North of 11th 5100 6200
South City Limits 4300 4900
1.15 Miles South of City Limits 3150 3900

Highway 42-S

East City L~ts 2350 2500

31. 3
25.0
13.9
18.0
15.3
21.1
19.6
21.6
13.9
23.8

6.4

Source: Oregon State Highway Division, Traffic Volume Tables, 1972.
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The patterns of traffic growth shown in Table 8 suggest certain improvements
that may be worthy of consideration. All of Highway 101 within the city lim­
its has been widened to four lanes and as such is capable of handling traffic
far in excess of present volumes. However, the rapid rise in through traffic
(especially slow, cumbersome vehicles such as trailers, campers, log trucks,
chip trucks, etc.) relative to local traffic increases the potential for con­
flicts between these two types of traffic. possible means of minimizing such
conflicts include traffic separators, left-turn lanes, and signals. Such de­
vices, used ither separately or together, could facilitiate safe movement of
local traffic on, off and across the highway, particularly in the business
districts.

Next to Highway 101, the busiest street in Bandon, in the long run, will pro­
bably be Beach Loop Road. This road has carried increasing amounts of traffic
in recent years, and its present condition, characterized by narrow and rough
pavement, makes it extremely inadequate for the demands placed upon it by
this traffic.

The map in Figure llshows the present type of surface on Bandon's streets and
highways. As shown on the map, many streets are unpaved, and relatively few
of the paved streets have curbs, gutters and sidewalks.

Park and Recreational Facilities

The numerous recreational areas in and around Bandon contribute heavily to the
city's popularity with tourists and residents alike. A primary concern in dev­
eloping Bandon's recreational potential should be to provide for multiple re­
creational uses, while at the same time preserving the area's natural scenic
beauty.

Bandon currently has four recreational areas in the city's interior. These in­
clude the city park in West Bandon, the athletic field used jointly by the High
School and Junior High School, and playgrounds at Ocean Crest and Bandon Heights
Elementary Schools. Most of the city's residential areas are within easy walk­
ing distance of one of these four locations.

The city park covers over 30 acres, extending past Kensington and Madison Ave­
ones and Ninth Street West, and running south to the city limits. This park
is at present the only developed city park in Bandon. Development at present
includes a building used for community meetings, a bandstand, horseshoe pits,
a baseball field, play equipment and picnic facilities (including two covered
food preparation areas), and restrooms. A large portion of the park area is
in natural landscaping. Access is via Eleventh Street West, which bisects the
park.

Playground facilities at the two grade schools, and athletic facilities at the
Junior and Senior High Schools are available for use by the general public during
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non-school hours on an almost unrestricted basis. The main exceptions to this
policy involve the High School football and baseball fields, where outside use
is prohibitied before and during the school playing seasons in order to help
keep these fields in good playing condition. Facilities available at the grade
school playgrounds include the usual types of play equipment (swings, seesaws,
etc.) plus a track at Bandon Heights School (used by the High School and Junior
High) and an outdoor)basketball court at Ocean Crest School. In addition to
the football and baseball fields at the High School-Junior High field, there 'i

is also one tennis court. The school district hopes to add a second court in
1974-75, as well to construct a new track facility at a yet-to-be-determined
date and an outdoor basketball court.

To date there has been a significant amount of cooperation between the city and
the school district in development of park facilities and activity programs.
The High School vocational class in home construction built new restroom facil­
ities at the city park using materials furnished by the city. Also, the city
and school district in recent years have jointly sponsored a summer recreat­
ional program, including baseball leagues, using facilities at the city park
and the schools. Co-operative ventures such as these are becoming increasing­
ly common in many communities and are particularly desirable from the stand­
point of prOducing needed facilities and programs more efficiently and with less
cost and duplication of effort.

In 1972 the Bandon City Council created a park commission charged with the res­
ponsibility of planning for overall park development in the city. The comm­
ission may direct actual implementation of projects upon the consent of the Cou­
ncil. Current plans include eventual replacement of play equipment in the city
park and development of a seven-acre area east of the City Hall. Development
of this city-owned parcel would consist mainly of landscaping and limited pic­
nic facilities.

A large undeveloped area in the southeast section of the city has considerable
potential for future park development. This area extends roughly from the so­
utheast corner of the city north to Fifth Street East and west of Harlem Ave­
une. Except for a small number of homes near Harlem Avenue, virtually all of
the lots in the area are in either city or county ownership. Ferry Creek runs
through the area in a fairly steep canyon, and there arc considerable amounts
of marshy area. Uneven topography and poor drainage severely limit the area's
attractiveness as a future park site. While there is little demand at present
for development of this area, retention of the land ~n public ownership would
maintain the option for possible future joint development by the city and cou­
nty when the demand increases.

The ocean beach is the Bandon area's prime recreational asset. Because of the
numerous recreational opportunities afforded by the beach due to its natural
scenic qualities, extensive investments for development should not be essential
for maximum public use and enjoyment. Access, parking, and restroom facilities
represent the main types of development needed along the beach.
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At present there are three public beach access points in and adjacent to the
city. The first is the South Jetty County Park just northwest of the city lim­
its at the mouth of the Coquille River, with access via Jetty Road. Here, the
county has constructed restrooms and a parking area. In addition to being used
by persons walking to the beach, the parking area is popular as a viewpoint for
those wishing to view ocean storms from their cars. The second public access
point is the Face Rock viewpoint just north of Grave Point on Beach Loop Road.
The location is essentially a viewpoint with beach dccess, picnic facilities,
and parking. A restroom is scheduled for completion in 1974. further south
on Beach Loop Road just south of the Bandon Retirement Home, the city owns pro­
perty running to the beach, permitting pedestrian access, with 1.5 acres of
parking available on the east side of the road.

In addition to the public access points, all of Bandon's beach front is in pub­
lic ownership both north and south of Coquille Point. Kronenberg city park
is comprised of a stretch of beach area south of Coquille Point which was deeded
to the county by the Kronenberg brothers of Bandon. The state owns the remain­
ing beach property in the city.

There are relatively large state parks on the beaches both north and south of
Bandon. Dullards Beach State Park covers 1226 acres extending south to the
North Jetty of the Coquille River, with access off Highway 101 north of Bull­
ards Bridge. This park is one of very few Oregon coastal parks with year-aro­
und overnight camping facilities. Beach access is offered by both this park
and Seven Devils Wayside, located about eight miles north of Dandon. South
of the city, Bandon State Park consists of 879 acres of undeveloped beach pro­
perty with access from Beach Loop Road.

Because all of Bandon's beaches are already in public ownership, there is little
need for extensive land acquisition for public park purposes. However, consid­
eration may want to be given to development of additional points of public acc­
ess to the beaches, along with parkinq and restroom facilities as may be needed
at new or existing access points.

perhaps the greatest concern at present in terms of improved beach access in
Bandon is the need to improve the road known most commonly as Beach Loop Road
(but also referred to occasionally as Ogden Avenue or Bradley Lake Road). This
road runs from Seventh Street south along the beach past, the city limits to
Bradley Lake and then east, connecting with Highway 101. At present, this road
is narrow, uneven and extremely rough, with broken pavement, potholes and inad­
equate shoulders (where shoulders exist at all). In its present condition, the
road represents a Dlajor hinderance to motorists seeking to use the beaches, not
only in terms of comfort but also from the standpoint of safety, since it is too
narrow to safely accomodate two lanes of moving traffic. Given the steadily
increasing volume of traffic on the road, generated both by tourists as well as
by a rising number of new homes, it is imperative that Beach Loop Road be wide­
ned, graded and re-paved, with ample shoulders to permit motorists to safely
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pull off the road and park at designated points. It might be possible to acc­
omplish necessary improvements through use of state highway funds, perhaps
with designation of the road as a scenic drive. particularly in view of the
state park facilities along the route. Improvement of Beach Loop Road probably
represents the greatest single element in maximizing not only present and future
use and enjoyment of Bandon's beaches but also the potential economic benefits
to the city stemming from such use.
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CHAPTER V

BANDON 1990 COMPREHENSIVE PLAN

The Bandon 1990 Comprehensive Plan is illustrated by the map in Figure 12.
The various patterns appearing on the map represent the land use classif­
ications which have been developed for residential, commercial, industrial,
and public and environmental areas.

