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#187-Z0N17-031 Site Plan Review for a new, two-story addition as a support
structure to an existing ambulance service operation. The proposed addition
will provide 9,400 square feet for office, light storage, and indoor parking
garage uses.

l. APPLICANT’S REQUEST
The applicants are requesting approval for a new, two-story addition as a support operations
structure to an existing ambulance service operation. The proposed addition will provide 9,400
square feet for office, light storage, and indoor parking garage uses. The subject property is in
the Commercial (C) district.

1. BACKGROUND

The property is developed with a building, an attached garage, and surface parking for an
ambulance service operation serving the Coos Bay area. These improvements are mostly oriented
along or near Ocean Boulevard except for some parking which is behind the building. According to
the Coos County Assessor’s information, the main structure on the site was built in 1976.

The proposed addition would be constructed behind the existing Bay Cities Ambulance facility and

STAFF REPORT

SITE PLAN REVIEW #187-ZON17-031 1


http://www.coosbay.org/

on a separate tax lot which is situated below Ocean Boulevard due to the topographic drop the
property has. A gravel overflow parking area with a drainage catch basin already in place would
become an improved (paved) parking area and fire truck turn around with any future
development.

. APPLICABLE REGULATIONS
Coos Bay Municipal Code Chapter 17.230 Commercial (C) and Mixed-Use Districts
Coos Bay Municipal Code Chapter CBMC 17.320 Site Plan Review

v. STAFF RECOMMENDATION
Staff prepared the following report based on the applicant’s submittal, information available at
City Hall and the City of Coos Bay Land Development Code (CBMC Title 17).

Staff finds there is sufficient evidence in the record upon which an approval can be based;
therefore, staff is recommending approval of application #187-ZON2017-031 as found on pages
5 and 6 of this staff report.

V. SECTION 17.320 DECISION CRITERIA, STATEMENT OF FACT/FINDINGS AND CONCLUSIONS
The following is a list of the decision criteria applicable to the request. According to Chapter
17.320 of the City of Coos Bay Municipal Code (CBMC) a Site Plan Review request must be
supported by the applicable decision criteria. Each criterion is followed by findings or justification
statements.

APPROVAL CRITERION 1. The proposed use is permitted within the district in which it is
located.

STATEMENTS OF FACT AND FINDINGS:

Ambulance services is a permitted use in the Commercial district.
Therefore, the proposed building addition to support the existing use
would be in satisfaction of this criterion.

APPROVAL CRITERION 2. The proposal meets the lot, yard, building, height and other
dimensional requirements of the district within which it is located.

STATEMENTS OF FACT AND FINDINGS:

As presented, this proposal satisfies all dimensional standards of the
Commercial district which is in satisfaction of this criterion. The additional
improvements to the ambulance service operation, under this review, would
occur on a separate tax lot. Although the stand-alone new structure proposes to
meet all development standards (setbacks, height, lot coverage, et cetera),
parking areas will cross between the two tax lots. This will necessitate either a
tax lot consolidation to merge the two lots into one or a cross access and
parking easement agreement between the two properties.

APPROVAL CRITERION 3. The proposal meets the screening, buffering and landscape
strip requirements, as set forth in Chapter 17.362 CBDC, Supplemental Development
Standards.

STATEMENTS OF FACT AND FINDINGS:
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Screening, buffering and landscape strip requirements under this chapter apply
to commercial and industrial developments and/or to any project containing at
least seven (7) parking spaces. The 15% landscaping standard is exceeded with
landscaping and natural areas taking up more than 40% of the site. This criterion
is satisfied.

APPROVAL CRITERION 4. Minimum parking and loading space requirements are met, as
required by Chapter 17.340 CBDC, Off-Street Parking and Loading Requirements.

STATEMENTS OF FACT AND FINDINGS:

The off-street parking requirement for the combined existing and proposed uses
is 50 spaces. As proposed, 55 off-street parking spaces would be provided. This
amount does not include areas within the existing and proposed garages
although these spaces will generally be reserved for ambulance and other service
vehicles. Also, two new spaces will be designated handicapped; there is already
one handicapped space available. Two bicycle spaces will be added for the new
addition; presently, there are none.

This criterion is satisfied based on the additions proposed.

APPROVAL CRITERION 5. Improvement requirements are provided in accordance with
the applicable sections of the Coos Bay development code.

STATEMENTS OF FACT AND FINDINGS:

A Site Development Permit is required in preparing the property for
development. Temporary erosion control measures are necessary and shall be
in place for the duration of any site work and/or development.

Comments from the City of Coos Bay Fire Department were as follows:

1) Access to proposed structure requires a 20-foot wide roadway.

2) Access roadway not to exceed 10% grade.

3) Access roadway to be built to withstand or support 60,000 Ib. vehicles.

4) Proposed parking area required to allow fire truck turn around.

5) Is proposed structure to be equipped with Automatic Fire Sprinkler System?
6) 9,400-square foot structure requires 2,500 gallons per minute of fire flow.
7) Required fire flow needs to be within 225 feet of the structure.

8) Buildings in excess of 4,000 square feet are required to install a lock box.

In order for this criterion to be satisfied, a condition of approval (#3) is
necessary to ensure that the above issues are addressed.

APPROVAL CRITERION 6. All conditions of any applicable previous approvals, e.g.
conditional use, have been met.

STATEMENTS OF FACT AND FINDINGS:

No outstanding conditions of approval from previous reviews were found to be
deficient as applied to this property. Therefore, this criterion is met.

