
 CITY OF COOS BAY CITY COUNCIL 
Agenda Staff Report 

 
 

MEETING DATE 
November 4, 2014  

 
              AGENDA  ITEM NUMBER                   
                               

 
TO: Mayor Shoji and City Councilors 
 
FROM: Eric Day, Community Development Department 
 Rodger Craddock, City Manager 
  
ISSUE: Zone Change Application (187-ZON2014-053) 
 
 
BACKGROUND: 
 
The existing structure located at 3485 Vine Avenue was originally constructed and used as a church 
and a home residence.  In 2004, the property owner requested a zone change from C-2 to QR-4P.  On 
July 6, 2004, the City Council rezoned the parcel to “Qualified Residential Professional” (QR-4P).  The 
current applicant is requesting to remodel the existing structure on the parcel for use as an animal 
shelter.  This will require a zone change back to C-2 as a conditional use.  The applicant has applied 
for the following land use applications: 

 
Zone Change:   The applicant is requesting approval to change the zone designation of the subject 
property from Qualified Residential-Professional (QR-4P) to General Commercial (C-2).  The 
proposed use (Animal Sales and Service – Kennel) is allowed in the C-2 zone with approval of a 
conditional use application, but not in the QR-4P zone. 
 
Conditional Use Permit (CUP):  The applicant is applying for a Conditional Use Permit to allow the 
establishment of “Animal Sales and Service – Kennel” on the property. 
 
Variance:  The applicant is applying for a Variance to the off-street parking requirements.  The 
applicant is seeking one ADA accessible parking stall to back into the street.  This is not in 
conformance with our current code requirements. 
 
Site Plan and Architectural Review (SPAR):  The proposed change of use from a single-family 
dwelling to the proposed animal shelter requires a Site Plan and Architectural Review. 
 
On October 14th, the Planning Commission (PC) approved the CUP, SPAR, and Variance applications 
with conditions.  The PC also recommended approval of the zone change with conditions.  
 
The conditions are as follows: 
 
Conditional Use Permit: 
 

1. Approval of Site Plan and Architectural Review is contingent upon City Council approval of 
Zone Change from Residential Professional (QR-4P) to General Commercial (C-2) on 
November 4, 2014. 

 
2. The applicant/owner must secure all required structural and development permits as required 
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from the City, State, and Federal agencies. 
 
3. A fire, life, and safety plan review will be performed prior to the issuance of building plans.  

The review will verify compliance with all current Building Code requirements including Fire 
and Life Safety, fire apparatus access, adequate hydrant location and flows. 

 
4. Prior to issuance of construction permit, a “Parking Lot Permit” must be submitted for review 

and approval to verify compliance with the off-street parking requirements as outlined in 
CBMC Chapter 17.200 and City engineering standards.  Prior to occupancy of the building, the 
parking lot must receive an approved final inspection. 

 
5. A solid wood fence, a minimum of six (6) feet in height, shall be constructed along the east 

property line as a buffer between the subject property and residential zoned property to the 
east. 

 
Variance: 
 

1. Approval of Variance is contingent upon City Council approval of Zone Change from 
Residential Professional (QR-4P) to General Commercial (C-2) on November 4, 2014. 

 
Site Plan and Architectural Review: 
 

1. Approval of Conditional Use Permit is contingent upon City Council approval of Zone Change 
from Residential Professional (QR-4P) to General Commercial (C-2) on November 4, 2014. 

 
2. A maximum of fifty (50) dogs may be kept on the property at any time. 

 
 
APPLICABLE REGULATIONS 
 
Coos Bay Municipal Code Chapter CBMC 17.360 Change in Zone Designation 
Qualified Residential-Professional (QR-4P) to General Commercial (C-2) 
Coos Bay Municipal Code Chapter CBMC 17.355 Conditional Use 
Establishment of the use: Animal Sales and Service – Kennel 
Coos Bay Municipal Code Chapter CBMC 17.350 Variance 
CBMC 17.200.030 (1) Access – Allow ADA space to back into the street 
Coos Bay Municipal Code Chapter 17.200 Off-Street Parking and Loading 
Coos Bay Municipal Code Chapter CBMC 17.345 Site Plan and Architectural Review (SPAR) 
Change of use from Single-Family Dwelling to Commercial (Kennel)  
 
STAFF RECOMMENDATION 

 
Staff prepared the following report based on the applicant’s submittal of the City of Coos Bay Land 
Development Code, City of Coos Bay Transportation System Plan, and City of Coos Bay 
Comprehensive Plan.  These findings shall be used by the Council to justify their final decision.  
Staff finds there is sufficient evidence in the record upon which an approval can be based; therefore, 
staff is recommending approval of #187ZON14-053 with conditions. 
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ADVANTAGES: 
 
By approving the zone change application, the applicant would be able to redevelop the current 
vacant church building into an animal kennel. 
 
DISADVANTAGES:  
 
The animal kennel use could have impacts to surrounding uses.  These impacts were taken into 
account by the Planning Commission in their review of the Conditional Use Permit application.  They 
proposed what they viewed as appropriate mitigation for these possible impacts.  
 
BUDGET IMPLICATIONS: 
  
None 
 
ACTION REQUESTED: 
 
If it pleases the Council, staff recommends the Council approve zone change application (187-
ZON14-053) from QR-4P (Residential Professional) to C-2 (General Commercial) with the attached 
conditions of approval.   
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ORDINANCE NO. ### 
 
AN ORDINANCE CHANGING THE ZONING DESIGNATION FOR CERTAIN REAL 

PROPERTY FROM "QUALIFIED RESIDENTIAL PROFESSIONAL" TO "GENERAL 

COMMERCIAL" 
 
The City of Coos Bay ordains as follows: 

 
Section 1: Findings. 

 
1. The applicant, Lon Samuels, has filed an application, hereinafter referred to as the 
Application, to amend the Coos Bay Land Development Ordinance to re-designate 
certain real property from "Qualified Residential Professional (QR-4P)" to "General 
Commercial (C-2)" described as follows: 

 
Beginning at an iron pipe located 658.37 feet South and 797.52 feet West 
of the iron pipe at the center of Section 21, Township 25 South, Range 13 
West of the Willamette Meridian, Coos County, Oregon and running thence 
South 2 degrees 23' East a distance of 50.14 feet to the South side of 
a 50 foot roadway and thence, North 88 degrees 08' West along the 
South side of said roadway for a distance of 98.99 feet to the true point 
of beginning of the following described tract: 

 
Thence, North 88 degrees 08' West along the South side of a 50 foot 
roadway for a distance of 258.00 feet to an iron pipe set a 30' distance 
from the centerline of Ocean Boulevard; thence, South 31 degrees 31' 
East along said Ocean Boulevard right of way for a distance of 119.76 
feet to an iron pipe; thence, South 88 degrees 08' East for a distance of 
192.10 feet to an iron pipe; thence, North 1 degree 52' East for a distance 
of 100.00 feet to the true point of beginning. 

 
Save and Except therefrom that portion conveyed to The State of Oregon, 
by and through its State Highway Commission by deed recorded August 
26, 1971 as Microfilm No. 71-8-62560, Records of Coos County, Oregon. 

 
2. Notice that public hearing upon the Application would be held before the City of 
Coos Bay Planning Commission (the Commission) on October 14, 2014 and public 
hearing would be held before the Coos Bay City Council on November 4, 2014 was 
published in "The World," a newspaper of general circulation within Coos County, Oregon 
on October 2, 2014 and October 23, 2014. 

 
3. Notice of the public hearings was mailed on September 16, 2014 to all landowners 
within 250 feet of the area being rezoned. 

 
4. Provisions in the Coos Bay Land Development Ordinance relating to notice have 
been complied with. 
 
5. Public hearing was held on the Application on October 14, 2014, and after 
receiving evidence and hearing testimony, the Commission recommended approval of 
the Application. 
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6. The Commission's Findings and Justifications supporting its recommended 
approval of the Application are attached hereto as "Exhibit A" and incorporated herein 
by reference. 
 
7. The City Council of the City of Coos Bay, after considering the Commission's 
Findings and Justifications hereby adopts the Findings and Justifications, and finds 
the Application should be granted. 

 
Section 2: Re-designation. The designation in the City of Coos Bay Land Development 
Ordinance of certain real property located within the corporate limits of the City of Coos 
Bay as described above in Section 1 (1) are hereby changed from "Qualified Residential 
Professional (QR-4P)" to "General Commercial (C-2)". 

 
Section 3: Severability. The sections and subsections of this ordinance are severable. 
The invalidity of one section or subsection shall not affect the validity of the remaining 
sections or subsections. 

 
The foregoing ordinance was enacted by the City Council of the City of Coos Bay, 

Coos County, Oregon, this ______day of November 2014 by the following vote: 
 

Yes: 
   
No:  
 
Absent: 
 
 
 

 
   
      ________________________________ 

Crystal Shoji 
Mayor of the City of Coos Bay 

       Coos County, Oregon 
ATTEST: 

______________________________ 
Susanne Baker 
Recorder of the City of Coos Bay 
Coos County, Oregon 
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CITY OF COOS BAY 
PLANNING COMMISSION MINUTES 

Tuesday, October 14, 2014 at 6:00 P.M. 
Coos Bay City Hall, 500 Central Avenue, Coos Bay 

 
           DRAFT 
 
ATTENDANCE 
 
COMMISSIONERS:  Chairman Chris Hood, Commissioners Jim Berg, Christine Coles, 
    Bruce Harlan, Jeff Marineau, Phil Marler and Rex Miller 
 
STAFF:    Eric Day, Director of Community Development  
    Debbie Erler, Planner 
    Kim Trimpert, Planner 
 
SIGNED-IN GUESTS: Kate Sharples, 1626 Oak St., North Bend, OR 97459 
    Lon Samuels, 960 Central Ave., Coos Bay, OR 97420 
    Danielle Avolin, 66055 Sunshine Ln., Coos Bay, OR 97420 
    Norman Fraser, 2690 35th St., Coos Bay, OR 97420 
 

 
CCI/PUBLIC COMMENTS None 
 
APPROVAL OF MINUTES 
 
Approval of the Planning Commission minutes of September 15, 2014. 
 

MOTION: Commissioner Miller- Approve the Planning Commission minutes 
 of October 14, 2014 as submitted. 
SECOND: Commissioner Marler 
VOTE: Unanimous  ABSTAIN: Chairman Hood 
      Commissioner Coles and Marineau  
 

PUBLIC HEARING 
 

ITEM A: Land Use Application #187-ZON14-053 - 3485 Vine Avenue, Coos Bay, OR 
The Pacific Cove Humane Society is requesting approval of the following land use applications to 
allow the establishment  of “Animal Sales and Service – Kennel” on the subject property: Part I 
CBMC 17.360 Change in Zone Designation; Qualified Residential-Professional (QR-4P) to 
General Commercial (C-2); Part II CBMC 17.355 Conditional Use Establishment of the use: 
Animal Sales and Service – Kennel; Part III CBMC 17.350 Variance -CBMC 17.200.030 (1) 
Access – Allow ADA space to back into the street; Part IV CBMC 17.345 Site Plan and 
Architectural Review (SPAR) Change of use from Single-Family Dwelling to Commercial. 
 
Chairman Hood asked if there were any objections to the Planning Commission hearing the 
item on jurisdictional grounds.  He asked if any Planning Commissioner had ex parte contact or 
conflict of interest to report. 
 
Commissioner Marineau stated he had exparte contact with Kate Sharples regarding Planning 
Commission procedures.  He stated that contact would not affect his ability to make an impartial 
decision. 
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Commissioner Berg declared a conflict of interest (property listed with his firm) and stepped 
down from public hearing.  
 
Chairman Hood opened the public hearing. 
 
Kim Trimpert read the disclosure statement and outlined the applicant’s request. The applicant is 
applying to change the zone designation of the subject property from Qualified Residential-
Professional (QR-4P) back to General Commercial (C-2).  The proposed use (Animal Sales and 
Service – Kennel) requires approval of a Conditional Use Permit.  The applicant is also applying 
for a Variance to the off-street parking requirements to allow one ADA accessible parking stall to 
back into the street.  Due to the change of use from a single-family dwelling to the proposed 
animal shelter at Site Plan and Architectural Review (SPAR) is required.  Mrs. Trimpert indicated 
that staff is recommending approval of the requested, but that staff recommends amendments to 
the recommendations noted on the Staff Report.  She indicated that the zone change portion of 
the request will go to the City Council as a recommendation and that an additional condition of 
approval needs to be that the Conditional Use, Variance and SPAR are contingent upon approval 
of the Zone Change.  
 