The narrative text of the Comprehensive Plan is contained in four sections
which follow the-map of the Plan. The first section deals with the dev­
elopment goals and objectives formulated by citizens of Bandon. The sec­
ond section describes and explains the purpose and suitable application
of each land use classification contained in the Plan. The third section
outlines the city's plans for the continued development of public facil­
ities (i.e., water, sewers and streets), and the final section analyzes
the Cbmprehensive Plan as it relates to specific geographic areas of Bandon.

- I

GOALS FOR BANDON

The goals presented in this section of the Comprehensive Plan represent a
consensus on the direction and character of future development in Bandon.
The goals are intended to serve as general policy statements of results
to be sought during the planning period. As such, the goals provide not
specific design details but rather a general framework within which spec­
ific public and private development projects may be proposed and imple­
mented.

The goals and related objectives are based on input from citizens of Bandon.
Embodied in the formulation of the goals are citizens' opinions on desired
characteristics of future development in the city, as well as findings and
projections taken from staff analyses of present conditions, needs and tre­
nds. Specific elements of the Plan have been designed so as to make their
implementation consistent with the intent of the goals.

LAND USE

Goal

To provide appropr~ate, well-integrated, non-conflicting and orderly areas,
to accommodate the following present and anticipated requirements:

1. Residential
2. Manufacturing
3. Transportation
4. utilities

5. Commercial
6. Cultural
7. Recreational
8. Open Space
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Objectives

Residential Density

To accommodate the rising housing demand and to maintain a balanced res­
idential pattern by strengthening the zoning ordinance so as to encourage
the dispersion of multi-family dwellings throughout ~he community.

General Commercial Activity

To reduce commercial sprawl and to minimize conflicting land uses by foc­
using commercial development into established commercial areas of Woodland
Heights and Old Downtown.

Tourist Commercial DevelOpment in General Commercial uses.

TO minimize conflicts between tourist commercial activities and local comm­
ercial activities by segregating those uses.

Tourist Commercial Uses in Scenic Areas

To achieve a balance between tourist commercial dpvelopment and scenic vi­
ew protection by controlling the siting, design, and density of tourist
commercial activities.

Park Siting

To provide good access to parks for all citizens by dev0.loping neighborhood
parks in all sectors of the city.

Public Service

To provide maximum access to all public services in a central location.

Cultural Activities

To enhance the cultural quality of Bandon by encouraging the conuuct of cul­
tural activities and the siting of related business in appropriate locations.

Industrial Locations

To provide for industrial expansion by enlarging existing industrial arftas
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and by setting aside appropriate additional areas for potential industrial
develcp:nent.

Types of Industrial Development

To provide buffer areas between heavy industrial uses and residential or
commercial uses by establishing light industrial areas and by allowing flex­
ibility of industrial uses, thereby maximizing employment opportunities.

Land Use Concerns External to the City

1. To prevent commercial strip development of Highway 101 by
ccntrolling commercial development outside the city limits.

2. To prevent heavy financial burdens on the city (i.mpo!'>cd by
the need to reduce health hazards resulting from the over­
development of outlying areas) by (a) allowing only low­
density development in such areas until water and sewerage
facilities can be extended to them and (b) discouraging
the leapfrogging of development over underdeveloped areas.

PUBLIC FACILITIES

Goal

To provide for the development of the highest quality of public utilities
and services in keeping with the best environmental and socio-economic in­
terests of the city.

Objectives

Timing of DevelOpment

To ensure the realization of the appropriate development potential of the
city by using the extension of water, street and s~werage systems as cat­
alyists for development.

Extension of Services Outside the City

To ensure the orderly development of the city by annexing those areas which
seek city water or sewer services in order to remove or to alleviate health
hazards.
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!:lOUSING

Goal

1. To encourage development of adequate housing for residents
of Bandon in order to meet their needs and in order to pro­
vide security and enjoyment.

2. To make available adequate. integrated, reasonably-priced,
quality housing, subject to regulations, which would ensure
aesthetics and protection of the natural environment.

Objectives

Low Income Housing

To provide housing for low income residents by encouraging the provision
of rent or hous~ payment subsidies On a sliding scale according to the
ability to pay.

Mobile Homes

To provide adequate access to mobile homes, while guarding against land
use conflicts in urban areas, by designating appropriate areas for the
location of mobile homes.

Construction Policies

To ensure quality housing for all residents by continual enforcement and
regular updating of the city's building codes.

New Home Construction

To replace dilapidated housing by the construction of new homes.

TRANSPORTATION

Goal

To encourage a transportation system which will meet the present and fut­
ure needs of Bandon.
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Objectives

Through Traffic

To provide for the most efficient traffic circulation through Bandon by
the use of traffic controls or by the construction of a by-pass if the
need arises.

Beach Loop Road

To upgrade Beach Loop Road by obtaining state designation of the road as
a state highway.

Street Improvements

1. To provide quality streets by paving all existing city
streets as funds permit and by developing new streets
only to full standard.

2. To ensure the orderly development of the city by coord­
inating street development with the land use plan and ex­
tensions of water and sewer facilities.

Circulation

To ensure efficient traffic flows by designating and developing streets as
collectors, arterials, and highways.

ECONOMIC DEVELOPMENT

Goal

To enhance the economic well-being of the residents of Bandon by encourag­
ing the expansion and diversification of the city's economy.

Objectives

Tourism

To guard the scenic appeal and character of Bandon by the careful develop­
ment of tourist facilities.
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Shipping

1. To increase the maritime commerce of th~! Port of Bandon by
encouraging the deepening of the channel and maintaining
the depth of the harbor.

2. To increase' the sport and commercial fishing potential of
the port by encouraging the development of a small boat
basin and the extension of the jetty.

Industrial Development

1. To meet both the nep.d for a major diversification of the
economy of Bandon and the need to develop new energy sour­
ces by encouraging the construction of a nuclear power
plant in the vicinity of Bandon.

2. To meet the economic needs of Bandon in face of a d~clin­

ing economic base by diversifying the city's economy wher­
ever possible.

3. To maintain a well-balanced social conununity by r:-ncl>urag­
ing industry that will attract youth.

Agriculture

To provide sufficient room for agricultural expansion and to preserve the
area's agricUltural resources by encouraging the county to institute land
use controls which would protect these resources from encroachment, and
by encouraging future development to focus on the city itself.

Forest Products

To provide for the expansion of t:he forest products industry by encourag­
ing reforestation, by improving access to existing industrial areas, and
by setting aside sufficient areas for further industrial development in
this sector.

Access to the Area

To develop good highway and air access nec~ssary to the economic improv~­

ment of the area by encouraging the continued development of regional
highways, particularly east-west connectors, and airport facilities.
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ENVIRONMENTAL QUALITY

Goal

To ensure the quality of life in Bandon by balancing the city's economic
needs with the enhancement of its environmental quality.

Objectives

The Estuary

To protect the productive capacity of the estuary while maintaining its
function as a port by designating appropriate development areas and nat­
ural resource areas.

Air Quality

To preserve air quality be restricting uses which would produce undue
amounts of objectionable smoke, fumes, or dust.

Soil Resources

To protect soils from excessive erosion by ensuring adequate erosion con­
trol measures by developers.

Water Quality

To develop the city's water supply to provide adequate amounts of clean,
safe water to meet the city's future needs.

Sanitation

To continue to develop the city's sewer system to serve all areas of the
city.

SPECIAL AREAS

Objectives

Bandon Bluff

To preserve the scenic qulaity of the Bandon Bluff by controlling the
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design, siting and size of all development west of Beach Loop Road, while
not necessarily restricti.ng the type of use.

The Jetty

1. To enhance the special character and appeal of the jetty
as a unique community on the Oregon Coast by ensuring that
future developments on the jetty will be consistent with
its present character.

2. To achieve balanced use of the jetty and to enhance its
character through controlled residential and commercial
development.

LAND USE CLASSIFICATIONS

The Bandon 1990 Comprehensive Plan contains fifteen broad land use class­
ifications. They are listed below, followed by a brief description of
each classification.

RESIDENTIAL AREAS

1. Urban Residential
2. Mobile Home Residential
3. Planned Residential
4. 'Rural Residential

COMMERCIAL AREAS

5. Tourist Commercial
6. General Commercial

INDUSTRIAL AREAS

7. Light Industrial
8. Heavy Industrial

PUBLIC AND ENVIRONMENTAL AREAS

9. Controlled Development Area
10. Public Facilities
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11. Open Space
12. hgricultural
13. Natural Resource Areas
14. Marine Activity Areas
15. Rural and Open

RESIDENTIAL AREAS

Four classifications of predominantly residential uses have been develop­
ed to implement the goals and objectives of the city. These uses together
provide for a mixed pattern of residential development which is intended
to meet future needs of the area while preserving the overall character
of the city. These classifications recognize the varying suitabilities
within the city for various types of residential development and seeks to
coordinate future growth with the economic development of the city's pub­
lic facilities. These classifications should be developed in a manner
which would reduce residential sprawl.

