Coos County Community Development
Mailing Address: 250 N. Baxter, Coquille, Oregon
60 E. Second St., Coquille OR 97423

< Planning, Building and Enforcement
Coos County Phone: 541-396-7770
Community Development Fax: 541-266-1146
WWW.CO0.C00S.0r.US TDD (800) 735-2900
DATE: February 13, 2024
TO: Board of Commissioners
County Counsel

FROM: Jill Rolfe, Coos County Community Development

RE: Hearing on File Number AM-23-007/RZ-23-007/HBCU-23-001

HEARING

DATE/TIME: February 20, 2024 @ 1:30 pm, 201 N. Adams St.

The Planning Commission convened on February 1, 2024, to evaluate an application and the draft ordinance 23-12-
010 concerning a plan amendment aimed at modifying the Qualified-Industrial Zone. The proposed modification
seeks to broaden the range of permissible uses within the zone. This proposal does not necessitate an amendment to
the Plan Map itself but entails revising the text of the qualifier to accommodate an aggregate processing facility.
The Subject Property is identified as Map Number Township 28S Range 12W Section 07C Tax Lots 101, Tax
Account Number 846405. Additionally, the proposal requests approval for a Hearings Body Conditional Use to
allow for mining or mineral processing of "aggregate" and associated uses within the Industrial Zone.

The Planning Commission determined that the applicant addressed the criteria for amending the Q-IND Zone to
permit aggregate processing and storage on the property, along with accessory uses to support this purpose. The
recommendation is to retain the qualifiers to maintain compatibility with the surrounding area. The Planning
Commission found that the conditional use could be approved with the following conditions:
1. The applicant's adherence to other state or federal permitting requirements.
2. Record a deed covenant outlining the conditional use and specifying the linkage of tax lots 101 and 1000
for planning purposes and compliance with accessory use language is recommended.

There have been no comments submitted on this proposal. Staff is requesting the Board of Commissioners accept
the recommendation from the Planning Commission and adopt the Ordinance.

This meeting will be in person; however, virtual options are at the bottom of the page.

Please find attached:
e Planning Commission Staff Report
e Application
e Draft minutes from the meeting,
¢ Ordinances 23-12-010PL

Board of Commissioners Hearings
https://meet.goto.com/964495293

You can also dial in using your phone.
Access Code:

964-495-293

United States:

+1(571) 317-3122


https://meet.goto.com/964495293
http://www.co.coos.or.us/

OREGO) Coos County Planning
60 E. Second
: ST AFF REPORT Coquille, OR 97423
coos STy http://www.co.coos.or.us/
Phone: 541-396-7770

COMMUNITY DEVELOPMENT

AGENDA ITEM IV. ITEM A - FILE # AM-23-007/RZ-23-007/HBCU-23-001,
ORDINANCE NUMBER 23-12-010PL

REPORT DATE: January 25, 2024
FILE NUMBER: AM-23-007/RZ-23-007/HBCU-23-001
PROPERTY OWNER: Ron LaFranchi

CONSULTANTS: Dave Reed, The Wayward R Studio
Megan Lawrence, South Coastal Consulting

STAFF CONTACT(S): Jill Rolfe, Coos County Community Development Director

SUMMARY PROPOSAL: The proposal is a two-part request:

1) A plan amendment to modify the Qualified-Industrial Zone, expanding its permissible uses.
This won't necessitate an amendment to the map itself but will involve revising the text of
the qualifier to accommodate an aggregate processing facility. The Subject Property is
identified as Map Number Township 28S Range 12W Section 07C Tax Lots 101, Tax
Account Number 846405.

2) A request for a Hearings Body Conditional Use to allow for Mining or Mineral Processing
“aggregate” and accessory uses in the Industrial Zone.

REVIEW CRITERIA: The applicant will need to comply with:
e Coos County Zoning and Land Development Ordinance (CCZLDO)
o Article 5.1 Plan Amendments and Rezones
e Coos County Comprehensive Plan Maps #14 Zone Maps
e Oregon’s Statewide Planning Goals & Guidelines Goals
o 3 Agricultural Lands

4 Forest Lands
5 Natural Resources, Scenic and Historic Areas, and Open Spaces
6 Air, Water and Land Resource Quality
7 Areas Subject to Natural Hazards
8 Recreational Needs
9 Economic Development
10 Housing
11 Public Facilities and Services
12 Transportation
13 Energy Conservation

o 14 Urbanization
e Section 3.1.450(5) Accessory Uses
e Sections 4.3.200(75) Mining or Mineral Processing subject to

o Section 4.3.220 Review Standards (58)

o 4.3.225 Conditional Use Review

o 4.3.230 Development Standards

OO0 O0OO0OO0OO0OO0OO0O0OO0



SUBJECT PROPERTY DETAILS:
- Account Numbers: 846405, 846301 ,
- Map Numbers:  2851207C0-00101, 2881207C0- 01000
" Property Owner: LAFRANCHI, RON
- Situs Address:  HWY 42 COQUILLE, OROT423
Acfeagef '17 54 Acres, 17.24 Acres

- Zoning: INDUSTRIAL WITH QUALIFICATIONS (Q-IND) (TL 101)

~o o o 7 COQUILLE RIVER ESTUARY MGT PLN (CREMP) (TL 1000)

~ Special Development CREMP INDUSTRIAL (CR- IND) (TL 1000)
‘Considerations and
Overlays: ARCHAEOLOGICAL AREAS OF INTEREST (ARC)
‘COQUILLE MUTUAL INTEREST AREA (CMI)
FLOODPLAIN (FP) :
_ NATIONAL WETLAND INVENTORY SITE (NWI) y
'NATURAL HAZARD - EARTHQUAKE LIQUEFACTION

:(NHEQL)

: '_ I.I STAFF REPORT WITH RECOMMENDATIONS AND PROPOSED FINDINGS

' A NOTICE REQUIREMENT This apphcatlon is a Plan Amendment governed by CCZLDO. R |

- Section 5.0.900. The notice of Post Acknowledge Plan Amendment notice was provided 35

days prior to the Planning Commission meeting to meet the requirements of ORS 197. 610 The .

hearlng notlce was pubhshed in accordance Wlth ORS 197. 732

‘ B DETAILS AND BACKGROUND: The property is current zoned both Q Industnal and
§ Coqullle R1ver Estuary Management Plan - Industrial (CREMP INDS)

- Permlt Hlstory Summary for Tax Lot 1000

The property was part of a larger tract ownership that contamed the Westbrook Wood Products S

. Plant #2 The: operatlon shown in the 1989 aerial.

AM-23-007/RZ-23-007/HBCU-23-001
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On November 18, 1986, approval was granted for a conditional use application to site an
accessory industrial structure on the property on tax lot 900 (now tax lot 1000). On the same
date, planning staff denied a site plan review for a truck repair shop. Additionally, a conditional
zoning clearance letter was issued on November 18, 1986, to construct an accessory structure,
‘with the condition that the applicant must submit a flood-proof certification for final approval.
On October 3, 1988, a zoning clearance letter was issued specifically for septic repair.
Subsequently, on September 18, 1996, a Land Use Compatibility Form was reviewed for the
existing industrial mill facility on the property and signed off. In 2000, the review and
authorization of a property line adjustment were completed, creating the current configuration

. of the property. Moving forward to April 20, 2006, conditional use and floodplain applications
were reviewed and approved, permitting the placement of fill on the property. The most recent -
application was submitted on September 21,2010, and deemed complete on September 29,
2010.

Permit Hisfory for Tax Lot 101

Prior to 1989 tax lot 101 was designated "Coquille River Estuary Management Plan -
Agriculture" and "Coquille River Estuary Management Plan-Exclusive Farm Use" by the Coos
County Comprehensive Plan. In 1989 the property was rezoned and the plan designation
amended to "Industrial" and removal a large portion of the property from Coastal Shorelands
Boundary (CSB). Amending the CSB removed the property form the Coquille River Estuary

- Management Plan as the extent of the Coastal Shoreland Boundary is the boundary of the
Coquille River Estuary Management Plan Zoning. Tax lot 1000 was not redesignated as 1t was
already developed as part of the mill facility.

The amendments to tax lot 101 were necessary to allow expansion of mill operations on the

- adjacent property. The subject property is described as Township 28 Range 12 Section 7C Tax
Lot 101 less that portion of Tax Lot 101 which lies west of the Southern Pacific Railroad tracks.

Tax lot 101 was the subject of the zone change but the original mill site was located on tax lot - -

AM-23-007/RZ-23-007/HBCU-23-001
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o 900 and 1000 The configuration of tax lot 900 and 1000 have changed the map below dep1cts

o .the conﬁguratlon of the propertles in 1989 to assist visual for this report

" . The applicant, at the time of the 1989 rezone, provided the following reasoning for the
- application: "Our expansion plans include a larger, more efficient chipping facility and a E
- sawmill with planmng facilities... The only feasible location for these improvements lies atthe
- south end of our property between the existing truck shop and the chip bins. This area now
- serves as log storage space. Approval of our zone change would enable us to shift the entlre log»
 storage and sorting operation in a northerly direction, providing space at the south end...
- Currently, Westbrook Wood Products employs approximately 200 people in its Coos County :
operations. Not only would our expansion plans increase this number, but they would also serve -

~ to utilize a natural resource to its fullest extent." This was approved through a reasons exception

~_ as it was not economically feasible to move the operatlon There were condltlons that went
‘ 'along w1th the quallﬁers as follows:

1) The landfill shall be kept 200 feet south of Rink Creek;
© 2) The last several feet of the landfill shall be clean fill dirt; .
'3) A drainage ditch shall be built to the river between the landfill and Rink Creek

o . 4) A row of trees shall be planted between the landfill and Rink Creek. .

AM- 23 007/RZ 23 007/HBCU 23- 001
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As a reminder, in 2000 property line adjustments were approved to reconfigure the property
boundaries created the configuration shown in the aerial view above.

Current Proposal:

The current property owner was not aware there were restriction on the use of the property and
started using the property for aggregate processing and storing of aggregate products. The Q-
Industrial zone only allows for wood product and associated uses to facilitate the mill operation.
The CREMP-IND (54-IND) allowed for the mill but dose not specifically list out aggregate
storage and processing. The original application proposed used mineral/mining extraction but
the definition requires excavation on site. Therefore, after consultation and a better
understanding of the activities that are occurring on site Staff’s understanding of the use of tax
lot 101 will be primarily for processing of the products with storage and sale will occurring on
tax lot 1000. This seems to fit the accessory language specifically permitted with a conditional
use in estuary zones. This will be further addressed in the criteria.

Therefore, the current proposal aims to expand the industrial uses under the qualifier to include
Mining or Mineral Processing of aggregate resources. This expansion will permit the processing
and storage of aggregate resources, along with the accessory uses to facilitate the aggregate
processing operation. The plot plan below illustrates the development and proposed expansion
area.

AM-23-007/RZ-23-007/HBCU-23-001
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Additionally, some of the proposed components will be situated in the Coquille River Estuary-
- Industrial (CREMP-IND). The conditional use submitted addresses the necessary accessory use
given tax lot 101 is not large enough to accommodate all components of the use. -
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COOS COUNTY COMPREHENSIVE PLAN BACKGROUND: The Comprehensive Land
Use Plan Map, or Comprehensive Plan Map, is a 2" = 1 mile map of Coos County that sets
forth, as a matter of official policy, general designations of land use categories for various

geographic areas within the County. These designations are the basis for zoning designations
- set forth in the Zoning and Land Development Ordinance.
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- The Comprehens1ve Plan Map was developed through an extenswe process that 1nvolved )
- evaluating development potential and making selections. This process defined various land use

~- categories on the Plan Map and everitually led to the adoption of the final map: The

“development of a rational land use plan was a crucial step in this process, which included

- considering various alternative courses of actlon and choosmg a preferred alternatlve based on

- well-reasoned policy dec151ons

o Thls_ sectlon prov1ded the reasoning behind each of the proposed land use altematives and
-~ included some analysis of the land use categories' acreage within each alternative. These

decisions were closely related to the "ultimate policy choices" outlined in the Plan: Policies.

- section. These policy choices dictated which alternative or combination of land use alternatrves
Would be selected as the Comprehenswe Plan map.

: :‘ ‘ 'Dunng the County's plannlng process, four dlfferent land use maps were developed and |

“ considered: Each of these alternatives represented a distinct approach to conservation and
o development philosophy. They underwent thorough discussion and scrutiny within Coos A
* County's citizen involvement process. Public heanngs were conducted early in the process to
o gather 1nput from County citizens before proposing zonmg maps: -

Thisis'a general description of the four alternatlves

© -« Alternative 1 — Status Quo: This option limited development to areas already developed
.'» Alternative 2 — Citizens Proposal: This alternative maximized development. .~

e Altematlve 3 — Goal Balancing: It aimed to balance the needs for growth in all zones whlle

maintaining resource protection.

. Alternatlve 4 — Max1mum Resource Protectlon This optlon reduced development potentlal

For more details, you could refer to CCCP Volume 1 Part L.

" The decision to select one. of the alternatives was supported by findings of fact and conclusions

of law. These findings were based on identifying issues and problems, evaluating alternative

. courses of action, and making ultimate policy choices while considering social, economic,
- energy, and env1ronmental needs as defined by Statewide Plannlng Goal #2, Land Use
§ Plannlng

~ Once the alternat1ves were completed the selection of the appropnate alteratlve agamst the
o following criteria:

i Best addresses citizen 1nvolvement and expressed citizen desires by attempting to
-+ legally satisfy citizens' requests through appropriate land use designations. o
ii.  Best addresses the Statewide Land Use Goals and attempts to satisfy local needs and
s recognize local conditions, while remaining within the intent and spirit of State law.
iii. . -Does not emphasize one Goal or set of familiar Goals to the detnment of another
: Goal or set of similar Goals.

~ The chosen alternative had to be the one that, in balance, best satisfied all three of the above

criteria. The Board of Commissioners opted for Alternative #3, the "goal-balancing" .

~alternative, as the most suitable option based on the criteria previously discussed. Since its

AM-23-007/RZ-23-007/HBCU-23-001_
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adoption in January 1983, adjustments were made to the land use allocations by plan

. designations in response to both LCDC's initial review critique and input from citizens and

agencies during the County's public hearings and comments process.

_ Potential mdustnal sites are identified as stated in the "Industrial Land Needs" sectlon

- according to current industrial use, County Assessor's classification, and sites identified -

previously by Coos-Curry-Douglas Economic Improvement Association. These sites will be
evaluated and selected on the basis of locational and site suitability criteria following
completion of the Coos Bay and Coquille River Estuary Plans. "Rural Center" communities
are identified to allow for further growth of commercial and community uses to satisfy rural
needs. Existing legally established industrial and commercial uses not within Rural Centers

- are recognized in the Alternative as having vested rights, and the sites are appropriately
designated, where extensive enough to be separately identified on the Plan map. Where not
sufficiently extensive, these uses are protected by site-specific zoning [See Industrial and
Commercial Lands Strategies #6 and #9]. .

The following land use designations are those approved by the County Planning Commission
for use in developing alternative plan maps for all unincorporated areas except the Coos Bay
and Coquille Estuary study areas. ***

- Section 5.16 INDUSTRIAL & COMMERCIAL LANDS -

~ Problem/Opportunity Statement

Coos County's economy is unstable. The County experiences long periods of unemployment
where the rate of unemployment is markedly higher than state and national averages; the
impact of this unemployment is increased because of the County's excessive dependence on the
lumber and wood products industry. Diversified industrial development plays a key role in the
health of Coos County's economy.

The issues raised in this section that contribute to an unstable economic base for the county

are: : :

1. A poor transportation network, rugged topography, and relative isolation, when
combined with private land-banking by large companies, result in a seriously
constricted supply of suitable industrial sites.

2. Industrial sites are relatively scarce and often occur outside Urban Growth Areas on
lands that are capable of agricultural or forest production based simply-on soil type and
unimaginative restrictive state goal definitions. Yet, state goal pr10r1t1es favor
preservation of farm and forestlands to the detriment of preserving scarce industrial
sites.

3. High interest rates and escalatlng costs of land and facility 1nfrastructure have made it
increasingly difficult to realize viable economic development projects. These
escalating costs often make development prohibitively expensive.

These issues raised don’t cover just Industrial but Commercial as well. The most relevant
issue identified is the lack of industrial sites and the challenges that the comprehenswe plan
has built in the form of strategies to overcome this situation.

AM-23-007/RZ-23-007/HBCU-23-001
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L . Coos County shall contlnuously plan for and maintain an adequate supply of commer01al .

-and industrial land, recognizing that a readily available supply of such land is the basis for a | K o

: sound economic development program. Coos County, "an active participating member of
the Coos, Curry Douglas Economic Improvement Association (CCD- -EIA), shall sanction

and support the economic development efforts of that regional orgamzatlon recognizing
that regional problems are best resolved by a cooperative regional economic development

o ‘program." ! Coos County shall support the regional economic goals and objectives. .
“ periodically adopted by the Coos County Overall Economic Development Program
- Committee, recognizing that these regional strategies constitute a coordinated program

targeted-at resolving 1mped1ments to the area's economic development potential as 1dent1ﬁedv

o by the CCD-EIA.

‘While the information in the comprehensive plan may be dated it is still relevant for Coos

o County and has been acknowledge by the State of Oregon as complrant with the Statewide . o

-Planning Goals. The proposal will continue to carry out the mission of the Coos County
N Comprehenswe Plan '

B LOCATION AND SURROUNDING USES The subJect property is located south of the .

SR City of Coquille off of Highway 42 in Coos County The property is geographlcally bordered on‘ .
- its west by the Coquille River, and Highway 42 to its east. The western most portion of the -
- property is transected by land owned by the Pacific Railway.

: -:.C

:,D

COMMENTS RECEIVED There have been no comments recelved for this proposal. -

GENERAL PROPERTY AND APPLICATION COMPLIANCE:

‘1. COMPLIANCE PURSUANT TO SECTION 1.1.300: It shall be unlawful for any

.. .person, firm, or corporation to cause, develop, permit, erect, construct, alter or use any. -
building, structure or parcel of land contrary to the provisions of the district in which it

- is located. No permit for construction or alteration of any structure shall be issued
-unless the plans, specifications, and intended use of any structure or land conform in all _

- respects with the provisions of this Ordmance unless approval has been granted’ by the

- .,Heanngs Body

FINDING The approval of thls appllcatlon will resolve compllance issues.

| 2 SECTION 6.1.125 LAWFULLY CREATED LOTS OR PARCELS

“Lawfully established unit of land” means:
- I The unit of land was created.: :
. a. Through an approved or pre-ordinance plat; : '
b. Through a prior land use decision including a final decision ﬁom a hzgher court
A higher court includes the Land Use Board of Appeals;
c. In compliance with all applicable planning, zoning and subdivision or partztzon
' ordmances and regulations-at the time it was created.

E 1Coos Bay Draft Comprehensrve Plan

AM-23-007/RZ-23- 007/HBCU -23- 001
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d. By a public dedicated road that was held in fee simple creating an interviewing
ownership prior to January 1, 1986;

e. By deed or land sales contract, if there were no applicable planning, zoning or
subdivision or partition ordinances or regulations that prohibited the creation.

- By the claim of intervening state or federal ownership of navigable streams,
meandered lakes or tidewaters. “Navigable-for-title” or “title-navigable” means
that ownership of the waterway, including its bed, was passed from the federal
government to the state at statehood. If a waterway is navigable-for-title, then it also
is generally open to public use for navigation, commerce, recreation, and fisheries.

STAFF FINDING: The units of land were acknowledged as lawfully created through a prior
land use decision pursuant to Subsection b above. An approved property line adjustment in
2000 and then subsequent conditional use application in 2010 for fill.

SECTION 7.1.250 MATERIALS REQUIRED FOR AN APPLICATION:

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

AM-23-007/RZ-23-007/HBCU-23-001
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1 Traff ic Plan 4 parkzng/tra]ﬁc plan shall be submm‘ed to address all of the followzng
Property boundaries;

- Location of all structures on the subject property;
Required parking spaces;,

. Current utilities and proposed uz‘llztzes

-0-@'.6 ..cjr.m

- Manual (OSSC) (current edition);
- The location and design of bicycle and pedestrian faczlu‘zes shall be zndzcated on the
site plan if applicable;
8. Pedestrian access and czrculatzon will be required if applzcable Internal pedestrzan
- circulation shall be provided in new.commercial, office, and multi-family residential
" developments through the clustering of buildings, construction of walkways,
landscaping, accessways, or similar techniques;

. Roadmaster may require drawings and specs from the Oregon Standards Speczf catzon ‘

' h All plans. (industrial and commercial) shall clearly show how the internal pedestrzan S

 and-bicycle faczlztzes of the site connect with external existing or planned faczlmes or
- Systems, . - :
'i. - Location of existing and proposed access poznt(s) on. both szdes of the road where '
- applzcable ' :
- j. Distances to neighboring constructed access points, median openzngs (where :
. applicable), traffic signals (where applicable), intersections, and other transportatzon

 features on both sides of the property; - - Coe

k. ‘Number and direction of lanes to be constructed on the road plus strzpzng plans

1. All planned transportation features (such as sidewalks, bzkeways aulezary lanes, - - P

.. signals, etc.); and
m. Parking and internal circulation plans zncludzng walkways and bikeways, in UGB s
- and UuCs.

~Staff agrees that a traffic sfudy is not warranted. Prior to receiving a Zoning Compliance
" Jetter the applicant will need to provide an access approval from Oregon Department of
‘ Transportatlon '

E ARTICLE 5.1 REZONES
B ) SECTION 5.1.100 LEGISLATIVE AMENDMENT OF TEXT ONLY

| AM 23 007/RZ-23- 007/HBCU 23-001
' Page -12

' STAFF FINDING: The traffic plan has been submitted, and a request for comments has been
" made to the County Road Department. The applicant has clarified that the subject property .
* has served as an industrial site for nearly 30 years. The primary access to the property is

- through an existing shared driveway off Highway 42, featuring an approximately 80-foot w1de :
L -approach "The driveway apron and approach are paved up to the property line, beyond: whlch
. the remaining driveway and access lane are surfaced with gravel. The southern property, .
- sharing access, is under common ownershlp The approved use of that property for the -~
" industrial activities described in this application is included in the current request. Given the
,operatlonal history of these properties as industrial sites and the existence of public L
- transportation facilities serving them, the applicant seeks a waiver from the traffic study, L
- access analysis, and sight distance certification requirements outlined in Chapter VII.



- An amendment to the text of thzs ordznance or the comprehenszve plan isa legzslatzve act wzthzn the '

authorzty of the Board of Commzsszoners [ OR 04 12 013PL 2/09/05].

A | STAFF FINDING This request is unique in that it seeks to expand a specnfic use w1thout :
" necessitating a legislative text amendment. The Board holds the authority to make a decision
' .to.amend the prior declsmn plan, allowmg for the accommodation of the proposed use.

. SECTION5 1 110 WHO AMYSEEK CHANGE

Coos County shall consider the approprzateness of legislative plan text and map amendment

proposals upon:
' 1. A -motion by the Board of Commzsszoners or
2. A motion of the Planning Commission; or
"~ 3. The submission of formal request made by ezther

a. The Citizen Advisory Committee; or :

b An applzcatzon filed by a citizen or organzzatzon accompamed bya prescrzbed ,
filing fee. If a Measure 56 notice is required the applicant shall be responszble for
the payment of all cost assoczated with that service.

- STAFF FINDING The apphcatlon was: submltted by the landowners Therefore, this

apphcatlon is belng rev1ewed by 3b. Thls application does not trlgger a Measure 56 notlce

. SECTION 5.1.115 ALTERATION OF A RECOMMENDED AMENDMENT BY THE
PLANNIN G DIRECT OR :

The Plannzng'Dzrector may recommend an alteration 'of a proposed 'amendment'vzfv'in the director's

- Judgment, such an alteration would result in better conformity with any applicable criteria.. The
.- Planning Director shall submit such recommendations for an alteration to the Hearings Body. prior:

1o the scheduled publzc hearing for a determznatzon whether the proposed amendment should be S0 -
altered

- _ STAFF FINDING The Plannmg Dlrector does not request to amend the proposal

e SECT ION 5. 1 120 PROCEDURE F OR LEGISLATIVE AMENDMENT

T he Board of Commzsszoners shall conduct one or'more publzc hearmgs wzth ] 0 days advance
- publzshed notice of each of the hearings. The publzc notice shall state the time and place of the

hearing and contain a statement describing the general subject matter of the ordinance under

- conszderatzon (ORS 215. 060 & ORS 215. 223) Nolzce to DLCD shall be provzded 35 days przor to

. 013PL 2/09/05 ]

"STAFF FINDING Staff has pubhshed and malled notices as requlred for an amendment
- rezone and the conditional use. All documentation is on ﬁ_Ie with the Plannmg Department o

AM- 23- 007/RZ 23-007/HBCU-23- 001
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X3 SECTION 5. 1 125 MINOR TEXT CORRECTIONS

| The Dzrector may correct thzs ordznance or the Comprehenszve Plan wzthout prior notzce or
S ‘hearing; so long as the correction does not alter the sense, meanzng, effect, or substance of any :
- adopted ordznance [OR 04 12 013PL 2/09/05 ]

o STAFFFINDING: Thls is notappllcable to thls request. -

o : SECTION 5.1.I3.0 NEED FOR STUDIES:

jT he Board of Commzsszoners Hearings Body, or Cztzzen Advzsory Commzttee may dzrect the - -

' Planning Director to make such studies as are necessary to determine the need for amending the
" text of the Plan and/or this Ordinance. When the amendment is initiated by appltcatton such

T studies, justzf cation and documentatton are a burden of the initiator.

) V ‘STAFF FINDING The apphcant has provided Justlficatlon, studles and documents to
, _support the appllcatlon proposal

X3 SECTION 5.1 135 STAT US OF HEARINGS BODY RECOMMENDAT IONS TO
T HE BOARD OF Ci OMMISSIONERS

4 Hearzngs Body recommendatzon for approval or approval with condztzons shall not in ztself

- amend thzs Ordmance or constitute a final decision.

- ﬁSTAFF FINDING The Hearmgs Body w1ll make a recommendatlon to the Board of

L v"Commlssmners

o Rezonzng constztutes a change in the permissible use of a specific piece. of ‘property after it has been K

b, SECTION 5.1.200 REZONES: ,

previously zoned. Rezoning is therefore distinguished from original zoning and amendments to the .
text of the Ordinance in that it entails the application of a pre-existing zone classificationtoa
~ specific piece of property, whereas both original zoning and amendments to the text of the
o 'Ordtnance are general in scope and apply more broadly.