Mrs. Trimpert read into the record correspondence that was received after the staff report was 
complete and correspondence submitted just prior to the hearing.  She indicated that Gloria Kohl 
of Kohl’s Kitty Kare at 1431 Southwest Blvd in Coos Bay submitted a letter of support for the 
project received October 3, 2014 (Exhibit C).  Mrs. Kohl’s letter indicates that the Pacific Cove 
Humane Society has been working towards establishing a facility in Coos Bay for a long time and 
that the services they bring to the community are needed.  Mrs. Trimpert stated the applicant’s 
representative Lon Samuels submitted four photos of the site (Exhibit D) that will be used in his 
presentation.  She read into the record an email dated October 14, 2014 from John Zimmerman 
(Exhibit E) expressing his strenuous objection to locating the facility across from his rental property 
on Vine Avenue.  Mrs. Trimpert indicated a petition of opposition to the zone change and 
conditional use permit signed by 36 area residents (Exhibit F) was received just prior to the 
hearing.  A letter of support from Judy Gilbert dated October 6, 2014 (Exhibit G) with 207 
signatures was also received just prior to the meeting.  The letter indicates the facility is needed in 
the community; that valuable services are provided; and that the facility is committed to being a 
good neighbor and creating an environment that is compatible with other uses in the area and a 
well-maintained building, landscape grounds and vigilant noise and odor control.  
  

MOTION: Commissioner Marineau – Approve the proposed amendment to the Staff  
  Report as outlined by staff, that the zone change portion of the request  
  go to the City Council as a recommendation and that an additional  
  condition of approval be added that the approval of the Conditional Use,  
  Variance and SPAR are contingent upon approval of the Zone Change.  
SECOND: Commissioner Coles 
VOTE:  Unanimous 

 
Lon Samuels, 960 Central Avenue, Coos Bay the applicant’s representative, summarized the 
applicant’s request and history of the prior uses.  He explained how the building would be used 
with dogs on the lower level and cats on the upper level.  He explained that the kennels would 
be located on the lower level along the walls which has natural sound barriers being partially 
below grade and having a berm.  He stated the main entrance is on the upper level which 
includes a break room, training room, restroom, kitchen and cats play area, isolation area, and 
enclosed deck so cats can go outside.   
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Mr. Samuels described the building elevations and the fenced dog area. He discussed the 
elevation difference.  He indicated that they intend to install a new compressor (3x 3 x 3) along 
the west exterior wall as well as, a wooden fence to obscure the view.  He described the 
elevation change and tree line between Metric Motors to the south and the subject property.  He 
said that there is a parking lot to the west, then Ocean Blvd.  He stated that any time the dogs 
are outside, a volunteer will be there (one for every dog) conducting training.  
 
Mr. Samuels state that one ADA parking space is proposed which would have direct access to 
the upper portion of the building.  To place an ADA ramp on the lower level would require a 
series of switch back landings (about 14) and 120 feet of ramp.  He said the proposed curb cut 
would only accommodate the space and not the aisle.  He explained there is ample landscaping 
and vegetation existing that they intend to leave and may install walking paths for the dogs.   
 
Kate Sharples, 1626 Oak Street, North Bend, President of the Pacific Cove Humane Society, 
stated they rely on volunteers to run their program.  She said the animals will be trained from 
the Open Paws program.  Mrs. Sharples read excerpts from the program describing the care 
and training of the dogs with lots of human interaction.  She said there will not be outdoor 
kennels.  The dogs will be walked outside on a leash three times a day and will be attended at 
all times by trained personnel.  Mrs. Sharples discussed smell from dog waste, citing the 
example of Cindy’s Puppy Love Grooming that tend to 25-30 dogs a day.  The dogs go to the 
bathroom on the way in and on the way out and the grooming facility has never had one 
complaint about smell.  Janet Huggins from Pacific Cove Humane Society has contacted other 
shelters in Oregon and states that thru vigilance about cleaning waste immediately with 
products that sterilize and eliminate odors, smell will not be an issue and has been addressed.  
She said volunteers and staff will be directed to immediately scoop and bag waste and place in 
covered trash can that will be removed from site by sanitation company.  She said the proposed 
location would be easy for families that want to adopt as well as the volunteer staff.  She said 
that often people who get rid of animals abandon the animal instead of properly using services 
of an animal shelter.  Mrs. Sharples stated that she is most excited for the facility to partner with 
the Boys and Girls Club around the corner.  She said the Club will partner with the high school 
to have high school students volunteer with training dogs and provide some experience for the 
students to engage in community service.  Volunteer programs like these could provide 
scholarship opportunities for the high school students.  This program can help teach kids about 
compassion and caring for their community.   
 
Chairman Hood asked about the hours of operation.  Mrs. Sharples stated that tentatively they 
plan to be open to the public from 11:00 a.m. to 6:00 p.m., but that volunteers will be on site 
prior to and after those hours (around 7:30 a.m. to 7:00 p.m.).  They intend to house 20 dogs 
and 40 cats.  She stated there will be volunteers’ on-call to handle any calls after hours. 
 
Chairman Hood asked at what point animals would be turned away.  Mrs. Sharples said they 
don’t know at this point, but they would not take ill or aggressive animals.  
 
Chairman Hood asked where the animals would come from.  Mrs. Sharples state the animals 
would come from families in our community.  A lot come from families that are moving out of the 
area or into living units that don’t allow animals.  They also receive animals from elderly that can 
no longer care for the animal or that are being moved into a facility that does not allow animals 
and stray animals found in the community.  They do have foster homes that help with the stray 
animals.  
 
Commissioner Harlan asked if staff would be available 24 hours a day.  Mrs. Sharples stated 
the facility will not be manned 24 hours a day, but volunteers will be on-call to take any calls that 
may be received.  She added that with the location of the kennels and the fact there will be walls 
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between the kennels and the fact that part of the bottom floor is below grade with a cinder block 
wall and a berm, they don’t expect calls related to barking.   
 
Commissioner Marler expressed concern and asked about the applicant’s uncertainty about 
some of the questions.  Mrs. Sharples stated there are state regulations that limit the number of 
animals’ a facility can house base on the size of the facility and they intend to comply with any 
and all restrictions.   
 
Janet Huggins, 1379 D Street, Coos Bay stated the facility will take animals by appointment 
only.  She said there is a good network of facilities that work together to accommodate the 
animals.  If one facility has an overload, another facility(s) will take the overflow.  In some 
communities larger dogs are popular and in other communities small breeds are popular.  They 
try to get the animals to the communities where they are best suited. 
 
Commissioner Hood asked if the group is affiliated with the Humane Society.  Mrs. Huggins 
stated they are a 501-3c organization, but they are not affiliated with a national organization.   
 
Mrs. Sharples stated if the facility is full they would be required to turn animals away.  
Sometimes a family can keep their pet a little longer to allow space to become available.  
 
Commissioner Hood stated that the number of animals at a facility can impact the surrounding 
area.  A kennel with a maximum of 15 dogs and a facility with 75 dogs have different impacts on 
the surrounding area.   
 
Danielle Avolin, 66055 Sunshine Lane, Coos Bay, stated that she has training and has worked 
in a shelter for 10 years.  She said the Open Paw organization encourages some smaller 
breeds to be housed together, but not large dogs.  She explained that Open Paw trains dogs not 
to bark.  She said stress equals barking and facilities like the one proposed designs the kennels 
so that the dogs are not in view of each other which reduces stress and barking. The Open Paw 
program wants healthy, happy dogs to be adopted in to the community, so they train the 
animals to not jump or bark.  She explained the different levels of training. 
 
Commissioner Harlan asked what the policy is for afterhours barking.  Ms. Avolin stated it is 
unusual for barking complaints, because the kennels don’t face each other and there are no 
humans in the area, there is no stimuli to encourage barking.  She said there will be on call 
volunteers to address any afterhours issues. 
 
Gloria Kohls, 1431 Southwest Blvd operates Kohl’s Kat Kare at 1441 Southwest Blvd stated 
they are a cat and sometimes dog rescue.  She said if they get a dog they try to find a place in a 
couple of days, or she keeps it at her house.  She said that all the animal rescue facilities in the 
area would work together.  She said the animals are spayed/neutered and vaccinated at the 
facilities.  She said local vets will work with facilities when they have sick and injured animals. 
She added that the Portland area sometimes calls asking for cats and kittens.  
 
Norman Fraser, 2690 35th Street, Coos Bay, stated his house is the third house on 35th Street 
and he was the last resident to be notified of proposed zone change.  He said the structure is 
about 50-feet above Ocean Blvd and it was built as a church then converted to Single-Family 
Dwelling about ten years ago.  He said it has been for sale for about two years.  He said he 
does not have anything against cats or dogs, he heard that at onetime Kohls Kat House had 
over 100 cats/kittens at the facility.  He said the abutting property owner is the only one that did 
not sign the petition of opposition.  He said the existing ADA ramp was installed by the church.  
He said he objects because the area is residential not commercial.  He said there is lots of 
property available by the airport and that area is commercially zoned. 
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Timi Ruiz, 3450 Vine Avenue, stated her house is basically the only house across the street 
from the property.  She said there are ten dogs around their house that are family pets and 
barking is an issue.  She said her son has a sleeping disorder and she believes having a kennel 
facility across the street would affect his health and that they would be required to move.  She 
believes the facility is a great idea, but not in a residential zone. She said the property is not 
large enough for that many animals. 
 
Lon Samuels described the photos of the subject property entered into the record as “Exhibit D”.  
The photos showed the view from each elevation and he described the distance and vegetation 
from each view. He explained that there are only 24 kennels, the kennels do not face each other 
and there are three walls between the kennels and the exterior of the building.  He said the dogs 
at the facility do not just sit all day long.   
 
Mr. Samules said the dogs are put through a training process and at the end of the day they are 
tired. He explained that noise is not going to be an issue and that the number of animals will 
also be determined by the number of volunteers that are able to care for the animals.  He stated 
they would be required to provide 11 off-street parking spaces and they would provide 14.  He 
said it would not benefit the facility to allow smell to be an issue. 
 
Commissioner Marineau asked about who owns the trees located to the south, between Metric 
Motors and the subject property.  Mr. Samuels stated ownership is about half and half.  
 
Commissioner Hood asked how long is the training process and how long a dog is at the facility.  
Danielle Avolin stated that with the Open Paw program it only takes a couple days to train the 
average dog and some dogs are only at the facility for a couple days. 
 
Commissioner Marineau asked for verification that the proposed fence between the subject 
property and the residential property to the east is solid wood construction and not chain link.  
The applicant confirmed that the fence proposed would be solid wood. 
 
Commissioner Hood asked if Open Paws is part of their program.  Mrs. Sharples confirmed that 
it is part of their program. 
   
Chairman Hood closed the public hearing. 
 
Commissioner Marler stated it is a worthy organization and they need a facility.  Most of staff 
conclusions are based on the connection to Ocean Blvd., but the area feels like a residential 
neighborhood.  The parcel is cut into Vine Avenue.  He said Vine Avenue is more of an 
influence than Ocean Blvd.  
 
Commissioner Coles stated the property was originally zone General-Commercial. 
Commissioner Marler stated he believes the current Residential-Professional zone is more 
appropriate. 
 
Commissioner Hood stated the fact that the property is accessed off of Vine Avenue instead of 
having direct access on to Ocean Blvd is a good thing for traffic safety.  He said that way people 
are not pulling into and backing out onto an arterial street. The uses along Ocean Blvd. are 
there because Ocean Blvd is a main thoroughfare.   
 
Commissioner Coles stated that it sounds like the existing problem with barking dogs is from 
dogs owned by current residents.  She encouraged the residents to contact the Police 
Department if they continue to be a problem. 

Agenda Item #6



PLANNING COMMISSION MINUTES  OCTOBER 14, 2014   PAGE 6 

 
Commissioner Marineau said the subject property could easily be a commercial property.  He 
said you could put any commercial business in the subject property and it would tie the property 
to the commercial uses and the residential property in that block (subject property and abutting 
property) would disappear.  
 

MOTION: Commissioner Coles – Based on the adopted Findings, Conclusions and 
Conditions, as supported by the applicant’s submittal, attached hereto 
and incorporated herein by reference as Attachment “A” recommend the 
City Council approve the Zone Change portion of application #ZON14-
053 to change the zone designation from Qualified Residential-
Professional (QR-4P) to General- Commercial (C-2). 

SECOND: Commissioner Marineau 
VOTE:  Unanimous 

The Planning Commission discussed the number of dogs at the facility and the need to set a 
maximum number.  They discussed the number of kennels and that no more than two dogs 
would be in each kennel.  Only one large dog can be in a kennel.  They determined that no 
more than 50 dogs should be on-site at any time.  Commissioner Miller stated that 50 dogs 
create a lot of urine. 
 
Commissioner Miller stated he has had farm dogs he got from county pound for years and they 
are wonderful animals, but he is concerned about putting the facility next to a residential zone. 
 
Commissioner Hood stated he had similar thoughts before reviewing the specific criteria.  He 
said the applicant meet the Decision Criteria.  He said the ordinance does not outline some of 
the specific concerns.  
 
Commissioner Marler asked if they could have a contact number listed with the Police 
Department so they know who to call if they receive a call in the middle of the night.  It was 
stated that a contact card is require by the Police Department at the time a business license is 
issued.   

 
MOTION: Commissioner Coles – Based on the applicant’s submittal and the 

findings and conclusions (attached hereto and incorporated herein by 
reference as Attachment “A”) approve the Conditional Use portion of 
application #187-ZON14-053 allowing the establishment of “Animals 
Sales and Services - Kennel” on property located at 3485 Vine Avenue, 
subject to the following Conditions. 

 
1. Approval of Conditional Use Permit is contingent upon City 

Council approval of Zone Change from Residential Professional 
(QR-4P) to General Commercial (C-2) on November 4, 2014. 