Urban Residential

Purpose: This classification is intended to provide arens capable of sup­
porting residential development at reasonable density levels and consis­
tent with the present character of the city. Multi-family dwellings shou­
ld be dispersed throughout these areas.

Appropriate Areas: The Urban Residential classification is best suited
for areas within or adjacent to the city limits. In these areas, the city
water and sewer services necessary for medium and high density develop­
ment are either presently available or can be provided by extending exist­
ing lines without undue expenses. These areas are within reasonable prox­
imity to schools, recreational facilities and commercial centers.

Mobile Horne Residential

Purpose: This classification seeks to provide areas in which mobile homes
can be located either on standard sized lots or in mobile horne parks with­
out conflicting with other land uses. Growing numbers of people are ex­
pressing interest in buying lots and placing mobile homes on them on a
permanent basis.

Appropriate Areas: Availability of water and sewer services, adequate
street access, and present development at relatively low densities are maj­
or considerations in determining areas suitable for this classification.
Areas adjacent to commercial or industrial development are especially
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appropriate in that mobile homes could be removed from these areas H'!l­
atively easily to accommodate expanding commercial or industrial develop­
ment.

Planned Residential

Purpose: This classification is intended to encourage innovative resid­
ential development of large land areas where soil suitability for constru­
ction is varied but where urban expansion'is otherWise logioal within-the
planning period. Areas also classified would be viewed as particularly
ideal for employment of the Planned Unit Development (PUD) concept. PUD's
would permit greater flexibility with respect to lot size, densities, uses
and other requirements so as to encourage integrated arrangements of sin­
gle and multi-family housing and open space. However, should the cost of
Planned Unit Developm~nt prove to be too expensive for local developers,
innovative subdivision approaches should be encourag~d.

Appropriate Areas: Sparsely developed areas havinq mixed soil suitabil ity
are appropriate for this classification. Such areas should be wit.hin or
near the city limits so as to make the extension of city water and sewerage
facilities practical. Any and all development in these ilreas should be
closely coordinated with water, sewer, and road improvements.

Rural Residential

Purpose: This classification recognizes areas where residential develop­
ment would best limited to single-family dwellings on relatively large
lots at low densities. Various factors encouraging such devel0pment in­
clude the desire of many people to live in a more rural setting, poor soil
conditions for septic tank~, impracticality of extending city water i'llld
sewer lines, and availability of other land more suitab10 for high-den­
sity development.

Appropriate Areas: Areas best suited for the Rural Residential design­
ation are those in outlying areas, as well as those where land remains in
relatively large ownerships. This' classification is gen8rally appropriate
adjacent to areas primarily devoted to agricultural use~.

COMMERCIAL AREAS

Two types of commercial areas have been d~si9nated to achieve the commer­
cial development objectives. These classifications gener~lly recognize
the differ~nce between tourist and general commercial us('~ and seek to
locate these uses so as to maximize their efficiency of operation, en­
sure compatability with neighboring uses, and reduce conuncrcial strip
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development.

Tourist Commercial

purpose: This classification is to designate areas for commercial act­
ivities which are especially oriented toward tourists and travelers. Ex­
amples of such activities include motels, restaurants, gift shops and sim­
ilar uses.

Appropr1ate Areas: The Tourist Commercial classification is best suited
for areas near major highways and at points along scenic routes. It is
particularly appropriate for areas having existing tourist commercial
development.

General Commercial

Purpose: This classification provides areas suitable for. the continuance
or expansion of the full range commercial activities to meet the overall
shopping needs of Bandon's residents and visitors.

Appropriate Areas: Bandon's existing commercial centers and areas adj­
acent to these centers are appropriate for the General Commercial class­
ification. Availability of public utilities, accessibility to large vol­
umes of traffic, adequate parking, and access for pedestrians are impor­
tant considerations in making these areas ideal for continued commercial
development.

INDUSTRIAL AREAS

The purpose of Industrial Areas is to maximize the economic development
potential. 6f-the··city by ensuring that sufficient industrial land is:
available for future development. In order to maximize this potential
as well as reduce conflicts with surrounding uses, a new classification
of Light Industrial was developed.

Light Industrial

Purpose: This classification is intended to provide additional areas
suitable for the location of light industrial plants in nrder to assure
that sufficient land will be available for future expansion. Permitted
uses are industrial uses which lack the nuisance characteristics (noise,
smoke odor, heavy trucks, etc.) frequently associated with heavy indus­
trial uses. The Light Industrial classification is intended to be ap­
plied to particular areas with a considerable degree of flexibility, so
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that if an area is designated in the Plan for light industrial develQp­
ment but such development does not occur, other types of uses may bet
allowed in the area.

Appropriate Areas: Areas having existing light industrial uses or in­
dustrial potential are appropriate for this classification, particularly
where nearby commercial, residential or recreational areas make heavy
industrial uses inappropriate due to their nuisance characteristics.

Heavy Industrial

Purpose: This classification designates sufficient amounts of land suit­
able for all types of industrial uses.

Appropriate Areas: The Heavy Industrial classification is suitable for
areas in which industrial uses are presently located, as well as for areas
having potential for industrial development due to highway or water acc­
ess, availability of utilities and level terrain. Inqustrial develop-.
ment in such areas should have minimal adverse impact on residential, com­
mercial and other uses in terms of nuisance characteristics.

PUBLIC AND ENVIRONMENTAL AREAS

The purpose of these seven classifications is to identify areas necessary
to meet the future needs for public services, protect amenities, to pro­
tect and develop resources, and to protect agriculture in the adjacent
areas. These classifications recognize the environmental goals of the
city.

Controlled Development Area (CDAl

Purpose: This special classification is intended to recognize the scen­
ic and unique quality of Bandon's ocean front and to maintain this qual­
ity as much as possible by carefully controlling the nature and scale
of future development in the area. It is intended that a mix of uses
would be permitted, including residential, tourist commercial, and rec­
reational. Future development is to be controlled in order to enhance
the area's unique qualities.

Appropriate Areas: The CDA includes the south bank of the Coquille River
west of the Robertson concrete plant, the jetty area, and all ocean bea­
ches within the city limits. The inland boundaries of the CDA are prim­
arily the bluff and Beach Loop Road .
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Public Facilities

Purpose: This classification designates land used for public facilities
such as government offices, schools, hospitals, and transportation fac­
ilities.

Appropriate Areas: Areas in which publicly-owned facilities are locat­
ed as well as future sites for such facilities are placed in this class­
ification.

Open Space

Purpose: This classification is intended to provide areas for recreat­
ional use, to designate areas which can serve as buffers or transitions
between conflicting uses, and to recognize areas which for various other
reasons such as soil and slope limitations should best remain open.

~riate Areas: This classification is appropriate for existing public
parks, school grounds, and other recreational areas such as golf courses.
Areas which have potential as buffer zones between conflicting uses such
as industrial and residential are also appropriate. Land adjoining stre­
ams and areas with soil of slope condit,ions not suitable for building
are appropriate for the Open Space classification because of their aes­
thetic value as well as their.recreational potential.

Agricultural

Purpose: The Agricultural classification is intended primarily to ident­
ify areas which are particularly well suited for cranberry production, and
to encourage retention of these areas for this important segment of the
area's economic base.

Appropriate Areas: Incl~ded in this classification are lands presently us­
ed for cranberry bogs, as well as adjacent areas which form watersheds for
these bogs.

Natural Resource Areas

Purpose: This classification is intended to identify areas which have re­
creational as well as ecological value.

Appropriate Areas: Bullards Beach State Park and the adjacent dunes area,
as well as marshlands along the Coquille River downstream from Bullards
Bridge are appropriate for designation as Natural Resource Areas.
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Marine Activity Areas

Purpose:
suitable

This classification is intended to
boat basin for the Port of Bandon.

identify <l location for a

, Appropriate Areas: The harbor from the existing boat basin east to the
Moore Mill is proposed as the appropriate location for an expended boat
hasin.

Rural and Open

Purpose:
scattered

This classification is intended to designate areas
residential development and agricultural uses.

suitable for

Appropriate Areas: Those areas outside the city limits which are not in­
cluded in any of the a.bove classifications are appropridte for the Rural
and Open classification.