L VSTAFF FINDING A portlon of this consohdated appllcatlon isa request to modlfy a
" previously -

approved rezone, to expand the mdustrlal uses allowed by the ex1st1ng zone quallfier on TL

'-101

1 SECTION 5.1.210 RECOMMENDATION OF REZONE EXPANSION BY THE
' PLANNING DIRECT OR:

, "-.1 T he Plannzng Dzrector may recommend an expanszon of the geographzc limits set forth in the _
. application if; in the Planning Director’s judgment, such an expansion would result in better -

AM-23- 007/RZ 23 007/HBCU-23-001
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e 'Dzrector shall submtt a recommendatzon for expanszon to the Heartngs Body prior to the scheduled o
B publtc heartng ﬁ)r a determtnatton whether the applzcatzon should be S0 extended

STAFF FINDING The Plannmg Director has not recommended an expansnon of the rezone
11 . SECTION 5.1.215'ZONING FOR APPROPRMTE_NONfFARM USE: -

' Consistent with ORS 215.215 (2) and 215. 243 Coos County may zone forthe appropriatenon farm
~ use:-one or more lots or parcels in the interior of an exclusive farm use zone if the lots or parcels .
-were physzcally developed for the non- farm use przor to the establzshment of the excluszve farm use
' zone '

o STAFF FINDING This is not within the 1nterlor of the of the Excluswe Farm Zone
‘Therefore, this is not apphcable

- i, VSECTION 5 1. 220 PROCESS F OR REZONES

-1 Valtd appltcatzon must be filed wn‘h the Plannzng Department at least 35 days prtor toa K
- - public hearing on the matter. .
2.. The Planning Director shall cause an tnvestzgatzon and report to be made to. determzne _’ .
o compattbzltty with this Ordinance and any other findings required. - - : S
3. The Heartngs Body shall hold a publtc hearing pursuant to heartng procedures at Sectton
. 5.7.300. '
" 4.. The Heartngs Body shall make a deczszon on the application pursuant to- Sectzon 5 1 225 _
5. The Board of Commissioners shall review and take appropriate action on any. rezone .
-~ recommendation by the Hearings Body pursuant to Section 5.1.235. o '
- 6. Adecision by the Hearings Body that a proposed rezone is not ]usttf ed may be. appealed
pursuant to Arttcle 5 8. : ,

STAFF FINDING The apphcatlon was filed on December 5, 2023. Notice of the post- -
e Aacknowledgment plan amendment was completed on December 8,2023. The hearings have
-~ been scheduled, and the process has been followed. Therefore, this matter has been

. ,approprlately addressed : - : :

P '. ‘ IV ' SECTION 5. 1 225 DECISIONS OF THE HEARINGS BODY FORA REZONE
- T he Heartngs Body shall after a publzc heartng on any rezone applzcatzon etther

1 Recommend the Board of Commzsszoners approve the rezonzng, only zf on the baszs of the ‘

found to exist:

a T he rezontng wzll conform with the Comprehenstve Plan or Section 5.1. 21 5 and.. .
b. The rezoning will not seriously interfere with permitted uses on other nearby parcels and o
_ ¢.. The rezoning will comply with other policies and ordtnances as may. be adopted by the .
Board of Commtsszoners -
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2 Recommend the Board of Commzsszoners approve but qualify or condmon a rezonzng such
. that:

o a. T he property may not be-utilized for all the uses ordznarzly permitted in a particular zone; )
b T he development of the site must conform to certain specified standards; or
.C. Any combznatzon of the above.

o A qualzf ed rezone shall be dependent onfi ndzngs of fact including but not lzmzted to the -

| followzng

i, Suchlimitations as are deemed necessary-to protect the best interests of the
" surrounding property or neighborhood;
ii, - Such limitations as are deemed necessary to assure compatibility wn‘h the
_ n surrounding property or nezghborhood o _
dii.  Such limitations as are deemed necessary to secure an approprzate development in
' harmony with the objectives of the Comprehensive Plan; or
iv. Such limitations as are deemed necessary to prevent or mztzgate potentzal adverse

= envzronmental eﬁ'ects of the zone change

3 Deny the rezone zf the f indings of 1 or 2 above cannot be made. Denzal of a rezone by the
- Hearings Body is a f nal deczszon not requiring review by the Board of Commzsszoners unless

T appealed

n jSTAFF FINDING This application seeks a modification of the 1989 rezone approval, whlch
. originally granted a qualified rezone for the specific industrial use of the property as a log -
" storage yard. The current landowner is now requesting approval to extend the use of the
. property for additional industrial purposes, primarily as a screening site, stockyard and

distribution area for locally sourced aggregate. Both '""Wholesale/Distribution' and.

. "Aggregate Processmg" are permltted uses in both the Industrlal and CREMP-EFU zones |

o Preservatlon of the 1989 zone qualifier is cruclal ensuring the protection of the orlgmal
. environmental mitigation measures. This safeguards public interest and the surrounding -
_ - properties/neighborhood by mandating an extensive future public process if the landowner

~ wishes to use the property for other purposes. The existing neighborhood comprises various

industrial properties with diverse industrial uses, and the requested use aligns with the

E industrial nature of the neighborhood. This conforms to the industrial zoning designations = -

outlined in the Comprehensive Plan, Estuary Management Plan, and Coos County Zoning . |

, and Land Development Ordlnance

- -The property is well-sulted for the requested industrial activity due to its natural features, _
" which are protected resources under state statute and local regulations. The protections and

‘mitigation measures implemented in 1989 establish a regulatory buffer between the industrial =~

activity onsite and nearby farm-residential-industrial uses. The original exception was done .
to expand the mill site. This will allow for aggregate processing while keeping the qualifiers in

_pl_ace As the appllcant appropriate brings up this site has been used for industrial uses for
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: Page 716



more than 30 years and the change to a different use but likely have some of the same
concerns that were addressed in the 1989 zone change.

As depicted in the aerial view, the property is encompassed by industrial zoning to the south
and east, with Highway 42 directly boarding the eastern boundary. To the north, there exists
a buffer between the Q-Industrial zone and the adjacent tax lot, serving as a separation to
mitigate any potential conflicts with dwelling and agricultural land. On the western side, the
old railroad parcel, currently owned by Coos County for utility purposes, acting as a

boundary between the subject properties and the Coquille River. Beyond this county
ownership lies the Coquille River.
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Notably, there have been no neighbor or agency complaints, and there is no apparent reason
for the county to conclude that there are adverse impacts on adjacent uses. The property's
surroundings, characterized by industrial zoning, natural buffers, and county-owned parcels,
contribute to the absence of conflicts or concerns raised by neighboring properties.

Given that the property is already zoned for a specific type of industrial use, the Planning
Commission should find that the rezoning will conform with the Comprehensive Plan, will not
seriously interfere with permitted uses on other nearby parcels, and will comply with other
policies and ordinances as may be adopted by the Board of Commissioners. Therefore, this
has been addresSed ' :

v. SECTION 5.1.230 STATUS OF HEARINGS BODY RECOMMENDATION OF
APPROVAL

The recommendation of the Hearings Body made pursuant to 5.1. 225 (1) or (2) shall not in ztself
amend the zoning maps.

STAFF FINDING: Any recommendation will not amend the zoning map. The Board of
Commissioners will make the final decision in this matter.. Therefore, this has been
.addressed

Vi, SECT TON 5.1.235 BOARD OF COMMISSIONERS ACT. TON ON HEARINGS BODY
RECOMMENDA TION:

Not earlier than 15 days following the mailing of written notice of the Hearings Body
recommendation pursuant to Section 5.1. 225, the Board of Commissioners shall either:

1. adopt the Hearings Body recommendation for approval or approval with conditions;

2. reject the Hearings Body recommendation for approval or approval with conditions and
dismiss the application,

3. accept the He‘arz'ngs Body recommendation with such modifications as deemed appropriate
by the Board of Commissioners; or

4. _if an appeal has been filed pursuant to Article 5.8, the Hearings Body recommendation shall
“become a part of the appeal hearing record, and no further action is requzred to dispense
with the Hearzngs Body recommendation.

- STAFF FINDING:’ This will be addressed by the Board of Commissioners.
vii. . SECTION 5.1.240 REQUIREMENTS FOR “Q” QUALIFIED CLASSIFICAT. ION:
Where limitations are deemed necessary, Board of Commissioners may place the propertyina “Q”

Qualified rezoning classification. Said “Q” Qualified Classification shall be indicated by the
symbol “Q” preceding the proposed zoning designation (for example: Q C-1).
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i

: 'STAFF FINDING The Planmng Commlssmn should c0n51der keepmg any buffers in the

o original qualifiers.
’ SECTION5 1 250 PERMITSAND APPLICATIONS MORATORIUM

. After a proposed rezoning. has been set for publzc hearzng, no buzldzng or sewage dzsposal
" system permits shall be issued until final action has been taken. Final action constztutes

ezther .....
a. Wzthdrawal of the applzcatzon by the applzcant - ' ' S
b. Expiration of the County’s appeal period without an appeal havzng been f led or -
c. Fi znal order of Board of Commzsszoners upon hearing the appeal '

. Followzng f nal actzon on the proposed rezonzng, the issuance of a verzﬁcatzon letter shall _

be in conformance wzth the appltcatzon approval

"STAFF FINDING There have been no requests for bulldmg or sewage dlsposal systems
- While the current application included a conditional use to implement the proposed use, this - -
o vdoes not pose a conflict with Section 5 1 250. Therefore, this sectlon has been addressed

Cix

SECTION 5.1.275 STANDARDS F OR COMPREHENSIVE PLAN AND REZONE F OR :_

" NONRESOURCE LAND

1. The sub]ect property does not meet the def nition of Agrzcultural Land under Statewzde o

Plannzng Goal 3 and /or Forest Land under Statewzde Plannzng Goal 4

" NOTE: Ifthe. subject property is predomznantly Class I -IV soils or zf zt .
predominantly consists of soils capable of producing 5000 cubic feet of commerczal '
_ tree species-it is not considered to be nonresource land.

T he subject property does not contazn any natural resources defined in Statewzde Planntng _
Goal 5 which are identified in the Coos County Comprehensive Plan, - :

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

.. The subject property is notconsidered to be nonresource land simply because it is too small '

to be farmed or forest managed-profi tably by itself. If the subject property can be sold, -
leased, rented or otherwise managed as part of a commerczal Jarm, ranch or other :
Jorestland it is not considered to be noriresource land.

The subject property is not considered to be nonresource land ifit has been gzven a speczal S
. tax assessmenz‘ for farm use or as deszgnated forestland at any time in the past five years.

nonresource land the county shall also determzne that rezonzng the property toa

nonresource zone will not materially alter the stability of the overall land use pattern in the S

area and lead to the rezonzng of other lands 10 nonresource use to the detrzment of the

) resource uses in the area.
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7 T he sub]ect property shall be at least 10 acre in area unless zt is contzguous to an area that o
.~ is-zoned for nonresource use. : :

o ,Any proposal of at least 2 acres but less than 10 acres requzres approval of a Goal 1 4

| exceptzon pursuant to OAR 660-00-0040. T

S 8 Rezomng of land that is found to be nonresource land shall be to a “rural” zone that is
S o approprzate Jor the type of land and its intended use. : .

Rural commerczal or zndustrzal development must comply with standards Sfor small—scale
low zmpact commerczal and industrial use.

- Development of property rezoned from Forest or Forest Mixed use to a nonresource zone
- . Shall comply with the resource development and sztmg standards. (ORD NO. 04-01 001 PL -
o vFebruary 10, 2004) -

. STAFF FINDING ThlS sectlon is not appllcable

o _ ' Oregon Statewide Planning Goal Compliance

g Oregon Statew1de Planmng Goals are a set of 19 goals established by the state government to gulde
- land use planning and decision-making throughout the state. These goals provide a framework for
- - local governments, land use planning agencies, and other stakeholders to shape the physical, social,

h _and economic development of their communities. .

: 'The Oregon Statew1de Planning Goals cover a broad range of toplcs and aim to address various
. aspects of land use planning, conservation, and development. ‘
o Oregon s Statewide Planning Goals & Guzdelmes Goals
‘ o I Citizen Involvement ’
2 Land Use Planning
3 Agricultural Lands
. 4 Forest Lands
5 Natural Resources, Scenic ana’ Historic Areas, and Open Spaces
6 Air, Water and Land Resource Quality '
7 Areas Subject to Natural Hazards -
8 Recreational Needs '
9 Economic Development
10 Housing
11 Public Facilities and Servzces
12 Transportation
13 Energy Conservation
14 Urbanization
15 (not applicable to Coos County)
16 Estuarine Resources
17 Coastal Shorelands
18 Beaches and Dunes

0000000000000 O0O0O0D0
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e 1 9 Ocean Resources (not applzcable to Coos County)

- Each goal 1ncludes spe01ﬁc pohcles and guldellnes to gulde land use planmng and development
: de0131ons : '

- L_ocal jurisd_ictions in Oregon are required to incorporate these goals into their comprehen'sive plans
~ and land use regulations, ensuring consistency with the statewide planning framework. However,

*-there is-flexibility for local communities to adapt and interpret the goals based on their unique -
.. characteristics, needs, and priorities while still meeting the overarching objectives of sustainable

. -development and resource conservatlon The ﬂex1b111ty is accomphshed through an exceptlon ‘
process .

o iThe Oregon Statew1de Planmng Goal Acknowledgment Process refers to the procedure by whlch

is part of the land use planning system in Oregon which aims to ensure that local plannmg efforts -
align w1th the statewide goals and guldellnes estabhshed by the state. :

Under the acknowledgment process, local governments in Oregon are requrred to prepare

. comprehensive plans and land use regulations that are consistent with the statewide planning :goals.'

- These goals cover various aspects of land use and development such as protection of natural

- resources, preservatlon of agrlcultural and forest lands, provision of housmg, and transportatlon »

| plannlng, among others.

B fthem to the state's Department of Land Conservation and Development (DLCD) for rev1ew DLCD "
_evaluates thé submitted materials to determine if they meet the requirements of the statewide v
planning goals. This review includes assessing the compatibility of the local plan with the ‘goals and "

. evaluatlng the plan s comphance w1th state laws and adm1n1strat1ve rules.

If DLCD finds that the local plan is in compliance with the-statewide planning goals, it issues an
:acknowledgment The acknowledgment signifies that the local government's plan and regulatlons
~are consistent with the goals and have met the state's requirements. The acknowledged plan and
‘ regulatlons then serve as the basis for land use dec131ons within that JUIISdICtlon »

~The purpose of the acknowledgment process is to promote consistency, coordlnatlon and coherence ,

" in land use planning throughout the state of Oregon. It ensures that local planning efforts are -+ -

- aligned with statewide goals and guidelines, promoting sustainable and orderly development while .
- protecting valuable resources.and addressing community needs. Coos County was originally’ -
g acknowledged in 1985, and any subsequent changes to the acknowledged plan are referred to as

estabhshed acknowledgment is achleved ThlS followmg prov1des ﬁndmgs to the goal con51stency

- Findings: This request is consnstent w1th the Oregon Statewnde Plannlng Goals, aa
j determmed in the 1989 Ordmance Number 90-01-001PL In the Matter of Amendmg the Coos
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‘County Comprehenswe Plan and Coos County Zonmg & Land Development Ordmance

[Westbrook Application]. The modification request is still ]ustlfied under that prior request |

o Goall Citizen Involvement — Goal 1 calls for "the opportunity for citizens to be 1nvolved in’
~all phases of the planning process." It requires each city and county to have a citizen
involvement program containing six components specified in the goal. It also requires local :
- governments to have a committee for cmzen 1nvolvement (CCI) to monitor and encourage '
o pubhc participation in planning.

Flndlngs 'The proposal is very limited but is still avallable to any cltlzen to review. Th1s is

not a plan text amendment and will have no impact on Goal 1.

- Goal 2 Land: Use Planning Goal 2 outlines the basic procedur’es of Oregon's statewide -
‘planning program. It says that land use decisions are to be made in accordance with a
- comprehensive plan, and that suitable "implementation ordinances" to put the. plan's pohcles
into effect must be adopted. It requires that plans be based on "factual information"; that
. local plans and ordinance be coordinated with those of other jurisdictions and agencies; and -
- that plans be reviewed periodically and amended as needed. Goal 2 also contains standards
for taking exceptions to statewide goals. An exception may be taken when a statew1de goal
cannot or should not be apphed toa partlcular area or 31tuat1on

. 'Flndlngs Thls request al1gns w1th Goal 2, as the County has estabhshed a land use planmng '
_ - process and pollcy framework to serve as the foundation for all decisions and actions related :
' to land use, ensurlng a robust factual basis for such decisions and actions.

The proposed change adheres to the process outlined in Chapter 5 of the Coos County Zomng o

and Land Development Ordinance and has been deemed compatible with the County’s

: _Comprehenswe Plan. While this request doesn't necessitate a new goal exception, it does
" - _require compliance with the existing goal exception. Given that the property is dedicated to a.
. use other than farm or forest and has undergone development over the years, staff has =~
- clarified in the background how the proposal aligns with the objectives of Industrial Zonlng
' 'Consequently, the proposal demonstrates consistency with the established goals and

obJectlves

e Goal3 AGRICULTURAL LANDS Goal 3 defines "agncultural lands." It then requlres
“ counties to inventory such lands and to "preserve and maintain" them through farm zomng
- Details on'the uses allowed in farm zones are found in ORS-Chapter 215 and in Oregon
Adm1n1strat1ve Rules Chapter 660, Division 33. S

Findings: This property was demonstrated not to be agricultural land through the 1989

~ application. The impacts to the property resulting from years of development reaffirm that
~ the property does not align with the intention or regulatory framework to qualify as

'_agrlcultural lands.

E ,:. ‘o Goal 4 FOREST LANDS - This goal defines forest lands and requires counties to 1nventory '

them and adopt policies and ordmances that will "conserve forest lands for forest uses."
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‘Findings: Thls property lacks a site lndex to quahfy as forest lands Whlle 1t was prev1ously -
~utilized for processing forest harvest, that act1v1ty has ceased. The applicant has sought an
. expansnon of lndustrlal use. As a result this property has been determmed not to be

e Goal 5 OPEN SPACES SCENIC AND HISTORIC AREAS AND NATURAL .
. RESOURCES - Goal 5 comprehensively addresses a wide range of natural and cultural
- resources, including wildlife habitats and wetlands. It establishes a systematic process for
. the inventory and evaluation of each resource. In cases where a resource or site is'deemed
- significant, local governments are presentéd with three policy choices: preserving the =~
~resource, allowing proposed uses that conflict with it, or ﬁndmg a balanced approach that ‘
. cons1ders both the resource and conﬂ1ct1ng uses.
'Flndlngs The Goal 5 resources assoclated w1th this property are the wetlands and
- .archaeologlcal areas of 1nterest Quahfiers were initially placed on thls property to address
- was extended to local trlbes w1thout recelvmg a response Importantly, there are no. proposed
: changes to the inventoried Goal 5 resources Consequently, the proposal is in accordance with-

Goal 6 AIR WATER. AND LAND RESOURCES QUALITY Th1s goal requires local
. comprehens1ve plans and 1mplement1ng measures to be consistent with state and federal
' regulat1ons on matters such as groundwater pollutlon :

. Fmdmgs The proposed change in use will still have to comply with state and federal
, regulations. There may be permitting requirements through DOGAMI and DEQandasa -
.. - condition of approval for the conditional use application the applicant is responsible for: .
T complylng w1th these agencles Therefore, the plan remains comphant with- Goal 6

e Goal 7 AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS Goal 7 deals
o w1th development in places subject to natural hazards such as floods or landslldes It
- requires that jurisdictions apply "appropriate safeguards" (floodplain zomng, for example) '
: when planning for development there. - : :

. -Flndmgs " The amendment will comply with Goal 7 through the condltlonal use apphcatlon
- Therefore, the proposal change in use w1ll have no impact on Goal 7. ' : ‘

. o ‘Goal 8 RECREATION NEEDS - Th1s goal calls for each commumty to evaluate its areas
~and facilities for recreation and develop plans to deal with the projected demand for them. -
It also sets forth detailed standards for exped1ted siting of destination resorts.

o ' '-. :ijdlngs Goal 8 is not apphcable to. th1s request

' 'o-» ' Goal 9 ECONOMY OF THE STATE Goal 9. calls for d1vers1ﬁcat10n and- 1mprovement of ' :

the economy. It asks communities to inventory commercial and industrial lands, projéeet - -~

future needs for such lands, and plan and zone enough land to meet those needs.’
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. 'Fmdmgs This request ahgns with Goal 11 — Public Facilities and Serv1ces The proposed
' amendment does not necessitate changes to the adopted Pubhc Facilities Plan, ensurmg
'comphance with Goal 11 objectlves

B Fmdmgs Thls proposal is cons1stent with Goal 9 as it furthers the mission of the economic

development of Coos County. Since the mill shut down there were a loss in the JOb market

- This w111 ‘help to recoup some of the lost Jobs

e Goal 10 HOUSING - This. goal specifies that each city must plan for and accommodate |
- :needed housing types, such as multifamily and manufactured housing. It requires each city -~

to inventory its buildable residential lands, project future needs for such lands, and planand -

- * 'zone enough buildable land to meet those needs. It also prohibits local plans from -
. dlscnmmatmg agamst needed housing types

‘Fmdmgs Thls proposal wnll have no 1mpact on housmg Coos County updated the housmg L :; '
‘ ‘mventory in 2019 and is complalnt with Goal 10. o o AR

Goal 11 PUBLIC FACILITIES AND SERVICES - Goal 11 calls for efﬁ01ent plannmg of L |

. public services such as sewers, water, law enforcement, and fire protection. The goal's -
. central concept is that public services should to be planned in accordance with a
- commumty s needs and capac1t1es rather than be forced to respond to development as 1t
‘occurs.

| . ‘o‘ GOAL 12 TRANSPORTATION The goal aims to prov1de "a safe, convenient and =
economic transportation system." It asks for commun1t1es to address the needs of the o
S "transportatlon disadvantaged." :

. .Fmdmgs There are no need to change the 2012 transportatlon plan to accommodate the use. o
o Therefore, thls goal has been addressed : :

GOAL 13 ENERGY Goal 13 declares that "land and uses developed on the land shall
~ be managed and controlled so as to maximize the conservation of all forms of energy,
based upon sound economlc principles.” : '

Fmdlngs There are no proposed changes Goal 13 and the proposal does not requlre

- changed

GOAL 14 URBANIZATION This' goal requ1res cities to estlmate future growth and

- needs for land and then plan and zone enough land to meet those needs. It calls for each =~~~

~ city to establish an "urban growth boundary" (UGB) to "identify and separate
_urbanizable land from rural land." It specifies seven factors that must be considered in
‘drawing up a UGB. It also lists four criteria to be applled when undeveloped land w1th1n'
a UGB is to be converted to urban uses. SR

_ .Findings The proposal is outside the urban growth boundary and the dens1ty is not
: proposed to change. Therefore, the proposal is consnstent _
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. GOAL 15 WILLAMETTE GREENWAY Goal 15 sets forth procedures for A
admlnlstermg the 300 miles of greenway that protects the Wlllamette R1ver S

Fmdlngs Thls Goal is not relevant to Coos County

- GOAL 16 ESTUARINE RESOURCES This goal requires 1ocal governments to class1fy o

Oregon's 22 major estuaries in four categories:, natural, conservation, shallow-draft . - -
- development, and deep-draft development. It then describes types of land uses and
-activities that are perrnlssrble in those management units."

‘o : "GOAL 17 COASTAL SHORELANDS The goal deﬁnes a planmng area bounded by therb -
. ocean beaches on the west and the coast hlghway (State Route 101 ) on the east It
4' mars_hes for example, are to be prot_ected Sltes_ best suited for umq_ue c_oastal_ land uses
- (port facilities' for example) are reserved for "water-dependen " or'"water’related"' 'uses

.- GOAL 18 BEACHES AND DUNES Goal 18 sets planmng standards for development
~ onvarious types of dunes. It prohibits residential development on beaches and active
- foredunes, but allows some other types of development if they meet key: criteria. The
- goal also deals with dune gradmg, groundwater drawdown in dunal aqulfers and the
. breachmg of foredunes :

o GOAL 19. OCEAN RESOURCES Goal 19 aims "to conserve the long term values o
" benefits, and natural resources of the nearshore-ocean and the continéntal shelf." It deals
with matters such as- dumplng of dredge spoils and discharging of waste products into -

- the open sea. Goal 19's main requlrements are for state agencres rather than cities and

‘counties. :

'Flndlngs Goals 16,17, 18 and 19 are not apphcable to this request because the property the
o property is not mapped in the estuary, coastal shoreland boundary, or beaches and dunes .
: _area Ocean Resources are not apphcable to thls request. :

) Condltlonal Appllcatlon o '
s ~The Hearmg Body Condition Use is for Aggregate processing and storage Th1s use w1ll be
: accessory on tax lot 1000. : s

e SECTION 4.3.200 ZONING TABLES FOR URBAN AND RURAL RESIDENTIAL,
- MIXED COMMERCIAL-RESIDENTIAL, COMMERCIAL INDUSTRIAL MINOR_
ESTUARY AND SOUTH SLOUGH '
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The table indicates the type of review process that is required. Remember that CU is an conditional
use review and the letter prior explain what level of conditional use is required (A = administrative
and H=Hearing)

- As used in the zoning tables the following abbreviations are defined as:

e “P” permitted and requires no review from the Planning Department. No review is required
but other agencies may have requirements.

e “CD” compliance determination review (permitted with standards) with clear and objective
standards (Staff review usually referred to as Type I process or ministerial action). These
uses are subject to development standards in sections 4.3.22, 4.3.230 and notices requesting

-comments may be provided to other agencies as result. The process takes a minimum of 30
- days to complete. Industrial zones may require additional review. . All structures and uses
shall meet the applicable Development and Siting Criteria or Special Development
Considerations and Overlays for the zoning district in which the structure will be sited. -

e “ACU” Administrative Conditional Use (Planmng D1rector s Decision usually referred to as
a Type II Process) : :

e “HBCU” Hearing Body Conditional Use (Planning Commission, Board of Commissioner or
Hearings Officer Decision usually referred to as a Type III Process)

e “PLA” Property Line Adjustments subject to standards found in Chapter 6.

e “P”,“SUB”, “PUD” = Partition, Subdivision, Planned Unit Development that require Land
Division Applications subject to standards found in Chapter 6. :

-~ o The “Subject To” column identifies any specific provisions of Section 4.3.210 to which the

~ use is subject. .

e “N” means the use is not allowed.