 
2. A maximum of fifty (50) dogs may be kept on the property at any 

time. 
SECOND: Commissioner Marineau 
VOTE:  Aye– Chairman Hood, Commissioner Coles, Harlan, Marineau 
  Nay – Commissioners Marler and Miller 
 
MOTION: Commissioner Coles – Based on the applicant’s submittal and the 

findings and conclusions (attached hereto and incorporated herein by 
reference as Attachment “A”) approve the Variance portion of application 
#187-ZON14-053 allowing one ADA parking space to back-out into Vine 
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Avenue, subject to the following Condition. 
 

Approval of Variance is contingent upon City Council approval of Zone 
Change from Residential Professional (QR-4P) to General Commercial 
(C-2) on November 4, 2014. 

 
SECOND: Commissioner Marineau 

 VOTE:  Unanimous 
 
 

MOTION: Chairman Coles - Based on the adopted Findings, Conclusions and 
Conditions, as supported by the applicant’s submittal, attached hereto 
and incorporated herein by reference as Attachment “A” approve the Site 
Plan & Architectural Review portion of application #ZON14-053 subject to 
the following Conditions: 

 
1. Approval of the Conditional Use request, the Variance and the 

Site Plan and Architectural Review are contingent upon City 
Council’s approval of the proposed change in zone designation; 
 

2. The applicant/owner must secure all structural and development 
permits as required, from the City, State and Federal agencies. 

 
3. A fire, life and safety plan review will be performed prior to the 

issuance of building plans. The review will verify compliance with 
all current Building Code requirements, including fire and Life 
Safety, fire apparatus access, adequate hydrant location and 
flows. 

 
4. Prior to issuance of construction permit a “Parking Lot Permit” 

must be submitted for review and approval to verify compliance 
with the off-street parking requirements as outlined in CBMC 
Chapter 17.200 and city engineering standards.  Prior to 
occupancy of the building, the parking lot must receive an 
approved final inspection. 

 
5. A solid wood fence, a minimum of six (6) feet in height, shall be 

constructed along the east property line, as a buffer between the 
subject property and residential zoned property to the east. 
 

SECOND: Commissioner Marineau 
VOTE:  Unanimous  
 

DEVELOPMENT CODE (CBMC, Title 17) REWRITE 
 
Director Day summarized the proposed revisions for “Section 3”.  He provided a memorandum 
summarizing the proposed revisions. He said there would be two additional meetings before the 
document goes to City Council.  He said the December meeting will be the initial public hearing 
before the Planning Commission. 
 
Commissioner Coles state that the Planning Commission needs to have a couple work sessions 
to really go through the proposed document.    
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Commissioner Hood asked what opportunity the City Council would have to review the 
document prior to their public hearing in January.  Director Day would go to City Council in 
January then they would have until May to approve.  Commissioner Hood stated he does not 
feel the Planning Commission has had ample time to review the document in its entirety.   
 
The Planning Commission discussed the section of the document that is new and what sections 
would be retained.  Director Day outlined the sections that would not be altered and what 
sections would be replaced.   
 
The Planning Commission discussed the need to review the document in more depth and 
requested a couple work session (outside the regular meetings).  Commissioner Berg requested 
an outline of which sections are being replaced and which will remain the same.  The 
Commission set work sessions for Wednesday, October 29th and November 19th at 5:00 p.m. in 
the Coos Bay City Hall Conference Room.  
 
 
ADMINISTRATIVE None 
 
ADJOURNMENT 8:50 p.m. 
 
       __________________________ 
       Chris Hood, Chairman 
       City of Coos Bay 
       Coos County, Oregon 
 
 
ATTEST: __________________________ 
  Debbie Erler, Planner 
  City of Coos Bay 
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                 CITY OF COOS BAY 

Community Development Department 
 

500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 

www.coosbay.org 
 

 STAFF REPORT 

  
HEARING BODY: Planning Commission – All applications 
DATE & TIME: Tuesday, October 14, 2014 at 6:00 p.m. 
LOCATION: Coos Bay Council Chambers, 500 Central Ave, Coos Bay 
 
APPLICANT: Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
 Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 
 
OWNER: Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
 62969 Isthmus Heights Road, Coos Bay, OR 97420 
 
SUBJECT 3485 Vine Avenue, Coos Bay, Oregon 97420 
PROPERTY: Unrecorded Plat of McKee Theater Tracts 
 T.25, R.13, S.21CA Tax Lot 5600 
 
SUBJECT: LAND USE APPLICATIONS –#187-ZON14-053 
 Part I CBMC 17.360 Change in Zone Designation 
  Qualified Residential-Professional (QR-4P) to General Commercial (C-2) 
 Part II CBMC 17.355 Conditional Use 
    Establishment of the use: Animal Sales and Service – Kennel 
   Part III CBMC 17.350 Variance 
  CBMC 17.200.030 (1) Access – Allow ADA space to back into the street 
 Part IV CBMC 17.345 Site Plan and Architectural Review (SPAR) 
  Change of use from Single-Family Dwelling to Commercial 

 
 
I. APPLICANT’S REQUEST 
 

The applicant is applying for the following land use applications: 
 
Zone Change 
The applicant is requesting approval to change the zone designation of the subject property from 
Qualified Residential-Professional (QR-4P) to General Commercial (C-2).  The proposed use 
(Animal Sales and Service – Kennel) is allowed in the C-2 zone with approval of a conditional use 
application, but not in the QR-4P zone. 
 
Conditional Use Permit 
The applicant is applying for a Conditional Use Permit to allow the establishment of “Animal Sales 
and Service – Kennel” on the property. 
 
Variance 
The applicant is applying for a Variance to the off-street parking requirements.  The applicant is 
seeking one ADA accessible parking stall to back into the street.  This is not in conformance with 
our current code requirements. 
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Site Plan and Architectural Review (SPAR) 
The proposed change of use from a single-family dwelling to the proposed animal shelter, requires 
a Site Plan and Architectural Review. 

 
II. BACKGROUND 
 

The existing structure located at 3485 Vine Avenue was originally constructed and used as a 
church and a residence.  In 2004, the property owner requested a zone change from C-2 to 
QR-4P.  On July 6, 2004 the City Council rezoned the parcel to “Qualified Residential 
Professional” (QR-4P) with the condition that no multi-family dwellings were permitted.  This 
zone change served as a transitional buffer zone between residential and commercial.  The 
current applicant is requesting to remodel the existing structure on the parcel for use as an animal 
shelter.  This will require a zone change back to C-2 with a conditional use permitting animal 
sales and service - kennel, a variance to the ADA parking, and site plan and architectural review 
applications. 

 
III. APPLICABLE REGULATIONS 
 

Coos Bay Municipal Code Chapter CBMC 17.360 Change in Zone Designation 
   Qualified Residential-Professional (QR-4P) to General Commercial (C-2) 
Coos Bay Municipal Code Chapter CBMC 17.355 Conditional Use 
   Establishment of the use: Animal Sales and Service – Kennel 
Coos Bay Municipal Code Chapter CBMC 17.350 Variance 
   CBMC 17.200.030 (1) Access – Allow ADA space to back into the street 
Coos Bay Municipal Code Chapter 17.200 Off-Street Parking and Loading 
Coos Bay Municipal Code Chapter CBMC 17.345 Site Plan and Architectural Review (SPAR) 
   Change of use from Single-Family Dwelling to Commercial (Kennel)  
 

IV. STAFF RECOMMENDATION 
 

Staff prepared the preceding report based on the applicant’s submittal, City of Coos Bay Land 
Development Code, City of Coos Bay Transportation System Plan, and City of Coos Bay 
Comprehensive Plan.  These findings shall be used by the Commission to justify their final 
decision. 
 
Staff finds there is sufficient evidence in the record upon which an approval can be based; 
therefore, staff is recommending approval of #ZON2014-0053 with conditions as found on page 
18 of this staff report. 

 
V. DESIGN REVIEW GOALS AND STANDARDS / FINDINGS AND CONCLUSION 
 

The following is a list of the decision criteria applicable to each request as stated in Coos Bay 
Municipal Code.  Each of the criteria is followed by findings or justification statements which 
may be adopted by the Planning Commission to support their conclusions. Although each of the 
findings or justification statements specifically applies to one of the decision criteria, any of the 
statements may be used to support the Commission’s final decision. 
 
Based on their conclusions the Commission must approve, conditionally approve or deny the 
application. Conditions may be imposed by the Commission in order to address concerns about 
the compatibility of the proposed use. 
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PART I 
COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.360 CHANGE IN ZONE DESIGNATION 
Qualified Residential-Professional (QR-4P) to General Commercial (C-2) 

 
 DECISION CRITERIA #1: The existing zone designation is the product of a mistake. 
 
  STATEMENTS OF FACT AND FINDINGS: 
 

1a. The subject property is zoned “Qualified Residential Professional 
(QR-4P)” and developed with a single-family dwelling.  The 
surrounding parcels to the south, west and north of the subject 
property are zoned C-2. The area to the east and north east is zoned R-2 
and mostly developed with single-family dwellings. The parcel is located 
along Ocean Blvd.  

 
1b. In 2004, the property owner requested a zone change from C-2 to 

QR-4P.  On July 6, 2004 the City Council rezoned the parcel to 
“Qualified Residential Professional” (QR-4P) with the condition that no 
multi-family dwellings were permitted.  This zone change served as a 
transitional buffer zone between residential and commercial. 

 
CONCLUSION: There is no documentation indicating the zoning of the subject 
property is the product of a mistake.  The decision criterion has not been 
satisfied.  Therefore, Decision Criteria #2 through 6 must be satisfied in order 
to justify the rezone of the property. 
 

DECISION CRITERIA #2: The change in zone will conform to the policies and objectives 
of the comprehensive plan. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

2a. Comprehensive Plan Chapter 9.1 states that “General Commercial” 

areas are intended to provide for all other (“other” meaning uses 

outside of the central core commercial area downtown) retail trade, 

commercial service and professional activities that constitute the 

essential base of the city’s economy.  Appropriate locations for 

commercial development include established commercial areas, and 

highway corridors not committed to less intensive land uses. 

2b. The zone change will conform to the objectives of the comprehensive 

plan by grouping similar zones together.  

CONCLUSION:  The parcel’s original Comprehensive Plan designation was 
Commercial and the original land use designation was General-Commercial 
(C-2).  The property is located in an established commercial area and along a 
highway corridor, Ocean Blvd.  The decision criterion has been adequately 
addressed and approval of the proposal can be supported. 
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DECISION CRITERIA #3: The overall change in the zone district will result in 
development which is compatible with development authorized in the surrounding 
districts. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

3a. The subject property is located on the corner of Ocean Boulevard and 
Vine Avenue. The property is approximately 0.5 acre with a two-story 
5,300 square-foot structure.  

 
3b. The area to the north, east of 35th Street, is zoned R-2 (Single-family and 

Duplex Residential) and is developed with single-family dwellings.  The 
area to the north, west of 35th Street, is zone C-2 (General Commercial). 
 

3c. The parcel to the east of the subject property is zoned R-2 and contains 
a single-family dwelling.  Further east across 34th Street is a strip of 
mostly residential development, a church zoned R-2 and the Boys and 
Girls Club zoned C-2.    

 
3d. To the south of the subject property is commercially zoned property.  

Directly south is an automotive repair service (Metric Motorworks).  
This property lies about 12 feet lower in elevation than the subject 
property.  To the southeast is a pizza business (Domino’s) zoned C-2.  
These businesses lie adjacent to Ocean Boulevard.  

 
3e. To the west of the subject property is Ocean Boulevard with C-2 zoned 

property. Bay Cities Ambulance and West Coast Fencing occupy these 
parcels.  

 
CONCLUSION:  The overall change in the zone district will result in 
development which is compatible with development authorized in the 
surrounding districts because the proposed uses are similar to the uses allowed 
in the immediate vicinity or less intense than surrounding uses.  See 
Attachment B (Zoning map).  The decision criterion has been adequately 
addressed and approval of the proposal can be supported. 
 

DECISION CRITERIA #4: The change will not prevent the use of other land in the 
vicinity. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

4a. The applicant states that the zone change will not prevent the use of 
other land in the vicinity because it will be compatible and contained 
within the property limits, not block adjacent property or prohibit other 
property development. 

 
4b. Mailed notice was sent to the surrounding property owners within 250 

feet.   
 

 An email (Attachment C) in opposition to the Zone Change from 
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John Zimmerman (property owner of 3480 Vine Ave.) dated the 
18th of September.  Mr. Zimmerman states that the zone 
change will reduce his off-street parking, allow barking dogs, 
and impact the delivery of mail due to increased cars parking 
on-street.  
 

 An email (Attachment D) in support of the Zone Change from 
Mac McSwain (property owner of 2570 34th Street) dated the 
22nd of September.  Mr. McSwain states that “this is a mixed 
residential/commercial area just off Ocean Boulevard, and as 
such I know that a commercial use of the building in question 
makes sense.” 

 

 A letter (Attachment E) in opposition to the Zone Change from 
Donald Green (property owner of 2665 35th Street) dated the 
22nd of September.  Mr. Green states that he would be forced 
to sell his home if zone is changed to permit an animal shelter. 