PUBLIC FACILITIES

This section outlines Bandon's plans for the continu~ development of its
water, sewerage. and street systems. The maps included in this section
show those improvements presently planned for each system. It would be
emphasized that these plans are flexible in the sense that additional im­
provements may be undertaken depending on future circumstances.

The planned improvements in Bandon's water, sewer, and street systems are
consistent with the goal providing for development of quality public fac­
ilities to serve the city's best environmental and socio-economic inter­
ests. An equally important feature of these plans is that they prqvide
a means for implementing the Comprehensive Plan by usinq extensions of
public facilities as catalysts for the orderly development of different
areas on a timed basis. By improving streets and pr0viding water and
sewer service at a given time in a particular area, the city can encour­
age development to locate in that area and at the same time, discourage
premature and scattered development in areas where extensions of public
facilities are not yet economically feasible.

Water DevelOpment Plan

The City of Bandon has adopted a 20-year water development plan
proving its water system in order to meet future requirements.
calls for construction of treatment, storage. transmission, and
ution facilities in two ten-year phases.
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Phase I of the plan calls for immediate construction of a treatme~t plant,
a ground storage reservoir, and a second transmission line to town. Phase
II calls for construction of additional reservoir storage and an impound­
ment after 1984.

The map in Figure 13 shows proposed extensions in the city's water distri­
bution system during Phases I and. II of the plan. Phase I extensions are
to be completed as soon as funds become available, and will expand water
service to areas within the present city limits. Phase II extensions are
to be constructed after 1984 and will mostly serve areas south of the city
limits, where future development can be expected to occur.

Sewerage Development Plan

The map in Figure 14 shows proposed sewer extensions through 1991. The
city expects to begin construction of an interceptor line along Beach Loop
Road south to Johnson Creek in the near future. Major expansion projects
are planned for the Jetty area and the Elmira-Fillmore Avenue area as soon
as funds become available. Financing for these projects will come largely
from assessments on benefited properties. Therefore, willingness of prop­
erty owners in the affec~ed areas to assume such assessments will deter­
mine which expansion projects will be undertaken first.

Additional sewer extensions are shown south of the present city limits a­
long Highway 101, Old Airport Road and Rosa Road. These extensions should
be viewed as long-range projects to be undertaken when development press­
ure in the affected areas becomes sufficient to make construction econom­
ically feasible. City policy requires that areas served by sewers must
be inside the city limits. Accordingly, annexation to Bandon wouid be a
prerequisite to these extensions.

Traffic Circulation ,.
The City' of Bandon has prepared a set of proposed street system improve­
ments together with a tentative construction timetable. The map in Fig­
ure 15 shows the location of the proposed projects. Under the city's
program, the indicated streets will be paved to full city standards, and
curbs and gutters will be installed. Improvement of these and other stre­
ets w.ill depend largely on the willingness of adjoining property owners
(or city· taxpayers as a whole) to pay for these improvements.

continued improvement of Bandon's street system will help to implement the
goal of transportation system to meet the city's present and future needs,
quality streets will provide quicker, safer and m9re compfortable move­
ment within the city for all modes of transportation. OVerall mainten­
ance costs will be lower for paved streets with curbs and gutters than
they are for semi ·and unimproved streets.
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LAND USE BY AREA

This section analyzes the Bandon 1990 Compr8hensive Plan as it relates to
six specific geographic areas of the city. These areas have been delin­
eated in terms of considerations of natural and man-made boundaries and,
to the extent possible, common development characteristics. These areas
are listed below, followed by a discussion of each area.

1. Bandon Heights
2. Southeast Bandon
3. Downtown-Woodland Heights
4. West Bandon
5. Jetty-Beach Loop Road
6. South Bandon

BANDON HEIGHTS

This area is bounded on the north and east by the city limits, by River­
side Drive and Fillrrore Avenue on the west, and by Highway 101 on the
south.

Residential Development: The development of Bandon Heights has been pre­
dominantly residential to date. Because of the existing development pat­
tern and the proximity of Bandon Heights School and its adiacent play­
ground area, the Plan proposes that the development focus of this area con­
tinue as residential (except for certain industrial and commercial areas
which will be discussed below). Thp. large area northwest of the junction
of Highway 101 and 42-5 and the smaller area northeast uf the junction are
proposed for Urban Residential development. Most of the l"!xisling homes
in these areas are served by city water and sewers, and Jines can be ex­
tended relatively easily to serve additional development. A third area
designated for Urban Residential development lies betwePTI Highway 101 and
Riverside Drive at the north city limits and is presently without city
water or sewers. As pressure for additional housing increases in future
years, and after other residential areas fill in to the south, it is rec­
ommended that the city extend water and sewer lines to this area so as to
facilitate additional development.

Rural Residential development is proposed for the area on both sides of
Spring Creek east of Highway 101 and south of the creek between the high­
way and Riverside Drive. Although city water service is presently planned
for both of these areas, there are no plans for sewer service faT either
area, thereby reducing the feasibility of Urban Residential development.
Use of the Rural Residential classification east of Highway 101 is further
encouraged by the proximity of c~anberry bogs to the east, which could be
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adversely affected by high-density residential development. Between the
highway and Riverside Drive, the opportunity for "rural" living afforded
by large lots, plus proximity of much of the area to the Moore Mill log
pond, both tend to reinforce the Rural Residential classification.

Commercial Development: Most of the existing commercial development in
Bandon Heights is located at the junction of Highways 101 and 42-S and
includes a service station, restaurant, two motels, and a myrtlewood man­
ufacturing and gift shop (which is located on the south side of Highway
42-S). The Plan designates this area as Toruist Commercial in keeping
with the present Bandon Zoning Ordinance but with two exceptions. First,
the half-block west of June Avenue between Highway 101 and First Street
East should be classified as Mobile Home Residential to recognize the mobile
home park located there. Second, the Plan proposes that the block bounded
by Division Street, First Street North, Highway 101 and North Avenue be
added to the Tourist Commercial classification. Tourist Commercial devel­
opment of these areas takes advantage of the high visibility to travelers
on the two highways as well as relative ease of access.

The block north of Highway 101 between Grand and Fillmorp. Avenues forms
part of the downtown business area and is classified by the Plan as General
Commercial. This designation is consistent with the predominant exist-
ing land use as well as with the Bandon Zoning Ordinance.

Industrial Development: At present there is no industrial development
in Bandon Heights, although the Moore Mill is located across Riverside
Drive from the area. The Plan proposes a Light Industrial classification
for a fairly large area north of Second Street North between Highway 101
and North Avenue. The reason for this classification is to provide addi­
tional land for economic development compatible with surrounding uses.
Also, the cranberry bogs to the east would be protected against encroach­
ing residential development which is not felt to be compatible with bogs.
Development of this area is long-range in nature and should be closely
coordinated with the development of public facilities, especially road
access. (The best· access' would be eirectly east from Highway-lOl. However,
should this be denied by the State Highway Division, then access should be
north from Highway 42-S). Light Industrial development in this area should
be well-planned and visually attractive. Unsightly open storage should be
discouraged.

Two areas outside the city yet near Bandon Heights are shown on the Plan as
Heavy Industrial. They are the Rogge Lumber Millon Highway 101 at Bullards
Bridge and the Erdman Meat Packing plant on Highway 42-S just e~st of the
city limits. There is some residential development near the packing plant,
but future residential development should not be sizeable enough to create
serious conflicts with either plant.

Open Space: The playground area of the Bandon Heights Elementary School
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offers some close-by recreational opportunities for residents of Bandon
Heights. Located near the school is a cemetary which has potential as
"passive" open space, offering a visual contrast to nearby residental
development. The Plan proposes that the area along Riverside Drive west
of the school and cemetary and running south to Ferry Creek be maintained
as open space for the purpose of creating an integrated buffer area be­
tween the Moore Mill complex and the city's sewage t~eatment plant on the
west, and residential areas and the school on the east.

The Plan proposes open space corridors along both Spring and Ferry Creeks.
The city could possibly coordinate limited development of these cooridors,
perhaps including construction of hiking trails, benches or related facili­
ties. The main point is to call attention to these natural amenities and
make them available for the enjoyment of the general pubiic.

SOUTHEAST BANDON

Harlem Avenue, Highway 101, and the south and east city limits form the
boundaries of thi~ area, which is bisected by Ferry Creek. The Plan pro­
poses that Southeast Bandon develop primarily as a residential district,
with particular emphasis on retention of the area's present open character
to a large degree.