. The zoning table sets out Uses, Developments and Activities that may be listed in a zone and the
type of review that is required within that zone. If there is a conflict between uses the more
restrictive shall apply. Section 4.3.210 provides an explanation of the use category and the specific .. -
‘criteria that shall apply and if the use is identified as requiring a conditional use. Section 4.3.225
General Siting Standards apply to all regulated Uses, Developments, or Activities, but these are

clear and objective standards that do not, in themselves, require a land use notice. Section 4.3.230
Specific Standards list specific siting standards by zones and 4.2.200 Additional Conditional Use
Review and Standards for table 4.3.200 contains any additional criteria that applied to a Use
Development or Activity that has been identified by the following table as requiring.

Ny e e ‘ ~ o Zmm o R K ] ST
e e e o TR1 TR?_| URM | REZ | _RRS | _CD RC | €l DD | _AO REC | S5 | MES| i
79. | Mining o Minesal Processing ~ geo-themal, other ; T : :
- mineral o subsusface resources .
- 1 3 i
’ ‘ ! Aggregate ‘ N I N l N N N N 1 N HBCU |HBCU [HBCY | N N N (58)

(58) Mlnmg or Mineral Processing —This category includes geo-thermal, aggregate, other
mineral or subsurface resources. This may include stock piles.
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SECTION 4. 3 220 ADDITIONAL CONDITIONAL USE REVIEW STANDARDS for uses,

- development and activities listed in table 4.3.200

This séction has specific critéria set by the zoning district for USES, ACTIVIT[ES and '
DEVELOPMENT: *** ,

(6) Industrial (IND) and Airport Operations (A0) :
(a) Industrial developments within an Unincorporated Community Boundary:
i. shall not occupy more than 8,000 square feet of floor space in any building
or combination of buildings within an Urban Umncorporated Commumty
Boundary; or
ii. shall not occupy more than 4,000 square feet of floor space in any bu11d1ng or
combination of buildings in a Rural Unincorporated Community Boundary.
(b) Industrial development within a Urban Growth Boundary is not subject to floor.
square foot limitation but a notice to the city is required as described in subsection
(c)(v) below.

“(c) Industrial developments on land planned and zoned for industrial uses as of January
1, 2004, located outside of an urban growth boundary when exceeding the size limits
of subsections (a) above:

i Location: A qualifying site must be located outsuie of a city Urban Growth
Boundary (UGB), and may not be closer than three (3) miles from a UGB of .
a city containing a population of 20,000 or more.

ii. Building Size: Subject to building permit approval process; there shall be no
limitation on the size or type of industrial buildings authorized.
il Sewer Facilities: Subject to DEQ approval, on-site sewer facilities may be

allowed to serve authorized industrial development on qualifying lands, but
shall be limited in size to meet only the needs of the authorized i_ndustrial

: use.
iv. Other uses not permitted: On qualifying lands, retall ‘commercial and non-
- accessory residential development is prohibited.
V. Notice to cities: At least 21 days prior to taking action, notice of pendlng

industrial development (including sewer facilities serving the development)
under this section shall be sent to any city within an urban growth boundary
within ten (10) miles of the subject site. If the city objects to the pending
development, the city and the County shall negotiate to establish conditions
of approval, or changes in the development to mitigate concerns raised by the
city. If the city requests conditions of approval a notice of decision will be
sent to allow an opportunity for a public hearing.

(d) The following standards apply to any land identified as an abandoned or diminished
mill site regardless of current zoning:

i. On property outside of an Urban Growth Boundary. An “abandoned or
diminished mill site” is a former or current wood products mill site that was
closed after January 1, 1980, or has been operating at less than 25% of
capacity since January 1, 2003, and contains, or contained, permanent
buildings used in the productlon or manufacturing of wood products. The
County shall identify and determine the boundaries of abandoned or
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ii.
1il.

iv.

Vi.

Vil.

diminished mill sites (the boundary may only include those areas that were
improved for the processing or manufacturing of wood products).

Location: The site must be located outside of a city UGB.

Building Size: Subject to the building permit approval process; there shall be
no limitations on the size or type of industrial buildings authorized for lands
that qualify under this section.

Sewer facilities: Subject to DEQ approval, on-site sewer facilities, or the
extension of sewer facilities from a city UGB or County urban
unincorporated area, may be allowed to serve authorized industrial
development on qualifying lands, but shall be limited in size to meet only
needs of the authorized industrial use. The presence of the sewer facilities
may not be used to justify an exception to statewide land use planning goals
protecting agricultural lands or forestlands or relating to urbanization.

The governing body of a county or its designee shall determine the boundary
of an abandoned or diminished mill site. For an abandoned or diminished
mill site that is rezoned for industrial use under this section, land within the
boundary of the mill site may include only those areas that were improved
for the processing or manufacturing of wood products.

A permit may be approved on an abandoned or diminished mill site as
defined in ORS 215.402 or 227.160 for industrial development and accessory
uses subordinate to such development on the mill site. The governing body or
its designee may not approve a permit for retail, commercial or residential
development on the mill site.

For land that on June 10, 2003, is zoned under statewide land use planning
goals protecting agricultural lands or forestlands and that is rezoned for
industrial, the governing body of the county or its designee may not later
rezone the land for retail, commercial or other nonresource use, except as
provided under the statewide land use planning goals or under ORS 197.732.

(e) Regionally Significant Industrial Areas — See Special Development Considerations
and Overlays.

FINDING: This property is not in an Urban Growth Boundary or a Regional Significant
Industrial Area; therefore, the criteria above is not applicable.

(f) Conditional Use Review Criteria - The following criteria only apply to Use, Activity

or Development identified as a conditional use in the zoning table:

1.

COMPATIBILITY: The proposed USE, ACTIVITY OR DEVELOPMENT
1s required to demonstrate compatibility with the surrounding properties or
compatibility may be made through the imposition of conditions.
Compatibility means that the proposed use is capable of existing together
with the surrounding uses without discord or disharmony. The test is where
the proposed use is compatible with the existing surrounding uses and not
potential or future uses in the surround area.****
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. iii. Design Standards :
1. The landscape shall minimize s011 erosion.. The exterior port10n of the
‘ propetty shall provide an ornamental, s1ght-obscur1ng fence, wall, .
evergreen or other screenmg/plantlng along all boundaries of the site -
~ abutting public roads or property lines that are common to other owners of
property that are zoned fer resrdentlal except for po1nts of mgress and -
egress; .

2. Lighting: Any li ghts prov1ded to 111um1nate any publlc or pnvate parkmg i
area shall be so arranged as to reflect the light away from any abutting or - .
adjacent Urban Resrdentlal Rural Residential or Controlled Development

~ district. S

3. Exposed storage areas,. service areas, utility bulldlngs and structures and -
similar accessory areas and structures shall be subject to the setbacks of

- the this zoning designation, screen plantings or other screening methods;

4. Trash service shall be provided to the facility and the area for trash o
receptacle or receptacles shall be identified on the plot plan; and -

5. Hours of operation may be required in areas predommantly
surrounded by re51dent1al zones. -

. »FINDINGS The uses requested i in this apphcatlon are common mdustrlal aet1v1t1es Wlthm
~_the region. The majority of the surrounding properties are zoned industrial. The property's
- location outside of an urban area, coupled with the presence and preservation of the 1989
mitigation measures such as planting buffers and berms, allows these uses to coenst without
:causmg discord or dlsharmony with the surroundlng ex1st1ng uses.

- The primary use described in this application, aggregate processing, eurrently»adheres to

| ~ regular business hours and is positioned on the property to maintain physical distance from DR
" “both the natural areas of the property, nearby jurisdictional waters, and the Highway 42 -

right-of-way. Moreover, neighboring properties are presently utilized for similar. industrial
activities. This further reinforces the compatibility of the proposed uses with the 1ndustnal
;character of the surroundmg area. :

. 'Mature trees and natlve vegetatlon form a natural border around the property, ereatmg a
‘perimeter screening that effectively conceals the industrial activities from the Highway 42
. iirlght-of-way, Coqullle River, and ad]acent propertles The mdustrlal act1v1ty adheres to - -
- previously 1dent1ﬁed wetland/riparian area on the property For security. purposes, the -
_ _property is enclosed with fencmg and gated access. : -

. Securlty llghtmg on the property is kept to a minimum and is strateglcally arranged to .

- illuminate equipment parking and storage areas/structures, which are centrally located on the .

‘subject property. All structures onsite comply with the setbacks mandated by the IND zoning
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o des1gnat10n The landowner acknowledges that any future structures w1ll also be subJect to

setback requlrements

o 'Upon approval of thls request and the issuance of an address to the property, trash service
" will be provided. Importantly, the current industrial operation strictly adheres to regular
: busmess hours, ensurlng that it does not operate outside of the established tlmeframe '

s Therefore, the apphcant has address the crlterla, ,

SECTION 4. 3 225 - GENERAL SITING STANDARDS

’ 'All new USES, ACTIVITIES and DEVELOPMENT are subject to the following siting standards: -

- (1) Agricultural and Forest Covenant - Any applicant for a dwelling permit adjacent to a Forest

' or Exclusive Farm Zone shall sign a statement on the Compliance Determination or Zomng
. Clearance Letter acknowledging that: “the normal intensive management practices occurring
- on adjacent resource land will not conﬂlct with the rural res1dent1al landowner s enj oyment '

_of his or her property. ,
s (2) Fences, Hedges, and Walls: - No requirement, but vision clearance prov131ons of Sectlon
7.1.525 apply.

~ to ORS 466 et seq. Manufactured dwellings shall not be used for commercial purposes ‘
except

the Bulldmg Codes Agency. ,
- (b) Where used as a temporary sales office for manufactured structures; or

: 5 . - (c) As part of an approved home occupation. [OR-92-07-012PL] -~ -

" ’(4) New lots or parcels - Creation of lots or. parcels, unless it meets the circumstances of §

- 5.6.130, shall meet the street frontage, lot width, lot depth and lot size. Minimum road

frontage/lot width shall be met unless waived by the Planning Director in consultation w1th

the County Surveyor and County Roadmaster due to creatlng an unsafe or 1rregular
conﬁguratlon -

- (a) Minimum Street frontage should be at least 30 feet; and

- (b) Minimum lot width and Minimum lot depth is 50 feet.

o M1n1mum parcel/lot size cannot be waived or varied unless otherwise prov1ded by a spec1f1c -

' zoning regulation. Tax lot creation and consolidations do not change the legally created
..~ status of'alot or parcel.
- (5) Parking - Off—street access, parklng and loadlng requlrements per Chapter VII apply

" .. (6) Riparian -

(a) Riparian vegetatlon setback w1th1n 50 feet of a estuarine wetland stream lake or

river, as identified on the Coastal Shoreland and Fish and Wildlife habitat mventory

maps shall be maintained except
- Treeés certified as posmg an erosion or safety hazard. Property owner is

. respon51ble for ensuring compliance with all local, state and federal agencies

for the removal of the tree.

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

iii. Riparian vegetation may be removed in order to allow establishment of -
authorlzed structural shoreline stabilization measures;
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iv. Riparian vegetation may be removed to facilitate stream-or stream bank
clearance projects under a port district, ODFW, BLM, Soil & Water -
Conservation District, or USFS stream enhancement plan;

v. Riparian vegetation may be removed in order to site or properly maintain
public utilities and road right-of-ways;

vi. Riparian vegetation may be removed in conjunction with existing agricultural
operations (e.g., to site or maintain irrigation pumps, to limit encroaching

" brush, to allow harvesting farm crops customarily grown within riparian.
corridors, etc.) provided that such vegetation removal does not encroach
further into the vegetation buffer except as needed to provide an access to the

. water to site or maintain irrigation pumps; or

vii. The 50 foot riparian vegetation setback shall not apply in any 1nstance where '

an existing structure was lawfully established and an addition or alteration to
said structure is to be sited not closer to the estuarine wetland, stream, lake, '
or river than the existing structure and said addition or alteration is not more
than 100% of the size of the existing structure’s “footprint™. . . _

(b) Riparian removal within the Coastal Shoreland Boundary requires an Administrative
Conditional Use application and review. See Special Development Considerations
Coastal Shoreland Boundary.

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

(7) Setbacks:

(a) All Development with the exception of fences shall be set back a minimum of thirty-
five (35) feet from any road right-of-way centerline, or five (5) feet from the right-
of-way line, whichever is greater. This setback may be greater under specific zoning
siting requirements.

(b) Firebreak Setback - New or replacement dwellings on lots, parcels or tracts abutting
the “Forest” zone shall establish and maintain a firebreak, for a distance of at least
30 feet in all directions. Vegetation within this firebreak may include mowed
grasses, low shrubs (less than ground floor window height), and trees that are spaced
with more than 15 feet between the crowns and pruned to remove dead and low (less
than 8 feet from the ground) branches. Accumulated needles, limbs and other dead
vegetation should be removed from beneath trees.

(8) OUTDOOR STORAGE IN RESIDENTIAL ZONES (a) Boats and trailers, travel trailers,
pick-up campers or coaches, motorized dwellings, and similar recreation equipment may be
stored on alot but not used as an accessory use; (b) Automotive vehicles or trailers of any
kind or type without current license plates, where required, and which are not in mechanical
working order, shall not be parked or stored on any residentially zoned property other than
in completely enclosed buildings; (c) One operating truck may be stored on the lot of a truck
driver provided it is accessory to the main use of the property. Additional trucks shall not be
allowed.

_ FINDING: The proposal does not contain any new dwellings, parcels or lots, manufacture
dwellings, fences, hedges, or walls.
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The subject property has served as an industrial site for nearly 30 years, with primary access
facilitated through an existing shared driveway off of Highway 42 featuring an approximately
80-foot wide approach. The driveway apron and approach are paved up to the property line,
beyond which the remaining driveway and access lane are surfaced with gravel. The southern
property, which shares access, is under common ownership, and the approved use of that
property for the industrial activities described in this application is included in the request.

Given the operational history of these properties as industrial sites and the presence of public
transportation facilities serving them, the applicant is seeking a waiver from the traffic study,
access analysis, and sight distance certification requirements outlined in Chapter VII. A
traffic plan has been submitted with this application. While no minimum parking
requirements are specified for the proposed use, the applicant is proposing two off-street
parking spaces.

There will be no setback encroachment and storage requirement is not applicable as this
outside of a residential area.

All development standards have been addressed.

SECTION 4.3.230 ADDITIONAL SITING STANDARDS
This section has specific siting standards and criteria set by the zoning district for USES,
ACTIVITIES and DEVELOPMENT: ***

(6) Industrial (IND) and Airport Operations (A0) - The following siting standards apply to all
USES, activities and development within the IND and AO zoning districts.

(a) Minimum lot/parcel size —
i. No minimum lots size standard for this zone.
ii. Minimum street frontage and minimum lot width is 20 feet.

(b) Setback -
1. Front, side and rear setbacks are 5 feet from abutting properties that are
zoned Controlled Development or residential zoning districts.

.. Setback exception — Front yard setback requirements of this Ordinance shall
not apply in any residential district where the average depth of existing front
yards on developed lots within the same zoning district block, but no further
than 250 feet from the exterior side lot lines of the lot and fronting on the
same side of the street as such lot, is less than the minimum required front
yard building setback. In such cases the front yard setback requirement on
any such lot shall not be less than the average existing front yard building
setback.

(c) Building Height - does not have any requirement, except those sites abutting a
residential or controlled development zone shall have a max height of 35 feet plus
one (1) additional foot in height for each foot of setback exceeding 5 feet ( i.e. if the
setback is 10 feet, the maximum building height would be 40 feet). However, spires,
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towers, domes, steeples, flag poles antennae, chlmneys solar collectors
.. smokestacks, ventilators or other similar objects may be erected above:the prescrlbed:- _
“height limitations, provided no usable floor space above the height limits i is added-
~ 'Such over herght obJect shall not be used for advertlsmg of any klnd ’

L (d) Bulldmg Density or Slze limits — * - ‘ - '
S i. For building or buildings Jocated w1th1n an Umncorporated Communlty
Boundary as adopted by the Coos County Comprehensive Plan Volume 1
_ Part 2 § 5.5 the following square foot requirements apply:
1. Urban Unincorporated Communlty shall not exceed 60 000 square
_ feet of floor space; or
2. Rural Unincorporated Commumty shall not exceed 40, 000 square feet
- of floor space :

(e) Desuzn Standards : : : : :
' i. The landscape shall minimize soil erosion. The exterlor portlon of the
property shall provide an ornamental, sight-obscuring fence, wall, evergreen
~ or other suitable screening/planting along all boundaries of the site abutting
~ public roads or property lines that are common to other owners of property
. that are zoned for residential, except for points of i ingress: and egress; .
ii. Lighting: Any lights provided to illuminate any public or private parkrng
- area shall be so atranged as to reflect the light away from any abutting or
- adjacent Rural Residential, Urban Residential or Controlled Development
Zoning districts. _ :

iii. Exposed storage areas, service areas, utility bulldmgs and structures and Q
similar accessory areas and structures shall be subject to the setbacks of the
this zoning designation, screen plantings or other screening methods; :

iv. Trash service shall be provided to the facility and the area for trash receptacle

~ or receptacles shall be identified on the plot plan; and
v. Hours of operatlon may be requlred in areas predomlnantly surrounded by ,
re31dent1al zones. . . , - : , R

FINDING: The subject property encompasses approx1mately 17 54 acres (TL 101) and :
- 17.24 acres (TL 1000) in size, with a street frontage extending for 0.4 miles. Importantly, therev K
* are no abutting parcels zoned Controlled Development or residential, and no adjacent o
- .residential or controlled development sites. exist. All structures onsite are under 35 feet in.
helght and there are no new structures proposed in this appllcatlon ' '
K 'Furthermore, the subJect property is not s1tuated w1th1n the. boundarles of an unmcorporated -
" community. These standards are addréssed comprehenswely in Section 4.3. 220 Addltlonal .

: _'_Condltlonal Use Standards, as outlmed above

e SECTION 3.1.450 Supplemental provisions that apply to all zonmg llsted lIl Artlcle

3 dekde.

s .: Accessory Uses. Uses customarlly accessory to the lawfully estabhshed pnn01pal use shall |
~ be allowed in all cases unless spe01ﬁcally prohlblted or restricted: '
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~a.. An accessory use may be located on the same lot, parcel or tract or on a contiguous. . -
- lot, parcel or tract under the same ownershlp as the lot, parcel or tract that contams .
- . the pr1n01pal use; ‘ :
'b. - The use complies with the definition of “Accessory Structure or Use” pursuant to
. -this Ordinance; _
- ¢. The noncontiguous lot, parcel or tract is in the “same ownershlp” as the lot parcel or -
. tract on which the principal use is located; .
~'d. The accessory use shall only be allowed subject to an adrmmstratlve cond1t10na1 use
© and findings that establish that the use is compatible with surrounding uses or may.
- be made compatible through the imposition of conditions.[OR 91- 05 006PL S
. .7/10/91] S

~FINDING The applicant is requestmg the apphcatnon of Article 3.1, Section 3.1 450(5)1 to the |

- review process instead of Section 3.3.510. The initial consolidated application sought = -
o ‘Condmonal Use approval for TL 1000, zoned CREMP-INDS (#CR-54), through the process

" outlined in Article 3. 3, permitting the use of this portion of the subject property for aggregate -

- processing. However, upon further examination of the CCLZDO, it has been determined that . o
- the most appropriate path forward is the application of Section 3.1.450(5). This is because the =

use of TL 1000 is entirely dependent on the proposed prlnclpal use and Conditional Use

| - approval of TL 101.

© . .The sub’ject property- comprises two contiguous lots under common ownership, TL 101 and

TL 1000. The proposed principal use, aggregate processing, will be carried out on TL 101,
~with-a portion of TL 1000 utilized for access, circulation, and minimal aggregate storage The
use of TL 1000 is accessory to the use of TL 101. :

TL 101 is zoned Q- IND and the proposed prmcnpal use is a Conditional Use. The Condltlonal V

| . Use approval standards for this request have been addressed in the original application. In -

~* the context of Section 3.1.450(5)(d), the proposed use is deemed compatible with the: .

- surrounding uses, which primarily consist of existing industrial and commercial operations.

-~ ‘While there are residential uses nearby, they are not within close proximity and are separated
* by natural and built buffers such as the Coqullle River, Rink Creek, nghway 42, or physical
‘dlstance o

,Moreover, the proposed use adheres to regular business hours and is situated on the subject
- property in a manner that minimizes noise, light, pollution, etc. The applicant asserts that the
use of TL 1000 is subordinate to the proposed use of TL 101 for the described industrial ,
-activities and is, therefore, an accessory use as defined in Section 2.1.200 of the CCZLDO. The .
‘Conditional Use approval of TL 1000 for aggregate processmg, in conjunctlon w1th TL 101
ahgns w1th the standards outlined in Section 3.1.450(5).

'A. CONCLUSION: o . .

'In conclusmn, the applicant has addressed the criteria to amend the Q-IND Zone and allow

" 'the property to be used for aggregate processing and storage with accessory uses to facilitate

.. . _the intended purpose. The recommendation is to retain the qualifiers to ensure the proposed '

S -use remains compatible with the surrounding area. While the conditional use criteria have
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been addressed, it is advisable to condition the approval on the applicant's compliance with
other state or federal permitting requirements. Additionally, recording a deed covenant that
articulates the use is subject to a conditional use, and specifying that tax lots 101 and 1000 are
linked for planning purposes and to ensure compliance with the accessory use language, is
recommended. ' :

Industrial site — logs years ago, different comity
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File Number : AM-23-007/RZ-23-007

COOS COUNTY CONDITIONAL USE LAND USE APPLICATION

REGH
7 \ SUBMIT TO COOS COUNTY PLANNING DEPT. AT 60 E. SECOND STREET OR MAIL TO:
> COOS COUNTY PLANNING 250 N. BAXTER, COQUILLE OR 97423. EMAIL
:glmn‘ o5 PLANNINGa CO.COOS.OR.US PHONE: 541-396-7770
R If the fee is not included the application will not be processed
(If payment is received on line a file number is required prior to submittal)
bate Received: 11/29/2023 Receipt #: 243981 Amount: $3696.00 Received by: C. Carr

This application shall be filled out electronically. If you need assistance please contact staff.
Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record, including a contract purchaser.
The application shall include the signature of all owners of the property.
A legal representative may sign on behalf of an owner upon providing evidence of formal legal authority to sign.

LAND INFORMATION

‘A. Property Owner(s) Ron LaFranchi
lMailing address: 380 N. Central Blvd, Coquille OR 97423

Phone: DY/(=290 ~/7/0 Email: 6;5[1[“/:;‘*‘»164:@}/«(«0\(:0#’
Township:  Range: Section: Y% Section: 1/16 Section: Tax lots:
28S 12W 7 C Select 101
28S 12W 7 C Select 1000
Tax Account Number(s): 846405 Zone: Select Zone [ndustrial
Tx Account Number(s) g 6301 Industrial

B. Special Districts and Services

Water [Select tvpe of Water Servi€l  Sewage Disposal Select type of Sewage System

School Coquile Fire District  Coos Forest Protective Association

C. Type of Application (s) please consult with staff to determine prior to submittal

Administrative Conditional Use for

Hearings Body Conditional Use for ‘Aggregate Processing and Accessory Industrial Uses
Historical, Cultural and Archaeological Resources, Natural Areas of Wilderness

Beaches and Dunes

Non-Estuarine Shoreland Boundary

Significant Wildlife Habitat

Natural Hazards
[ Jriood [ ] ranastige Liquefaction | | Erosion | | Wildfires
Airport Surfaces Overlay

Variance to which standard

DO LRI

Include the supplemental application with all criteria addressed. If you require assistance with the
criteria please contact a land use attorney or professional consultant. Property information may be
obtained from a tax statement or can be found on the County Assessor's web page at the following links:
Map Information Or Account Information

Coos County Land Use Application - Page 1



D. ATTACHED WRITTEN STATEMENT. With all land use applications, the “burden of

proof” is on the applicant. It is important that you provide information that clearly describes the
nature of the request and indicates how the proposal complies with all of the applicable criteria
within the Coos County Zoning and Land Development Ordinance (CCZLDO). You must address
each of the Ordinance criteria on a point-by-point basis in order for this application to be deemed
complete. A planner will explain which sections of the Ordinance pertain to your specific request.
The information described below is required at the time you submit your application. The processing
of your application does not begin until the application is determined to be complete. An incomplete

application will postpone the decision, or may result in denial of the request. Please mark the items
below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them.

I.  PROPOSAL AND CRITERIA: A written statement of intent, attached to this application, with necessary supporting
evidence which fully and factually describes the following:

1. Project summary and details including time limes.

2. A complete explanation of how the request complies with the applicable provisions and criteria in
the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order

for this application to be deemed complete. This shall be addressed on the supplemental criteria
page (see staff for criteria).

1. PLOT PLAN OR SKETCH PLAN: A detailed drawing delineating the following:
¢ Owner's name, address, and phone number, map and Tax lot number

North Arrow and Scale - using standard engineering scale.

Accurate shape and dimensions of parcel, development site, including the lengths of the all property lines.

Any adjacent public or private roads, all easements and/or driveway locations. Include road names.

Driveway location and parking areas, including the distance from at least one property line to the

intersection of the driveway and the road (apron area);

* All natural features, which may include, but are not limited to water features, wetlands, ravines, slope and
distances from features to structures.

 Existing and proposed structures, water sources, sewage disposal system and distances from these items to

each other and the property boundaries.

I11. DEED: A copy of the current deed, including the legal description, of the subject property.

IV. CERTIFICATION: I certify that this application and its related documents are accurate to the best of my
knowledge. I am aware that there is an appeal period following the date of the Planning Director’s decision on
this land use action. I understand that the signature on this application authorizes representatives of
the Coos County Planning Department to enter upon the subject property to gather information pertinent to this
request. If this application is refereed directly to a hearings officer or hearings
body I understand that I am obligated to pay the additional fees incurred as part of the conditions
of approval. I understand that I/we are not acting on the county’s behalf and any fee that is a result
of complying with any conditions of approval is the applicants/property owner responsibility. I understand that
conditions of approval are required to be complied with at all time and an violation
of such conditions may result in a revocation of this permit. If the property owner would like staff
to contact a legal representative or consultant please provide the contact information using a
consent form.

PROIWER SIGNATURES REQUIRED FOR PROCESSING

. 7 []-21~
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File Number : HBCU-23-001

COOS COUNTY CONDITIONAL USE LAND USE APPLICATION

SUBMIT TO COOS COUNTY PLANNING DEPT. AT 60 E. SECOND STREET OR MAIL TO:
COOS COUNTY PLANNING 250 N. BAXTER, COQUILLE OR 97423. EMAIL
Benty_, PLANNING@ CO.COOS.0R.US PHONE: 541-396-7770

A5 A

- If the fee is not included the application will not be processed
(If payment is received on line a file number is required prior to submittal)

Date Received:12/14/2023 Receipt #: 243981 Amount:$1,108.80 Received by:C, Carr

This application shall be filled out electronically. If you need assistance please contact staff.
Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record, including a contract purchaser.
The application shall include the signature of all owners of the property.
A legal representative may sign on behalf of an owner upon providing evidence of formal legal authority to sign.