 
CONCLUSION:  The land in the vicinity of the proposed zone change is 
developed with commercial and/or residential uses.  Staff concurs that the 
proposed zone change will not prevent the use of other land in the vicinity, as it 
is already developed.  The decision criterion has been adequately addressed 
and approval of the proposed zone change can be supported.  

 
DECISION CRITERIA #5: It is appropriate at this time to permit the specific type of 
development or change in zone of the area which had not previously existed. 
 
 STATEMENTS OF FACT AND FINDINGS: 

 
5a. The City finds this is the appropriate time to permit the zone change.   

 
5b. It is appropriate to make the zone change at this time and to permit this 
 specific commercial type of designation into surrounding area because 

it had previously existed as a C-2 zone and was changed to QR-4P by 
request.  Returning the zone to C-2 will allow the specific type of 
development (commercial) and match other commercial developments 
along Ocean Blvd. 
 

CONCLUSION:  This parcel, if zoned C-2, will be consistent and compatible with 
other similar adjacent zones and commercial uses along the Ocean Blvd. (See 
Attachment B).  The decision criterion has been adequately addressed and 
approval of the proposal can be supported with conditions to buffer the 
adjacent residential zone. 

 
DECISION CRITERIA #6: The change will be consistent with the functions, capacities 
and levels of service of facilities identified in the adopted Coos Bay Transportation 
System Plan (TSP).  
 
 STATEMENTS OF FACT AND FINDINGS:  
 

6a. The applicant estimates that the traffic generated for the new 
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commercial use would be less than 25 vehicles per day.  
 

6b. The applicant states that the zone change will be consistent with the 
function, capacities and levels of service of facilities identified in the 
adopted Coos Bay transportation system plan because: 

 
1. The property was originally zoned C-2 and this use will not 

impact the existing capacities of the utilities, access, circulation 
or services; 

2. The capacities of the sewer, water and storm sewer systems will 
not increase due to this zone change because the existing 12” 
water main in Ocean Blvd. and the 6” water main in Vine Ave. is 
adequate for such development; 

3. The access for fire and emergency equipment will not be 
changed and the existing fire hydrant has an excellent flow of 
approximately 3000 GPM @ 20 lbs. pressure, which is adequate 
for the neighborhood and this development; 

4. No additional levels of service to facilities (roads, 
improvements, etc.) currently in this zone will need to be 
changed; and, 

5. The zone change for this property will not create additional 
hazards. 

 
CONCLUSION:  Staff concurs that the zone change will be consistent with the 
functions, capacities and level of service for facilities identified in the Coos Bay 
TSP.  Ocean Blvd, designated an arterial street, currently services the 
surrounding commercial zoned parcels and the rezone of the 0.5 acre subject 
property will not significantly affect the existing transportation facility.  The 
decision criterion has been adequately addressed and approval of the proposal 
can be supported. 
 

PART II 
COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.355 CONDITIONAL USE 
17.75.030 (2)(a) Establishment of the use: Animal Sales and Service – Kennel 
 

DECISION CRITERIA #1:  The site for the proposed use will satisfy the specific 
conditions and intent set forth in Division IV of this title, if applicable. 

STATEMENTS OF FACT AND FINDINGS: 
 

1a. The applicant states that the building/property is planned to be used for 
the care of cats and dogs and Division IV does not apply. 

 
1b. Division IV (Special Site Development) references accessory apartments, 

convenience sales and personal services, cluster development, planned 
unit development, home occupation, commercial recreational vehicle 
park, and manufacturing. 

 
CONCLUSION:  Division IV (Special Site Development) is not applicable for the 
proposed use.  The review criterion has been adequately addressed and 
approval of the proposal can be supported.  
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DECISION CRITERIA #2:  The site for the proposed use is adequate in size and shape to 

satisfy any other property development requirements of the district in which it is 

located, in addition to any requirements that may be imposed by Division IV of this title. 

STATEMENTS OF FACT AND FINDINGS: 

2a. The applicant has included a site plan that depicts the layout of the 
existing building, property lines, proposed parking lot and adjacent 
buildings/residence.   

 
2b. As stated above, Division IV is not applicable. 
 
CONCLUSION:  As per the property development requirements in a C-2 Zone 
(17.75.050), the site (approximately 0.5 acres) for the proposed use is adequate in 
size and shape to satisfy the conditions of the commercial district.  Staff concurs 
that the submitted site plan meets property development requirements of the 
district.  The review criterion has been adequately addressed and approval of the 
proposal can be supported. 

DECISION CRITERIA #3:  The site for the proposed use is served by streets and highways 
which are adequate in width, construction and placement to safely carry the quantity 
and kind of traffic generated by the proposed use. 

 STATEMENTS OF FACT AND FINDINGS: 
 
3a.  The site is served by a major arterial highway, Ocean Blvd.  Access to 
 the property however, is served directly from a paved side street, Vine 
 Avenue. 
 
3b. As per the applicants submittal, traffic to and from the site is estimated 
 at less than 25 cars per day. Both roads are paved and curbed.  

 
CONCLUSION:  The proposed use is located adjacent to Ocean Blvd.  Ocean 
Blvd is classified as an arterial street in the City of Coos Bay Transportation 
System Plan (TSP).  Based on the TSP designation, staff concurs that Ocean 
Blvd is adequate in width, construction, and placement to safely carry the 
quantity and kind of traffic generated by the proposed use.  The review 
criterion has been adequately addressed and approval of the proposal can be 
supported. 

 
DECISION CRITERIA #4:  The proposed use will not have an adverse physical effect on 
the development or use of abutting property. 

 
STATEMENTS OF FACT AND FINDINGS: 

4a. The applicant has submitted information regarding hours of operation 

(Monday – Friday 8am-6pm) that are consistent with a use within the 

commercial zone. 

4b. The applicant has addressed pet exercise, pet waste, odors, and noise 

through specific guidelines and construction of the animal shelter. The 
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applicant states that the dogs will be walked on a leash by trained 

volunteers on and off site.  To control odors from waste inside and 

outside the facility, waste will be placed in plastic bags and collected in 

covered containers.  To assist with controlling noise, the dogs will be 

located on the lower level of the building (which is built partially into the 

ground that will help reduce sound). There will be no outside kennels.  

An attendant will accompany the dogs into a fenced exercise area on the 

property to discourage barking.  The cats will be located on the second 

floor. 

4c. Applicant has addressed interior development of existing building. The 

existing building will remain in its present condition including restrooms, 

stairways and entry.  New interior walls will be constructed for kennel 

space, food preparation space and animal viewing space.  The dog area 

will be located on the lower level and the kennel area will be located 

against the embankment of the terrain.  The dog kennel portion of the 

lower floor is not exposed above ground level creating a natural sound 

barrier. 

4d. The applicant has addressed the exterior of the existing building will 

remain in its present condition including the entry, windows, color and 

access.  The existing deck on the South side of the building will be 

replaced as a cat exercise area.  The enclosure will be approximately 6’ 

wide x 28’ long x 8’ high, covered (roofed), have windows similar to the 

existing windows in the building and connect directly to the main building.  

The look and character of the cat exercise area will match the existing 

building’s character and it will use the same materials (lap siding and 

composition shingles) and be of the same colors as the existing building.  

4e. Applicant has addressed pedestrian and vehicular traffic stating that 

pedestrian traffic will be minimal when walking dogs.  Pedestrian traffic 

on-site will primarily be in the dog exercise area and along the on-site 

paths at the West end of the property, near Ocean Blvd. and under the 

existing trees. Vehicular traffic off-site will be primarily from Ocean Blvd. 

to the new parking lot. There is some on-street parking on both sides of 

Vine Ave., but access to the dog area is located near the Southwest corner 

of the building, so applicant states that parking in the new parking lot will 

be preferred by most people.  Included with this application is a Parking 

Variance Application to allow on-street ADA accessible parking near the 

entrance of the upper level.  If approved, this will remove approximately 

30 lineal feet of day-to-day on-street parking, thus forcing more visitors to 

use the new parking lot. Vehicular traffic on-site will be in the proposed 

parking lot at the West end of the property.  The parking lot will have 13 

spaces, including one ADA accessible space with side loading/unloading 

area.  All spaces will have backing/turnaround space as required by the 

City’s parking municipal code. 
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4f. Applicant has addressed minor landscaping of the property. Minor 

landscaping will be added along Vine Ave. The trees along Ocean Blvd and 

the South property line (adjacent to Metric Motorworks) will remain and a 

path constructed of dirt and mulch for the exercise and training of dogs. A 

5’ high wood fence will be constructed along the East property line 

between the adjacent property owner’s house and Pacific Cove Humane 

Society. 

4g. Mailed notice was sent to the surrounding property owners within 250 
feet.   

 An email (Attachment D) in support (with recommended 
conditions of approval) for the conditional use permit from Mac 
McSwain (property owner of 2570 34th Street) dated the 22nd of 
September.  Mr. McSwain requests conditions of approval to 
address trained dog-walkers be respectful of lawns and 
landscaping of the neighborhood, pet waste be disposed of to 
control the odors from the facility, and a staff member 
continuously supervising dogs outside to reduce barking. 
 

 A letter (Attachment F) in opposition to the conditional use 
permit from John and Theresa Chaplin (property owner of 3532 
Ocean Blvd) received the 25th of September.  The Chaplin’s 
concerns include noise and odors of the dogs/cats and the 
adverse effect an animal shelter use would have on their 
property’s resale value. 

CONCLUSION:   Although the proposed use is commercial in nature, staff 
concurs that the applicant has submitted information to reduce impact on 
surrounding residential zones.  As stated above, the applicant has addressed 
how the proposed use will not have an adverse physical effect on the 
development or use of abutting property.  The review criterion has been 
adequately addressed and approval of the proposal can be supported. 

 

PART III 
COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.350 VARIANCE 
CBMC 17.200.030 (1) Access – Allow ADA space to back into the street 
 

The following is a list of the decision criteria applicable to the request.  According to 
Chapter 17.350 of the City of Coos Bay Municipal Code (CBMC) a Variance request must 
be supported by at least two of the three decision criteria.  Each of the criteria is 
followed by findings or justification statements that may be adopted by the Planning 
Commission to support their conclusions.  Although each of the findings or justification 
statements specifically apply to at least one of the decision criteria, any of the statements 
may be used to support the Commission’s final decision. 

DECISION CRITERIA #1:  There are physical, exceptional, extraordinary circumstances 
or conditions applicable to the property involved which do not apply generally to other 
property in the same district. 

Agenda Item #6



 

STAFF REPORT ZC, CUP, VAR, SPAR #ZON2014-00053 10 

 STATEMENTS OF FACT AND FINDINGS: 

1a. According to the applicant, the site does not allow sufficient space for 

off-street parking on the same level as the main entry. The site slopes 

down to the West significantly, (approximately a 10’ elevation difference,) 

and would be too steep for even just one ADA accessible parking stall that 

would meet the requirements of the current building code. Not having a 

turn-around area for the parking space is appropriate and compatible 

because it would be identical to the other off-street parking spaces along 

Vine Avenue (which are Zoned R-2). 

CONCLUSION:   Staff agrees that there are physical conditions (topography) 

applicable to the property involved which do not apply generally to other property 

in the same district.  The review criterion has been adequately addressed and 

approval of the variance request can be supported. 

DECISION CRITERIA #2:  Strict application of the provisions of the ordinance will 
constitute an unnecessary hardship or practical difficulty provided that the hardship 
or difficulty was not created by the applicant or an owner of the property. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

2a. According to the applicant, creating an ADA accessible ramp from the 
new parking lot up to the main entry would be cost prohibitive. Due to 
the 10 foot elevation change, it would take approximately 120 lineal 
feet of ramp plus approximately 14 landings. The only space available 
for such a ramp would be in the front grass area and a portion of the 
new parking lot area. The ramp would be unsightly and a nuisance. 

 
CONCLUSION:  Staff concurs that strict application of the provisions of the 
ordinance which restricts backing out for ADA parking onsite will constitute 
practical difficulty.  The review criterion has been adequately addressed and 
approval of the variance request can be supported. 

DECISION CRITERIA #3:  The variance will not negatively affect abutting property or 

improvement in the district, nor create a safety hazard. 

STATEMENTS OF FACT AND FINDINGS: 

3a. The applicant states that the variance will not negatively affect abutting 

property, as other residences in the area have similar back-out parking 

stalls.  Installing the necessary ADA accessible ramp from the new 

parking lot up to the main entry doors would create a negative impact 

on the neighborhood. Vision clearances at the ADA accessible driveway 

are similar to that of other parking spaces in the neighborhood. 

3b. Mailed notice was sent to the affected property owners and the City has 

not received any objections regarding the request for a variance to the 

ADA parking standards. 
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CONCLUSION:  Staff concurs that the variance to the ADA parking standard will 
not negatively affect abutting property or improvement in the district, nor create 
a safety hazard.  The review criterion has been adequately addressed and 
approval of the proposal can be supported. 

PART IV 
COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.345 SITE PLAN AND ARCHITECTURAL REVIEW  
Change of Use from Single-Family Dwelling to Commercial (Animal Shelter). 
 