Residential DevelOpment: The Plan proposes that the area North of Ferry
Creek and west of June_and Michigan Avenues be developed as Urban Resid­
ential. This classification is compatible with both existing development
and the Bandon Zoning Ordinance. Water _and sewe:o: lines presently.· serva part
of the area and could be extended to accommodate additional development.

The area south of Ferry Creek and immediately east of Harlem Avenue is re­
commende~ for Rural Residential development. This area is presently with­
out water or sewer services. Although nearby water lines could be extended
to serve the area with little difficulty, sewer service would not appear
highly feasible within the planning period.

The Plan proposes that the extreme southeast corner of the city be design­
ated for ~lannef Residentia~development. This is definitely a long-range
proposal, with implementation dependent on sufficient development pressure,
extension of water and sewer lines, and most likely private acquisition of
a large number of city and county owned parcels. (Public ownership also
poses a,barrier to private development to much of the Harlem Avenue area
recommended above for Rural Residential use.)

Commercial Development: The Plan recommends that the blocks between the
highway and Third Street East from June Avenue to the city limits be re­
tained for Tourist Commercial development as presently zoned. This
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classification is appropriate for the same reasons cited ~egarding the
Bandon Heights Tourist Commercial center, of which this area is actually
a part.

Industrial Development: The Plan proposes a Light Industrial designation
for an area covering roughly two blocks between Michigan Avenue and the
city limits directly south of the Tourist Commercial district. This area
presently contains little development and could accommodate a moderate
sized firm with Min~Uft conflict with adjacent uses. It should be noted
however, that this area is presently zoned for residential use and any
industrial development should be viewed as a long-range objective, so as
to allow the gradual phase-out of existing residential development.

Open Space: A major portion of Southeast Bandon is proposed for retention
as open space. Basically, this area includes a wide corridor along Ferry
Creek plus another corridor running south from the creek to the city limits
in a line with Michigan Avenue. In addition to the lack of water and sewer
lines already cited, steep slopes of from 30\ to 50\ in these areas dras­
tically lessen their potential as home sites. On the other hand, the pre­
sence of the creek, and large amounts of publicly ownea land increase the
desirability and feasibility of creating a greenway with considerable pot­
ential for recreational use.

DOWNTOWN-WOODLAND HEIGHTS

This area is bounded on the west by Allegheny and Oregon Avenues, on the
north by the waterfront and Highway 101, on the east by Fillmore and Har­
lem Avenues and on the south by the city limits. The Plan proposes an
integrated pattern of residential, commercial and industrial uses for this
area.

Commercial Development: The Plan retains the existing Downtown and Wood­
land Heights areas for General Commercial development but proposes some
modifications of the areas delineated by the Bandon ZOning Oridance. First,
General Commercial development is indicated all the way to First Street,
East, consistent with existing use. Second, the Plan provides for General
Commercial development for the entire area between Highway 101 and the
Perry veneer mill. Although some land between the mill and Alabama Avenue
is presently zoned and used for residential development, this area lies
in the logical path of commercial expansion which could well occur within
the planning period. Similarly, the Plan proposes the,western boundary
for commercial development*beAllegheny Avenue from the city limits north
to Seventh Street West, instead of the alley between Allegheny and the high­
way. This change recognizes prevailing land use patterns and serves to
fill out the commercial area with little adverse impact on adjacent uses.
Linked together by the City Hall, the Downtown and Woodland Heights commercial
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areas as outlined in the Plan should offer sufficient l~nd to contain for­
seeable General Commercial development wi.thin the planning period.

Industrial Development: The Plan proposes no additional areas for Heavy
Industrial development within the Downtown-Woodland Heights area, but pro­
vides for the existing Perry veneer plant and the Moore Mill (located North
of Downtown and west of Riverside Drive). The Plan does, however, propose
an area for Light Industrial development between Grand and Elmira Avenues
and Third and Fifth Streets East. This area is presently zoned for general
commercial and residential use, but contains a cheese processing plant and
several other firms which fit the Light Industrial classification. Given
this prevailing development pattern, the area provides a logical location
for additional light industrial or heavy commercial finns.

Residential Development: A key element of the Plan in terms of residential
use in the Downtown-Woodland Heights area is the proposal for a Mobile Home
Residential area between Delaware and Grand Avenues and Fifth and Eleventh
Streets East. The city plans to extend sewer lines into this area includ­
ing an interceptor line along Fillmore Avenue. With the addition of sewers,
this area will be available for those who wish to buy lots on which to place
mobile homes, as well as for possible mobile home parks. At the same time,
conventional housing would also be permitted. The concept embodied in this
type of area has several desirable features, First, the area provides a
transition between the adjoining Light and Heavy Industrial, Commercial,
and Urban and Rural Residential areas. second, thie type of area recog­
nizes the growing popularity of mobile homes as an alternative to gener­
ally more expensive conventional housing. Finally, mobile homes could be
relocated with relatively little difficulty in the event of expansion of
adjacent uses.

East of the proposed Mobile Home Residential area, the Plan recommends a
continuation of the Rural Residential area previously described for the
Southeast Bandon area. Water is available to much of the area at present,
but intensive development should be discouraged unless sewer service is
provided.

urban Residential development is proposed for the area located between the
two commercial areas on the north and south, the City Hall on the west and
the Light industrial and Mobile Horne Residential areas on the east. This
area presently has water and sewer service which can be expanded to accom­
modate greater densities. Proximity to shopping areas should encourage
continued development of this district.

\

•

"

Marine Activity Areas: The Plan proposes that the harbor area directly
north of the downtown area be the site of an expanded boat basin for the
Port of Bandon. Such development should be viewed as long-range in nat­
ure, taking into account the relationship of the proposed basin with the
existing Bandon Fisheries plant and the Moore Mill truck shop.
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WEST BANDON

This area is bounded on the east by the commercial districts and the high­
way, on the west by Ogden Avenue (Beach Loop Road), on the north by the
cliff (and the waterfront easterly from the Robertson concrete plant), and
on the south by the city limits and Tupper Creek.

Residential Development: West Bandon is presently the city's major resid­
ential area, and the Plan proposes Urban Residential development for all
areas not otherwise specified. Water and sewer lines are relatively ex­
tensive in the area and expansion of existing lines as needed does not app­
ear to pose major technical problems.

Schools, shopping areas, the city park and beaches are all within relativ­
ely easy walking distance of most of the area. These factors should all
serve to encourage the continued filling in of this residential area.

Commercial Development: The Plan proposes Tourist Commercial development
for the area north of First Street West between Alabama Avenue and the con­
crete plant. The area is presently zoned for industrial development but a
number of craft shops located here create the potential for an attractive
waterfront grouping of small businesses selling a variety of locally-man­
ufactured goods.

Industrial Development: The Plan does not propose industrial development
for the area other than the area presently used by the existing concrete
plant. The area along First Street West could be used for industrial
development as an alternative to the Tourist Commer~ial use proposed above,
but it is submitted that this area represents a unique opportunity
for development of a commercial center with a distinctively local flavor.

Open Space: In addition to the existing city park and the school grounds,
the Plan proposes open space co~ridors along Tupper and Gross Creeks sim­
ilar to those proposed for Spring and Ferry Creeks in Bandon Heights.

JETTY-BEACH LOOP ROAD

This area includes the entire Controlled Developme~t Area as shown on the
Plan map plus all remaining area within the city limits south of Tupper
Creek.

Controlled Development: The key element of the Plan with respect to the
Jetty-Beach Loop Road area is the proposed Controlled Development Area
(CDA). Bandon is the only city in Coos County---and one of relatively
few cities on the Oregon coast--which offers a scenic route comparable to
Beach Loop Road or the quantity of homesites with good ocean views found
along this road and in the Jetty area. Homes on the Jetty are characterized
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by a rustic, low-profile architectural style frequently associated with
small coastal villages. The purpose of the CDA concept is to encourage
development which will compliment the Jetty's present character, and which
will cause minimum disruption of the ocean vistas afforded by properties
along the bluff.

The ?lan proposes that a balanced mixture of uses be allowed in the CDA,
including Tourist Commercial development, single anc multi-family homes
and public recreation areas. Successful implementation of the CDA con­
cept will require careful determination of (a) the uses to be allowed in
the CDA and (b) the specific controls to be used to ensure that develop­
ment in the CDA will be compatible with the goals pertaining to the Jetty
and bluff.

commercial Development: The Plan proposes that Tourist Commercial develop­
ment outside of the CDA be clustered around existing locations (as shown on
the Flan map). Clustering of Tourist Commercial development is consistent
with the Bandon Zoning Oridnance and serves to prevent a pattern of strip
development along the Beach Loop Road.