APPROVAL CRITERION 7. Development subject to site plan review has provided
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underground public and private utility lines including but not limited to those for
electricity and communication.

STATEMENTS OF FACT AND FINDINGS:

It appears that previous development on the site provided for undergrounding
of all new utility lines. If additional utility or service lines are needed for the
proposed building, then they will need to be underground. The satisfaction of
this criterion will occur when final building plans are submitted that depict the
location of such facilities.

This criterion can be satisfied with a condition (#9) assuring compliance with this
criterion.

APPROVAL CRITERION 8. Public water, sewer and stormwater lines have been
installed in conformance with the standards of the city code. Public water, sewer and
stormwater lines within or along the frontage of a development have been extended
to the extreme property lines of that development unless it can be demonstrated to
the public works department that such extensions are impractical or infeasible or
inappropriate; and

STATEMENTS OF FACT AND FINDINGS:

The site is already served by necessary utilities and services relating to the
existing ambulance service operation. Due to the topography of the site, which
has a significant drop from Ocean Boulevard to the existing lower gravel parking
lot, special attention is needed to ensure that the paving of this area will
continue to drain into a catch basin which must be capable of capturing
increased drainage due to an increase in impervious surfaces. If the proposed
development will not maintain historic drainage conditions, detention will be
required and the project must prove that there are no adverse impacts
downstream.

Due to the project disturbing more than 1,000 square feet, permanent
stormwater management/quality measures must be installed. This can include
but is not limited to porous pavement, rain gardens, detention facilities, et
cetera. If project is impacting downstream systems, the site shall be required to
detain storm water runoff to pre-project flows for the 2 through 25 years, 24-
hour storm event.

Adding to the sanitary sewer system in which the new development will tie into
has been identified as being overcapacity. To connect to the sanitary sewer
system, the applicant has one of two options.

Option 1:
Applicant shall make a payment-in-lieu. This payment will be based on

methodology already established in the 2006 City report titled, Wastewater
Collection and Storm Drainage System Development Charge Study. The
payment-in-lieu shall be due prior to the issuance of building permits. The
equivalent dwelling units (EDUs) calculation shall be per the approved
methodology is this report and prepared by a licensed engineer. The cost per
equivalent dwelling unit is $6,647. Should the applicant not agree with the
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approved methodology for calculating system development charges (SDCs), the
applicant can follow the appeal process that is also outlined in the study.

Option 2:
The applicant will be required to conduct a sanitary sewer study to determine

proposed project impacts. The City is currently working on a survey that is
analyzing the system downstream of the proposed project. Upon completion of
this survey segments of the City’s sanitary sewer main line will be identified and
prioritized to be replaced. The applicant can fund a repair equal to the proposed
impact of the new project.

The Coos Bay-North Bend Water Board has indicated that adequate domestic
water can continue to serve the site. This criterion is capable of being satisfied.

APPROVAL CRITERION 9. Proposed phasing plans do not exceed six years and all
required public infrastructure is installed in the first phase of the development.

STATEMENTS OF FACT AND FINDINGS:

No phasing plan is proposed with this request; therefore, this criterion does not
apply.

RECOMMENDATION

Based on the adopted Findings and Conclusions, as supported by the applicant’s submittal,
attached hereto and incorporated herein by reference as Attachments “A” (Site Plan) and “B”
(Landscape Plan), approve land use application #187-ZON17-031 subject to the following
Conditions:

The applicant shall secure all building and other applicable permits, as required, from the
City of Coos Bay or the State of Oregon.

A tax lot consolidation to merge the two lots into one or a cross access and parking
easement agreement between the two properties is required in the event that one or
both properties were to be sold separately.

The applicant shall satisfy all fire safety and fire response issues referenced under
Approval Criterion #5 in the staff review.

The project development shall occur in substantial conformance with the submitted site
plan dated January, 2017 except as amended to address fire and safety needs.

The Site Development Permit must demonstrate that the project will not adversely
impacting downstream properties and/or waterways. If project is impacting downstream
systems, the site shall be required to detain storm water runoff to pre-project flows for
the 2 through 25 years, 24-hour storm event.

Permanent stormwater management/quality measures must be installed. This can include
but is not limited to porous pavement, rain gardens, detention facilities, or other
interventions approved by engineering staff of the Department of Public Works and
Community Development.
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7. All landscaping must be maintained in a healthy, growth condition and landscaping
material that become diseased and/or die shall be replaced within 30 days of the growth
season.

8. Due to the overcapacity status of the portion of the public sanitary sewer line that would
be connected to, the development can choose one of the two options identified in this
staff report, those being:

a. Option 1: Payment-in-lieu. This payment will be based on methodology already
established in the 2006 City report titled, Wastewater Collection and Storm
Drainage System Development Charge Study. The cost per equivalent dwelling
unit is $6,647.

b. Option 2: Conduct a sanitary sewer study to determine proposed project impacts
and fund a repair equal to the proposed impact of the new project based on the
City’s survey of analyzing the sanitary sewer segments.

9. All utilities and services coming into the site shall be located underground.
EFFECTIVE DATE OF PERMIT APPROVAL:
Approval shall be withdrawn if the authorized construction or use is not commenced within one year or
is not pursued diligently to completion; or, if authorized occupancy or use has been discontinued for
over 120 consecutive days.
The effective date of the permit may be delayed if substantive conditions are attached to the approval.

The Commission may grant an extension of time for a period not to exceed one year if circumstances
beyond the control of the applicant cause delays.

DATE MAILED: June 5, 2017
Tom Dixon, Community Development Administrator

cc: Tim Novotny , applicant

Attachment A
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