DECISION CRITERIA #1: The location, size, shape, height, spatial and visual impacts and 
arrangements of the uses and structures are compatible with the site and 
surroundings. 
 

STATEMENTS OF FACT AND FINDINGS: 
 
1a. The project consists of remodeling the existing building from a church 
 (that was converted to a residence) to an animal shelter.  
 
1b. The applicant states that some minor exterior maintenance will be 
 conducted (i.e.: exterior painting, caulking of windows, gutter and 
 downspout repair). (see Attachment G). 

 
1c. A new wood fence at least 5’ high will be provided between the existing 

building and the residence on the East side of the property.  The 
applicant states that because the residence has their driveway on the 
West side of their property, the fence will end at the edge of the 
building so as not to block sight lines while backing out of their 
driveway.  The fence will be constructed of wood rather than a metal 
cyclone fence to help blend in with the residential character of the 
neighbor’s house. 

 
1d. An additional outdoor heating compressor unit will be required, so the 

wood fence (discussed above) will provide screening from adjacent 
properties. 

 
1e. A 4’ high cyclone fenced area will be constructed on the Southside of 

the property for a dog exercise area.  It will be approximately 10’ x 40’. 
The existing building will obstruct the view of this fenced area from Vine 
Avenue. 

 
1f. The existing upper outside deck will be replaced with a similar deck, but 

will include an enclosed outdoor space for the cat exercise area. The 
enclosure will be approximately 6’ wide x 28’ long x 8’ high, covered 
(roofed), have windows and connect directly to the main building. 

 
1g. Landscaping will be provided along Vine Ave. Landscaping will be added 

along the South and West sides of the new parking lot at the rate of 9 
square feet per space. (9 sf x 13 spaces = 117 sq. ft.).  No irrigation is 
planned for either the landscape area along Vine Ave. or around the 
parking lot. 
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1h. At this time, no sign is proposed.  Prior to installing any signage in the 
future, sign permit approval will be required.  

 
CONCLUSION:  Staff concurs that the location, size, height, and visual impacts 
of the proposed animal shelter will have minimal impact on surrounding 
property due to location of the structure, proposed landscaping and wood 
fencing.  The decision criteria have been adequately addressed and approval of 
the proposal can be supported. 

 
DECISION CRITERIA #2:  The public and private sewerage and water facilities 
provided by the development are adequate in location, size, design, and timing of 
construction to serve the residents or establishments.  These facilities meet city 
standards and relevant policies of the comprehensive plan and provide adequate fire 
protection. 

 
STATEMENTS OF FACT AND FINDINGS: 
 
2a. According to the applicant, the building is served by an 8” clay sewer 

line in the street with a PVC lateral to the building. The building is 
served by a 5/8” water meter allowing for a total fixture count of 50. 
The applicant states that with a decrease in proposed fixture use, there 
is plenty of capacity.  An email dated 2 October from Ron Hoffine, 
Coos Bay/North Bend Water Board confirmed and verified that there is 
adequate capacity to serve the proposed use. 

 
2b. The applicant states that the building is served by Pacific Power with an 

overhead 200 amp service. This service may not be adequate due to the 
additional heating/cooling required.  However, Pacific Power has 
viewed the site and can supply any additional service required from the 
same pole. 

 
2c. A fire hydrant is located mid-block of Vine Ave. on the South side of the 

street.  Applicant states it provides 3000 gallons per minute at 20 lbs. 
pressure. 

 
2d. The City of Coos Bay Fire Chief states the required fire flow, based on 

100% involvement of the buildings’ square footage, is 1780 gallons per 
minute (GPM). The existing hydrant, located 34th St. between Pacific 
Loop and Vine St. is sufficient based on a recent flow test done by the 
CB/NB Water Board. 
 

CONCLUSION:  A complete review for fire protection will be conducted at the 
time construction plans are submitted.  Based on Coos Bay Fire Chief and 
CB/NB Water Board verification of proposed use, staff concurs that the sewer 
and water facilities meet city standards.  The decision criteria have been 
adequately addressed and approval of the proposal can be supported. 

 
DECISION CRITERIA #3:  The grading and contouring of the site and how site surface 
drainage and/or on-site surface water storage facilities are constructed to insure that 
there is no adverse effect on neighboring properties, public right of way, or the public 
storm drainage system; and that the site development work will take place in 
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accordance with City policies and practices. 
 

STATEMENTS OF FACT AND FINDINGS: 
 
3a. According to the submitted application, the only grading and contouring 

of the site will be for the new parking lot. (No work will be done along 
Ocean Blvd., including tree removal on or off the property. However, a 
path will be designed through the trees for a dog walk/exercise trail.)  

 
3b. The applicant must provide a storm water runoff drainage plan 

completed by a certified engineer to the City of Coos Bay. 
 
3c. Applicant proposes that the site slopes down approximately 4% from 

East to West. The runoff will be into a drainage swale along the 
Westerly edge of the parking lot and then captured at the Northwest 
corner of the parking area into a 6” storm line and extended to the 
existing catch basin at the corner of Vine Ave. and Ocean Blvd. 

 
3d. Applicant states that most of the site, (along the West, South and East 

property lines) will maintain the same historic drainage flows/impacts. 
 

3e. Applicant states that the routine maintenance planned for the building 
includes connecting the existing storm downspouts to drains and then 
to the City storm water system. 
 

CONCLUSION:  Staff concurs that the applicant has provided documentation 
that the proposed grading and contouring of the site will be constructed to 
insure that there is not adverse effect on the neighboring properties, public 
right of way, or the public storm drainage and comply with City policies.  The 
decision criteria have been adequately addressed and approval of the proposal 
can be supported.  
 
CONDITION: Compliance with the City’s Engineering Standards regarding 
grading and contouring for the parking lot will be reviewed through submittal of 
a “Parking Lot Permit” which must have final approval prior to occupancy of the 
building. 

 
DECISION CRITERIA #4:  Based on anticipated vehicular and pedestrian traffic 
generation, adequate rights of way and improvements to streets, pedestrian ways, 
bikeways, and other ways are provided to promote safety, reduce congestion, and 
provide emergency equipment access. 
 

STATEMENTS OF FACT AND FINDINGS: 

4a. The platted right-of-way width of Vine Avenue is 50 feet.  Currently 
Vine Avenue is developed to approximately 35 feet wide with 
curb/gutter. 

 
4b. According to the applicant’s submittal, the new use will not increase 

vehicular or pedestrian traffic for the commercial zone. 

4c. Pedestrian and vehicular access to the property is currently provided on 
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the north side of the property, with an entrance and existing curb cuts. 
 
4d. The existing roads and sidewalks around the facility will not be changed.  
 
4e. Applicant states that the fire safety and emergency equipment will still 

have the same access around and through the neighborhood.  The City 
of Coos Bay Fire Chief verified in an email dated the 22nd of September, 
that emergency vehicle access to the site is acceptable per the 
submitted site plan. 

 
CONCLUSION: Staff concurs that the applicant meets adequate rights of way 
and improvements to streets, pedestrian ways, based on the standards 
identified in the Coos Bay Transportation System Plan for commercial zones on 
arterial streets.  The decision criteria have been adequately addressed and 
approval of the proposal can be supported. 

 
DECISION CRITERIA #5:  There are adequate off-street parking and loading facilities 
provided in a safe, well designed, and efficient manner. 
 
 STATEMENTS OF FACT AND FINDINGS: 

 
5a. According to the applicant’s submittal, off street parking spaces will be 

provided to meet the demand of a “General Retail” use which is one 
space per 250 square feet of footprint. 

 
 Upper Level:  1,733 sf (including kennel space)  
 Lower Level:   992 sf (including kennel space) 
 Total Required: 2,725 sf / 250 sf= 11 spaces required + 1 loading space  
 
5b. Based on the proposed use of each room of the existing structure, the 

City will require 11 off-street parking spaces for the proposed use.  
 

(1733 sf + 992 sf =2725 sf / 250 = 11 spaces).  2725 sf of general retail 
space – restrooms, storage area, stairways, and hallways are excluded 
from the calculation.  

 
The applicant is proposing 13 parking spaces. The parking stalls will be 9’ 
x 18’ painted white with a 32’ shared back out area for each stall, (for an 
overall width of 65’). There will be one stall designated ADA accessible 
stall with a 9’ wide x 18’ long side loading/unloading area, (for an overall 
length of 63’ plus a 5’ back out apron for the last two parking stalls). The 
ADA accessible stall will be marked with an ADA accessible sign and 
painted logo on the asphalt.  
 
The parking lot will slope at approximately 4% to the West and the rain 
water will be contained in a drainage swale along the Westerly edge of 
the parking lot. There will be car bumps in the stalls along the Westerly 
edge of the parking lot. The drainage swale will be 6’ wide, seeded with 
grass and sloped to the Northwest corner of the parking lot area where 
it will be transferred into a 6” storm drain that is extended to the 
existing catch basin located at the South side of the intersection of Vine 
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Ave. and Ocean Blvd. The connection into the rear of the catch basin 
will be according to City standards. The parking lot will have a 5’ wide 
concrete walkway the full length of the parking lot on the East side and 
connect to the existing concrete walkway on the property. The walkway 
will also extend to the main lower entrance.  

 
5c. A variance to the one off-street ADA accessible parking space is being 

requested, which would allow the vehicle to back-out into the street. 
(See Parking Variance Request, attached.)  In addition, 2 bicycle 
parking spaces will be provided near the main entry. 

 
5d. Landscaping and Screening:  All parking areas shall be landscaped in 

conformance with Chapter 17.200 CBMC, Off –Street Parking and 
Loading. 

 

 East, South and West Property Lines: To remain the same, 
except some walking trails will be constructed through the trees 
on the Westerly property edge. 

 North Property Line: Landscaping will be provided along Vine 
Ave. No irrigation is anticipated. 
 

Existing building lights will remain the same, except there will be a new 
light over the lower level entry. Two lights for the parking lot will be 
pole mounted as shown on the Landscape Plan. There will be no light 
“spillage” onto neighbor’s property. The fixtures will be “box style” 
lights with the light projecting downward. 

 
CONCLUSION: The proposed off-street parking and loading facilities will be 
designed in accordance with Land Development Code 17.200 Off-Street Parking 
and Loading standards.  The decision criteria have been adequately addressed 
and approval of the proposal can be supported. 
 
CONDITION:  Prior to issuance of construction permit, a “Parking Lot Permit” 
must be submitted for review and approval to verify compliance with the 
off-street parking requirements as outlined in CBMC Chapter 17.200 and city 
engineering standards.  Prior to occupancy of the building, the parking lot 
must receive an approved final inspection. 
 

DECISION CRITERIA #6:  Adequate dedication or reservation of real property for 
public use, as well as easements and right of entry for construction, maintenance, and 
future expansion of public facilities are addressed. 
 

STATEMENTS OF FACT AND FINDINGS: 
 

6a. Applicant states that no changes to public use, access or easements will 
be made. 

 
CONCLUSION:  The dedication or reservation of real property for public use 
and easements is not applicable.  The proposed project will not affect entry for 
construction, maintenance, and future expansion of any public facilities.  The 
decision criteria have been adequately addressed and approval of the proposal 
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can be supported. 
 

DECISION CRITERIA #7:  The structural design, location, size, and materials used for 
buildings, walls, fences, berms, traffic island, median areas, and signs serve their 
intended purposes. 
 

STATEMENTS OF FACT AND FINDINGS: 
 

7a. Applicant states that the proposed remodel is primarily interior work. 
The exterior materials will remain in its current condition, but will be 
caulked, repaired and painted as necessary.  Pictures and sample beige 
color swatches are included in the application (Attachment G). 

 
7b. The fence on the East side of the property will be wood and left a 

natural color. The new cat exercise area on the South side of the 
building will match the color and materials of the existing building. (See 
attached drawings.) 

 
7c. Applicant states that all work will occur within the setback 

requirements. 
 

CONCLUSION: The applicant states that the size, color scheme and 
construction material for remodel will be compatible with existing structures in 
both the adjacent residential and commercial zones.  Based on applicant’s 
submittal, staff concurs that structural design, location, size, and materials used 
for proposed buildings and fence serve their intended purposes.  The decision 
criteria have been adequately addressed and approval of the proposal can be 
supported. 
 
 

 
DECISION CRITERIA #8:  Other property development requirements of the zoning 
district are satisfied. 
 

STATEMENTS OF FACT AND FINDINGS:  
 

8a. The zone designation of the property immediately surrounding the 
subject property is General-Commercial (C-2) to the south and the 
northwest and Single-Family and Duplex Residential (R-2) to the north 
and east.  Commercial uses in the area include Domino’s Pizza, Bay 
City Ambulance and Metric Motorworks. 

 
8b. The applicant has submitted the following: 

 
1. Lot Standards. No requirements 

 Lot Area: .51 Acres (22,216 sf.)  

 Minimum Width of Lot: 100’  
 
2. Building Coverage. No requirements 
 No change is proposed to the existing lot coverage 
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 Upper Level: 2,946 sf +Lower Level: 2,395 sf (footprint)=  
 Total: 5,341 sf 

 Building Area: 2,395 sf (footprint)  

 Building Coverage: 13% 
 
3. Building Height. No restrictions other than those imposed by 

the building code. 
 