Residential Development: Outside of the CDA, the Plan proposes Urban Resi­
dential development between Beach Loop Road and the city limits from Tupper
Creek south to the golf course. Water service is available from a main ex-
tending along Beach Loop Road south to Johnson Creek. Plans for a sewer q

extension project along Beach Loop Road have been completed and construction
is expected to begin within the coming year. Given the approaching avail- "
ability of sewer services, plus the demand for ocean view homesites, Urban
Residential development of this area appears logical and feasible. It
should be,noeed, however, that continued residential development will in-
crease the need for major improvement for Beach Loop Road.

Rural Residential development is proposed for the incorporated areas ad­
joining the golf course to the north and south. Extension of water and se­
wer service to the area within the planning period is not anticipated at
this time. The proximity of these areas to the golf course makes them es­
pecially attractive for development of homes on relatively large lots.
These considerations make rural residential development a reasonable course
of action for this area.

Open Space: In addition to the ocean beaches, the Jetty-Beach Loop Road
area contains five public park areas as well as a public golf course. Dev­
elopment of the park areas can probably be limited to parking areas, rest
rooms, beach access trails and possibly picnic facilities at some locations.
Adequate beach access should have the first priority regarding development
of present sites and acquisition of additional land.
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SOUTH BANDON

South Bandon includes the area south of the present city limits on both
sides of Highway 101 extending to the Bandon Airport. This area represents
the major direction of urbanization beyond the present city limits; and
much of the area may ultimately become part of the city. Therefore, the
Plan proposes guidelines for development of this area so that its growth
will be an asset rather than a liability to the city.

Potential Annexation Areas

Based on a consideration of existing development patterns together with
certain physical characteristics; the Plan proposes that the area bounded
by the present city limits, Johnson Creek; and a north-south line a block
east of Highway 101 be considered for future annexation to the city. Such
annexation would occur in stages; as demand for the full range of city ser­
vices increases due to continuing development.

Residential Development: Within the proposed annexation area, the Plan in­
dicates Urban Residential development for two areas adjacent to the present
city limits. These areas contain the major concentration of suburban resi­
dential spillover in Bandon to date. Extension of existing water and sewer
lines would not appear to pose any major problems; consequently, these areas
would be logical for annexation within a relatively short period of time.

Rural Residential development is proposed for land immediately a1joining
both sides of Highway 101. This recommendation is based on several con­
siderations. First, residential development along the highway is cons­
istent with the objective of discoraging commercial st~ip development along
the highway. Secondly, Rural Residential development e~courages greater
lot sizes, thereby permitting homes to be set back further from the high­
way and the noise from passing traffic. Third, low-density Rural Resid­
ential development poses fewer conflicts between through and local traffic
in terms of access from the highway.

The Plan recommends that the major portion of the proposed annexation area
be classified for Planned Residential development. To date, development
of this area has been relatively sparse and most of the land is in fairly
large ownerships. Soil suitability for residential construction is var­
ied, but there are many large areas of buildable soil. Because of the
above conditions, the Planned Residential classification seems partic­
ularly appropriate in that it invites innovative approaches to resident­
ial development through Planned unit Developments or imaginative sub­
division arrangements. Such approaches afford opportunities to achieve
optimum development of the buildable areas while i~corporating the less
suitable areas into these developments as open space. Streets can be
planned in these areas so as to encourage slower traffic speeds than those
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usually associated with the conventional grid street configuations of
older urban areas. It should be emphasized that any new development in
this area would require extension of city water and sewer services. This
condition should facilitate an orderly pattern of development by means of
phased annexation and utility extensions."

Commercial Development: The Plan proposes that commerciel development in
South Bandon be limited to existing development as much as possible. Im­
plementation of this proposal will encourage optimum dev€lopment of exist­
ing commercial centers (Downtown and Woodland Heights) and will also dis­
courage the type of strip commercial development found along the highway
entrances to many cities.

At present, there is considerable commercial development south of the city
limits near Gross Creek. Annexation of this area to the city is expected
in the near future and the Plan proposes General Commercial development
which is consisbent with both existing use and proposed city zoning for
the area.

Rosa Road-Airport District

The remaining portion of South Bandon lies east of Highway 101. The pre­
sent character of the area is rural, with extensive cranberry bogs and
other agricultural activities being the predominant land uses. For the
most part, the Plan proposes that the present charar.ter of the area be
retained.

Residential DevelOpment: The Plan proposes Urban Residential development
for a small area east of Highway 101 which has experienced concentrated
develo~ent to date. Proximity of this area to the city makes annexation
to obtain water and sewer service probable at some future date. possible
Urban Residential development beyond the area shown on the Plan map should
be viewed as extremely long-range, and should not be encouraged if it would
conflict with agricultural development nearby.

The Plan proposes low-density Rural Residential development along Bill
Creek Road, and along the west side of Rosa Road, =onsistent with existing
residential development as well as with adjacent agricultural uses. City
water lines along these roads are planned for construction during the "mid
1980's but sewers are not presently planned for the area.

Industrial Development: The Plan proposes designation of a large block of
land for Heavy Industrial-development immediately south of the Perry veneer
mill. The purpose of this recommendation is to provide an area capable of
con~ining large scale industrial expansion in the future. This location
is within reasonable distance of Highway 101, with possible access via
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Eleventh Street East and Rosa Road. While there would be some conflict
with nearby residential uses, such conflict would be relatively limited.
Water and sewer lines could be extended to serve new forms in the area
without having to traverse undeveloped areas. An apen sppce_buffer zone
is proposed for the south and east sides of the proposed industrial site.

The Plan proposes Light Industrial development in the vicinity of the
Bandon Airport. Such a classification would pose minimal conflict with
adjacent uses and would provide areas suitable for those types of firms
which would derive particular benefit from being located near the air­
port. The major conditions for any development near the airport should
be that (1) such development have an orientation to air service in some
manner and (2) all developments should be carefully planned so as not to
conflict with safe operation of the airport or with its future expansion.

Agricultural Development: The Plan map designates Agricultural development
for areas where cranberry bogs are located at present. The primary concern
here is to ensure that land best suited for agricultural use can be retained
for such use without being encroached upon by other uses.
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CHAPTER VI

HOUSING ELEMENT

The Housing Element of the Bandon 1990 Comprehensive Plan seeks to assess
the housing needs for Bandon and to identify the steps required to meet
these needs. Inciuded in the Housing Element are (1) a survey of housing
conditions in Bandon, (2) a summary of the problems relative to the city's
existing housing stock and the prospects for the solution of these problems,
(3) a summary of the Plan's housing-related Goals and Objectives, and (4)
a statement of recommended future planning and implementing activities.

HOUSING CONDITION SURVEY

A "windshield survey" of housing conditions
simultaneously with the Land Use Inventory.
city was divided into twelve zones as shown

was conducted
For purposes

in Figure 16.

within
of the

the city
study the

,
The purpose of the study was to determine the general condition of Bandon's
present housing stock. Study zones were used to identify the character of
individual neighborhoods in terms of housing conditions.

Grading Criteria

The grading of housing conditions was conducted in accordance with guidelines
established by the Comprehensive Health Information Program System (CHIPS).
These guidelines classify the condition of each unit as "good," "fair," or
"poor." Below are brief descriptions of the criteria used to determine these
grades.

A. Good:
terior

No visual signs of disrepair;
siding intact and painted.

foundation fully intact, ex-

B. Fair: Windows cracked or broken; part of siding or foundation
missing; in need of paint.

C. Poor: Combination of structural deficiencies (including those
listed under "B") which would tend to make replacement more
economical than repair.

Shaded areas in figure 16 represent built-up areas within each zone. Each
area is shaded according to the percentage of total housing units rated as
"good~" Sub-zones were delineated in those zones containing non-contiguous
developed areas, and where streets formed logical boundaries. Table 9
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summarizes housing condition survey data by zone and sub-zone and also lists
the acreage, number of units, and density for developed areas in each zone.

Housing Condition by ZOne

The following are summaries of neighborhood characteristics in terms of hou­
sing condition, compatibility of land uses, future building potential and
other relevent considerations.

ZOne 1

ZOne 1 includes the bluff area extending south from Seventh Street to the
city limits. 61% of the housing in the zone was reated as good, represent­
ing 3.1% of the city's total good housing. Lack of exterior painting was
the most prevalent characteristic of houses rated as fair.