LAND INFORMATION

\\\{f(:f 2y

)

.

‘A. Property Owner(s) Ron LaFranchi
Mailing address: 380 N. Central Blvd, Coquille OR 97423

Phone: DY/—2190 ~/7/0 Emall: Noelle /:'-_/"‘\ﬂCZ“‘@/\f"(G’G‘CG‘h"
Township: Range: Section: Y% Section: 1/16 Section: Tax lots:
288 12W 7 £ Select 101
28S 12W 7 £ Select 1000
Tax Account Number(s): 846405 Zone: Select Zone [pdustrial
Tax Account Number(s)
846301 Industrial

B. Special Districts and Services

Water [Select type of Water Servig] Sewage Disposal Select type of Sewage System

School Coquille Fire District  Coos Forest Protective Association

C. Type of Application (s) please consult with staff to determine prior to submittal

D Administrative Conditional Use for

Hearings Body Conditional Use for Aggregate Processing and Accessory Industrial Uses
Historical, Cultural and Archaeological Resources, Natural Areas of Wilderness

Beaches and Dunes

Non-Estuarine Shoreland Boundary

Significant Wildlife Habitat

Natural Hazards
I:I Flood D Landslide D Liquefaction D Erosion Wildfires
Airport Surfaces Overlay

Variance to which standard

HEinEN

Include the supplemental application with all criteria addressed. If you require assistance with the
criteria please contact a land use attorney or professional consultant. Property information may be
obtained from a tax statement or can be found on the County Assessor's web page at the following links:
Map Information Or Account Information

Coos County Land Use Application - Page 1



D. ATTACHED WRITTEN STATEMENT. With all land use applications, the “burden of

proof” is on the applicant. It is important that you provide information that clearly describes the
nature of the request and indicates how the proposal complies with all of the applicable criteria
within the Coos County Zoning and Land Development Ordinance (CCZLDO). You must address
each of the Ordinance criteria on a point-by-point basis in order for this application to be deemed
complete. A planner will explain which sections of the Ordinance pertain to your specific request.
The information described below is required at the time you submit your application. The processing
of your application does not begin until the application is determined to be complete. An incomplete

application will postpone the decision, or may result in denial of the request. Please mark the items
below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them.

I. PROPOSAL AND CRITERIA: A written statement of intent, attached to this application, with necessary supporting
evidence which fully and factually describes the following:

1. Project summary and details including time limes.

2. A complete explanation of how the request complies with the applicable provisions and criteria in
the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order
for this application to be deemed complete. This shall be addressed on the supplemental criteria
page (see staff for criteria).

I1. PLOT PLAN OR SKETCH PLAN: A detailed drawing delineating the following:
* Owner’s name, address, and phone number, map and Tax lot number

North Arrow and Scale - using standard engineering scale.

Accurate shape and dimensions of parcel, development site, including the lengths of the all property lines.

Any adjacent public or private roads, all easements and/or driveway locations. Include road names.

Driveway location and parking areas, including the distance from at least one property line to the

intersection of the driveway and the road (apron area);

* All natural features, which may include, but are not limited to water features, wetlands, ravines, slope and
distances from features to structures.

» [Existing and proposed structures, water sources, sewage disposal system and distances from these items to

each other and the property boundaries.

III. DEED: A copy of the current deed, including the legal description, of the subject property.

IV. CERTIFICATION: I certify that this application and its related documents are accurate to the best of my
knowledge. I am aware that there is an appeal period following the date of the Planning Director’s decision on
this land use action. I understand that the signature on this application authorizes representatives of
the Coos County Planning Department to enter upon the subject property to gather information pertinent to this
request. If this application is refereed directly to a hearings officer or hearings
body I understand that I am obligated to pay the additional fees incurred as part of the conditions
of approval. I understand that I/we are not acting on the county’s behalf and any fee that is a result
of complying with any conditions of approval is the applicants/property owner responsibility. I understand that
conditions of approval are required to be complied with at all time and an violation
of such conditions may result in a revocation of this permit. If the property owner would like staff
to contact a legal representative or consultant please provide the contact information using a
consent form.

PROPERTY O R SIGNATURES REQUIRED FOR PROCESSING

. Z (-2~3A3

L4
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COOS COUNTY PLANNING DEPARTMENT

OREGO
' 60 E. SECOND ST. COQUILLE, OR 97423 (LOCATION)
. - 250 N. BAXTER, COQUILLE (MAILING ADDRESS)
_(.'Ef:mn!u‘ - PHONE: 541-396-7770 / EMAIL: PLANNING@CO.COOS.OR.US
Amendment/Rezone Application
Date Received: 12/14/2023 Receipt #: 243953 Received by:  C. Carr
FILE NUMBERS: AM-23-007 RZ-23- 007

This application shall be filled out electronically. If you need assistance please contact staff.
Please be aware if the fees are not included the application will not be processed.
(If payment is received on line a file number is required prior to submittal)

LAND INFORMATION

Land Owner(s) (print name): Ron LaFranchi

Mailing address: 580 N. Central Blvd, Coquille OR 97423

Phone: Email:

Applicant(s) (print name): Dave Reed

Mailing address: pO Box 1808, Bandon OR 97411

Phone:(541) 551-0057 Email: Info@waywardrstudio.com
Type of Ownership: Single Ownership - Signed Application
Type of Use Requested: Industrial Development Rock Yard

PROPERTY - If multiple properties are part of this review please check here [Mand attach a separate
sheet with property information.

Township: Range:  Section: Y Section: 1/16 Section: Tax lot:
28S 12W 7 C 0 101
Township: Range: Section: % Section: 1/16 Section: Tax lot:
Select Select Select Select 0
Tax Account Number(s): 846405 TBD
Site Address:
Current Zone: Industrial Acreage: 17.54

Proposed Zone [ndustrial




JUSTIFICATION:

(0 The following questions will need to be answered with an explanation.

a. Will the rezone conform with the comprehensive plan?

See attached narrative.

b. Will the rezone seriously interfere with the permitted uses on other nearby parcels
See attached narrative.

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

See attached narrative.

2) If a Goal Exception is required please review and address this section.

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

Exception means a comprehensive plan provision, including an amendment to an acknowledged comprehensive plan,
that; (a) Is applicable to specific properties or situations and does not establish a planning or zoning policy of general

A local government may adopt an exception to a goal when one of the following exception process is justified:
(a) The land subject to the exception is “physically developed™ to the extent that it is no longer available for uses
allowed by the applicable goal;

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




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

(c) A “reasons exception” addressing the following standards is met:

(1) Reasons justify why the state policy embodied in the applicable goals should not apply;

(2) Areas which do not require a new exception cannot reasonably accommodate the use;

(3) The long-term environmental, economic, social and energy consequences resulting from the use of
the proposed site with measures designed to reduce adverse impacts are not significantly more
adverse than would typically result from the same proposal being located in areas requiring a goal
exception other than the proposed site; and

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

Compatible, as used in subparagraph (4) is not intended as an absolute term meaning no interference or adverse
impacts of any type with adjacent uses. A local government approving or denying a proposed exception shall set forth
findings of fact and a statement of reasons which demonstrate that the standards for an exception have or have not
been met.

PART III -- USE OF GUIDELINES Governmental units shall review the guidelines set forth for the gbals and either
utilize the guidelines or develop alternative means that will achieve the '

REQUIRED SUPPLEMENTAL INFORMATION TO BE SUBMITTED WITH APPLICATION:

A legal description of the subject property (deed);

Covenants or deed restrictions on property, if any;

A general location map of the property;

A detailed parcel map of the property illustrating the size and location of existing and proposed uses
and structures on 8 %” x 11” paper. If proposed structures are not know then the plot plan will need
to include only existing with a note that no new structures are proposed at this time;

PR

5. If applicant is not the owner, documentation of consent of the owner, including:
a. A description of the property;
b Date of consent
c. Signature of owner
d Party to whom consent is given

6. The applicant must supply a minimum of 2 cdpies of the entire applicatioh ot one paper copy and
electronic copy (email is acceptable), including all exhibits and color photocopies, or as directed by
the Planning Staff.

Authorization:

All areas must be initialed by all applicants, if this application pertains to a certain property all property owners? must
either sign or provide consistent for application unless otherwise allowed by Section 5.0.175 of the CCZLDO. As an
applicant by initializing each statement I am accepting or agreeing to the statements next to each area designated for
my initials and/or signature. All property owners shall sign and initial the designated areas of the application or

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




provide- consent from another party to sign on their behalf. If another party is signing as part of a consent that does
not release that party that gave consent from complying with requirements listed below or any conditions that may be
|- placed on an application. In the case of a text amendment the procedures for set out in Section 5.1. 110 WHO SEEK

j CHANGE apphes and an applicant may not be a property owner. :

-DR

DR

R | hereby attest that I am authorized to make the application and the statements w1th1n thlS application
- are true and correct to the best of my knowledge. I affirm to the best of my knowledge that the

property is in compliance with or will become in compliance with CCCP and CCZLDO. 1 understand

‘that any action authorized by Coos County may be revoked if it is determined that the action was -
issued based upon false statements or misrepresentation.

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

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

~ has not encouraged or discouraged the submittal of this application.

1 ﬁnderstand as applicant I am responsible for actual cost of that review if the Board of
Commissioners appoints a hearings officer to hear the application I have submitted. As applicant I
will be billed for actual time of planning services, materials and hearings officer cost and if not pa1d

P/ /4

‘the application maybe become void.

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

November 15, 2023

" Date




 Supplemental 'Ihformoﬁon regordihg Sanitation:

A portable toilet facility (Sani-can) and hand washing: station are located on the )
- property for employee use and are regularly maintained by a service. provider..No:
' 'connechon to publlc sewer or on- srre sepftic system exns’rs on the propen‘y '

- Two employees are on- SI’re durmg hours of operc‘non (M—F 8am- Spm) onie employee ’ro

_operon‘e equnpmen’r (Iood material), ond one employee to operate the welgh sfo’non

_ No,food or over-night occemmoda’nons are offered on-site.

The business nature of this industrial operation is transient. Patrons are on-site for short
periods of time, remaining in their vehicles while material is loaded and weighed.
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- Ron LaFranchi
580 N. Central

.,RECORDINGREQUESTEDBY' ‘ o I - R N
- GRANTOR: S - COOSCOUNTY, OREGON 2014 -01630

03104/201 402:25:19PM
Pgs=4

HW3,LLC =~ A $61.00 -
P O Box 2767 ) : )
Harbor, OR 97415 -

580N Central . . .
Coqunle OR'97423 : . Terel L.Turi, Coos County Clark
g SEND TAX STATEMENTS TO ) .
Ron LaFranchi T :
" 580 N. Central - : S - AFTERRECORDING
Coquille, OR 97423 ‘ . . RETURN TO

Ticor Title insurance
300 West Anderson Ave - Box 1075

AFTER RECORDING RETURN.TO: Cons Bay, OR 974200233 -

- Coquille, OR 97423 - - A IR

'+ Coquille, OR 97423 -

- Escrow No: 360613009715-TTCO042

28-12-07C 1000 A846301.

- 28-12-07C 101 AB46405

VL T28 R12S7C TL101/1000" kA

STATUTORY WARRANTY DEED\\\;} '

'HW3, LLC, Grantor, conveys and warrants to "Q@ @

Ron LaFranchi, Grantee, the following described real; wproger{fr?ze}jand*clear of encumiirang:es exceptas .-
speclf'cally set forth below, situated i in the COUHMOBG%\OS*\SMG of regon:
- RN

See Attached Exhlblt "A" : \
A
THE TRUE AND ACTUAL CONSIBE;A:BON\FOR THIS CONVEYANCE IS $300 000.00. (See

 ORS93030). . o { N\
Subject to and excepting: \‘a‘:‘.‘?}/ : ‘2\; 21
. Taxes, covenants, conditions <r&tncﬁons. easements rfg t§of way,"ho eowners association

assessments if any, and matters now“‘ofs.record
Y T W J

: BEFORE SIGNING OR ACCEPTJ G THIS INSTRUMENT‘ THE PERSON TRANSFERRING FEE TITLE

- - SHOULD INQUIRE ABOUT THE PERSON’S RIGH'I:S IE/ANY, UNDER ORS 195.300, 195.301 AND
195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER. 424, OREGON LAWS 2007, SECTIONS 2

TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2TO 7, CHAPTER 8, OREGON
LAWS 2010. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED INTHIS . -

~ INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE

SIGNING OR' ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE

"~ PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING

360613009715-TTCO042
* Deed (Warranty-Statutory)

DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY

.~ ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
.APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS

- AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE
'ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, .
" 195,301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007,

SECTIONS 2 TO 9 AND.17, CHAPTER 855, OREGON. LAWS 2009, AND SECTIONS 27O 7,

HW3, L . i o
BYIﬂ\ L‘% . [ =
Henry Westhradk, Jr., as Trustee of the Henry :

. Westbro%g:f mnmr’s Trust utq Dated March 4, -
1987, as's6le member '

’ CHAPT ER'S, OREGON LAWS 2010.

) ;im‘so; 2 !’3 ! Uy




 State of OREGON
COUNTY of .
‘ This instrument was acknowledged before me on udﬂj’l 3 , 20 l 4

by Henry Westbrook, Jr, as Trustee of the Henry Westbrook lll Grantor's Trust uta dated March 4, 1987,
25 Qyle Membey of ARV3 L , ‘ :

lic - State of Oregon

SSESSS SHEEE®

FF‘ACgLPSAEAL

Y LISA

F) NOTARY PUBLlC-OREGON
COMMISSION NO: 46058722015

MY COMMISSION E 015 1)

CeSeSSSSSSS=

360613009715-TTCO042
Deed (Warranty-Statutory)




Order No.: 360613009715-TTCO042 .

EXHIBIT "A"

A parcel of land situated in Government Lot 2 of Section 7, Township 28 South, Range 12 West of the

Willamette Meridian, Coos County, Oregon, particularly described as follows: ‘Beginning at a pipe post which Is .

413.9 feet North 01 ° 39" West and 50.0 feet North 88 ° 16' West from the Southeast corner of the said
. Government Lot 2; thence North 01 ° 39' West 540.8 feet to a pipe post; thence North 89 ° 16’ West 44.0 feet to -
. a pipe post; thence North 14 © 20' West 381.76 feet to a pipe post; thence along the North boundary of said

Government Lot 2, South 88 ° 21' West 797 .35 feet to the right bank of the Coquille River; thence along said
right bank upstream South 09 ° 11' East 890.3 feet; thence South 89 ° 16' East and at 136.0 feet passing through
a pipe post and continue the same course a distance of 808.7 feet to the place of beginning.

‘A parcel of land situated in Government Lot 2 of Section 7 and in Government Lot 7 of Section 18, Township 28

South, Range 12 West of the Willamette Meridian, Coos County, Oregon, particularly described as follows:
Beginning at the-Southeast corner of said Government Lot 2; thence along the East boundary of said
Government Lot 2, North 01 ° 39' West 413.9 feet to a 3/4 inch pipe post; thence North 89 ° 16' West and at
722.7 feet passing through a 3/4 inch pipe post and continue the same course a total distance of 830.7 feet to
the line of ordlnary high water of the Coquille River; thence along the said line of ordinary high water upstream
South 10 ° 52' East 1262.0 feet; thence North 88 ° 57" East and 88.0 feet passing through a 3/4 inch pipe post

. and continue the same course a total distance of 624.3 feet to the West boundary of the State Highway and a

3/4 inch pipe post; thence along the said West boundary to the North boundary of said Section 18; thence South

g8 ° 08' West 114.0 feet to the place of beginnlng

) AII that portion of Government Lot 1 of Section 7, Township 28 South, Range 12 West of the Willamette

Meridian, Coos County, Oregon, lying Westerly of the relocated Highway 42, Easterly of the Coqume River and
Southerly of the following described line: Beginning at the mouth of Rink Creek thence North 58 ° (map shows
52°) East to the intersection with the Westerly boundary of said Highway Nox 42 and the end of the said line.

Beginning at the point of intersection of the North line of Government Lot2 of)Sectlon 7. Township 28 South,

'Range 12 West of the Willamétte Meridian, Coos County, Oregon, wnth the West&boundary of the relocated

Highway No. 42; thence South 88 ° 21' West along the North boundaryuof sauLGovemment Lot 2 a distance of
120 feet, more or less, to the Northeast comer of property,| presently owned by Westbrook Land & Timber, by
instrument recorded February 25, 1977 bearing Mlcroflm‘ Roel No 77 '02-02568 Records of Coos County,
Oregon; thence South 14 © 20' East 381.76 feet; thence‘Easteﬂy‘44 feet more or less, to the West boundary of

" relocated Highway No. 42; thence Northerly along sard{Wef\t boundary to the pcg:nt of beginning.

SAVE AND-EXCEPT FROM THE ABOVE PARCELS\ 9~Df a\n“acre in the Southe\a‘st corner of the above
described tract heretofore conveyed to W. E. Chnton and "Barbara N. Clrgion, hig wife, as described in Deed
recorded January 8, 1949 in-Book 187, Pagea563, Deed Records of:Coos County. Oregon described as follows:
A parcel of land situated in Govemmen;g ﬁot 7er Section 18, Townshrpezs South Range 12 West of the
Willamette Meridian, Coos County, Oregon particularly descnbed a5 follows Beginning at a 3/4 inch iron pipe

. postin.the West boundary of' the State’ nghy/ay, sald’lro“‘}plpe post bemg 803.63 feet South and 19.52 feet East
- of the Northeast corner of Govemmentioi 7 of Sectlon 18, Townshrp 28 South Range 12 West of the

Willamette Meridian, Coos County,\Oregon thence South 88 9 57" West 250.0 feet; thence North 1 ° 39" West
175.0 feet; thence North 88 ° 57' East to the West boundaryaof the State Highway; thence Southeasterly along

saxd West boundary of the State Highway to the point of begmmng

. ALSO EXCEPTING FROM THE ABOVE PARCELS that portion conveyed to Irvin Coy Caudill, etux by deed

recorded June .17, 1950 in Book 200, Page 509, Deed Records of Cdos County, Oregoan, described as follows:

" . Beginning at the Southeast corner of Government Lot 2 of Section 7, Township 28 South, Range 12 West of the

Willamette Meridian, Coos County, Oregon; running thence West along the South line of said Govermment Lot 2
a distance of 64 féet to tha right bank of the East side of a drainage ditch; thence in a Northeasterly direction

" along said right bank of said ditch to the South boundary of Elmer E. Benham and lda D. Benham land; thence

FDOR0553.rdw




EXHIBIT "A"
(Continued)

East 18 feet, more or less, to the East line of said Government Lot 2; thence South along said East line 413.9
feet to the place of beginning.

SAVE AND EXCEPTING the right of way of the Southern Pacific Railroad

SAVE AND EXCEPT FROM ALL THE PARCELS ABOVE PARCELS any portion lying or being within public
rights of way.

SAVE AND EXCEPT FROM ANY OR ALL OF THE PARCELS ABOVE that property conveyed by Property Line
Adjustment Deed for HW3, LLC, recorded November 8, 2000 bearing Inst. No. 2000-11816, Records Coos .
County, Oregon and re-recorded November 16, 2000 bearing Inst. No: 2000-12075, Records Coos County,
Oregon, being more particularly described as follows: A parcel of land located in Government Lot 7, Section 18,
Township 28 South, Range 12 West of the Willamette Meridian, Coos County, Cregon, more particularly
described as follows: Beginning at a 5/8 inch iron rod set on the West right of way of State Highway 42, said iron
rod bears South 81 ° 55' 39" East 1342.12 feet from the Northwest corner of said Section 18; thence North 83 °
09' 43" West 236.63 feet to a 5/8 inch iron rod; thence South 74 °'58' 46" West 379.76 feet to a 5/8 inch iron rod;
thence continuing South 74 ° 58' 46" West 93.15 feet, more or less, to the line of ordinary high water on the
Easterly bank of the Coquille River; thence along the said line of ordinary high water upstream South 10 ° 52" -

East 589.41 feet, more or less, to the South line of that parce! of land situated in Government Lot 2 of Section 7 -

and in Government Lot 7 of Section 18 per Deed Instrument No. 77-02-02870; thence North 88 ° 57 East374.3
feet to the Southwest corner of that parcel conveyed per Book 187, Page 563, recorded January 8, 1948, Deed
Records, Coos County, Oregon; thence North 01 ° 39" West 175.0 feet along the West boundary of said parcel;
thence North 88 °-57' East 138.54 feet along the North boundary of said parcel to the West boundary of State
Highway 42 per Highway Drawing 8B-32-8 (1964); thence North 18 © 28 50" East 171.65 feet along said West

highway boundary; thence North 02 ° 49' 00" East 336.34 feet along sald Wéé{z‘{ﬂghway boundary to the point of -

- beginning. RN
i .. | ‘:"5:"\;\ \1\
EXCEPTING THEREFROM the Sotithern Pacific Raiiroad right of Way. {{ ;7"\)\i>\>
N A
EXCEPTING THEREFROM any submerged lands subje% to clﬂﬁﬁyéﬁ\g%ﬁbhgh the State of Oregon.
. *d 7y vt .
SAVE AND EXCEPT FROM ANY OR ALL OF THE{AB'@VE‘ERR@ELg A parcel of land located in Government
Lot 2 of Section 7 and Government Lot 7 of Secﬁoh\lﬁ;&T@wnsQip 28'South, Range 12 West of the Willamette
Meridian, Coos County, Oregon, described as followsﬁﬁegigpiné‘ ata 5/8 inch’-\ii;on rod which bears North 74 ©
31' 39" East 1341.46 feet from the Southwest qomqrggf»é&aid Section 7; thence North 89 ° 16 West 636.59 feet to
a 5/8 inch iron rod; thénce continuing North 89°¢ 16' W)est-."to the ordigag,vhigﬁ:ﬂa‘ger line of the Coquille River;
thence along said ordinary high water [infe}qur:e@ South 10 ° 52' E8st 662.59 feet to the Northerly line of
adjusted Parcel "A" per property line agquﬁﬁ;qnj‘deed 2000-11 ’8f1_,§, Records of Caos County, Oregon; thence
along the Northerly line of said Paice] "ANorth,74 ° 58" 46" Egst'sfsjé‘feét, more or less, to @ 5/8 inch iron rod;
thence continuing North 74 {;58‘ 46"‘1’:‘\35t‘8l,9.76 fe’eg;totg,slg inch i‘njc';n ?o‘g;‘thence South 83 ° 09’ 43" East
236.63 feet to a 5/8 inch iron'rod set.oq;the West boindary offsptg;.ﬁighwéy 42 per Highway Drawing 8B-32-8
(1964); thence along $aid West.boundary North 02, €\49"00"5§ast"1 32.94 feet to the North boundary of said
Section 18; thence Westerly along-said North boundary of Section 18 to a point £4.00 feet Westerly of the
Southeast corner of said Government Lot 2 (said pointis-described as.located on the right bank of the East side
of a drainage ditch per Book 200, Page 508, Deed Records of Coos County, Oregon); thence in a Northeasterly

direction along said right bank of said ditch 412.73 feet, more or less, to a point bearing South 89 °16' East32.0

feet of the point of beginning; thence North 89° 16’ West 32.0 feet to the point of beginning.
SAVE AND EXCEPTING THEREFROM the Southern Pacific Railroad right of way.

* ALSO EXCEPTING THEREFROM any submerged lands subject to claim by and through the State of Oregon.
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P.O.Box 134

r " SOUTH Langlois, OR 97450

COAST T: (559)708-8899

CONSULTING E: info@southcoastconsultinglic.com

B i e el L L. C W: www.southcoastconsultingllc.com
Land Use Consulting - Permitting Assistance -  Feasibility & Project Analysis

Jill Rolfe, Director

Coos County Community Development November 1, 2023
60 E. Second St.

Coquille, OR 97423

(541)396-7770

Planning@co.coo0s.or.us

Re: Consolidated application to amend a Rezone request approved in 1989, and Hearings Body
Conditional Use permit request to allow additional Industrial Uses at 28512W07C/TL101 & 1000;
property formerly known as the Westbrook Wood Products Mill and log storage yard. This application
requests an amendment to an existing Industrial zone qualifier, to allow additional industrial use of a
portion of the property under its current Q-Ind zoning designation, and approval of additional
industrial uses on the remainder of the property zoned which is zoned CREMP-INDS.

Director Rolfe,

Please accept this document as the required narrative for an application requesting a modification
to a previously approved rezone request and consolidated Conditional Use approval.
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1. Requesf (‘I) Expcmd TL 101’s qualified zoning designation(Q-IND) to allow for oddn‘lonol lndus’mcl _
uses; (2) Approve a Conditional Use Permit to allow the additional industrial uses described hereln to
occur on the subject property.

~ For The purpose of ThIS application, “subject property” refers to ’rhe project site as a whole 1nclud|ng
. boTh TL 101 and TL 1000.

e 1. Prop_eriy Desc_ripiion and Background: The subject property is located approximately -one-half mile

- south of the City of Coquille Urban Growth Boundary, on the west side of Highway 42 in Coos COU,n’ry.
The property is geographically bordered on its west by the Coquille River, and Highway 42 to its east.
~ The western most portion of the property is transected by land owned by the Pacific Railway.

- In 1989 TL 101’s Comprehensive Plan (Comp Plan) and Zoning designations were amended, re-
“designating the property’s Comp Plan designation to Industrial (“IND"), from Coquille River Estuary
Management Plan — Agriculture ("CREMP-AG"){AM-89-10). At the same time, TL 101 was removed
- from the County’s Coastal Shoreland Boundary, and was rezoned from Coquille River Estuary
Management Plan — Exclusive Farm Use (“CREMP-EFU") to Industrial (IND) zoning with a qualifier (“Q-
IND") specifying that the rezone approval and industrial activities permissible onsite are limited to log
storage for the nearby Westbrook Wood Products timber mill (RZ-89-09). Present day TL 1000 is not
specifically listed in the 1989 application but is described ’rhrougho_u’r the application as the ne‘orby
~ mill site”. It is evident in the 1989 site plans and application that use of TL 1000 was included in the
original request. The zoning of TL 1000 is CREMP-Ind (Segment #CR-54). The subject prdpe'r’ry is no
longer owned by Westbrook Wood Products and has been used for a variety of industrial activities

- upon the decline of Coos County’s local timber industry and the subsequent closure of the-

- Wes‘rbrook timber mill in the 1990's. The properties have been committed to industrial use for more
than three deccdes

The current andowner is the owner/operator of a local gravel pit and purchcsed the subjec’r
propen‘y in 2014. Unaware of the complex zoning history and limitations, the property became a
~ processing and trade site for the property owner’s local aggregate operation.