No change in height is proposed to the existing building which is 
18 feet at main entry and 27 feet at lowest grade.  

 
4. Yards. No requirements other than those imposed by the 

building code. Yards:  
 
  No changes are proposed to the setbacks. 

Existing Setbacks 

 From Vine Ave.: 3’ approximately  

 From East Property Line: 7’ approximately 

 From South Property Line: 35’-8” approximately 

 From West Property Line: 116’ average 
 

5. Landscaping and Screening: 
 

All heating and air equipment shall be appropriately screened 
from public view. 

 A 5 foot high wood fence constructed on the east 
property line is proposed to screen an outdoor heating 
compressor unit. 

● All storage and trash areas must be enclosed and 
screened from public view. 

 A garbage enclosure will be provided at the South end 
of the new parking lot. 

 
CONCLUSION: The proposed property development requirements of the 
dominant surrounding zoning district are satisfied.  Staff concurs that the 
applicant’s submittal addressing the setbacks, lot coverage, landscaping meet 
the development requirements for the C-2 zone (Land Development Code 
17.75.050).  The decision criteria have been adequately addressed and 
approval of the proposal can be supported. 

 
CONDITION:  A solid wood fence, a minimum of five (5) feet in height, shall be 
constructed along the east property line, as a buffer between the subject 
property and residential zoned property to the east. 
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VI. RECOMMENDATI ON WITH CONDITI ONS 

Based on the adopted Findings, Conclusions and Conditions, as supported by the applicant's 
submittal, attached hereto and incorporated herein by reference as Attachment "A" approve 
land use application #ZON2014-0053: 

• Zone Change from QR-4P to C-2, 
• Conditional use permitting an animal shelter, 
• Variance regarding the ADA parking space, and 
• Site Plan & Architectural Review 

1. The applicant/owner must secure all required structural and development permits as 
required, from the City, State and Federal agencies. 

2. A fire, life and safety plan review will be performed prior to the issuance of building 
plans. The review will verify compliance with all current Building Code requirements, 
including fire and Life Safety, fire apparatus access, adequate hydrant location and flows. 

3. Prior to issuance of construction permit a "Parking Lot Permit" must be submitted for 
review and approval to verify compliance with the off-street parking requirements as 
outlined in CBMC Chapter 17.200 and city engineering standards. Prior to occupancy of 
the building, the parking lot must receive an approved final inspection. 

4. A solid wood fence, a minimum of five {5} feet in height, shall be constructed along the 
east property line, as a buffer between the subject property and residential zoned 
property to the east. 

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 ofthe permit may be delayed if substantive conditions are attached to the approval. 
The Commission may grant an extension oftime for a period not to exceed one year if circumstances 
beyond the control of the applicant cause delays. 

L tl.J~Qp:t 
Kim M. T7impert, AICP~er 1 

cc: Lon Samuels, applicant 
Dave Perry, DLCD 

STAFF REPORT ZC, CUP, VAR, SPAR #ZON2014-00053 

DATE MAILED: October 7, 2014 
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ATTACHMENTS: A - Application, including site plan and construction plans 
 

B - Zoning Map of Ocean Blvd. 
 
C - An email in opposition to the Zone Change from John Zimmerman (property 
owner of 3480 Vine Ave.) dated the 18th of September. 

 
D - An email in support of the Zone Change (and conditions of approval for the 
Conditional Use Permit) from Mac McSwain (property owner of 2570 34th 
Street) dated the 22nd of September. 
 
E - A letter in opposition to the Zone Change from Donald Green (property 
owner of 2665 35th Street) dated the 22nd of September. 

 
F - A letter in opposition to the Conditional Use Permit from John and Theresa  
Chaplin (property owners of 3532 Ocean Blvd.) received the 25th of September. 

 
G - Swatches of the proposed exterior colors for the existing structure. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
G:\DCS\PLANNING\LAND USE APPLICATIONS\STAFF REPORTS\2014\DRAFTS - WORD DOCS\3485 VINE AVE\SRZON14-053 - 3485 VINE AVE - MULTIPLE.DOCX 
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Pacific Cove Humane Society 
 

July 29, 2014 
 
 

ZONE CHANGE APPLICATION 
 
1. REQUEST: 
 

We are requesting the current zone, QR-4P, to be changed to a C-2 zone.  Because the 
C-2 Zone does not allow animal shelters (kennels), a Conditional Use Application is 
attached to this Zone Change Application. 

 
 
2. PURPOSE: 
  
 The current zone, QR-4P, does not allow animal shelters (kennels). 
 
 
3. USE: 
  

The building is planned to be used primarily for the care of cats and dogs.  The upper 
level is to be used for the care of cats, administration, medical support services and 
community education through presentations with the help of volunteers and staff. 

 
 The lower floor will be used for the care of dogs. 
 
 
4. APPROPRIATE AND COMPATIBLE: 
 

Currently other properties along Ocean Blvd. (and across Ocean Blvd.) are zoned C-2 
and have such businesses in the immediate area as Metric Motorworks, Domino’s Pizza 
and Bay Cities Ambulance and West Cost Fencing across Ocean Blvd.  Property to the 
East and across Vine Ave. is zoned R-2. 
 
This Zone Change would continue the C-2 zone along Ocean Blvd. and would restore 
the property to its original C-2 zone status.  It would have the same relationship to the 
adjacent R-2 zone that other C-2 zones have in the area. 

 
 

5. ZONE CHANGE REQUEST CRITERIA: 
 
(i) The change in zone will conform with the policies an objectives of the 

comprehensive plan: 
 

This zone change will conform to the objectives of the comprehensive plan 
by grouping similar zones together and eliminate “spot zoning”. 
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Pacific Cove Humane Society 
 

July 29, 2014 
 

(ii) The overall change in the zone district will result in development which is 
compatible with development authorized in the surrounding district: 

 
The zone change will allow development which is compatible with 
development authorized in the surrounding district through the use of a 
commercial development. 

   
   

(iii) The change will not prevent the use of other land in the vicinity: 
 

The zone change will not prevent the use of other land in the vicinity 
because it will be compatible and contained within the property limits, not 
block adjacent property or prohibit other property development. 

 
 

(iv) It is appropriate at this time to permit the specific type of development or 
change in zone designation into the area in which it had not previously 
existing: 

 
It is appropriate to make the zone change at this time and to permit this 
specific commercial type of designation into surrounding area because it had 
previously existing as a C-2 zone and was change to QR-4P by request.  
Returning the zone to C-2 will allow the specific type of development 
(commercial) and match other commercial developments along Ocean Blvd. 

 
 

(v) The change will be consistent with the function, capacitates and levels of 
service of facilities identified in the adopted Coos Bay transportation system 
plan: 

 
The zone change will be consistent with the function, capacities and levels 
of service of facilities identified in the adopted Coos Bay transportation 
system plan because: 

1. The property was originally zoned C-2 and this use will not impact 
the existing capacities of the utilities, access, circulation or 
services, 

2. The capacities of the sewer, water and storm sewer systems will 
not increase due to this zone change because the existing 12” water 
main in Ocean Blvd. and the 6” water man in Vine Ave. is 
adequate for such development, 

3. The access for fire and emergency equipment will not be changed 
and the existing fire hydrant has an excellent flow of 
approximately 3000 GPM @ 20 lbs. pressure, which is adequate 
for the neighborhood and this development.  In addition, no 
additional levels of service to facilities (roads, improvements, etc.) 
currently in this zone will need to be changed, and 

4. The zone change for this property will not create additional 
hazards. 
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July 29, 2014 
 
 

CONDITIONAL USE APPLICATION 
 
 
We are requesting a Conditional Use in a C-2 Zone.  C-2 Zones do not allow animal shelters 
(kennels).  The building/property is planned to be used primarily for the care of cats and dogs.  
The upper level is to be used for the care of cats, administration, medical support services and 
community education through presentations with the help of volunteers and staff.  The lower 
floor will be used for the care of dogs. 
 
CRITERIA: 
 
1. The site for the proposed use will satisfy the specific conditions and intent set forth in 

Division IV of this title. 
 
 The building/property is planned to be used for the care of cats and dogs and Division 

IV does not apply. 
 
 
 
2. The site for the proposed use is adequate in size and shape to satisfy any other property 

development requirements of the district in which it is located, in addition to any 
requirements that may be imposed by Division IV of this title. 

 
Attached is a Site Plan Drawing showing the layout of the existing building, property 
lines, new parking lot and adjacent buildings/residence and Division IV does not apply. 

 
 
 
3. The site for the proposed use is served by streets and highways which are adequate in 

width, construction and placement to safely carry the quantity and kind of traffic 
generated by the proposed use. 

 
The site is served by a major arterial highway, Ocean Blvd.  Access to the property 
however, is served directly from a paved side street, Vine Ave.   
 
Traffic to and from the site is estimated at less than 25 cars per day.  Both roads are 
paved and curbed.  Both Ocean Blvd. and Vine Ave. are capable of the additional 
traffic with this development.  (See Drawing Sheet 1) 
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4. The proposed use will not have an adverse physical effect on the development or use  

of abutting property. 
 

A. Hours of Operation: 
 
The facility is scheduled to be staffed and open to the public from 8am to 6pm 
with some occasional after-hours special events from time to time. 

  
B. Pet Exercise, Pet Waste, Odors and Noise: 

 
Pacific Cove Humane Society is sensitive to the possibility that a kennel can 
have noise and odor issues.  That is why they have developed special guidelines 
for the staff and volunteers for the control of pet exercise, pet waste, smell and 
noise.  (See outline from Pacific Cove Humane Society, attached to this report.) 
i. Pet Exercise:  Walking the dogs on and off site will primarily be done by 

volunteers.  Volunteers will receive training before beginning dog-
walking duties and will agree to not take dogs off-leash, except in the 
fenced exercise area on the property. 

ii. Pet Waste: To control odors from waste inside and outside the facility, 
waste will be placed in plastic bags and collected in covered containers. 
The lids will remain closed at all times.  The kennel areas will be 
cleaned daily utilizing a kennel product approved by the shelter 
veterinarian as a safe product that controls odors and the spread of 
disease, such as Roccal-D, TB Cide and bleach. 

iii. Noise: Inside the building the dogs will be located on the lower level, 
which provides a natural “earth-berming” effect to stop the transfer of 
noise outside the building.  (See Drawing Sheet 5, which illustrates the 
ground condition around the dog kennels.)  Outside, the dogs will be 
accompanied by an attendant whose duties include the prevention of 
barking. There will be no outside kennels.  The applicant will utilize the 
“Open Paw” program or similar program that provides positive training 
reinforcement. 

 
C. Interior Development of Existing Building:  
 

The existing building will remain in its present condition including restrooms, 
stairways and entry.  New interior walls will be constructed for kennel space,  
food preparation space and animal viewing space.  Fortunately, the original 
church had many sinks and wash areas, which will be converted to cat and dog 
wash and grooming areas. 
 
 
 

Agenda Item #6



Pacific Cove Humane Society 
 

July 29, 2014 
 
The dog area is located on the lower level and the kennel area will be located 
against the embankment of the terrain.  The dog kennel portion of the lower 
floor is not exposed above ground level creating a natural sound barrier.  (See 
Drawing Sheet 3: Floor Plan and Drawing Sheet 5: East-to-West Section and 
North-to-South Section.)  Here you can see that the ground will help keep the 
noise inside the building.  Plus, additional insulation will be placed in the floor-
ceiling assembly to muffle any sound transmitted up to the upper floor. 

 
D. Exterior Development of Existing Building: 
 

The exterior of the existing building will remain in its present condition 
including the entry, windows, color and access.  The existing deck on the South 
side of the building will be replaced and a cat exercise area.  The enclosure will 
be approximately 6’ wide x 28’ long x 8’ high, covered (roofed), have windows 
similar to the existing windows in the building and connected directly to the 
main building.  The look and character of the cat exercise area will match the 
existing building’s character and it will use the same materials (lap siding and 
composition shingles) and be of the same colors as the existing building.  The 
cat exercise area will not be visible from Vine Ave. and probably won’t be 
visible from the adjacent residential property to the East (due to the 
configuration of the existing building) or from the property to the South (due to 
the topography).  It will be visible from the new parking lot (from the West) but 
not from Ocean Blvd. (due to the trees).  See “Exterior Elevations” on Drawing 
Sheet 4 for an indication of what the cat exercise area will look like. 

  
 E. Pedestrian and Vehicular Traffic: 
 

Pedestrian traffic off-site will be minimal.  Staff consists of one full time person 
with volunteers and up to two special part-time staff members on-site 
occasionally.  We encourage volunteers to take the dogs for walks so the dogs 
know how to interact in the community when adopted.  Part of the volunteer 
training will be teaching dogs good manners and being obedient.  However, it is 
anticipated that there will never be more than a few dogs walking at one time. 
There has been some discussion between the Pacific Cove and Boys and Girls 
Club (which is located in the neighborhood) to use volunteers in a coordinated 
effort to develop student training and animal nurturing.  Current sidewalks are 
satisfactory for this purpose and will not overload the pedestrian traffic in the 
neighborhood. 
 