At present, ZOne 1 contains ample undeveloped building sites suitable for
new homes. Much of the land south of Thirteenth Street is now in large
ownerships and could be sub-divided to accommodate_,more- homeswWithout.over­
crowding.

Zone 2

Zone 2 extends from north of Seventh Street to the city limits, and runs
east from Zone 1 to Jackson-Street. 73% of the zone's housing was rated
as good, representing 6% of the city's total good housing. Lack of exter­
ior painting was again the primary characteristic of units rated as fair.

There are numerous vacant lots to the north and east of the park which cou­
ld provide ideal home sites if Eighth and Ninth Streets and Kensington Ave­
nue were improved.

ZOne 3

ZOne 3 lies between Jackson and Franklin Avenues, and extends from Ocean
Drive south to the city limits. 80% of the housing in this zone was rated
as good, representing 13% of the city's total good housing. ZOne 3 has
~e highest percentage of good housing of all the zones in the city.

Although much of zone 3 is more built up than many neighborhoods, there are
several vacant lots, particularly in the areas south of Eleventh Street and
between Harrison and Jackson Avenues.
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Zone 4

ZOne 4 lies between Franklin Avenue and Highway 101 and r:uns from Fourth
Street south to the city limits. 72\ of Zone 4'5 housinq was rated as
good, representing 9.5\ of the city's total good housing. It should be
noted that hOllsing quality was found to be substantially higher in sub­
zone C than it was in sub-zones A and B. 94\ of sub-zone C's housing was
rated as "good" while only 47\ was rated as good in sub-zone A and 54\
was so rated in sub-zone B.

OVerall hOllsing density in ZOne 4 is greater than that in most residential
areas in Bandon. Much of the open area south of the schools is publicly
owned, but sub-zone A contains considerable vacant land which would appear
well-suited to residential development.

Zone 5

Zone 5 occupies the area south and east of Highway 101 between the city lim­
its and Grand Avenue. 50\ of total housing in ZOne 5 was rated as good, re­
presenting 7.3\ of the city's total good housing, but as was the case for
ZOne 4, there was a large disparity between two sub-zones. 45\ of housing
in sub-zone A was rated as good. while the 67\ of sub-zone B's housing was
rated as good.

There are many vacant lots available in both sub-zone A and B which would
present ideal home sites in terms of access to the comm~~cial areas, al­
though proximity to the veneer plant lessens the attractiveness of some
lots.

ZOne 6

ZOne 6 includes the Jetty area on the west and runs along the south bank of
the 00quille River east to Ferry Creek, and includes most of the downtown
business area. Of total housing surveyed in ZOne 6, 56\ was rated as good,
representing 3.1\ of all good housing in the city. Housing conditions in
sub-zone A is considerably better than it is in sub-zone B, with 64\ of sub­
zone A' 5 housing rated as good, compared to 50\ of sub-z<Jne B. Lack of ex­
terior painting was the major reason for the large number of houses rated
as fair.

The main potential of zone 6 in terms of future residential development lies
in vacant parcels along the bluff. These sites afford good views of the river
and ocean and could be used for single-family dwellings.
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ZOne 7

ZOne 7 runs along the Coquille River to the north city limits, and is bound
on the east by a fairly steep ridgeline and Highway 101. All housing in
ZOne 7 was rated as fair.

Present residential development in zone 7 is sparse and semi-rural in nature.
Most of the land consists of large parcels, and some of it is devoted to gar­
dening and pasture.

The presence of a large lumber mill and log storage area along the river front
reduces the attractiveness of much of zone 7 fer future residential develop­
ment. In addition, the general condition of the area's ~xisting housing wou­
ld tend to discourage new development.

ZOne 8

ZOne 8 includes the Bandon Heights area and is bound by Highway 101 on the
east, Oregon Highway 42-5 on the south, and zone 7 on the west. 42\ of
the total housing in zone 8 was rated as good, representing 8.4\ of the
city's tota1 good housing.

Bandon Heights is one of the older residential areas o( the city. This fact
helps to account for the relatively low percentage of homes rated as good.
However, the neighborhOod contains a sizeable portion of the new homes con­
structed since 1960, and as a result, the zone has one of the highest over­
all densities in Bandon. The presence of a school ~and playground facilities),
proximity to the downtown area, a minimum of conflicting land uses, plus a
fairly well developed system of streets, water lines, and sewers have all
contributed to this area's growth. These factors should encourage development
of remaining vacant lots in the area, and might also encourage the improve­
ment of homes which were not rated as being in good condition.

Zone 9

ZOne 9 occupies a strip of land on the east edge of Bandon, running from the
north city limits to just south of Oregon Highway 42-S and bound on the west
by Highway 101. Except for about ten acres in the southern end, the zone
consists mostly of forest and open space. 33\ of zone 9's housing was rated
as good, representing .6\ of total good housing in Dandon.

ZOne 10

Zone 10 includes the area south of Highway 101 and 42-S between Grand Avenue
and the east city limits and its southern boundary in line with Ninth Street
east. Almost all development in the zone lies in a 30-acre area beeween the
highways and Ferry Creek. Housing quality in Zone 10 was generally low, with
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only 26% rated as good, representing 1.6% of total good housing in the city.

Although residential development in ZOne 10 is relatively sparse at present,
the proximity of the creek creates the potential for development of some
attractive home sites along its north banks. As an alternative, the area
may remain at its present level of development, with open fields and gar­
den areas.

Zone 11

ZOne 11 occupies the southeast corner of the city. There are 17 single-f~­

ily dwelling units in a l2-acre area in the west part of the zone. Except
for the relatively sparse residential development most of zone 11 is held
in city and county ownership. Much of the zone consists of marshy areas
drained by Ferry and Bill Creeks and as such is of not great value for fu­
ture residential development.

f

ZOne 12

ZOne 12 lies directly south of the city limits on both sides of Highway 101
between Old Airport Road on the west and Rosa Road on the east. 26% of the
total housing in sub-zones A and B was rated as good, representing 1.8% of
total good housing in the city. Therce is some commercial, touris~-commercial

and industrial development along the highway, with some residential develop­
ment close by.

Although it is presently beyond the city limits, ZOne 12 represents a major
concern to Bandon because of its future development potential. Additional
development may well bring pressure for annexation in order to obtain city
sewers. Because of this possibility, the city has an interest in encourag­
ing orderly development of the area to avoid non-compatible land uses. City
input should be encouraged on specific development proposals for this area
as they come before the c~unty planning commission.

General Observations

D~ta from the housing condition survey shows overall housing quality to be
much higher in the western part of Bandon than in the eastern part, even
though the total number of dwelling units in the city is almost evenly divi­
ded between the two areas. The area west of Highway 101 contains 48% of
the city's total housing units but has 64% of all the city's units which
were rated as good. 54% of all hosing in Bandon was rated as good, but the
percentage of good housing in each of the eastern"zones was below this fig­
ure (see Table 9). The distribution of good housing between the eastern and
western pro~ions of Bandon closely resembles the distribution of new homes
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built since 1960 (The west area had 67% of all the new homes built since
1960 and 64% of the city's housing rated as good). These patterns suggest
that the city may want to give special consideration to possible means of
encouraging improvement of housing conditions in the eastern parts of the
city. This inventory of housing conditions also haE indicated that there
is ample acreage available for new residential development in all sectors
of the city.

PROBLEMS AND PROSPECTS FOR THEIR SOLUTION

Income Levels

Annual income levels in Bandon are rela~ively low in comparison to those for
Coos County and Oregon. As seen in Table 5, the Balldon area's mean annual
income in 1970 was $8,753, which was 16% below Coos County's figure of $10,
157 and 22% below the state's figure of $10,695. AL the same time, the per­
centages of individuals and families in the Bandon area with incomes below
poverty level were substantially higher than those for Coos County and the
state. In terms of income distribution, Table 5 shows 39.6% of families
in the Bandon area had annual incomes less than $6,000 in 1970 as opposed
to 24.4% for Coos County and 24.8% for Oregon.

The lower income levels found in the Bandon area tend to limit the quality
of housing that many families can afford. At the same time, these levels
can be expected to remain low unless significant improvement occurs in the

• area's economy. As noted previously, trade and service employment may in­
crease during the planning period, and the tourist industry will probably
continue to grow. However, gains in these sectors will have to be large
in order to offset the expected drop in lumber and wood products employment.