A " In 2022 the landowner applied for a rural address and was notified by Coos County that activities
. occeurring on-site were in violation of the TL 101's 1989 Rezone approval. To cooperate with the

- County’s request to comply with the applicable Comp Plan and Zone Code regulations, the

" landowner has filed this request.

The subject property is not an identified significant aggregate site (ORS 660-023-0180,) and is not
- presently, nor does the landowner intend to use either parcel for aggregate or other mineral
exploration or mining.-The primary activities occurring onsite are aggregate processing and
- compatible accessory industrial uses, including stockpiling, and wholesale tfrade. Aggregate is
transported to the property from nearby local mining operations. A gravel screener, truck scale, and
miscellaneous heavy equipment used to scoop, pile, and load gravel, are located on the subject
propekfy, as'well as a small office and existing structures from the Westbrook Mill. These uses and
’.developmenTS‘o‘ré' accessory to the primary use of the property as an aggregate operation.

'Usé'of the prop_er’ry for these activities is consistent with the property’s current “Industrial” and CREMP—
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INDS Comprehensive Plan designations. No change to current Comp Plan designation is requested.

Under the property's current “Q-IND" zoning designation, use of the property is restricted to log
storage. Current Coos County Industrial zoning allows for aggregate operations with an approved
Conditional Use Permit. This application requests the County's original 1989 rezone approval be
amended to expand the existing zone qualifier on TL 101 to include and approve the industrial
activities occurring on-site (TL 101 and TL 1000).

lll. Applicable Criteria and Burden of Proof:
A. Lawfully Created Unit of Land

The Coos County Planning Department confirmed that the property was lawfully created through a
prior land use decision on May 24, 2023, in the required pre-application for this application (PA-23-
004).

Coos County Assessor records indicate industrial assessment and use of the property since 1989.
B. Current Zoning Designations: Q- Industrial (IND) and CR-#54

A portion of the subject property’s current zoning is “Q-IND" (TL 101) with the remaining property
zoned CREMP-Ind (TL 1000). Industrial zoning allows for a wide range of land uses and activities;
however, the County’s qualifier on the subject property limits the allowed uses to only those
approved in the original 1989 rezone request.

“The intent of the

esignatfion applies to sites potentially needed for industrial development. Use of the

designation isr urban growth areas

The purpose of the "IND" district is to provide an adequate land base necessary to meet industrial growth needs

ordingly. The “IND" district may be located without

and to encourage diversification of the area’s economy acce

2ct fo Urban Growth Boundaries, as consistent with the Comprehensive Plan. The “IND" designation is

are needed for development, as consistent with the Comprehensive Plan."

{CCIZLDO §4.2.300)

The original rezone request was granted with specific
conditions of approval to mitigate potential environmental 8 8 (rons -

Maeaturement Rasult

impacts to the nearby creek, which was determined in T
1989 to be a protected resource under Statewide Planning ' '
Goal 5. The County approved the 1989 request with an
exception to Statewide Planning Goal 3 (Agricultural Lands)
through the Goal 2 Exception process, finding at the time of
original review that “wood processing facilities were
generally prohibited in the County's CREMP-EFU zoning and
Agriculture plan designations”, and that it

was not economically feasible to move the (https://www.arcgis.com/home/webmap/viewer htmlgwebmap
logaing operation elsewhers, as he original SIS S e
applicant proposed. The original conditions of

approval for the industrial zone qualifier on TL

101 are as follows:
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1) The landfill shall be kept 200 feet south of Rink Creek;

2) The last several feet of the landfill shall be clean fill dirt;

3) A drainage ditch shall be built to the river between the landfill and Rink Creek:
4) A row of trees shall be planted between the landfill and Rink Creek.

No change to these existing conditions of approval is requested. The current industrial activity is
located approximately 400 feet from Rink Creek. The original soil berms, spanning twelve feet in
height across the center of the property, and eight feet in height along the eastern portion of the
property, separating the industrial activity area from Rink Creek and the

required drainage ditch, are intact. No changes to these existing improvements are proposed.

(Excerpt of “Attachment B", Applicant's Proposed Site Plan;
AM-89-10/RZ-89-09)

(Applicant’s 1989 Proposed Site Plan (TL 101, 900, and
1000):

AM-89-10/RZ-89-09; Proposed uses, mitigation measures,
existing structures, circulation, and future proposed
structures are depicted in red)

It's unclear in the 1989 application how or when the
existing development (Westbrook Mill) was permitted
by Coos County, but it is evident that the abutting
properties (formerly TL 900 and 1000, current TL 1000)
existing shared access, parking, circulation, and
structures were considered in the rezone request for TL
101. Zoning, development standards, and applicable review process for TL 1000 (formerly TL 900 &
1000) is not discussed in the 1989 application but is addressed in this request.

i) Goal Exception (OAR 660-004-022, ORS 197.732)
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' The original rezone request was approved under a Goal 2 Reasons Exception process for Goal 3
(Agrlcuh‘urdl Lands). The 1989 CCZLDO prohibited wood processrng facilities in the CREMP-EFU: zone
'necessno’rlng the property’s removal from the Coos Coastal Shoreldnd Bounddry and r’rs original - -
zoning be re-designhated to non-resource land. Non-farm uses on protected resource lands -~ -

v (fdrm/fores’r) in 1989 were significantly limited, bur hdve since been exponded. : ‘

.The curren’r requesf does not reqU|re dn excep’non to. Gool 3, but ’rhe Idndowner W|shes ’ro mdln’rdln

. ’rhe quollfred industrial zoning designation and.the orlglndl use (log s’rordge) dpproved in 1989. Thrs A

' 'reques’r is comparable to the original Redsons Excephon request, in ’rhdf the Idndowner owns.and

' operdfes a nearby mining operation, and use of the subjec’r properTy for this industrial developmen’r is -

: necessory to suppon‘ the mining operohon however, opero’nons conduc’red for mrnrng crushlng or
© . stockpiling of dggrego‘re and other mineral and other subsurfdce resources are now dllowed usesin
- the dbu’r’rlng CREMP-EFU and CREMP-IND segmen’rs asa Condn‘ronol Use. ‘

- In oddmon to the steady rise in development experrenced in Coos Coum‘y over. The last 5 yers, as
local transportation infrastructure ages and state and federal funding become available, the
demand for aggregate has increased drastically. Many large construction companies and

’ orgonlzcr’nons including Coos County and the State of Oregon, own of ledse property. obu‘r‘rlng
_arterial ransportation facilities, strategically utilizing these properties for storage of aggregate

_ (sfockplllng) so materials do not have to be hauled from.long distances away to nedrby consfruchon
. sites. This proxrmn‘y to high-fraffic ’rrdnsporrdhon facilities reduces rhe wear ond tear on smoller s’rree’rs .
-~ and roods rhar are not as developed or mdlnfdlned ' : o T s

‘The SUbJeCT proper’ry is especrdlly sur’rdble for ’rhe requesred mdus'mdl use due ’ro ifs Idrge size, j S
proxrmn‘y and established connection to Highway 42, as well as its location outside of the. Cn‘y of
‘Coqurlle and the City. of Myr‘rle Porn’r s Urban Growth Boundaries. The act of screening; Ioodlng, and - .
: "rronspon‘lng gravel has a hlgh likelihood to be consrdered a nuisance to residential developmen’r due’ :
1o noise, dust: pollution, and truck fraffic in an urbanized area where smallt lots are prevalent and - '
higher concenfrdhons of people are more present; however, the subject property is removed from.-
. urban areas and is surrounded. by other industrial properties with established,’ on—gorng |ndus'rr|dl uses.
: ~ The Coqurlle River and Rink Creek weﬂond/nporldn areas serve as natural sound as well as
geogrophlc buffers for nedrby propen‘res : :

‘ Mlnrng is. reguld’red by S’rd’rewrde pldnnlng Gool 5 (Nofurol Resources Scenrc dnd Hls’rorlc Areds dnd :
Opeh Spaces), however no exploratory mining is proposed in this request. The subject proper’ry is no’r -

A an identified site of significance. The original 1989 application describes and delineates wetlands and )
: wo’rerwcrys presen’r onsr’re fhot mdy be under S’ro’re junsdrc’non dnd whrch mdy hove been rmpdc’red o

: vprevrously dpproved areas of ’rhe proper’ry for s'rockprles of processed oggregdfe (grdvel) The -

original applicant’s. (1989) proposed mitigation plan, which was approved and implemented on ’rhe _ o

~ property, has not been altered. No chdnges to the existing flood control structures or drdrndge ways, o |

o are proposed in this dpplrccn‘ron The reques‘r to.use the property for additional industrial Uses, -

. excludrng exploratory dggrego’re mlnlng, comphes wn‘h Gool 5 (OAR 660—023 0180 ORS 215. 283 ORS )
215.298). o
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D . Coos County Zoning and Land Development Ordinance (CCILDO)
" 1. ARTICLES.1; REZONES

SECTION 5.1.200 Rezones: :

Rezoning constitutes a change in the permissible use of a specific piece of property after it hos
~ been previously zoned. Rezoning is therefore distinguished from original zoning and ,

qmendmenfs to the text of the Ordinance in that it entails the application of a pre—exis’ring

zone classification to a specific piece of property, whereas both original zoning and

amendments to the text of the Ordinance are general in scope and apply more broadly.

Appliccmf's- Finding: A portion of this consolidated application is a request to modify a préviously
approved rezohe, to expand the industrial uses allowed by the existing zone qualifier.on TL 101.

'SECTION 5.1.210 Recommendation of Rezone Expansion by the Planning Director:

' The Planning Director may recommend an expansion of the geographic limits set forth in the
~application if, in the Planning Director’s judgment, such an expansion would result in better =~
‘conformity wrfh the criteria set forth in this Ordinance for the rezoning of property. The. Planning.
~ Director shali submit a recommendohon for expansion fo the Hearings Body prior to the
- scheduled public hearing for a determination whether the application should be so ex’rended.

B Appllcani’s Finding: No expansion of the geographic.limits described in this applicationis reques’red
by the applicant. Surrounding properties are included in the Coquille River Estuary Management Plcn
. (CREM’F’) with varying industrial or farm plan designations. The subject property was designated -
‘ ‘Indus’rrlol dnd removed from CREMP zoning in 1989. To address compatibility with surrounding uses .
and the existing neighbor, CREMP zoning has been considered in this application. The current reques’r
. conforms with the regulations of the both the CREMP and the general Industrial zoning regulations,
- ensuring compatibility with the existing and future land uses in the nearby vicinity.

: SECTION 5.1.215 Zoning for Appropriate Non-farm Use:

- Consistent with ORS 215.215(2) and 215.243, Coos County may zone for the appropriate non-
farm use one or more lots or parcels in the interior of an exclusive farm use zone if the lotsor -

V poarcels were physically developed for the non-farm use prior to the establishment of the - '
exclusive farm use zone.

v 'Appllccmt's Finding: The subject property has been zoned qualified industrial for more than 30 yeors.'
. Prior to the 1989 rezone approval, the property was zoned CREMP-EFU.

SECTION 5.1.225 Decisions of the Hearings Body for a Rezone:

Thé'H"edrihgs Body shall, after a public hearing on any rezone application, either:

1. Recbmmend the Board of Commissioners approve the rezoning. only if on the basis of the: A
~ initiation or application, investigation and evidence submitted, all the following criteria are

- found TQ exist:
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a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215; and _

~ b. The rezoning will not seriously interfere with permitted uses on other nearby parcels; and
c. The rezoning will comply with other policies and ordinances as may be adopted by the
Board of Commissioners.

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

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

c. Any combination of the above.

‘A qualified rezone shall be dependent on findings of fact including but not Ilml’red to the
. following:

i. Such limitations as are deemed necessary to protect the best interests of the surrounding
property or neighborhood. , _

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

iii. Such limitations as are deemed necessary to secure an appropriate development in
harmony with the objectives of the Comprehensive Plan; or

iv. Such limitations as are deemed necessary to prevent or mitigate potential adverse
environmental effects of the zone change.

3. Deny the rezone if the findings of 1 or 2 above cannot be made. Denial of a :rezone_‘by the
Hearings Body is a final decision not requiring review by the Board of Commissioners unless
appealed.

Applicant’s Finding: This application requests modification of the 1989 rezone approval, which was a
qualified rezone for the specific industrial use of the property as a log storage yard. The current
landowner requests approval to use the property for additional industrial uses, pnmonly asa
screening site, stockyard and distribution area for locally sourced c:ggrego’re ‘
“Wholesale/Distribution” and “Aggregate Processing” are allowed uses in both the industrial and
CREMP-EFU zones.

Preservomon of the 1989 zone qualifier ensures the original enwronmen’rol mmgo’non measures are
‘ profec’red which protects public interest and the surrounding proper’nes/nelghborhood by requiring
ex'renswe future public process should the landowner desire to use the property in other ways.

The existing neighborhood is comprised of other industrial properties with various industrial uses. The
requested use is similar in nature and conforms to the industrial nature of the neighborhood,
promoting the industrial zoning designations of the Comprehensive Plan, Esfuary Management Plan,
and Coos County Zoning and Land Development Ordinance. The property is well suited for the
requested industrial activity because of its natural features, which are protected resources urider
State statue as well as.local regulation. These protections and the mitigation measures applied to fhe
* property in 1989 create a regulatory buffer between the industrial activity onsite and neorby farm- -
remdenhol-mdusmcl uses. ’
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SECTION 5.1.230 Status of Hearings Body Recommendation of Approval:

v  The recommendation of the Hearings Body made pursuonf to 5.1.225(1) or (2) shall not in n‘self
o amend the zonmg mops

: Applicdni’s Finding: No amendment to the Coos County zoning maps is requested or required by this
. dpplication.

-~ SECTION 5.1.240 Requirements for “Q" Qualified Classification:

- Where limitations are deemed necessary, Board of Commissioners may place the property:in
“Q" Qualified rezoning classification. Said “Q" Qualified Classification shall be indicated by the -
symbol “Q” precedlng the proposed zoning designation (for example: Q C- 1) '

i Appllcqnt's Flndmg The Coos County Board of Commissioners placed a “Q" quollfled rezonlng

- designation on'the property in 1989. This application does not request removal of the zone quailifier or

“removal of the original conditions of approval, but seeks approval for additional qualified lndus’rrlol
: ochvmes 1o occur onsn‘e

- SECTION 5.1.250 Permits and Applications Moratorium:
1. After a proposed rezoning has been set for public hearing, no building or sewage disposal
system pérmi’rs shall be issued until final action has been taken. Final action constitutes either:
~ a. Withdrawal of the application by the applicant;
b. Expiration of the County's appeal period without an appeal having been filed; or
C. ’Finoul order of Board of Commissioners upon hearing the appeal.

: Appllcant’s Flndlng The property owner understands that no permits will be issued to the subjec’r
property Un’rll flnol action has been made on this request.

2 Followmg final dction on the proposed rezoning, the issuance of a venflcohon Ieﬁer shcsll be
- in conformance with the application approval.

The main criteria that the applicant will need to provide flndlng foris:

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

Applicant’s Finding: The subject property’s Comp Plan designation was changed to “Industrial” in

1989. The uses described in this request comply with the property’s industrial designation and support

the industrial provisions of the County's Comprehensive Plan. No Change to the property’s Comp
“Plan.designation is requested in this application.

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

: “Appliccmt’s Finding: The uses described in this application are permissible in the surrounding CREMP-
.. IND and CREMP-EFU segments. The uses are also permissible in the IND zone. Highway 42, the Coquille
River, and Rink Creek act as natural and built buffers for the surrounding properties which are
'developed with @ mixture of small residences, farmland, vacant lots, and other industrial
' developmen‘rs Expansion of the existing zone qualifier for the uses described in this opphcohon w1ll
- not senously interfere with permlﬁed uses on other nearby parcels. - :
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c. The rezoning will comply with other pelicies and ordinances as may be ddopied by the
Board of Commissioners. ‘

Applicant's Finding: This request is not to rezone the subject property, but to expand the property’s

- Industrial zone qualifier to allow for a limited number of additional industrial uses on the property.
Approval of this request will not change the property’s zoning or allow other uses of the property
without future review through a public process. Expanding the zone quadlifier for the uses described in
this request complies with the County’s other policies and ordinances. '

In the case of the criteria above the Coos County Comprehensive Plan provides fUr’rhe_r
guidance when considering rezones in farm and forest.

: .C'oos_ County shall consider, and approve where appropriately justified, changes from forestry
o agriculiure zoning districts, and vice-versa, upon findings which establish: ' o
i. That the proposed rezone would be at least as effective at conservmg the resource as
the existing zone,

Applicant's Finding: Approving the request as a modification of the original request préserves the
County’s original conditions of approval, which were réquired to mitigate potential negative impacts
to the surrounding natural resources. These measures conserve the natural and enVIronmen’roI '
resources found onsite in 1989.

ii. That the proposed rezone would not create a nonconforming use,

Applicant's Finding: The requested uses are allowed in the IND, and CREMP-EFU/CREMP-IND
segments with Conditional Use approval. Approval of the requested uses W|ll not create a non-
conforming use.

i.  Thatthe applicant for the proposed rezone has certified that he/she unders’ronds that
the rezone, if granted, could have significant tax consequences. :

 Applicant's Finding: Approvol of this request will not create a substantial change to the property’'s
existing zoning designation. The propen‘y is currently zoned Q-Ind. The applicant is not requesting a
change to the property’s zoning designation beyond expcndmg the quollfled industrial uses of the

o properfy

2. CHAPTER 4; BALANCE OF COUNTY ZONES, OVERLAYS & SPECIAL CONSIDERATION; SECTION
4.3.200 ZONING TABLES FOR URBAN AND RURAL RESIDENTIAL, MIXED COMMERCIAL- -
RESIDENTIAL, COMMERCIAL, INDUSTRIAL, MINOR ESTUARY AND SOUTH SLOUGH

- The zoning table sets out Uses, Developments and Activities that may. be listed in a zone and

- the type of review that is required within that zone. If there is a conflict between uses the more
restrictive shall apply. Section 4.3.210 provides an explanation of the use category and the

- specific criteria that shall apply and if the use is identified as requiring a conditional use.
Section 4.3.225 General Siting Standards apply to all regulated Uses, Developments, or
Activities, but these are clear and objective standards that do not, in themselves, require a - -
land use notice. Section 4.3.230 Specific Standards list specific siting standards by zones and
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4 2.200 Additional Conditional Use Revnew and Standards for table 4.3.200 contains any

additional criteria that applled to a Use, Development or Activity that has been |den1|f|ed by
- the following table as requiring.

: Appllcant’s Flndmg TL ]01 is currently zoned IND. ”Aggregon‘e Processing” is permitted in the IND zone
. .witha Heorlngs Body. Conditional Use Permit, subject to generol siting standards, specific siting
- s’rondords additional conditional use standards, and review standard 58. “Wholesale Trade” and .
“uses accessory to permitted industrial uses are permitted with Compliance Defermlncmon
Dlscrehonory review s’rdndords are discussed below.

o (58) Mihi‘ng or Mineral Processing —This category inciudes geo-thermal, oggregofe, o’rhe_r‘
S vminercul or subsurface resources. This may include stock piles.

(a) For any mineral processing other than for aggregate the following applies: -
(i) Al arill holes shall be filled and capped according to the following standards, ond bonds
. 10 secure performance of this obligation shall be required as follows: '
1. The applicant shall provide the Coos County Watermaster with the location of each
hole by township, range, section and driller's identification number of ail holes drilled.
2. A plot plan showing these locations will be furnished to the Watermaster. .
3. The applicant shall seal all test holes from the bottom within 2 feet of land surface with
cement, native clay, betonies mixture (e.g., "Sure-Gel', Aqua Gel') of 9 pounds to 9-1/2
‘pounds of betonies per gallon of water. )
(i) If artesian flows are encountered, the test hole will be:
1.-Abandoned according to the following abandonment procedures: The flow of
artesian exploration holes to be abandoned:shall be confined or restricted by cement grout

capplled under pressure, or-by-the use of a suitable well packer, or a wooden or cast lead . plug _—

" placed at the bottom of the confining formation immediately above the artesian water- -
bearing zone. Cement grout or concrete shall be used to effectively fill the exploration hol_e to
land surface. Or
2. Developed for use of the artesian flow by a water well driller who is properly Ilcensed
and bonded by the State of Oregon.

- (iii) if unusual conditions occur at a test hole site and compliance to the above siondords
will not result in a satisfactorily abandoned hole, the driller shall request that special standards
be prescnbed by the Watermaster for the particular hole. :

(iv) The applicant shall notify the County Watermaster prior to the obandonmen’r of all ’resf
holes, drill holes, exploration holes, etc. As used in this section the term 'abandonment' shall
-~ ‘mean the act of filing any hole with the required sealing material.
~ -~ {v) In addition to complying with the procedures outlined above, the applicant shall posi’ a
' surefy bond in the amount of five thousand ($5,000.00) dollars for each hole drilled or a bond
for fifty thousand ($50,000.00) dollars to cover all test holes. The surety bond shall be filed with
fhe Boord of Commissioners, and may be written by a surety company duly licensed by and
.,oau?honzed to do business in the State of Oregon. The release of such bond shallbe
. conditioned upon the successful capping of all holes according to the procedure descnbed
above.
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~ {vi) Although it is recommended that the test hole be sealed prior to moving the drilling rig.
in no case shall the drill hole be left open for more than five (5) days after the drilling rig is
moved off the test hole without prior approval of the County's designated represen’fcﬁve.

Applicant’s Finding: This application requests approval only for aggregate proéessing, the above
section does not apply. ’ :

(b) The applicant shall be required to construct a catch basin around each dnllmg site i'o
“retain any possible run-off.

Appli'cclni's Finding: No drilling sites are proposed in this application. Drainage ditches were
constructed on the subject property to accommodate the former mill site, and to comply with
conditions of dpproval after the 1989 rezone. All potential run-off is captured by these man-made
. drainage ways and mitigation areas. ~

(c) Abandonment procedure:
(i) At the discretion of the County's appoin’ted representative (usually, the district
Watermaster), this representative may require that the exploration hole abandonment no’r
- -begln until he is present at the site.
~ (i) In the event that paragraph "' above, is impiemen'ied, the Couni‘y‘s oppoim‘ed
N representative may, if he is unable to be present during abandonment, otherwise authorize
- ~ abandonment. This authorization may be given verbally by telephone.
(iii) The County's appointed representative may require that the exploration hole be
abandoned with cement grout.

| Applicant’s Finding: No exploration holes are proposed in this application.

SECTION 4.3.220 ADDITIONAL CONDITIONAL USE REVIEW STANDARDS for uses, developmenT »
and activities listed in table 4.3.200

This section has specific criteria set by the zoning district for USES, ACTIVITIES and DEVELOPMENT

' f) Condmonql Use Revuew Criteria - The followmg Criteria only apply to Use, Achvﬁy or
Development identified as a conditional uses in the zoning table: ‘

" i. COMPATIBILITY: The proposed USE, ACTIVITY OR DEVELOPMENT is required to demonstrate
compatibility with the surrounding properties or compatibility may be made through the
imposition of conditions. Compatibility means that the proposed Use is capable of existing
together with the surrounding uses without discord or disharmony. The test is where the -
proposed use is compatible with the existing surounding uses and not potential or future uses
in-the surround area. :

Applicant’s Finding: The uses requested in this application are regionally common industrial activities.
The majority of the surrounding properties are zoned industrial. The property's location outside of an’
urban area, and the presence/preservation of the 1989 mitigation measures (planting buffers/berms)
allow the uses to exist without creating discord or disharmony with surrounding existing uses. The
primary use described in this application, aggregate processing, currently does not occur outside of
~ regular busmess hours and is oriented on the property to maintain physical dlsfonce from both the
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© - natural dreas of the property, nearby jurisdictional waters, and the Highway 42 right-of-way. -
Neighboring properties are currently used for similar industrial activities.

jii. Design Standards: allowed.

. 1.The Idndscape shall minimize soil erosion. The exterior portion of the property shall provide

an ernamentail, sugh’r-obscurmg fence, wall, evergreen or other screenmg/plcnfmg along all -

boundaries of the site abutting public roads or property lines that are common to oi’her owners o
- of properfy that are zoned for residential, except for points of ingress and egress;

S Applicani’s. Finding:’Mc’rure trees and native vegetation border the property, creating a perimeter

) screening that obscures sight of the industrial activities from the Highway 42 right-of-way, Coquille

River, and abutting properties. The industrial activity maintains required setbacks from the prOper’ry s
boundary lines, as well as separation from the previously identified wetland/riparian area of the
- property. The property is also fenced and gated for security purposes.

2. Lighting: Any lights provided to illuminate any public or private parking area shall be so - '
arranged as to reflect the light away from any abutting or adjacent Urban Residential, Rural
_ _Residenﬁdl' or Controlled Development district.

i ‘Appli'cqh.t*s‘ Fihding: Minimal security lighting exists on the property, it is arranged to reflect 'rowcr'd' o
equipment parking and storage areas/structures which are centrally located on the subject pro‘pe'rfy.

7 3. Exposed storage areas, service areas, utility buildings ond si‘rué’rures ond similar dcce‘ssélry
areas and structures shall be subject to the setbacks of the this zoning designation, screen
- -pian-’rin_gfs or other screening methods;

,Appiicani’s Finding: All structures onsite cdmply with the setbacks of the IND zoning deéignofioh. The |
land owner acknowledges that future structures are also subject to setback requirements.

4, TI’GSh service shall be provided to the facility and the area for frash receptacle or
. receptacles shall be identified on the plot plcn and :

_Appl_iéanfs Fihdi'ng: Trash service will be provided upon approval of this request and issuance _of'dn‘
address fo the property. ‘

B 5. Hours of operation may be required in areas predominantly surrounded by re_sidenﬁql Zones.

: Appllccmi’s Finding: The current industrial operomon does not operate outside of regular busmess

':houm
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SECTION 4.3.225 GENERAL SITING STANDARDS
| AII_new USES, ACTIVITIES and DEVELOPMENT aré subject to the following siting standards: -

(1) Agricultural and Forest Covenant - Any applicant for a dwelling permit adjcicent to a Forest

. or Exclusive Farm Zone shaill sign a statement on the Compliance Determination or Zoning _
Clearance Letter acknowledging that: “the normal intensive management prdctices
occurring on adjacent resource land will not conflict with the rural residential landowner's
enjoyment of his or her property.

Appllcanf's Flndmg No dwellmg permit is reques‘red in this application.

(2) Fences, Hedges, and Walls: No requnremem but vision clearance provisions of Sechon
7 1.525 apply.

Appllcant's Finding No fences, hedges, or walls are proposed in this application. The plantings and
screenings that eX|s’r on the property currently comply with The vision clecronce provisions of section
7. 1 525

(3) Limitation on uses of manufactured dwéllings/sfruc’rures for commercial Apurposes pursuant
1o ORS 466 et seq. Manufactured dwellings shall not be used for commercial purposes except:
(a) Where use of the manufactured dwellmg for commercn! purposes is ou’rhonzed by the
Building Codées Agency.