Pedestrian traffic on-site will primarily be in the dog exercise area and along the 
on-site paths at the West end of the property, near Ocean Blvd. and under the 
existing trees. 
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Vehicular traffic off-site will be primarily from Ocean Blvd. to the new parking 
lot.  There is some on-street parking on both sides of Vine Ave., but access to 
the dog area is located near the Southwest corner of the building, so parking in 
the new parking lot will be preferred by most people.  Included with this 
application is a Parking Variance Application to allow on-street ADA accessible 
parking near the entrance of the upper level.  If approved, this will remove 
approximately 30 lineal feet of day-to-day on-street parking, thus forcing more 
visitors to use the new parking lot. 
 
Vehicular traffic on-site will be in the new parking lot at the West end of the 
property.  The parking lot will have 13 spaces, including one ADA accessible 
space with side loading/unloading area.  All spaces will have 
backout/turnaround space as required by the City’s parking municipal code. 

  
F. Medical Processing:  

 
Initially, cats and dogs will be spay/neutered off-site and assessed for 
adoptability.  However, an on-site medical space has been planned for use by 
staff, which will be used for flea treatment, immediate care, etc. 

  
G. Landscaping: 

 
Minor landscaping will be added along Vine Ave.  The trees along Ocean Blvd. 
and the South property line (adjacent to Metric Motorworks) will remain and a 
path constructed of dirt and mulch for the exercise and training of dogs.  A 6’ 
high wood fence will be constructed along the East property line between the 
adjacent property owner’s house and Pacific Cove Humane Society.  (We will 
encourage the home owner to help decide the style of the fence.)  No irrigation 
is scheduled for the property. 

  
H. Licenses: 

 
Pacific Cove Humane Society will obtain all state and local licenses necessary 
for the operation of the Humane Society. 
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PARKING VARIANCE FOR ONE ADA ACCESSIBLE PARKING STALL 
(See Drawing Sheet 6) 

 
 
REQUEST:   
 

We are requesting a Parking Variance for one (1) ADA Accessible Parking Stall that 
would back-out directly onto Vine Ave.  The site allows plenty of off-street parking, 
but it is located on the lower portion of the site.  (Approximately 10 feet lower than the 
elevation of the main entry.)  Providing an ADA accessible ramp from the new parking 
lot up to the main entry would be cost prohibitive, as it would require approximately 
120 lineal feet of ramp plus approximately 14 landings. 

 
 
SIZE AND DESIGN: 
  

The new ADA accessible parking stall would be located near the main entry and would 
be 9’ wide x 23’ long.  (Approximately 18’ of the stall would be on the property, with 
the remaining 5’ located in the rights-of-way.)  It would have a side loading/unloading 
area on the passenger side that is 9’ wide x 18’ long.  The side loading/unloading area 
would not extend to the street, so that it would not encourage a second car from parking 
in the space.  The stall and loading/unloading area would be a concrete surface and 
connected to the existing concrete walkways.  The stall would have an ADA sign 
installed and the loading/unloading area would be stripped as required by the Building 
Code.  A car bump would be installed to keep the car from extending into the entry 
walkway. 

 
 
1. APPROPRIATE AND COMPATIBLE: 
  

There are physical, exceptional, extraordinary circumstances or conditions applicable 
to the property involved which do not apply generally to other property in the same 
district. 

 
The site does not allow sufficient space for off-street parking on the same level as the 
main entry.  The site slopes down to the West significantly, (approximately a 10’ 
elevation difference,) and would be too steep for even just one ADA accessible parking 
stall.  Not having a turn around area for the parking space is appropriate and compatible 
because it would be identical to the other parking spaces in the area, (which are Zoned 
R-2). 
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2. Strict application of the provisions of this title will constitute an unnecessary hardship 

or practical difficulty; provided that the hardship or difficulty was not created by the 
applicant or an owner of the property. 

 
Creating an ADA accessible ramp from the new parking lot up to the main entry would 
be cost prohibitive.  Because of the 10 foot elevation change, it would take 
approximately 120 lineal feet of ramp plus approximately 14 landings.  The only space 
available for such a ramp would be in the front grass area and a portion of the new 
parking lot area.  The ramp would be unsightly and an attractive nuisance. 

  
 
3. The variance will not negatively affect abutting property or improvement in the district, 

nor create a safety hazard. 
 

The variance will not negatively affect abutting property, as other residences in the area 
have similar back-out parking stalls. Installing the necessary ADA accessible ramp 
from the new parking lot up to the main entry doors would create a negative impact on 
the neighborhood.  Vision clearances at the ADA accessible driveway are similar to 
that of other parking spaces in the neighborhood. 
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LAND USE DEVELOPMENT REVIEW APPLICATION 
 
(1) The location, size, shape, height, spatial and visual impacts and arrangements of the 

uses and structures are compatible with the site and surroundings. 
 
The project consists of remodeling an existing building from a church (that was converted to a 
residence) to an animal shelter.  The remodel is primarily all interior work, except for the 
following items: 

a. Some typical exterior maintenance, (i.e.: exterior painting, caulking of windows, 
gutter and downspout repair). 

b. Construction of a parking lot for off-street parking. 
c. Off-street ADA accessible parking space near the upper level entrance. 
d. A wood fence between the existing building and adjacent neighbor to the East. 
e. Outdoor heating/cooling compressor unit. 
f. A low (4’ high) cyclone fence on the South side of the building for a dog exercise 

area. 
g. Replace the existing upper outdoor deck and provide an exterior enclosure for a cat 

exercise area. 
h. Landscaping along Vine Ave. and around the parking lot. 
i. Installation of a sign at the corner of Vine Ave. and Ocean Blvd.  (Future.) 

 
a.   MAINTENANCE ITEMS: The color of the building will remain the same, see pictures, 
attached.  Caulking will be installed around the windows during the painting phase, but will 
remain the same color.  It is anticipated that there will need to be some minor gutter and 
downspout repair completed, but the gutters and downspouts will remain the same color. (See 
attached pictures.) 
 
b.   NEW PARKING LOT: The new parking lot will consist of 13 spaces, (1733 sf + 992 sf = 
2725 sf / 250 = 11 required spaces.) The new parking lot will be constructed of a 2” overlay 
asphalt on 10” of compacted 1” minus crushed rock.  The parking stalls will all be 9’ x 18’ 
painted white with a 32’ shared backout area for each stall, (for an overall width of 65’).  There 
will be one stall designated ADA accessible stall with a 9’ wide x 18’ long side 
loading/unloading area, (for an overall length of 63’ plus a 5’ backout apron for the last two 
parking stalls). The ADA accessible stall will be marked with an ADA accessible sign and 
painted logo on the asphalt.  The parking lot will slope at approximately 4% to the West and 
the rain water will be contained in a drainage swale along the Westerly edge of the parking lot.  
There will be car bumps in the stalls along the Westerly edge of the parking lot.  The drainage 
swale will be 6’ wide, seeded with grass and sloped to the Northwest corner of the parking lot 
area where it will be transferred into a 6” storm drain that is extended to the existing catch 
basin located at the South side of the intersection of Vine Ave. and Ocean Blvd.  The 
connection into the rear of the catch basin will be according to City standards.  The parking lot 
will have a 5’ wide concrete walkway the full length of the parking lot on the East side and 
connect to the existing concrete walkway on the property. The walkway will also extend to the 
main lower entrance.  (See attached drawings.) 
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c.   ADA OFF-STREET PARKING: We are requesting the ADA accessible parking space for 
the upper level will be located near the main entrance of the upper level.  The space will be 
designated and marked 9’ wide and 18’ long.  It will be constructed according to the latest 
Oregon Structural Specialty Code (OSSC) requirements.  (See attached drawings and Parking 
Variance Request.)  This request is necessary due to the lack of space for “off-street ADA 
accessible parking” for the upper level. 
 
d.   WOOD FENCE: A new 5’ high wood fence will be provided between the existing building 
and the residence on the East side of the property.  Because the residence has their driveway on 
the West side of their property, the fence will end at the edge of the building so as not to block 
sight lines while backing out of their driveway.  The fence will be constructed of wood rather 
than a metal cyclone fence to help blend in with the residential character of the neighbor’s 
house.   
 
e.   OUTDOOR COMPRESSOR: Because an additional outdoor heating compressor unit will 
be required, the wood fence (discussed above) will help screen it from their property. 
 
f.   DOG EXERCISE FENCE:  A 4’ high cyclone fenced area will be constructed on the South 
side of the property.  It will be approximately 10’ x 40’.  Visually it will be nearly blocked 
from Vine Ave. by the building. 
 
g.   CAT EXERCISE AREA: The existing upper outside deck will be replaced with a similar 
deck but also with an enclosed outdoor space for the cat exercise area. The enclosure will be 
approximately 6’ wide x 28’ long x 8’ high, covered (roofed), have windows and connected 
directly to the main building. 
 
h.   LANDSCAPING:  Landscaping will be provided along Vine Ave.  Landscaping will be 
added along the South and West sides of the new parking lot at the rate of 9 square feet per 
space.  (9 sf  x  13 spaces = 117 sq. ft.)  
 
No irrigation is planned for either the landscape area along Vine Ave. or around the parking 
lot. 
 
i.   SIGN:  The sign at the corner of Vine Ave. and Ocean Blvd. will be presented at a later 
time with a Sign Permit.  The sign will probably be a “monument-style” sign. 
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(2)  The public and private sewerage and water facilities provided by the development are  

adequate in location, size, design are timing of the construction to serve the 
establishment.  These facilities meet city standards and relevant policies of the 
comprehensive plan and provide adequate fire protection.  

 
The building is served by an 8” clay sewer line in the street with a PVC lateral to the building. 
 
The building is served by a 5/8” water meter allowing for a total fixture count of 50.  The 
facility has the following plumbing fixture units: 
 Fixture:   Fixture Unit Value:  X  Quantity:    = Total Fixture Units: 
 sinks     1      8   8 
 kitchen sink    1.5      1   1.5 
 toilets     2.5      8   20 
 urinal     5      1   5 
 shower/tubs    2      4   8 
 dishwasher    1.5      1   1.5 
 sets of washer/dryers   4      2   8 
 drinking fountain   0.5      1   0.5 
 hose bibs    2.5      2   5.0 
     Total Existing Fixture Units:   57.5 
 
The new facility is planned to have the following fixture units: 
 14 sinks    1      13   13 
 Kitchen sink    1.5        1   1.5 
 6 toilets    2.5        6   15 
 1 urinal    5        1   5 
 1 shower/tub    1.5        1   1.5 
 dishwasher    1.5        1   1.5 
 2 sets of washer/dryers  4        2   6 
 1 drinking fountain   0.5        1   0.5 
 hose bibs    2.5        2   5.0 
     Total New Fixture Units:   49.0 
 
With the decrease in fixture use, there is plenty of capacity.  In addition, the building was 
originally a church, so the use was generally in a short period of time.  Our use will be 
distributed more evenly throughout the day/week. 
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Currently the building is served by Pacific Power with an overhead 200 amp service.  This 
service may not be adequate due to the additional heating/cooling required. However, Pacific 
Power has viewed the site and can supply the additional service required from the same pole. 
 
A fire hydrant is located mid-block of Vine Ave. on the South side of the street.  It provides 
3000 gallons per minute at 20 lbs. pressure.  However, it was tested in 1995 and the Water 
Board has agreed to re-test it the week of Aug. 4th. 
 
 
(3)  The grading and contouring of the site, and how site surface drainage and/or on-site 
surface water storage facilities are constructed to ensure that there is no adverse effect on 
neighboring properties, public right-of-way, or the public storm drainage system; and that the 
site development work will take place in accordance with City policies and practices. 
 
The only grading and contouring of the site will be for the new parking lot.  (No work will be 
done along Ocean Blvd., including no tree removal on or off the property.  However, a path 
will be designed through the trees for a dog walk/exercise trail.)  The site slopes down 
approximately 4% from East to West.  The runoff will be into a drainage swale along the 
Westerly edge of the parking lot and then captured at the Northwest corner of the parking area 
into a 6” storm line and extended to the existing catch basin at the corner of Vine Ave. and 
Ocean Blvd.  (See attached drawings.) 
 
Most of the site, (along the West, South and East property lines) will maintain the same 
historic drainage flows/impacts.)  In addition, some of the routine maintenance planned for the 
building includes connecting the existing storm downspouts to drains and then to the City 
storm water system. 
 
 
(4)  Based on anticipated vehicular and pedestrian traffic generation, adequate rights-of-way 
and improvements to streets, pedestrian ways, bikeways and other ways are provided to 
promote safety, reduce congestion and provide emergency equipment access. 
 
The existing roads and sidewalks around the facility will not be changed.  Attached is a letter 
from Pacific Cove Humane Society outlining the number of staff, volunteers and visitors 
anticipated for this facility.  As you can see, there will be less than 50 people per day using the 
facility.   
 
Fire safety and emergency equipment will still have the same access around and through the 
neighborhood. 
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(5)  There are adequate off-street parking and loading facilities provided in a safe, well-
designed and efficient manner. 
 
More than enough parking will be provided to meet the 1/250 sf of space required (General 
Retail). 
 Upper Level:     1,733 sf  (including kennel space) 
 Lower Level:       993 sf  (including kennel space) 

Total Required:2,726 sf / 250  =  11 spaces required + 1 loading space (13 provided) 
 
In addition, one off-street ADA accessible parking space is being requested.  (See Parking 
Variance Request, attached.) 
 