A significant problem in alleviating poor housing quality is a lack of ade­
quate financing. First, Bandon has only one lending institution at present
with. the result that the availability of development capital is somewhat
limited, although the city is served by lending institutions in Coos Bay.
This situation should improve with the opening of a new institution now un­
der construction. Second, interest rates are increasing rapidly, thereby
increasing the cost of housing. Finally, local owners of developable land
often lack the necessary capital to finance development themselves. This
problem is especially present in financing large-scale developments of qua­
lity housing. This lack of capital often forces owners to develop their
lands sporadically as capital becomes available.

Quality of Housing

While there has been a substantial increase in new housing construction in
Bandon in recent years, overall housing quality is still relatively low.
As previously indicated, the housing condition survey showed only 54.4% of
the city's ho~es to be in good condition. Available data indicates that in
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1970, 4\ of Bandon's housing units lacked one or more pllunbing facilities,
as opposed to 3.3\ for Coos County and 3.6\ for the state!O In terms of hou­
sing values, the median value of owner-occupied housing units in Bandon was
$10,400 in 1970 as opposed to $12,400 in Coos County and $15,400 in oregon. ll

Given the recent upward trend in residential building permits, housing qua­
lity in Bandon can be expected to continue to improve, although new constr­
uction will depend heavily on the area's economic climate. New housing con­
struction generally has a tendency to spur the removal or renovation of near­
by substandard units due to pressure from residents in the newer housing.

The City of Bandon has encouraged removal of substandard hosuing through a
program whereby the owners of vacant dilapidated structures may authorize
controlled burning of the structures by the fire department during practice
drills. Eight substandard houses were removed under this program in 1973.

In addition to increasing overall per-unit values, new housing contruction
can be expected to reduce the percentage of homes with substandard plumb­
ing facilities. Continued expansion of the city's water and sewer systems
should further reduce this deficiency.

Availability of Housing Alternatives

Multi-Family Housing: As indicated in Chapter IV, therp. is a deficit of
multi-family dwelling units in Bandon. particularly in light of the high
percentage of families with incomes below poverty level. There has been
an increase in the construction of such units in rpcent years. However,
there is no guarantee that economic conditions conducive to multi-family
dwelling construction will continue indefinitely.

Mobile Homes: Mobile homes have become increasingly opular in recent years
as an alternative to conventional housing. Mobile homes are particularly
attractive for those who wish to own their own homes rather than pay rent,
but who also find conventional homes too expensive tc buy and maintain. At
present, there are two mobile home parks in Bandon. however. these parks
are oriented toward short-term rather than long-tenn oc~upancy. There exists
a definite demand for suitable permanent mobile home locations either in
mobile home parks or on conventional city lots •

The Bandon 1990 Comprehensive Plan has proposed that a large area north of
the Perry Veneer mill be designated for mobile home residential development.
Sewers are planned for this area in the near future; once installed they will
permit use of individual lots for either mobile or conventional homes.

HOUSING GOALS AND OBJECTIVES

Listed below are those goals and objectives contained in the Bandon 1990
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Comprehensive Plan which pertain to housing_ These goals were formulated
on the basis of input from the citizens of Bandon.

Goals

1. To encourage development of adequate housing for residents of Bandon
in order to meet their needs and in order to provide security and enjoy­
ment.

2. To make available adequate, integrated, reasonably-priced, quality
housing, subject to regulations, which would ensure aesthetics and pro­
tection of the natural environment.

Objectives

Low Income Housing

To provide hOllsing for low income residents by encouraging the prov1S10n
of rent or house payment subsidies on a sliding scale according to the
ability to pay.

Mobile Homes

To provide adequate access to mobile homes, while guarding against land
use conflicts in urban areas, by designating appropriate areas for the
location of mobile homes.

Construction Policies

To ensure quality housing for all residents by continual enforcement and
regular updating of the city's building codes.

New Home Construction

To replace dilapidated housing by the construction of new homes.

Residential Density

To accommodate the rising housing demand and to maintain a balanced resid­
ential pattern by strengthening the zoning ordinance so as to encourage the
dispersion of multi-family dwellings throughout the community.
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RECO~ED PLANNING AND IMPLEMENTING ACTIVITIES

Program Design

In order to design a housing planning program for the next three to five
years, the citizens goals and objectives require translation into planning
and implementing objectives. The following activities are proposed in order
to implement the above goals and objectives and to encourage the establish­
ment of an ongoing housing development program for the Bandon area.

1. Achievement of a better level of understanding and
acceptance of housing as a local responsibility which
must necessarily involve the cooperative effort of
local governmental units, private industry and ~he

citizens of the community;

2. Develop urban services (water, sewerage, and streets)
to encourage residential development.

3. Continually update comprehensive plans to provide suff­
icient area for new residential development.

4. Work towards the deVelopment of a centralized regional
planning vehicle with staff resources to:

a. Serve as an ongoing informational bank of
housing resources and activities.

b. Coordinate the promotion of housing production.

c. Provide continuing technical assistance and
information to potential housing developers.

d. Provide assistance to individuals and families
with special housing problems.

e. Maintain a continually updated regional housing
plan.

5. Evaluate all local building and housing codes and ordinances,
including their enforcement procedures, to identify obstacles
and recommend changes.

6. Design and implement a multi-jurisdictional minimum-standard
building and housing code.

7. Undertake the assessment of rural housing problems and
develop plans to alleviate them.

8. Identify and disseminate design and locational criteria
for new housing developments for all economic levels.
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9. Stimulate the production of low-cost housing for the low
and moderate-income families through the increased coop­
eration and involvement of private enterprise.

10. Promote private housing development interest and activity
in rehabilitation work.

11. Assuming an increase in supply of relocation housing, in­
crease-the demolition of unsound and dilapidated housing
units that are beyond reclamation.

12. Investigate the case of mobile and modular homes as possible
means of providing inexpensive housing.

13. Develop "planned unit development" concepts that minimize land
and construction costs.

14. Require anti-discrimination housing policy and affirmative
actions.

15. Discourage housing developments in outlying areas that would
necessitate expensive extension of city services.

Housing Priorities

The following are recommended as priorities for immediate action. When
completed this program should aid the city in the ability to stimulate
adequate housing development.

1. The establishment of new residential development in areas
presently served by public facilities.

2. Open up new areas within the city for residential development
through the planned development of public facilities.

3. Foster a redevelopment program through commercial lending
institutions for local residences.

4. Re-examine the city's zoning ordinance, making necessary
changes that implement land use and housing goals.

5. Foster local neighborhood refinancing through commercial
banks and federal programs.

6. Encourage location of mobile homes in designated areas by
establishment of a zoniag classification for this use.

7. Annex and extend public facilities to areas adjacent to the
city when residential development fills out the area pre­
sently within the ctty limits.
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Residential Development Priority Areas

The map in Figure 17 presents a reconmended time sequence for development
of six general residential areas of Bandon. The priority ranking assig-
ned to each area is based on the status of existing and planned public fac­
ilities (i.e •• water, sewerage, and streets) in the area. Specifically, the
ranking is based on (1) the extent of existing public facilities in the area,
(2) the extent of additional public facilities planned for the area, and (3)
the anticipated completion time for planned facilities. Accordingly, areas
with extensive existing public facilities and with additional facilities
planned for early completion are recommended for concentrated residential
development before areas with few or no eKisting public facilities and few
or no facilities planned for the immediate future.

The six residential areas are listed below in order of their development
priority according to the criteria set forth above:

1. West Bandon-Jetty

2. Downtown-Woodland Heights

3. Beach Loop Road

4. Bandon Heights

5. Southeast Bandon

6. South Bandon
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NOTES

1 University of Oregon, Bureau of Municipal Research and Service (BMRS),
Bandon, Oregon, A Plan for Development, 1963. (Cited hereafter as
BMRS, 1963 Bandon Plan.)

2 State of Oregon, Department of Geology and Mineral Industries, Geology
and Mineral Resources of Coos County, Oregon, Bulletin 80, 1973.

3 Advance Copy, subject to change, Soil Conservation Service Office,
Coquille, Oregon.

4 BMRS, 1963 Bandon Plan.

5 Data compiled by C-CCOG Staff from building permit records, Office of
the City Manager, City of Bandon.

6 Office of the Superintendent, Bandon Public Schools.

7 Bonneville Power Administration, Pacific Northwest Economic Base Study
for Power Markets •

8 BMRS, 1963 Bandon Plan.

9 Ibid.
~1

0 10
League

11 Ibid.

of Oregon Cities, Human Resource Data 1970, October 1972.
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