(b) Where used as a temporary sales office for manufactured structures; or

(c) As part of an approved home occupation. [OR-92-07-012PL]

Applicant’s Finding: No manufactures dwellings/structures are proposed in this application.

{4) New lots or parcels - Creation of lofs or parcels, unless it meets the circumstances of §
5.6.130, shall meet the street frontage, lot width, lot depth and lot size. Minimum road

- frontage/lot width shall be met unless waived by the Planning Director in consultation with the
‘County Surveyor and County Roadmaster due to creating an unsafe or n'regulor conflgurd’rlon: ‘
(a) Minimum Street frontage should be at least 30 feet; and '
(b) Minimum lot width and Minimum lot depth is 50 feet. Minimum parcel/lot size ccnno’r be
waived or varied unless otherwise provided by a specific zoning regulation. Tax lot crecmon '
and consolidations do not change the legally created status of a lot or pcnrcel

Apphcani’s Flndlng. No new lots or parcels are proposed in this application. .

(8) Parking - Off-street access, parking and loading requirements per Chapter Vil apply. V

' Appliccmt's Finding: The subject property has functioned as an industrial site for neorly'30 ye’drsa
Primary access to the property is from an existing shared driveway off of Highway 42, with an -
approximately 80-foot wide approach. The driveway apron and approach are paved to the
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property line, where the remaining driveway and access lane is surfaced with gravel. The southern
property with shared access is in common ownership. Approved use of that property for the mdusfnol :

. activities described in this application is included in this request. Because these properties have been

“ an opeérational industrial site for many years, and the public transportation facilities serving the
.proper’rles already exist, the applicant requests a waiver from the traffic study, access analysis, ond

- ,sngmL dls’rcnce certification requirements of Chapter VII. A traffic plan has been submitted with this

- application. No minimum parking requirements are described for the proposed use, however, two

off-street parking spaces are proposed.

- (6) Riparian -
- (a) Riparian vegetation sefbock within 50 feet of a estuarine wetland, stream, lake or river, as
identified.on the Coastal Shoreland and Fish and Wildlife habitat inventory maps, shali-be
maintained except:
i. Trees certified as posing an erosion or safety hazard. Property owner is responsible for
- ensuring compliance with all local, state and federal agencies for the removal of the tree.
ii. Riparian vegetation may be removed to provide direct access for a wcn‘er-dependen’r use |f '
itis a listed permitted within the zoning district;
=il Riparian vegetation may be removed in order to allow establishment of authorized
structural shoreline stabilization measures; :
.iv. Riparian vegetation may be removed to facilitate stream or stream bank clecurcmce
- projects under a port district, ODFW, BLM, Soil & Water Conservation District, or USFS s’rreom
~ enhancement plan;
v. Riparian vegetation may be removed in order to site or properly mcsmi‘oun publlc uhlmes and
~ road right-of-ways; : '
.- vi. Riparian vegetation may be removed in conjunction with existing agricultural operations
»  (e.g.. tosite or maintain irigation pumps, to limit encroaching brush, to allow harvesting farm-
- crops customarily grown within riparian corridors, etc.) provided that such vegetation removal

- does not encroach further into the vegetation buffer except as needed to prowde anaccess

- to the water to site or maintain irrigation pumps; or
~vii. The 50 foot riparian vegetation setback shall not apply in any instance where an exw’nng
.. structure was lawfully established and an addition or alteration to said structure is to be sited
~ not closer to the estuarine wetland, stream, lake, or river than the existing structure and said -
~ addition or alteration is not more than 100% of the size of the existing structure's “footprint”.

: Abpliéanf’s Finding: The proposed industrial activities are sited approximately 400 feet from Rink ‘ _
Creek, whlch exceeds both the 50-fooft riparian buffer and the original 1989 condition of cpprovol for
- a200 foot buffer.

(b) Riparian removal within the Coastal Shoreland Boundary requires an Administrative.
Conditional Use application and review. See Special Development Considerations Coastal -
‘ Shorelond Boundary.

: »Applllcc_mi's Fmdlng: No riparian removal is proposed in this application. In addition, TL 101 was
removed from the Coastal Shoreland Boundary in 1989.
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(c) The 50" measurement shall be taken from the closest point of the ordinary high wc’rer mork
" to the structure using a right angle from the ordinary high water mark.

Applicant’s Finding: The applicant agrees to moim‘cin the 200 foot riparion buffer implemented in
1989, and agrees to this method of measurement.

(7) Setbacks: : :
(a) All Development with the exception of fences shall be set back a minimum of thirty-five -
(35) feet from any road right-of-way centerline, or five () feet from the right-of-way line,
whichever is greater. This setback may be greater under specific zoning siting requirements.
(b) Firebreak Setback - New or replacement dwellings on lots, parcels or tracts qbuﬁing the
“Forest” zone shall establish and maintain a firebreak, for a distance of at least 30 feet in all
directions. Vegetation within this firebreak may include mowed grasses, low shrubs (less than
ground floor window height), and trees that are spaced with more than 15 feet between the
~_crowns and pruned to remove dead and low (less than 8 feet from the ground) branches.

- Accumulated needles, limbs and other dead vegetation should be removed from beneath

trees.

Applicant’s Finding: The truck scale and office building are setback approximately 85:feef frbm frhe'
front property line and more than 100 feet from the Highway 42 centerline. The property owner has:
maintained a 30 foot firebreak inside the property, from the perimeter fence and tree line. . o

(8) OUTDOOR STORAGE IN RESIDENTIAL ZONES

~ (a) Boats and trailers, travel trailers, pick-up campers or coaches, motorized dwelllngs, cmd
similar recreation equipment may be stored on a lot but not used as an accessory use;
(b) Automotive vehicles or trailers of any kind or type without current license plates, where
required, and which are not in mechanical working order, shall not be parked or stored on ony
residentially zoned property other than in completely enclosed buildings;

~ (c) One operating fruck may be stored on the lot of a truck driver provided it is accessory to

the main use of the property. Additional trucks shall not be allowed

Applicant’s Findings: The'subjecf property is not zoned residential.

SECTION 4.3.230 ADDITIONAL SITING STANDARDS

- 6) Industrial (IND) and Airport Operations (AO) -The followmg siting si'omdords cpply to all USES,
activities and development within the IND and AO zoning d|s’rr|cfs
{a) Minimum lot/parceil size -
i. No minimum lofts size standard for this zone.
~ ii. Minimum sireet frontage and minimum lot width is 20 feet.

Applicant’s Finding: The subject property is approximately 17.54 acres (TL 101) and ]7 24 (TL 1000) in
size and has 0.4 miles of street frontage.
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(b) Se?bock -

- B i. Front, 5|de and rear sei‘bocks are 5 feet from abutting properhes ’rhon‘ are zoned Con'rrolled
: Deveiopmeni’ or residential zoning districts.

ii. Setback exception - Front yard setback requirements of this Ordinance shall not- qpp!y in

- any residential district where the average depth of existing front yards on developed lots
~ within the same zoning district block, but no further than 250 feet from the exterior side lot lines -
- of the lot and fronting on the same side of the street as such lot, is less than the minimum

required front yard building setback. In such cases the front yard setback requirement on any
such lot shall not be less than the average existing front yard building setback.

-;Ap'plicanf’s Einding: No obuﬁing parcels are zoned Com‘rolled Developmem‘ or residenﬁql.

o (c)'.B-u_iIding Height - does not have any requirement, except those sites abutting a residential - -
or controlled development zone shall have a max height of 35 feet plus one (1) additional foot

in height for each foot of setback exceeding 5 feet ( i.e. if the setback is 10 feet, the maximum

" building height would be 40 feet). However, spires, towers, domes, steeples, flag poles,
- antennae, chimneys, solar collectors, smokestacks, ventilators or other similar objects may be -
' . erected above the prescribed height limitations, provided no usable floor space above the
height limits is added. Such over height object shall not be used for advertising of any kind.

: -Appiicani's‘ Finding: There are no abutting residential or controlled development sites. All structures
Aonsh‘e are less than 35 feet in height. No new structures are proposed in this application. :

~ (d) Building Density or Size limits —

i. For building or buildings located within an Unincorporated Community Boundary as adopted
by the Coos County Comprehensive Plan Volume 1 Part 2 § 5.5 the following square foot

K requiremenis apply:

', 1. Urbain Unincorporated Community shall not exceed 60,000 square feet of floor spocé:, or
2. Rural Unincorporated Community shall not exceed 40,000 square feet of floor space.

' Appllcani’s Finding: The subject property is not located within an unlncorporo’red community -

boundory

i(e) Design-Standards:

i. The Iahdscoupe shall minimize soil erosion. The exterior portion of the property shall provide an

ornamental, sight-obscuring fence, wall, evergreen or other suitable screening/planting along -
all boundaries of the site abutting public roads or property lines that are common 1o other
owners of property that are zoned for residential, except for points of ingress and egress; '

ii. Lighting: Any lights provided to illuminate any public or private parking area shall be so . -
arranged as to reflect the light away from any abutting or adjacent Rural Residential, Urban
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Residential or Controlled Development Zoning districts.

iii. Exposed storage areas, service areas, utility buildings and structures and similar accessory
- areas and structures shall be subject to the setbacks of the this zoning designdﬁon, screen
~ plantings or other screening methods;-

iv. Trash service shall be provided to the facility and the area for frash receptacle or
-receptacles shall be identified on the plot plan; and

v. Hours of operation may be required in areas preddrhinonﬂy surounded by fééidenﬁol zonev's.'

Applicant’s Finding: These standards are addressed above in Section 4.3.220, Additional Conditional
Use Standards.

3. CHAPTER 3; ESTUARY ZONING — CREMP-EFU and CREMP-IND

Prior to the 1989 qualified rezone, TL 101 was zoned Coquille River Estuary Manqgémen’r Plan (CREMP)
- Exclusive Farm Use (EFU). Though the property is not currently designated CREMP-EFU zoning,
discussion of the property’s original zoning is relevant to this request because of the County’s use of a
zone qualifier in approving the 1989 request; however, the applicant requests the property’s current
Q-Ind zoning designation be unchanged and that the property is not reverted back to CREMP-EFU
zomng

_TL lOOO is zoned CREMP-Ind. No change to TL 1000's zoning is requested.in ’rhls cpphcohon This
reques’r complies with the County’s Estuary and Industrial Zoning regulations.

“Shoreland Segments 45 (45-INDS), 52 (52-INDS), 54 (54-INDS) and 59 (59-INDS) shall be
managed for the continuation of industrial use including development of water access if
necessary.”

Applicant’s Finding: TL 1000 is Shoreland Segement 54 (54-INDS).

SECTION 3.3.720 HEARINGS BODY CONDITIONAL DEVELOPMENT AND USE:

The following uses and their accessory uses may be allowed as hearings body conditional uses
in the CREMP-EFU zone subject to the applicable requirements in Section 3.3.730 and
applicable siting criteria set forth in this Article. B

3. Operations conducted for mining, crushing or stockpiling of aggregate and other mineral
and other subsurface resources subject to ORS 215.298. For any operation that mines .- ..

- cumulatively more than 1,000 cubic yards but less than 5,000 cubic yards of Gggrégo-’re, the
conditions in Section 3.3.700(6) must be met along with the hearings body conditional use. Any
operation that sells greater than 5,000 cubic yards must comply with standards established by
the Department of Geology and Mineral Industries. In addition CREMP Policies #14, #18, #19,
#22, #23, and #27 may be applicable.
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- Appllcant’s Fmdlng This oppllcahon requests approval to use the subject proper’ry for industrial
R activities, including the stockpiling, screening, and wholesale distribution of aggregate. No mining
occurs onsite, but the operation sells greater than 5,000 cubic yards of aggregate.

Pohcy #14 General Pollcy on Uses within Rural Coastal Shorelands

' Coos County sthI manage |fs rural areas with the “Coquille River Coastal Shorelands Boundary™ by allowmg only the
“following uses in rural shoreland areas, as prescribed in the management units of this Plan, except for areas where
mandatory protection is prescribed by LCDC Goal #17 and #18:

' a. f_drm uses as provided in ORS 215;

b br:opdgcﬁon and hc:rvesﬁriQ of forest products consistent wi’rh the Oregon Forest Practices Act;
>c prlvcﬁe cnd pubhc wofer-dependem‘ recreation developments;

d. aquoculfure

‘e. wcn‘er—dependen’r commercial and industrial uses, water-related uses and other uses only upon a finding by the county
that such uses safisfy a need which can not be accommodated on uplands or in urban and urbanizable areas or in rural
areas built upon or irevocably committed to non-resource use;

- f single fdmily fesidences on lots, parcels, ér units of land existing on January 1, 1977 when it is established that: '
- 1. ?hé- dWelling is in conjunction with a permitted farm or fbresf use, or
2. the dwellfng is.in a documented “committed” areq, or
3. THe dwelling h<:isr been jusﬁﬁed through a goal excepfion, or
4. such uses do not conflict with the resource preservation and protection policies established elsewhere in this Plan;

g. any other uses, provided that the Board of Commissioners determines that such uses satisfy a need, which cannot be ~
accommodated at other upland locations or in urban or urbanizable areas. In addition, the above uses shall only be -

' perml’r’red upon a finding that such uses do'not otherwise conflict with the resource preservation and protection policies
es’rabllshed elsewhere in this Plan.

This s’frdfe'gy recognizes (1) that Coos County’s rural shorelands are a valuable resource and accordingly-merit special

: con5|derchon and (2) that LCDC Goal #17 places strict limitations on land divisions within coastal shorelands. This strategy
further recognizes that rural uses “a” through “g” above are allowed because of need and consistency findings
documented in the “factual base" that supports this plan.

- Applicant’s Finding: The uses described in this request are farm uses as provided for in ORS.215. The

‘requested uses also satisfy local development needs, and could not be reasonably relocated to an
upland.area without conflicting with the nature of urban/urbanizable areas. The industrial uses
requested in this application do not conflict with the resource preservation and pro’rechons pO|ICleS :
of the CCZLDO or Comp Plan.

Pollcy #18 Protection of “Historical, Cultural and Archaeological Sites”

Local goverhmem‘ shall provide special protection to historic and archaeological sites and shall continue to refrain from .
widespread dissemination of site-specific information about identified archaeological sites.

L This sfrd’regy shall be implemented by requiring review of all development proposals involving an archaeological or-

historical site to determine whether the project as proposed would pro’recf the historical and orchoeologncal values of fhe
sn‘e
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II. The development proposal, when submitted shall include a site development plan showing, at a minimum, all areds

~ proposed for excavation, clearing and construction. Within three (3) working days of receipt of the development proposal,
the local government shall notify the Coquille Tribe in writing, together with a copy of the site development plan. The

" Coquille Tribe shall have the right to submit a written statement to the local government within thirty (30) days of receipt of
such nofification, stating whether the project as proposed would protect the historical and archaeological values of the
site, or, if not, whether the project could be modified by appropriate measure to protect those values. "Appropriate
measures" may include, but shall not be limited to, the following:

a. retaining the historic structure in-situ or moving it intact fo another site; or

b. pcMng over the site without disturbance of any human remains or cultural objects upon the written consent of the Tribe;
or

c. clustering development so as to avoid disturbing the site; or
d. setting the site aside for non-impacting activities, such as storage; or

e. if permitted pursuant to the substantive and procedural requirements of ORS 97.750 and 358.920, contracting with a
qualified archaeologist to excavate the site and remove any cultural objects and human remains and re- ln’remng the
human remains o’r the developer's expense.

f. Using civil means to ensure adequate protection of the resources such as acquisition of easements, publlc dedications, or
transfer of title.

Ifa previously unknown or unrecorded archaeological site is encountered in the development process. the above
measures shall still apply. Land development activities, which violate the intent of ’rhls strategy, shall be subject to penalties
prescribed in ORS Chapter 97.990. :

IIl. Upon receipt of the statement by the Tribe, or upon expiration of the Tribe's thirty (30) day response period, the local
government shall conduct an administrative review of the developmen’r proposal and shall:

a. approve the development proposal if no adverse impacts have been identified, as long as consistent with other porhons
of this Plan, or

b. approve the development proposal subject to appropriate measures agreed upon by the landowner and the Tribe, as.
well as any additional measures deemed necessary by the local government to protect the historical and archaeological
values of the site. If the property owner and the Tribe cannot agree on the appropriate measures, then the governing body
shall hold a quasi-judicial hearing to resolve the dispute. The hearing shall be a public hearing at which the governing body
shall determine by preponderance of evidence whether the development project may be allowed to proceed, subject to
any modifications deemed necessary by the governing body to protect the historical and archaeological values of the site; .

c. through the “overlay concept” of this policy and the Special Considerations Map, unless an Exception has been taken,
no uses other than propagation and selective harvesting of forest products consistent with the Oregon Forest Practices Act,
grazing, harvesting wild crops, and low-intensity water-dependent recreation shall be allowed unless such uses are
consistent with the protection of the historic and archaeological values, or unless appropriate measures have been taken
to protect the historic and archaeological values of the site.

This strategy recognizes that protection of historical and archaeological sites is not only a community's social responsibility, is

also legally required by ORS 97.745. It also recognizes that historical and archaeological sites are non-renewable cultural
resources. : :

Applicant’s Finding: There are no historically significant structures located on the subject property.
The applicant understands the County's strategy for protecting historical and archaeological sites
and agrees to comply with the appropriate measures as determined by the Coquille Indian Tribe.

Policy #19 Management of "Wet-Meadow" Wetlands within Coastal Shorelands
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. 1. Coos Coun’ry shall pro’rec’f for agricultural purposes those areas defined as ‘wet meadow' wetlands by the U.S. fish and

) Wlldllfe Service. but currently in agricuitural use or with agricultural soils and not otherwise designated as “significant wildlife: .
- habitats” or *mdjor marshes”, unless an Exception allows otherwise. Permitted uses and activities in these areas shall include
farm use and any dromage activities, which are necessary to improve agricultural production. Filling of these areas,

however, shall not be permitted, so as to retain these areas as wildlife habitats during periods of seasonal flooding and high
water tables, with the following exceptions:

d.. for transportation corridors where an Exception has been taken fo Goal #3 {Agricultural Lands); or

b. for ogrieul’rurol_buildings, where no alternative site exists on the applicant's property; or ‘

C. minor irmprovemven'rs'for which there is no practical alternative; or |

odl where no fill.permh‘ i; reQUired‘under Secﬁon 404 of the Water Pollution Control Act; or

- 4 e for prieri’ry dredéed_ mo’reridl_dispesol sites designated by this Plan for protection from pre-emptory uses.

T :Any cc”riVi’ry or use‘requires’noﬁﬁcqﬂon of Division of State Lands, with their comments received prior to the issuance of dny-
permits.

- Il This policy shall be implemented by designating these lands as “Agricultural Lands" on the Special Considerations Map
_and by making findings in response to a request for comment by the Division of State Lands, which shows whether the
proposed action is consistent with the Comprehensive Plan. This strategy recognlzes

a. fhof pro’rec’ﬂon of these areas for agricultural use is necessary to ensure the continuation of the local czgrlculfurcl
) 'economy,

b. that improved drainage is necessary to maintain or enhance productivity by establishing preferred forage types;

'c that the present system of agricultural use in the Coquille Valley is compatible with wildlife habitat values because the. -

-~ land s used for agriculture during the season when the land is dry and therefore not suitable as wetland habitat, and -

: provides habitat areas for wildfowf dunng the flooding season when the land is unsuitable for most agricultural uses; omd

d that these hcbl’rcn‘ volues wnII be maintained provided filling is not permitted.

' 'Apvplicqn’r’s Finding: TL 101 was removed from the Coos County Coastal Shorelond'-Boundoryih'1989..
- All wetlands depicted on the subject property in the 2014 Locall Wetlands Inventory Map have been
previously mitigated. No change the the exiting mitigation areas is requested. :

Policy #22 Mitigation Sites: Protection Against Pre-emptory Uses
Consnsfem‘ with permitied uses and achvmes

"ngh Priofity" designated mitigation sites shall be protected from any new uses or activifies which could pre- empf their
uh‘lmo‘re use for ’rhls purpose

_ “Medlum Pnon’ry" designated mitigation sites shall also be profec’red from uses which would pre- empt their ultimate use
for this purpose.

. However, repair of existing dikes or tidegates and improvement of existing drainage ditches is permitted, with the
understanding that-the permitting authority {Division of State Lands) overrides the provisions of Policy #38. Wetland
restoration-actions designed to answer specific research questions about wetland mitigation and/or restoration processés. - -

. and ’rechmques, may be permitted upon approval by Division of States Lands, and as prescribed by the uses and dchvmes

table in this Plan.

] “Low Priority" designated mitigation sites are not permanently protected by the Plan. They are intended to be a
supplemen’rory |nvem‘ory of potential sites that could be used at the initiative of the landowner. Pre- -emptory uses shall be
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allowed 6n these sites, otherwise consistent with uses and activities permitted by the Plan. Any change in priority rafing shall
require a Plan Amendment.

Except as provided above for research of wetland restoration and mitigation processes and techniques, repair of existing
dikes, tidegates and improvement of existing drainable ditches, “high” and “medium" priority mitigation ¢ sﬁes shall be
proTecfed from uses and activities which would pre-empt their ultimate use for mitigation.

I. This policy shall be implemented by:
a. Designating "high" and "medium" priority mitigation sites in the plan inventory.

b. Implementing an administrative review process that allows uses otherwise permitted by this Plan but proposed within an
area designated as a *high" or “medium™ priority mitigation site only upon safisfying all of the following criteria:

1. The proposed use must not entail substantial structural or capital improvements (such as roads, permcnen’r bunldlngs or -
non-temporary water and sewer connections);

2. The proposed use must not require any maijor alteration of the site that would affect drainage or reduce the usable
volume of ’rhe site (such as extensive site gradmg/excovohon or elevon‘lon from fill); and

3. The proposed use must.not require site changes that would preven’r the expeditious conversion of the site to.estuarine -
habitat; or . :

4. For-proposed wetland restoration research projects in “medium” priority mitigation sites the following must be submitted:
i. A wriften approval of the project from Division of State Lands, and
i. A description of the proposed research, resource enhancement, and benefits expected

c. Local government's review of and comment on state and federal waterway permit applications for dike/tidegate and
drainage ditch actions.

This policy recognizes that potential mitigation sites must be protected from pre-emptory uses. However, “low priority” sites -
- are not necessarily appropriate for mitigation use and are, furthermore, in plentiful supply. It further recognizes that future
availability of “medium priority” sites will not be pre-empted. by repair of existing functional dikes, tidegates and drainage
ditches, or otherwise allowed by this policy. This insures the continuation of agricultural production until such time as sites -
may be required for mitigation. This policy also recognizes that research activities designed to gain further understanding of
wetland, restoration, and mitigation processes and techniques are needed. The consideration of "medium pnonty"
mmgctlon snes for this purpose will facilitate future |den’nf” cohon and successful use of mitigation: sites.

Appllcani’s Finding: The subject property has been used as an industrial site for'r‘nore than 30 years.
Extensive wetland mitigation was constructed on the site at the time of qualified rezone opbrovol in
1989. The applicant understands that the Department of State Lands (DSL) may review this requesf

and require additional measures or improvements to the existing mitigation areas.

Policy #23 Riparian Vegetation and Streambank Protection

Local government shalll strive to maintain riparian vegetation within the shorelands of the estuary, and whén appropriate,
restore or enhance it, as consistent with water-dependent uses. Local government shall also encourage use of ’rcx
incentives to encourage maintenance of riparian vegetation, pursuant to ORS 308.792 - 308.803.

Appropriate provisions for ripdricn vege’roﬁon are sef forth in the CCZLDO Section 4.5.180.15

Local governmen’r shall encourage streambank stabilization for the purpose of controlling streambank erosnon olong ’rhe
‘estuary, subject fo other policies concerning structural and non- structural stabilization measures.

This strategy shall be implemen’red by Oregon Department of Transportation (ODOT) and local government when erosion
threatens roads. Otherwise, individual landowners in cooperation with the Ports of Bandon and Coquille, Coos Soil and
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Wofer Conservation District, Watershed Council, Division of State Lands, and Oregon Department of Fish & Wildlife shdil be
responsible for bank protection.

ThIS strategy recognizes that the banks of the Coquille Estuary are susceptible to erosion and has threatened voluobIe
farmland, roods and o’rher structures.

Appllcunt’s Finding: No impact to riparian vegetation or stream banks on the subject proper’ry is
proposed

‘ Policy #27 Floodplain Protection within Coastal Shorelands

B The respective Fliood Regulations of local governments set forth requirements for uses and activities in identified 'flood dreas;

' fhese‘sholl be recognized as implementing ordinances of this Plan.

- This sfrofegy recognlzes the risk-of substantial loss of stock and property damage resulting from the widespread rood|ng of
.. the Coquille Rlver Valley floor which occurs during most winters.

. ;Applicqnt's Finding: Both properties are located in FEMA’s 100-year floodplain. Portions of the '

- property are also impacted by the 500-year floodplain. Previously approved, existing drainage

- ditches, berms, and plantings have minimized seasonal flooding from the Coquille River. No change
to these flood reduction measures is proposed. No new structures are proposed in this application.

_' SECTION 3.3.730 CRITERIA AND REVIEW STANDARDS FOR CONDITIONAL USE PERMITS (BOTH -
’ ADMINISTRATIVE AND HEARINGS BODY) '
Ause may be allowed provided the following requirements are met:

1. Such uses will not force a significant change in accepted farm or forest prochces on
: .surroundlng lands devoted to farm or forest use.

‘ Appllccnf’s Flndlng The uses described in this application impact only the subject propen‘y and WI||
not force a change in accepted farm or forest practices on surrounding lands developed to farm or
fores’r use. This is ensured by the extensive buffenng and setback of the industrial OCTIVITIeS onsn‘e from
A, common proper’ry lines.

2. Wil no’r significantly increase the cost of accepted farm or forest practices on lands
devofed to farm or forest use.

N Appllcqni’s Finding: Uses requested in this application will not significantly increase the cost of .
~ accepted farm or forest practices on lands devoted to farm or forest use.

3. SI'Iihg Standards for Dwellings and Structures in the EFU Zone. The following siting criteria shaill
apply to all dwellings, including replacement dwellings and structures in the EFU zone.

- Replacement dwellings may be sited in close proximity to the existing developed h'omésh‘e'.
These criteria are designed to make such uses compatible with forest operations and
agriculture, to minimize wildfire hazards and risks and to conserve values found on dgrlcul’rurol
lands. These criteria may include setbacks from adjoining properties, clustering near or among
existing structures, siting close to existing roads, and siting on that portion of the parcel least -
suited for dgriculfuroul uses, and shall be considered together with the reguirements in Section

~ 3.3.740 to identify the building site. Dwellings and structures shall be sited on the parcel so that:
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a. They have the least impact on nearby or adjoining forest or agricultural lands;

b. The siting ensures that adverse impacts on forest operations and accepted farming
practices on the tract will be minimized; '

c. The amount of agricultural lands used to site access roads, service corridors, the dwelling
and structures is minimized; and :

d. - The risks associated with wildfires are minimized.

Applicant’s Finding: No dwellings are proposed in this application. The s’rruc’rureé exis’rin‘g onsite are
- physically separated from nearby residential development and other industrial developmem‘, by
~ greatersetbacks, natural (Coquille River) and built features (Highway 42, berms and ditches).

SECTION 3.3.510 ADMINISTRATIVE CONDITIONAL DEVELOPMENT AND USE:

The following uses and activities are permitted under an administrative conditional use_bermi’r
CREMP-IND.

6. Mining/mineral extraction, including dredging necessary for mineral exiraction Geo- thermall
or Aggregate: y

a. In IND Shoreland Segments 14, 20 and 40 this use may be permitted subject to the provmons
of CREMP Policies #14, #18 and #27.

b. In IND Shoreland Segments 16 and 54 this use mdy be perrhiﬂed sUbjecT to ‘1he provisi'o'ns of
CREMP Policies #14 and #27.

| C. In IND Shoreland Segment 45 this use- may be permitted subject to the provisions of CREMP
Policies #23 and #27.

d. In IND Shoreland Segment 52 this use may be permitted subject to the provisions of CREMP
Policy #27.

Applicant's Finding: TL 1000 is zoned CREMP-IND and is designated as Segment 54. CREMP Policies
#14 and #27 are addressed above.

SECTION 3.3.530 DEVELOPMENT AND USE STANDARDS.
The following are development standards for the CREMP-RC shorelond segments.
1: Minimum Lot size:
| a. Refer to CREMP lot size Specidl Conéideraﬁon Map.
b. The dimension requirements must be meet.

Applicdni’s'Fin'ding: TL 1000 is not delineated in the CREMP lot size Special Consideration Mop. No -
minimum lot size requirements are listed for Industrial zoned property.

- 2. Minimum Street frontage and minimum lot width is 20 feet.
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: A_pplicqni’s Fih_ding: The subject property’s combined street frontage is more than 0.4 miles. The
~ dverage lot width is more than 800 feet.

3. Front sefback is 20 feet.

'Appllcant's Flndmg All s’rrucfures other than the penmeter security fence and gate, are setback at

4 Buuldlng height does not have any requirement, excep‘r those sn’res abuﬁmg a reSIdenhouI or
confrolled development zone shall have a max height of 35 feet plus one (1) additional foot in
height for each foot of setback exceeding 5 feet ( i.e. if the setback is 10, the maximum
'bu‘ilding height would be 40 feet). However, spires, fowers, domes, steeples, flag poles,
antennde, chimneys, solar collectors, smokestacks, ventilators or other similar objects may be
“erected above the prescribed height limitations, provided no usable floor space above the
height limits is thereby added. Such over height object shall not be used for advertising of any
kind.

~ Applicant’s Fihding No new buildings or structures are proposed in this application. AII'eX|shng'
-~ structures are less than 35 feet in height. The property is not bordered by residential or controlied -
-developmen’r zoned land.

- 5. Access and parking is regulated in chapter VIL.
- Applicqnf’s Finding: Access and parking is addressed in the attached traffic plan.

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

a. Trees certified as posing an erosion or safety hazard. property owner is ~respon$ible for .
- -ensuring compliance with all local, state and federal agencies for the removal of the tree.

b, Riporidn-vegefdfion may be removed to provide direct access for a water- dependent use.

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

- d. R|pc:r|om vegetation may be removed to facilitate stream or streambank clearance. pro;ec’rs
- under a port district, ODFW, BLM, Soil & Water Conservation District, or USFS stream -
. enhancement plan.

e Riparian vegetation may be removed in order to site or projperly maintain public utilities and
road right-of-ways. Or :

. Riparian vegetation may be removed in conjunction with existing agricultural operations

~ (e.g. to'site or maintain irigation pumps, to limit encroaching brush, to allow harvesting farm -
crops customarily grown within riparian corridors, etc.) provided that such vegetation removal
does not encroach further into the vegetation buffer except as needed to provide an access
to the water to site or maintain irrigation pumps.
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g. The 50 foot riparian vegetation setback shall not apply in any instance where an existing
structure was lawfully established and an addition or alteration to said structure is to be sited
not closer to the estuarine wetland, stream, lake, or river than the existing structure and said
addition or alteration represents not more than 100% of the size of the existing structure's
“footprint”.

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

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

' Applicahf‘s Finding: No removal of riparian vegetation or proTéc’rive structures is propc_is;ed in this
- request. ‘ ’ N S :

IV. Summary

The subject property is suitable for the limited industrial land uses described in this request, which
complies, or can be further conditioned to comply, with all applicable approval standards listed in
the CCZLDO, Coos County Comprehensive Plan, and Oregon Statute. Approval of these requests,
(1) expansion of the subject property’s zone qualifier and (2) Conditional Use approval, will allow the
property to continue serving the industrial land use needs of Coos County, while protecting the -
property’'s natural resources and bromo’ring the goals of the Statewide Plonning’system. '
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P.O. Box 134

P~ o o 8 Y SOUTH Langlois, OR 97450

COAST T: (559)708-8899

CONSULTING E: info@southcoastconsultingllc.com

B el - L L. € W: www.southcoastconsultingllc.com
Land Use Consulting - Permitting Assistance -  Feasibility & Project Analysis

Jill Rolfe, Director

Coos County Community Development January 25, 2024
60 E. Second St.

Coquille, OR 97423

(541)396-7770

Planning@co.coos.or.us

Re: Application AM/RZ #23-007 -Supplemental — Accessory Use
Director Rolfe,

This document is provided at your direction as an addendum to Application AM/RZ-23-007; a
consolidated request to modify a 1989 rezone decision, to allow additional industrial activities
on property zoned Q-IND and CREMP-INDS in Coquille, Oregon.

The applicant requests Article 3.1, Section 3.1.450(5)' be applied to the review process, rather
than Section 3.3.510. The original consolidated application requests Conditional Use approval
for TL 1000, zoned CREMP-INDS (#CR-54), through the process prescribed by Article 3.3, to
allow use of this portion of the subject property for aggregate processing. Upon further review
of the CCLZDO, application of Section 3.1.450(5) is the most appropriate path forward, as use
of TL 1000 is wholly dependent on the proposed principal use and Conditional Use approval of
TL101.

The subject property consists of two contiguous lots in common ownership, TL 101 and TL 1000.
The proposed principal use, aggregate processing, will occur on TL 101 with a portion of TL
1000 used for access, circulation, and minimal aggregate storage. Use of TL 1000 is accessory
to the use of TL 101.

! Section 3.1.450

(5) Accessory Uses. Uses customarily accessory to the lawfully established principal use shall be allowed in all cases unless
specifically prohibited or restricted:

a. An accessory use may be located on the same lot, parcel or tract or on a contiguous lot, parcel or tract under the same
ownership as the lot, parcel or tract that contains the principal use;

b.The use complies with the definition of "Accessory Structure or Use" pursuant to this Ordinance:

c. The noncontiguous lot, parcel or fract is in the “same ownership™ as the lot, parcel or fract on which the principal use is located:
d. The accessory use shall only be allowed subject to an administrative conditional use and findings that establish that the use s
compatible with surrounding uses or may be made compatible through the imposition of conditions.[OR 91-05-006PL 7/10/91]
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SOTL 101'is zoned Q-IND, the proposed principal use is a Conditional Use. Conditional Use

. _ opprovol standards for this request are addressed in the original application.

For The scope of Section 3.1.450(5)(d), the proposed use is compatible wn‘h the surroundlng :
uses, which are comprised of existing industrial and commerciall operations. Residential uses
. neorby,.buf not within close proximity, are separated by natural and built buffers (the Coquille '
~ River, Rink Creek, Highwoy 42, or physical distance). The proposed use does not occur outside
. ofregular busmess hours and is oriented on the subject property to minimize noise, Ilght ’ '

- o polluhon etc.

M The opplicon’r finds that use of TL 1000 is subordinate to the proposed use of TL 101 for fhe o
described industrial activities, and as such, is an accessory use as defined in Section 2.1.200 of .
the CCZLDO. Conditional Use approval of TL 1000 for aggregate processing, in COhjUhCTIOh _

~ with TL 101, complies with the standards set forth in Section 3.1.450(5).

- Respec’rfuny,

- Megan Lawrence
- Land Use Consultant
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by removing the subJect property from lands de31gnated w1th1n the"

1 Goal 17 Coastal Shorelands Boundary (CSB) and also by

redesignating the 'subject property as "Industrial"'on the
Comprehensive Plan land use map. The purpose of this Ordinance ]
is also to make corresponding amendments to the: CCZLDO ‘as.set .

| forth in Section 5, below.

Therefore,‘the purpose of this Ordinance is to amend Volume':
‘T and Volume III of the: acknowledged Coos County Comprehen51ve‘»~-~

| Plan; this Ordinance thus amends Coos County Ordinance. 82=-12- -
022L, and amendmernts thereto, which -adopts Volume I and Volume - .|
|III of the Coos County Comprehensive Plan. The purpose of this.

Ordinance is to also amend Coos County Ordinance 85=03-004L- and:'e

| amendments thereto, which is the Coos County Zoning & Land
.Development Ordinance .that implements Volume I and Volume ILIT of
ﬁthe Coos County Comprehensive Plan.

. -J‘
The subJect property is currently de51gnated Coquille River

Estuary Management Plan - Agriculture and Coquille River: 5

Estuary Management Plan-Exclusive Farm Use” by the Coos- ‘County

-Comprehens1ve Plan and Coos County Zoning & Land- Development

Ordinance respectively.

"' " These amendments are necessary°tohallow expansion of mill
operations omn.the subject property. The subJect property ‘is

described as T.28, R.12, S.7C, Tax Lot 10l less.that portion of?:
| Tax Lot 101 which lies west of the Southern Pac1f1c Railroad.'
.tracks. . . I oo . . . R . . o

" The parenc parcel contains 17 54 acres where the subJec*

»property contains approximately 16 acres. See property location
‘map at Attachment "A" which is attached hereto and 1ncorporated
'herein. : '

SECTION 4. ‘ ‘FINDINGS

The review criteria for the proposed action are - set forth at_
Exhibit "A", attached hereto and incorporated herein by this .
reference, together with the findings of fact ‘and a - conc1u31on
that the criteria have been satisfied. The Board of P g
Commissioners hereby adopts the findings and conclu31ons set"

| forth at Exhlbit A"

s T T

VSECTron‘sk---”-~*p“ AMENDMENTS TO" THE coos'coUNTY‘coM?REHrNsva;*

PLAN AND TO THE COOS. COUNTY ZONING & LAND
DEVELOPMENT ORDINANCE -

Ordinance:82*12b022annd amendments thereto adopting Volume
I and Volume III of the Coos County Comprehensive Plan, 'and the -

~Ordinance No. 90-01-001PL Page 2 of 4 Pages




;subJect property. Therefore, the zoning designation is "Q- o
Industrial (Q-IND)", -and the "qualification™ is that the. subJectt?

;Plan $§ map de81gnation described in Section 3 above, are amended

as necessary to change the plan designation of the subJect _ ,
property -to “"Industrial” and to remove. the subject property from

the Coastal. Shorelands Boundary (CSB)

'Pursuant to Section 5.1.600 of the Coos County Zonlng & Land'

VDevelopment Ordinance, the subject property shall have a Q"

property is limited to the industrial use justified by this
ordinance. o » » _ ‘ o !

_ Therefore, Ordinance 85—03 -004L and amendments thereto -

~implementing Volume I and Volume III of the Coos County

Comprehensive Plan are amended as necessary to change the

official zoning map to reflect the rezone of the subJect propertyf:7

to "Q Industrial"

"SECTION 6. ~ REPEAL OF INCONSISTENT ORDINANCES

Coos County Ordinance 82-12-022L and amendments thereto and

Ordinance 85-03-004L and amendments thereto .are repealed to the . .|
‘extent that they conflict with this Ordinance. Said Ordinances’
lshall remain in full force and effect in all other respects..

'SECTION 7. - SEVERANCE CLAUSE

" If any section, subsection, provision, clause or paragraph

of this Ordinance shall be adjudged or declared by any court of-
‘competent jurisdiction to be unconstitutional or invalid, such
| judgment shall not affect the validity of the remaining portions
of ‘this Ordinance; and it is hereby expressly declared that every |
|| other section, subsection, provision, clause or paragraph of this-
g,Ordinance enacted 1rrespect1ve of the enactment or validity of

’ is valld.

1| SECTION 8. . EMERGENCY CLAUSE"

Y

lThe‘ﬁoard‘of Commissioners for the County'of Cooeﬂdeeme~thlell

| ordinance necessary for the immediate preservation and protection:
lof the public peace, safety, health and general welfare for Coos

- Ordinance No. 90-01-001PL'Page,3 of 4:Pages
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County and declares an emergency ex1s£s, and thls Ordinance shall
be in full force and effect upon . its passage.

BOARD OF COMMI SIONERS h

. Commissioner

mlssionef

Absent

Commlssioner

ATTEST

QMICLLL, Drbbz,q

Recordlng Secretary - CT’"

APPROVED AS TO FORM:

,stEEE/lhls é;ig :if I Gu%,(j ;:

) day of

fznd Reading:

T

lst Readlng;‘

LQM»U P—J( LOICJC\&/

=i

c,bku.w\,u Q—% quIO

-Emergency AdOptlon-.

EffeCtive.Date?

OrdiﬁanCe No.

1A O
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EXHIBIT "A"

“I.' .. BACKGROUND

The subJect property is located a half ‘mile south of

,"Coquille and adjacent to State Highway 42. (See Vicinity Map,
‘.gAttachment "A"). ,

The subject property contains approximately 16 acres and is
~described as Township 28, Range 12, Section 7C, Tax Lot 101 less

- that portion west of the Southern Pacific railroad tracks. The-
~‘subject property is a portion of a parent parcel which contains .
17, 54 acres.

The subject'property is currently zoned and planned for

, "-On November 3 1989 Westbrook Land- and Timber Co.’submltted
‘an. application to amend the Comprehensive Plan and implementing .. -

ordinance to "Industrial” plan and ordinance designations. This

- action would be predicated upon removing the subject property
. from the Coquille River Coastal Shorelands Boundary (CSB) and.
'Artaking an exception to LCDC Goal- 3.

ii; . REVIEW CRITERIA

T A LCDC criteria set forth at Statewide Planning Goal 17,

The Goal 17 criteria for the identification of - Coastal

"Shorelands are:

. "Lands contiguous with the ocean, estuaries, and.
fcfﬁstal lakes shall be identified as coastal
- shorelands. The extent .of shorelands shall
. -include at least: : .

1. Areas subject to ocean flooding and lands

within 100 féet of the ocean shore or within
50 feet of an estuary or a coastal lake;.

Westbrook Exhibit "A" Page 1 of 8 Pages

-"Coquille River Estuary Management Plan (CREMP) =~ Exclusive Farm'f”

'~ Use (EFU)" and "Coquille River Estuary Management Plan .
g'Agriculture respectively. The subject property is being used
' for grazing ‘at the present time.

'Coastal Shorelands, are pertinent in considering an amendment. to}‘
“the planning and zoning designation of the subject property
,within'"CREMP Agriculture" and “CREMP - EFU", respectively.
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2. Adjacent areas of geologic instability : N
. where the geologic instability is related to -
or will impact a coastal water body; :

3. Natural or man-made- rlparian resources;
especially vegetation necessary to stabilize
the shoreline and to maintain water quality and:
temperature necessary for the maintenance of fish
habitat and spawning areas; ' c

4. Areas of signlficant shoreland and wetland ‘
biological habitats whose habitat quality is
primarily derived from or related to the .-

-association with coastal water areas;

5. Areas necessary for water-dependent: and
water-related uses, including areas of A
recreational importance which utilize coastal

- water or riparian resources, areas approprlate
for navigation and port fac111t1es, dredge_ oo
material disposal and mitigation sites, and areas
having characterlstics suitable for aquaculture,'

6. Areas of exceptlonal aesthetlc or scenic quality,z
" where the quality is primarily derived from or .
related to the assoc1ation with coastal water areas,
-and : ~ »

7. Coastal headlands."

. The subject property is not subject to ocean flooding.
,7Based'on,the'Environmental Geology of Western Coos & Douglas
“Counties, Bulletin 87, "the only hazard noted is flooding which:
has known to occur in the past” on the ‘subject property. . The

land use potential is excellent . to good in areas of mlnlmal A
"hazards™ for.the subject: property. Riparian resources are not a
concern here since the subject property . is not w1th1n 50'"of the
Coqullle River. -Rink Creek which intersects the subJect property
‘tat the northern end is not involved in the proposal, although it
‘is part of the. subJect property.- (See Slte Plan,'Attachment "B")

_ Accordlng to'the U.S. Flsh & Wildlife Serv1ce a wet meadow
exists on the subJect property. (See Attachment “C") A site
visit %y the Division of State Lands (DSL) concluded: -

"Based on my observations, the primary value of .
the site is for flood storage which can be - '
mitigated by proper design of the fill and . -
excavation from the adjacent floodplain if -
there is no practicable alternative to filling
the wetland portion of the site.. There were no .
observed,qnique or highly significant wetland -
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fcoastal water or riparian resources cannot be utilized. For the .

functions or values of the site.” (See DSL Letter
' Attachment "D") . .

Because the subJect property is not adJacent to the Coquille"‘j
‘{River, the" area cannot be designated for water-— dependent and : .

water-related uses. Based on the subJect property's. location-

o same reason, navigation and port facilities are not feasible.i';'

' The air photo indicates there are no coastal headlands nor

”any> areas of exceptional, aesthetic or scenic quality” near thev’

. subJect prOperty.-

- “does not satisfy the criteria set forth by Goal 17; therefore the -

.For all the reasons set forth above, the subject property'

subject property can- Justifiably be situated outside the Coastal-

" Shorelands Boundary. Because the analysis here includes only. the .
. subject property, the CSB should be situated at the western _ :
.border of the subject property. This is subject to change at

. some. future date with analysis of the remainder of the parent

's_parcel.

B. Exception requirements are outlined at OAR 660~ 04 020(2),"

»Qfand 660-04-022(3). These requirements coincide with the four- o
. factors set forth in Goal 2, Part II(c) of the Statewide: Planning'_?fﬂ
" Goals.: Each of the factors is addressed separately below. _—

'31-. -660 ~04-020(a): Reasons Justify why the
o ;,State policy should not apply” and :

660—04-022(3)(c) (For Rural Industrial uses,)
“"the use would have significant comparative
advantage due to its location (e.g., near
existing. industrial activity, an energy facility,
or. products available from other rural act1v1ties),,
which would benefit the county economy and cause
__only minimal loss of productive resource lands."‘

 [NOTE: Compliance with 660-04- 022(3)(c) is necessary to
':establish compliance w1th 660 04 020(2)(a)]

. Current operations ‘at Westbrook's adJacent mill cons1st of " ‘a
7green ‘veneer mill, a log chipping facility, and a log sorting
yard,. dditional land is required in order to expand the present

~ﬂfac111ty. In this case, expansion can occur only if adgacent

- Shorelands Boundary. It is simply not economical to locate the.w'

property is rezoned from “"Exclusive Farm Use (EFU)" to
"“Industrial”. This is predicated by the removal of the Coastal

jfacility to another site.
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The proposed expansion 1ncludes approx1mately 16 acres of

’Tax Lot 10l. " The remalnlng acreage will be left as "CREMP = EFU"‘_C

land. -
In addition,.Westbrook has indiCatEd that:A'

"Our - expansion plans include a larger more
efficient chipping facility and a sawmill with -
planing facilities...The only feasible’ locatlon

for these improvements lies at the south end of
our property between the existing truck shop.and
.the chip bins. This area now serves as log
Rstorage.space}

: Approval of our zone change would enable us to
shift the entire log storage and sorting

. operation in a northerly direction prov1d1ng

- space at the south end...Currently Westbrook

- Wood. Products employs approximately 200 people
in its Coos County operations. Not only. would
our expansion plans- lncrease this number but’
~would serve to utilize a natural resource to its
fullest extent. : (Attachment “F")

Coos County concurs that Westbrook has good reasons to,

'”and rezone would have 51gnificant ‘comparative advantage due to

its location adjacent to an existing industrial facility.

‘ ‘The proposed,expansion is ‘also consistent withethezb 5
objectives. of Goal 9,;Which is "(to) diversify and improve the.
econony of the state.” Coos County is characterized by chronic

i_unemployment.r The- expan51on of Westbrook operations will’ 1mprove_.

‘the economy of the area. Also, the expansion of “the: existing

industrial facility onto an adjacent site is" encouraged by Goal
13 (Energy Conservation). The expan51on cannot occur within an
"‘urban growth boundary for reasons set forth below, and does not
',represent a Goal’ 14 confllct.'v SRR B

o ‘For all the reasons set forth above, the proposed action is
‘consistent with the requirements of OAR 660-04-020(2)(a) and 660~
04=-022(3)(c); that is, there are. good reasons why the State -
policy: set forth at LCDC Goal 3 should not apply to the subJect

*property. A ,

2% 660-04-020(2) (b) "Areas which do not
require a new exception cannot reasonably
accommodate the use.’

' The Coos County Zoning & Land Development Ordlnance_ ' .
wgenerally prohibits wood processing facilities in the EFU- zone..

. This proposal seeks to ‘amend the comprehensive plan and ‘rezone -a - -

portion of the subject EFU property to IND to allow for: the__
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: -~ by DSL (Attachment "D") "the primary value of the site is for
';by Westbrook Wood Products indicates soil buildups, or-dikes, to .

'-‘storage. (Site Plan "Attachment B") Dikes are indicated on two_f$j,"

expan51on of an existing industrial facility 1ocated adJacent to =

'tfthe subJect site. - o . RTINS R

Alternatlves do exist. One alternative is to expand the
facility to. 'an off site location. The other alternative would be

i\;to construct an entirely new facility at a larger location

‘already zoned IND. However, neither alternative is realistic,'

'~ 'The proximity of the mechanical processing equipment enhances the =
;g‘efflcient movement of materials. With the initial investment in
© ground improvements and equipment at the present site, it is not

‘economically practical to relocate this mill. The proposed:

" additional land could be incorporated into the present operation'~:

: with minlmal expense.

For all the reasons set forth above, the expansion onto

.adjacent TL 101 remains the only feasible option for expanding .

- the existing facility.: No practical alternative areas exist -
whereby .the expansion could occur without an exception or. | -

‘;1ncreased impacts.r OAR 660-04~ 020(2)(b) is satisfied.-

3. ,660—04-020(2)(0) "The long-~ term environmental S
- . economic, social and: energy consequences s
- resulting from the use at the proposed site
with measures designed to reduce adverse
impacts, are not significantly more adverse
than would typically result from the proposal -
being- located  in other areas requiring a goal
'.exception..

. “No adverse impacts are anticipated. . Based on observations.

flood storage which can be mitigated...” The Site Plan submitted

- create. a wetland area which will also be used for flood -

sides of the property for flood control. Special authorization»

. for dikes is required in accordance with the County floodplain

~fregulations set:. forth in the Coos -County Zoning & Land

' Development Ordinance.

The expansion will not require the - relocation of any

'L fdwellings, businesses, roadways, or. public facilities. The-area

to be utilized is contiguous to property currently used for
industrial purposes thereby making the proposal consistent with -
'sutrounging uses. - The only social impacts are expected ‘to be: '
“positive as the potential for newly created jobs will be
benefic1al to the area.

',_Energy impacts will be minimized by expanding adjacent to’

>Ethe'exlstlng facility. This is the most economical alternative

- to prov1d1ng ‘additional space for the existing facility.
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7 For all the reasons set: forth above; OAR'660-04—020t2)(c) is
"deemed satisfied. R

be 660-04*020(2)(d){ “The proposed uses
' are compatible with other adjacent uses

or will be so rendered through measures’
designed to reduce adverse impacts.”

AdJacent property will contlnue to be primarily 1ndustr1al

residential and resource in nature. The existing facility is in’ :”

close proximity to residential and resource lands with nmo

negative impacts to these lands. The'proposed plan amendmentvand

.. rezone from "CREMP-EFU" to "“IND" and the expansion of the-

- existing facility at this site will similarly not ‘produce-
negdative impacts. There have been no concerns raised by nearby
;property owners. ‘ : : : : : » .

For all the reasons set forth above, OAR_660-04~020(2)§d)his,t .

"satisfied.

4 C. OAR '660-16-000(2) determines that the wetland area
included in our subject property is a Goal 5 resource. OAR 660~
. 16=005 identifies. the conflicting use which, if allowed, could
‘negatively impact ‘a Goal 5 resource site, and 660-16= 005(2)
Qaddresses the economic, social, environmental and energy
consequences of the use. OAR 660-16~— 005(2) 1s addressed below

~ and also at II B(3) above.

The prOJect site 1nc1udes approx1mately 16 acres of Tax Lot

101. The Goal 5 resource is a "wet meadow"” wetland included in
- the National Wetlands Inventory as shown in Figure 1 of o

'_Attachment,"D".

on’ 91te observations by the Div1sion of State Lands resultedf

in the following:

"I have mapped the approx1mate area subgect to the'
permit requirements of the Division of State Lands.
Based on my observations,,the primary. value of the"
site is for flood storage which can be mitigated by

. proper design of the fill and excavation from the =
“adjacent floodplain if there is no practicable‘
alternative to filling the wetland portion of the
51te. There were no observed unique or highly

gnlflcant wetland functions and values of the' L

'site.f< (Attachment “D")

The map - from DSL. indicates the "Approximate. Wetland Area"
It appears. that only a portion of this designated area is’
included in the site plan's proposed area for industrial use.
‘(Attachment “"B") 'The site’ plan. indicates soil buildup or- dikes
which will serve to both- mitigate ‘for the wetland loss by
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{r,creatlng an .area for new wetlands and also for flood control forz'
ithe proposed industrial use.

""" Expans1on of the present mill operations includes plans for.

- al more efficient chipping facility and a sawmill with. planing
.fac111ties. In addltlon, Westbrook has indicated that~ ‘

Many ‘of- the .low grade logs we have access to
. contain: a certain amount of merchantable wood
‘that can best be recovered by sawing rather ‘than L
e Agpeellng...Not only would our expansion plans increase -
_~¢~7_-.vf . ...this number (employees) but. would serve to utilize a
. .o o ¢ patural . resource to its fullest extent." ‘(Attaohment
.':"F") . . N -

L 'The proposed progect will potentially 1mprove the economic o
_— .T,R‘climate of Coos County by increasing the number of employees at
St the Westbrook site. The applicant states in part' g ST

'P...we must expand and improve to .remain competitive...
‘we feel this zone change is vital to .our very survival. e
(Attachment."F") o o . . T

' The Westbrook operation currently prov1des 200 JObS
countywide. - The increased production and processing of lumber =~ .
and chips may potentially have a domino effect throughout the

heconomy of the state.

7i'“gu'. As dlscussed earlier in II B (3) the proposed mitigatlon and
'*"_expans1on will not require the relocation of any dwellings),
hbu51nesses, roadways or publlc facilities. .

_ : Energy 1mpacts w1ll be mlnlmized by expanding adJacent to ]
. the-existing facility. . The initial investment at the present . - o
- .- -gite makes it unrealistic to develop a new facility or to locate'%: -

’ . ‘the proposed expansion other than the subJect property.~ :

'tior all the reasons set forth above, the proposed action is

consistent with the requirements of OAR 660-16=005(2), that is,pr,u SN

. ‘there are good reasons why Goal 5 should not apply to the subJect o
' 3pr0perty. ) : ‘ _ » _ .

Statewide Goal 5 based on the findings in II(C) above not o
- withstanding Coos County Comprehensive Plan Policy #4; therefore,
.. the proposed action is.consistent with the requirements of OAR
T 660 16 010(2) -

D.  OAR 660-16-010(2) "allows conflicting uses fully” to

T Pursuant to OAR 660-04- 018(1) "plan. and zone designations
_~;g3_~-~fmust limit the uses and activities to only those uses and PR
S © activities which are justified in the exceptiom.” Therefore,sthe'

. proposed zone de51gnation is "Q (Qualified). IND (Industrial)""-”
v'whlch limits. the use to-any industrial expan51on.
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CIIT. ULTIMATE CONCLUSION

For all the reasons set forth above, the proposed plan -
amendment and rezone of "CREMP - EFU" land to "Q (Qualified)
. =~IND" is found to be appropriate and Justlfied as an exception to
. Goal 3 of the Statewide Planning Goals and an amendment -to.the
'~ Coos County Comprehéensive Plan. The "Q" reflects a condition
~ that the CCZLDO has placed on the subject property. That
"condition being that the 1ndustr1al use 1is llmited to. the'use
g.Justified above. . : :

lOther condltlons 1mposed 1nclude the follow1ng

1). The landfill shall be kept 200 feet south of Rink

: Creek;

.2)  The last several feet of the landfill shall be clean.
fill dirt- ' o . .

3) A drainage dltch shall be bullt to the rlver between.ae‘
the landfill and Rink Creek; .

4) A row of trees: shall be planted between ‘the landf111
' and Rink Creek. ’ : : o :

 LJB/1g
‘At tachments: A. Vicinity Zonlng Map
"B.. Site Plan’'
C. Wet Meadow Map
D. - DSL Letter
- E. Air Photo -
F.f ~App11cant s Findlngs
-
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‘Draft |

- COOS COUNTY PLANNING COMMISSION -
~ MINUTES OF MEETING
: FEBRUARY 1,2024 = =
OWEN BUILDING LARGE CONFERENCE ROOM
' . 201N.ADAMSST. . S
" COQUILLE, OREGON 97_423

PLANNING COMMISSION

' MEMBERS PRESENT o MEMBERS ABSENT )
Diana Schab, Chairperson T - Joann Hansen, Commissionér
- Todd Buchholz, Commissioner - o o Todd Goergen Comm1ss1oner ‘

T MEMBERS PRESENT THROUGH GOT OMEETING
- Charlie Waterman, Commlssmner L
- Joe Aguirre, Commissioner .
’Matthew Vorderstrasse Comm1ss1oner

e 'STAFE PRESENT
~ Jill Rolfe, Planmng D1rector o '
-+ Amy Dibble, Business Operations Manager
o Mlchelle Berglund Planning Aide

ITEM I- CALL MEETING TO ORDER ' :
~ Chair Diana Schab called meeting to order at 7:00 p.m. and 1ntroduct10ns of the comm1ss1on and
' staff were made : o

' Item II—Approval of Mmutes, November, 2023 S
""" ‘Todd Buchholz moved to approve the minutes from the November 2023 Plannmg Comm1ss1on :
- meeting. Commissioner Matt Vorderstrasse seconded the motion. The commissioners . .. -
- unammously approved the mmutes from the November 2023 meetmg '
B Item III—Cltlzen participation. Tlme and Place for brief comments from the publ1c
 concerning County Planning and zoning matters not on the agenda. There were no members of -
- the pubhc attendmg tomght s meetmg, therefore no comments were offered ' A

. 'It'em' IV--QPublic Hearing: o
. Charr Schab outlined the: procedure for presentmg test1mony before the Comm1ss1on and asked_ : :‘-:_ e

~ - the Commissioners the following questions: - o
1., Had each Comm1ss1oner received their staff reports?

Each Commissioner veriﬁed.that they had received their staff report. o

2. - Did any of the Commissioners need to disclose any conflicts or bias? =~ - - o
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Commissioner Waterman disclosed thiat he had purchased in the past, several different

‘loads of aggregate from pits in the area. He did not feel this would influence hlS decision-

- inany way, just felt he needed that to be on record.

- Comm1sswner Aguirre mentioned that he had been 1nvolved in some minor leasmg and

sub- leasmg for the applicant on a different site. He too, did not feel that would blas or -

- compromlse his ability to participate in this discussion.

: There were no further disclosers.

BRI T Did"any-r‘nen'nber ‘need to abstain from participating in the hearing?' :

_ No CommisstiOner indicated the need to abstain from participating in the heari‘ng

-4 Plannmg D1rector Rolfe inquired if anyone present Wlshed to challenge any member of '

. the COIDIIIISSIOH ﬁom tonlght's hearing. There were no challenges

i The Cha1r requested the Planmng Staff review the legal procedures, 1nd1cate if notlce was
o prov1ded and present the first matter.

Director Rolfe read the legal procedures pursuant to CCZLDO 5.7.300 and ORS 197.797. A

_ - ‘party may either represent themselves or be represented by an attorney. Consultants and other
- non-attorney professionals may appear as fact witnesses, but may not legally represent a party.
- Witnesses testifying on behalf of an organization must provide written documentation that they
-~ are authorized by the organization to appear and testify. Testimony and evidence must be.

L Comprehenswe Plan or Zoning Ordinance which you believe apphes to the apphcatlon The . - : = |
- applicant has the burden of proof which means demonstration that all of the applicable criteria -

directed toward the identified criteria relating to the application, or other criteria in the

can be met. An issue which may be the basis for an appeal to the Land Use Board of Appeals - -
shall be raised no later than the close of the record at the final evidentiary hearing on the

proposal. Failure to raise an issue and present statements or evidence clearly in a manner

- sufficient to allow the Planmng Commission and the parties an opportumty to respond, w1ll
o preclude an appeal to LUBA on this issue.

The D1rector contlnued that thls is a rezone application. The Planning Comm1ssmn 1s here to .

‘make a rezone request to the Board of Commissioners who will make a decision. This is Item A,

File: #AM- 23-007/RZ-23-007/HBCU-23-001, Ordinance # 23-12-010PL. In the matter of

-amending the Coos County Comprehensive Plan designation to modify the Qualified: Industrlal '

' Zone incorporating additional industrial uses on the property described as Map number

. ‘Townsh1p 28S Range 12W Section 07C Tax Lots 101, and involving accessory uses on tax lot -
- 1000. This is tax account number 846405. This is a request for a Hearings Body Conditional Use
'to allow for M1n1ng or Mlneral Processmg aggregate and accessory uses in the Industnal Zone o

'The property owner is Ron LaFranch1 The consultants on th1s property are Dave Reed and

Megan Lawrence of South Coast Consulting. This is a two-part request. The first part is takmg

| place ontax lot 101. Itis a plan amendment to modify the Qualified Industrial Zone, expanding
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its permissible uses. This doesn’t normally necessitate an amendment to the map itself but will -
B 1nv01ve revising the text of the quahﬁer to accommodate an aggregate processmg fac111ty The N

o ‘maps #14 zone maps Oregon’s. statewide Planmng goals & guldehne goals. Three agrlcultural
- -Lands, four Forest Lands, five natural resources, scenic and Historical areas; and Open-Spaces. .

Six air, water, and land tesources quality. Seven areas. subject to Natural Hazards, eight

E - recreational needs, noneconomic development, ten housing, eleven public facilities and serv1ces R
. twelve transportatlon thirteen energy conservation, and fourteen urbanization. Section 3.1.450 o
* (5) accessory uses, section 4.3.200 (75) Mining or Mineral Processing subject to section 4.3.220 .

- standards & 1ndustr1a1 Zone.

"Review Standards (58). Section 4.3. 225 Cond1t1onal Use Rev1ew sect1on 4.3. 230 development - S

o The property is currently zoned both Q Industr1a1 and Coqu1lle R1ver Estuary Management Plan R
~.— Industrial (CREMP- -INDS). Just for some historical background, This property was part ofa ..

~ larger tract ownership that contact Westbrook Wood Products Plant #2. Prior to 1989 tax lot 101

- 'was designated CREMP -Agnculture and CREMP — Farm Use. In 1989 the property wasre- - - -
" zoned and the plan amended to Industrial and a large portion of the property was converted tothe = -
‘Coastal shoreline boundary; which separated it from the Estuary Tax lot 1000 wasnotre- .~ .~ -

- jdes1gnated as it was already developed as. part of the mill fac1l1ty

L The amendments to tax lot 101 ‘were necessary to allow expansmn of m111 operatlons on the T

o ‘adjacent property. The. subject property is described as Township 28, Range 12 Section 7C tax: o

" lot 101 less than portion of tax lot 101.which lies west of the Southern Pacific Rallroad tracks. -
.+ - Tax lot 101 was the subject of the zone change but the orlgmal mill site was located on tax lot .
R *900 and 1000 The property ‘'was re- conﬁgured and that was Why 1t looks the way 1t does now ﬁ -

Development pr10r to the 35- day requ1rement and malled out

- _ }The D1rector 1nqu1red if there were any quest1ons from the Comm1sswners .

.' 'Chalrperson Schab also asked 1f any of the. Planmng Commissioners had questlons The o o
' Commissioners indicated they did not have questions at this time. Commissioner Aguirre -

- 3ment1oned that the Staff report had been dorie very. well, and Comm1ss1oner Vorderstrasse agreed -

- w1th h1m

' :Comm1ss1oners at th1s tlme they would take test1mony from the apphcant : o o B

o The property owner; 1dent1ﬁed as Megan Lawrence stated she d1dn’t have anythlng to. add to the o

- Staff Report that Jill (Rolfe) had just outlined. They had tried to be as thorough as poss1b1e m
 their application. She asked if any of the Comm1ss1oners had any questlons for her o
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L ~Comm1ss1oner Waterman had a-question regardmg washing the aggregate on the property and
- whether they planned to do aggregate cleansmg to meet standards

o aggregate but it's a sinall amount. After washing, the material is moved with heavy equlpment -
.- - intopiles and sold There are no ‘plans for additional washing beyond what i is already: ex1st1ng on. - -
' s1te

i o Commrss1oner Waterman also asked about Water handhng and assumed they worked w1th DEQ { )
’ -on that e _

L jThe property owner conﬁrmed that it was a condltlon of approval and explamed that there would 3 |
.- be soime water runoff requirements. Currently, it drains into the ground, and the site has been o
' graded to draln 1nto ex1st1ng drain ways that were installed in. 1989.

:Comm1s51oner Waterman thanked her for the response

- ‘the ex1st1ng screenlng plant

~ The property owner conﬁrmed there were no new structures, mentlomng a small office building -
near the main entrance and a truck scale. They plan to undergo after-the-fact permitting with the
o County for the office building as part of the condltlons of approval.

':", . :'Commissi_on_er Aguirre_ thanked her for clarifyrng.._

. Chair‘perSon Schab asked if there were any further questions from the Commis'sioners.
o Slnce there were no audlence members present there was no- need for testlmony agalnst the -
. application or a rebuttal. Therefore, at this time, she would close the public part of this heanng so
o R the Planmng Comm1ss1oners could discuss the subject.
“““ § Dlrector Rolfe concluded by remmdmg everyone that Staff recommended retalmng the quahﬁers EER
- already in place. The applicant would need to go through any permitting processes required by _
- -state and federal authorities for this type of operation. This operation was a bit different because - =
" there was no mining involved, but there would likely still be other state permitting requirements,
- such as from DEQ. Additionally, there would need to be a deed covenant recorded artlculatlng |
the use of the subJect propelty, as is standard for conditional use applications, to ensure

R 'Comm1s51oner Buchholz mentloned there would 11kely be requlrements such as buffers to-
IR .wetlands or rlvers and streams. : :
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- 't'Direetor R01fe agreed. '

' ‘Chalrperson Schab noted they would: reference the quahﬁers and ﬁndlngs in the requlrements for . 3 o )

any approval and then asked if there was any further d1scuss1on

- ‘Commrssmner Agulrre expressed h1s concern that the ﬁndlngs should state comphance wrth

- setbacks and vegetation requirements from DEQ and DOGAMI, ensunng everythlng assoc1ated
o —w1ththe goals is passedonto the new use. - , - R 4

: thatparkmgseemedﬁne ‘ o ' _ S

: _’Comm1sswner Agunre mentloned that parkmg requlrements and a trafﬁc study were mentloned ,
" “in'the initial report, but since log trucks have been pulling out, there should be no issue with rock -

trucks pulling in and out He appreciated Waterman s perspectlve havmg not been to the site-

e hlmself

_ e 'Vdehvered logs to.that éxact site years ago. With the timber 1ndustry shrrnklng in the area, he ; S
L commended ﬁndlng a new use for the site and recommended approval for the apphcatlon '

- ‘Commissioner Waterman about parking requlrements being walved to whlch Waterman rephed e

'Commlssmner Vorderstrasse expressed appreciation for the applicant finding a good use for the - -
~-property and for their willingness to comply with all necessary applications and permits despite -~~~
.- purchasirig the property before knowing about any restrictions. Chairperson Schab said thatnow = - -~

_that she understood the apphcatlon whlch she had not at first, she too agreed that th1s seems like -

" none, Chalrperson Schab. closed the dlscussmn She sald she would love to entertaln the motron

. to approve thls apphcatlon

, ' -'Comm1ss1oner Agulrre sa1d he would like to add the deed restnctlon to make sure that was L
- mcluded in the proposal : : :

. - -applicable deed covenants, as suggested by Commissioner Waterman, they would waive the -~
. traffic study, and also retain the qualifiers and findings. The Chairperson confirmed that a11 of o

. --:CommiSSioner_ Buch‘ho_l‘z seconded the motion. -

Chairperson Schab announced that they had a motion to approve this application with all the

-those thlngs were contalned in the motion to approve this appllcatlon »

= Comm1s51oner Waterman conﬁrmed yes those were all contalned in the motlon to approve the
‘ apphcatlon » : :
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.' Chairperson Schab“continued therefore that they had a motion on the floor. She reduested all |

 votesof approval, which she received unanimously from the Commissioners. She requested any |

: Votes agalnst approval and recelved none. The motion passed unammously

Director Rolfe mformed everyone that the next meetmg on this subject would be February 20th .

- before the Board of Commissioners at 1:30 pm. She promlsed the property owner that she would
- sendout an updated report the week. pnor

. The property owner thanked the Comm1ss1oners and they thanked her as well for ﬁndmg a

o ~product1ve use for this property and for makmg sure all approvals and paperwork were complete

e | ' jThe Cha1rperson then asked about other busmess

_ 'D1rector Rolfe ment1oned that the CBEMP plan was approved and they were currently w1th1n the' o
) requlred appeal period. She also informed them that their recommendations sparked a whole side .
-conversation. It became clear that the Port is definitely an interested party and a major-user, but - -

~ they don’t have any more standing than anybody else. They are part of the steering committee

but do not have the power of the final decision-makers. The intent was to make this clear, and it -

“-seems to have been accomplished. Much of it came down to the fact that the Director aimed to

please everyone, but in some cases, such as this one, there were limits to what she could do to
sat1sfy all parties. :

.V ~ Commissioner Aguirre commented that it seemed like an appropriate compromise. The Poit
L _would have a say in the steering committee but not a dec1d1ng vote on the hearing body: He
o cons1dered ita smart de0151on

- :The D1rector acknowledged that they couldn't have reached that ﬁnal comprom1se w1thout the

complicated process dealing with three jurisdictions. While she wasn't sure everyone was as

‘happy as she hoped,. comprom1se was necessary. The Board was committed to moving forward

~ but didn't want to expend excessive staff resources trying to hammer out the first step. They had
“to start somewhere and she hoped they had managed to do that, desplte the struggle. ’

- Comm1ss1oner ‘Aguirre asked which vacation rental was bemg appealed inquiring if 1t was the :

e Director Rolfe clarified that it wasn't the same one; this was a new vacation rental appeal. Both -

one toward Bandon.

. were Staff decisions to be reviewed by the Planning Commission and then the Board of

 Commissioners. The vested right one was a Measure 49 claim where the project was delayed hut' A
‘had enough expenditures to claim vested nghts However, a ne1ghbor was concerned about -

~hard work of Chelsea and Derek from the cities, who helped make it-all work. She noted it wasa . S

- potential instability. Additionally, there was a Hearings Body Conditional Use application for a o
- recreational vehicle park near Bullard’s Bridge in Bandon. The previous attempt faced
- challenges; but this proposal was more compatible with the intended use. There were also draft

text amendments including ones for accessory dwelling units. The fire maps were still pendmg -
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completion, expected by summer, but the tlmehne had shifted before. Additionally, DEQ was -
- working on rural accessory building language

_ Commissioner Agulrre inquired about property owners' comphance once the new ﬁre maps were

 released. .

Director Rolfe affirmed that property owners would need to comply, though most amendments
.were minor. However, there were changes regarding replacement dwellings in farm areas to
mirror criteria for forest dwelling replacements. The Health Department and road standards were
also under review, particularly to adjust dnveway approval timing to prevent damage during
construction. »

Chairperson Schab asked about potential redesigns for driveway standards.» :

Director Rolfe mentioned discussions but noted the current road master wasn't ready for it. Schab, o

‘expressed concern about the 52-ft wide measurement for urban roadways which seemed
excessive.

Director Rolfe agreed noting the need to update transportation plans, which-hadn' t been rev1sed
since 2012.

Chairperson Schab then humorously inquired about the progress of the Planning remodel. -
Director Rolfe replied with a laugh, stating that the staff was still in the basement due to ongoing -
construction. She recounted incidents such as an electrician putting his foot through the. ceiling;
leading to staff relocation. Despite challenges like leaks and a malfunctioning toilet, decisions
“were still being made. Drywalling was set to begin soon, putting them about 30 days- away from
completion.

. -_Chairperson Schab asked if there was any other husiness. _
. The Director mentioned no other staff updates.

: Chairperson Schab then asked if any Planning Commissioners had comments.

- Commissioner Vorderstrasse expressed anticipation for accessory dwelling units' 1nclus1on on
‘ the agenda and sympathized with the lack of a permanent office. :

Comm1ss1oner Agulrre humorously suggested putting the office in an ADU un1t

: rEveryone laughed with Commissioner Vorderstrasse jokingly ment1onmg ﬁndmg a umt on
 ‘Amazon.

Director Rolfe mentioned joking about using a yurt as a temporary office, noting challenges W1th
: the current setup.
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- ChairperSOn Schab suggested including suggested motions in staff reports for clarity. .

: Cornm1ssmner Aguirre agreed emphasizing the need for clear language espe01ally wrth

techmcal content 11ke text amendments.

b ',The Director welcomed feedback on report content, ensuring it was helpful w1thout being
- overwhelmmg :

o . .Comm1ssmner Buchholz emphas1zed the 1mportance of comprehenswe reports preferrmg more . i

* . information over less. The group agreed, with Buchholz acknowledglng enjoying reading the T

- reports desplte some berng redundant -

N 'T.he D1re'c'tor teased that Vacation rental reports might not be his favorite.

Comm1ssmner Agu1rre humorously 11kened Vacatlon rental and ADU apphcatlons to Harry

_Potter novels
; EVeryone'laughed' with Buchholz noting there was something for everyone in the reports. -

: -The D1rector acknowledged vacation rental reports could be redundant, espe01ally when
nelghborhood conﬂ1cts arose.

Chalrperson Schab agreed notlng conflicts often persisted beyond the staff report
o ADrrector Rolfe mentloned another text amendment they re worklng on, concernmg Clear and
- Objective Standards for Natural Hazards, which isn't needed until 2025. The group seemed to -

- _understand the t1me11ne

' .Director Rolfe mentiOned their efforts to secure a DLCD grant for updating estuaries over a five-

year process, aiming to focus on the Coquille River Estuary, often overlooked. Additionally, '

~they're addressing urban growth boundary issues with Coos Bay, with : some areas in dispute. -
' They ve applled for a grant to assist with this legal exercise. :

. AComm1ss1oner Agulrre offered assistance if needed, especially Commissioner Vorderstrasse, and .
~volunteered the Comm1ss1oners help if additional eyes were requlred '

'Comm1s51oner Buchholz agreed.

‘The D1rector noted their struggles in ﬁndmg volunteers for the Cltlzen Adv1sory Board and _ -
- encouraged Commissioners to suggest interested individuals. While many are enthusiastic about o

the Coos Bay Estuary Management Plan, there's less interest in other aspects. She requested .

o ﬁassrstance in flndlng volunteers to aid in various tasks including text amendments.

' ’W'1th that, the Dlre'ctor’concluded her presentation for the night.
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- Chairperson Schab asked if any Commissioners had further comments. None did, so she closed
the meeting.

~ ADJOURNMENT

Submitted by: |

- ‘Michelle Berglund, Récording Secretary.

- Approved by the Planning Commission on

Chair Diane Schab
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| property described as Township 28, Range 12, Section

| Conditional Use, with acceésory uses taking place on

BOARD OF COMMISSIONERS
COOS COUNTY
STATE OF OREGON
In the matter of amending the Coos County '
Comprehehsive Plan designation to modify a Q-Industrial

Zone, incorpdrating additional industrial uses on the ' ORDINANCE No.: 23 -12-010}’L '
O7C; Tax Lot"101, and approving such use through a

Township 28, Range 12, Section 07C, Tax Lot 1000.

SECTION 1. TITLE
This Ordinance shall be known as the “Coos County Ordinance No. 23-12-010PL”:

SECTION 2.  AUTHORITY

This ordinance is enacted pursuant to the provisions of ORS 203.035 and Chapter 215;

SECTION 3. PURPOSE

. The purpose of this ordinancé is tor amend Ordinance 90-01-00 PL, which amended Ordinan_ce. g
82f12l-0221 and its subsequent amendments. These actions iﬁitially adopted Volume I and Volume.II.I of the
Coos County Comprehensive Plan; including the Plan's map designation. The amendments were necéséary fo
change the pian designation of the subject property to "Industrial” and to remove the subjeét property from the
Coastal Shorelands Boundary (CSB). . '

In accordance with Section 5.1.225 of the Coos County Zoning & Land Development

Ordinance, the subject property is assigned a "Q" Qﬁaliﬁed classification, imposing limitaﬁons on ivts_ usev.

Therefore, the zoning designation is "Q-Industrial (Q-IND)," with the qualification being that the subject

| property is restricted to the industrial use justified by this ordinance. The current amendment will expand the .

use to include aggregate processing and storage which is justified in findings found at Attachment “A”.

Therefore, Ordinance 85-03-0041 and amendments thereto implementing Volume I and

|| Volume III of the Coos County Comprehensive Plan are amended as necessary to-change the official zoning

map to reflect the rezone of the subject property to "Q-Industrial".

i
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- SECTION 4. FINDINGS AND ORDER

The review criteria for the proposed action are set forth at Exhibit "A", attached hereto and

| incorporated herein by this reference, together with the findings of fact and a conclusion

that the criteria have been satisfied. The Board of Commissioners hereby adopts the findings and conclusions
set forth at Exhibit "A"
SECTION 5 AMENDMENTS TO THE COOS COUNTY COMPREHENSIVE PLAN

Ordinance 82-12-0221 and amendments thereto adopting Volume I and Volume Ill of the Coos County

v Cqmpreherisive Plan, and the Plan's map designation described in Section 3 above, are amended as necessafy to

bhange the i)lan designation of the subject property to "Industrial” and to remove. the subject property from
the Coastal Shorelands Boundary (CSB).

Pursuant to Section 5.1.225 of the Coos County Zoning & Land Development Ofdinance, the subject
'pro‘perty shall have a "Q" Qualified classification in order to place limitations on the subject property.
Therefore, the zoning designation is "Q Industrial (Q-IND)", and the "qualification” is that the subject property
is limited to. the industrial use justified by this ordinance.

Therefore, Ordinance 85-03-0041 and amendments thereto implementing Volume I and Volume III of
'the Coos County Comprehensive Plan are amended as necessary to change the official zoning map to reflect the h
rezone éf the subject property to "Q-Industrial".

‘SECTION 6. SEVERANCE CLAUSE

If any section, subsection, provision, clause or paragraph of this ordinance shall be adjudged or
vdeclared by any court of competent jurisdiction to be unconstitutional or invalid, such judgment shall nét affect
the validity of the remaining portions of this ordinance; and it is hereby expressly declared that every other
section, subsection, provision, clause or paragraph of this ordinance enacted, irrespective of the enactment or

validity of the portion thereof declared to be unconstitutional or invalid, is valid.

SECTION 7. REPEATL OF INCONSISTENT ORDINANCES

Coos County Ordinances 85-12-020L, 85-03-004L and any subsequent amendments thereto are
.repealed to tﬁe extent that they are in conflict with this ordinance. Coos County Ordinances 85-12-020L and
‘85-03—0‘04LV éhall remain in full force and effect in all other respects.

SECTIONS8.  EMERGENCY CLAUSE

The Board of Commissioners for the County of Coos deems this Ordinance necessary for the

imfnediate preservation and protection of the public peace, safety, health and general welfare for Coos County
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and declares an emergency exists, and this Ordinance shall be in full force and effective upon its passagc.v '

Adopted this Dated this 22nd day of FEBRUARY. ' BOARD OF COMMISSIONERS'

ATTEST -

Reéording ASAeAcretary 7 AA : Chair

‘Approved as to form:

Office of Legal Counsel o Vice Chair

1% Reading: February 1, 2024
27 Reading: February 20, 2024 , .
Effective Date of Adoption: February 20, 2024 Commissioner

30 }| -
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