In addition, 2 bicycle parking spaces will be provided near the main entry. 
 
 
 
(6)  Adequate dedication or reservation of real property for public use, as well as for 
easements and right of entry for construction, maintenance and future expansion of public 
facilities are addressed. 
 
No changes to public use, access or easements will be made.  Building coverage is 
approximately 13% of the lot. 
 
 
 
(7)  The structural design, location, size and materials used for buildings, walls, fences, berms, 
traffic islands, median areas and signs serve their intended purposes. 
 
The remodel is primarily all interior work.  The exterior materials will remain in its current 
condition, but will be painted caulked and repaired as necessary.  Pictures and a sample color 
swatch has been included to help indicate the exterior colors of the building.  The fence on the 
East side of the property will be wood and left a natural color.  The new cat exercise area on 
the South side of the building will match the color and materials of the existing building.  (See 
attached drawings.) 
 
All work will be within the setback requirements. 
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(8)  Other Property development requirements of the zoning district are satisfied. 
 
Building Area:  
 Gross: 
  Upper Level: 2,946 s.f. 
  Lower Level:  2,395 s.f.  (footprint) 
  Total:  5,341 s.f. 
 
 Occupied (not including restrooms, storage rooms, etc.): 
  Upper Level: 1,738 s.f. 
  Lower Level:     992 s.f. 
  Total:  2,730 s.f. 
 
Lot Area: .51 Acres  (22,216 s.f.) 
Minimum Width of Lot: 100’ 
Building Area: 2,395 sf. (footprint) 
Building Coverage: 13% 
Building Height: 18’ at main entry and 27’ at lowest grade. 
Yards: Setbacks are to remain as per existing. 
 From Vine Ave.: 3’ approximately 
 From East Property Line: 7’ approximately 
 From South Property Line: 35’-8” approximately 
 From West Property Line:  116’ average 
 
 
 
Landscaping:  

East, South and West Property Lines: To remain the same, except some walking trails 
will be constructed through the trees on the Westerly property edge. 
 
North Property Line:  Landscaping will be provided along Vine Ave. 

 No irrigation is anticipated. 
 
Parking and Paved Areas: As previously discussed in Items (1) b. and (3) above, a new parking 
lot will be installed. 
 
Lighting: Existing building lights will remain the same, except there will be a new light over 
the lower level entry.  Two lights for the parking lot will be pole mounted as shown on the 
Landscape Plan.  There will be no light “spillage” onto neighbor’s property.  The fixtures will 
be “box style” lights with the light projecting downward.   
 
Garbage:  A garbage enclosure will be provided at the South end of the new parking lot. 
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From: John Zimmerman
To: Kim Trimpert
Subject: Re: zoning change
Date: Monday, September 22, 2014 12:03:33 PM

   Ms. Trimpert:
   One additional note:  There are 2 parking spaces in front of my residence on Vine Ave.  I did
 not mention the 2nd one because it is in front of 3 mail boxes and no one I've ever seen parks
 there.  But if Pacific Cove's zone change is approved then people will park in either space and
 as soon as the post driver can't reach the mail boxes from his truck I expect that we will get a
 notice that mail will no longer be delivered and will have to be picked up at the P.O. from a
 rented box because the CB post office looks for any excuse not to deliver.  I know this from
 the experience at my other rental. 
   Thanks for your positive reply.
                                                                                                                                                John
 Zimmerman

----- Original Message -----
From: Kim Trimpert
To: John Zimmerman
Sent: Thursday, September 18, 2014 10:55 AM
Subject: RE: zoning change

Dear Mr. Zimmerman,
 
Thank you for your comments regarding the Pacific Cove Animal Shelter zone change application
 for 3485 Vine Avenue.  I will ensure that your input is included in the documents reviewed by the
 Planning Commission and City Council this next month.
 
Please contact me if you have any further questions concerning this application.
 
Kim M. Trimpert, AICP
Planner, City of Coos Bay
Community Development
ktrimpert@coosbay.org
(541)269-1181 ext 2287
(541)269-8916 fax
 
 
 

From: John Zimmerman [mailto:jzkingjz@coosnet.com] 
Sent: Thursday, September 18, 2014 10:12 AM
To: Kim Trimpert
Subject: zoning change
 
   Ms. Trimpert:
 
   I am writing this e-mail to express my adamant opposition to any zoning change at 3485
 Vine Ave, Coos Bay for the purposes of establishing an animal shelter/sales and service
 kennel.  There are at least 2 reasons for my objection.
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   1-The city has reduced the off street parking bordering my corner property located across
 Vine Ave. (3480) to one viable spot--across from 3485.  My tenants and I certainly don't
 need commercial traffic taking that space
   2-My tenants are a retired couple and she is not in good health.  The last thing we need is
 to have are dogs barking all day and night when she is trying to get a good nights sleep, or
 annoying her during the day with incessant racket.  .  Both my tenants and a neighbor have
 expressed disfavor at all the barking they have to put up with already.  This facility, if
 allowed, would run smack into the anti-noise ordinance.  Why such a facility, in a
 residential zone, is even being considered, smacks of harassment. 
   This is all assuming that no animals would escape the building but that is no guaranteed
 certainty.  No one can predict the quality of responsibility of the new owners in the future. 
   Don't mistake any lack of appearance at the hearing as my limited concern.  I definitely
 DO NOT WANT A DOG POUND ACROSS THE STREET FROM MY PROPERTY.  
 Contact me if you have any questions (269-2968).
 
                                                                                                                                   John
 Zimmerman
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September 22, 2014 

City of Coos Bay Planning Commission 

500 Central Ave. 

Coos Bay, OR 97420 

RE: Pacific Cove Humane Society 

3485 Vine Ave. 

Coos Bay, OR 97420 

Land Use Applications #187-ZON14-053 

Members of the Planning Commission: 

My residence is located at 2570 34th Street, or the intersection of 34th & Vine, approximately 150 feet 

East of the subject property. 

I feel this project provides a valuable community service, although like any homeowner, I would prefer 

to see a use other than a dog kennel in my neighborhood. Although this diverse neighborhood is on the 

lower end of the economic scale, it is slowly improving and many of the homeowners are working to 

improve their landscaping, etc. That being said, I also recognize that this is a mixed 

residential/commercial area just off Ocean Boulevard, and as such I know that a commercial use of the 

building in question makes sense. 

I have no issue with the Change in Zone Designation, the Variance, or the SPAR. I do have a few 

comments/concerns regarding the Conditional Use Application: 

1. Criteria (4)(B)(i): Pet Exercise 

a. I would hope that dog-walkers exercising dogs on a leash would be trained to be respectful 

of the lawns and landscaping of the neighborhood. 

2. Criteria (4)(B)(ii): Pet Waste 

a. The prevailing summer wind blows from this facility towards my property and especially 

towards the Stadden's residence immediately East of the facility. I would encourage the 

Planning Commission to consider a Condition of Approval regarding control of odors 
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emanating from this facility so they do not impinge on the neighbors' ability to enjoy the use 

of their own outdoor spaces. 

3. Criteria (4)(B)(iii): Noise 

a. 1 appreciate the lengths to which the Applicant is going to prevent noise transmission from 

barking dogs. I am generally unconcerned about the 24 dogs housed within the structure, as 

I believe the added insulation and nature of the construction will serve to ameliorate this 

issue. However, as a former dog owner myself, I know that dogs left unattended out-of

doors for longer than a short period of time will tend to bark. According to a police 

dispatcher for the City, barking dogs are a common complaint from citizens. Therefore I 

think it would be appropriate for the Planning Commission to consider a Condition of 

Approval restricting the use of the outdoor dog exercise area at any time it is not 

continuously attended by a staff member or volunteer. 

Thank you for your consideration. 

~~~y, --u~L.J! 
~~~,~~"--------
Mac McSwain 

2570 34th Street 

Coos Bay, OR 97420 
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City of Coos Bay 
Planning Commission 
500 Central Avenue 
Coos Bay, OR 97420 

Re: Conditional use application for animal shelter 

John & Theresa Chaplin 
3532 Ocean Blvd SE 
Coos Bay, OR 97420 

We are submitting this letter ±or consideration at the conditional 
use hearing to be held October 14 t\ concerning the proposed animal shelter 
by Pacific Cove Humane Society at 3485 Vine A venue. 

First we would like to say that we do support the mission of Pacific Cove. 
We understand that the people involved in this project are known to be 
reliable and good citizens of our community. We also respect private 
property rights and the freedom of the Jacobson family to reasonably sell 
their real estate. We strongly disagree however with the contention of 
Pacific Cove that they have found the perfect location for their animal 
welfare shelter. 

We live just below the site at 3532 Ocean Blvd and have been here for 20 
years. Our back living deck and bedroom window lies within 50 feet or less 
from the area proposed for pet exercise. We sleep with our bedroom 
window open facing this area for over half of the year and spend a great deal 
of time outdoors cooking, eating and relaxing on our deck. For a good part 
of the year we open the back door leading to the deck for clean fresh air in 
the evening from late afternoon until bed time. Although assurances have 
been given by Pacific Cove that no noise or odor will be emitted from this 
venture housing as many as 15-20 dogs and 40 cats and kittens and small 
mammals we find this to be unrealistic. When a dog goes outside and smells 
other dogs we all know what they do almost immediately by raising their 
back leg. Multiply this by hundreds of similar events or more per week and 
the cumulative smell is unpreventable no matter what is done afterwards. 
Particularly in the dry months where the north wind comes directly from up 
there down to us. Which are also the months our home is open to the outside 
the most. 
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Then there is the concern about noise. Pacific Cove asserts that pets that are 
being attended as would the animals at the shelter while outdoors "tend" to 
be quiet. A tendency is not a guarantee but what is a guarantee is that no 
human has control over whether a pet cries or barks. Particularly a displaced 
animal with little or no training. We are very skeptical about whether noise 
from within the building can be contained due to the fact it is stick framed 
and wasn't originally constructed with a large population of pet noise 
containment in mind. 

Many people who live with pets in their homes become immune and 
indifferent to the smell, sounds and other habits of the animals for a variety 
of reasons. This does not generally extend to others in the area who are not 
emotionally invested in the animals. There is a big difference between not 
smelling or hearing something and not minding that you are smelling or 
hearing something due to your involvement with and attitude toward the 
animals. 

More importantly however than the concerns already stated, we also believe 
that having an animal shelter next door will have a substantial adverse affect 
on the value of our property's resale and desirability to a potential future 
buyer. This has proven to be the case in countless similar situations around 
the country and is well known among real estate brokers. It's called 
location, and it has substantial and real monetary value. We have been here 
for a very long time and have a great deal of our lives and finances invested 
in our real property. We cannot afford to lose any portion of that due to 
devaluation of the neighborhood. Pacific cove stated in their brochure that 
they plan to be an asset to the neighborhood but this is simply not possible. 
Not because they aren't good people, but because an animal shelter by its 
very nature is not neighborhood friendly. One trip to any "dog pound" is all 
that's needed to understand this. 

We also understand that finding a spot for an animal shelter is a challenge 
for a variety of reasons. Particularly for a non profit operating on donations. 
But just because it's challenging doesn't mean other's rights can be 
compromised. Coos County has over 1800 square miles of land area, the 
vast majority without close neighbors in proximity of each other. There are 
many places suitable for an animal shelter. Right in the middle of town next 
to residences is not one of them. 
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We know that a suitable rural location is going to cost more money due to 
the higher value of property zoned correctly for a shelter. We are not 
unsympathetic to this but it also should not be our burden. Lon Samuels has 
drawn a setting on the pamphlet cover promoting Pacific Cove showing an 
animal shelter with mountains and forests in the background and no visible 
neighbors. It's a peaceful looking scene. This is exactly where a shelter 
needs to be located, not in a populated area. 

We do not wish to be unreasonable nor confrontational but this use for this 
property is not reasonable nor is it fair to the established neighborhood. 

Please do not allow this animal shelter to be placed here. It's not appropriate 
for all the reasons stated above. If the shelter were already here due to prior 
zoning decisions and we were shopping for real estate and considering 
locating next to it then we would have the option to move next to it or not 
and would choose not to and that would be fine. Fine for everyone of 
course but the seller. We don't want to be that seller down the road. 

Sincerely, 

John and Theresa Chaplin 
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Exhibit A

October 2, 2014 

City of Coos Bay Planning Commission 
500 Central Ave. 
Coos Bay, OR 97420 

Dear Planning Corrunission Members; 

We are in wholehearted support of Pacific Cove Humane Society's endeavor to establish an 
animal welfare center at the 3485 Vine Ave. site. This would represent a significant 
improvement in our community's services and image. We encourage your approval of 
restoring the site's zone to C-2, and granting the Conditional Use Permit, and Parking 
Variance for an ADA accessible parking space, that will make it p ossible for tlus 
organization to move forward with its plans. 

The central location is ideal fox the services that Pacific Cove would provide: it is nearby the 
medical facilities, shopping and theaters that bring people from all over the region, and is 
convenient for volunteers. It is safe from flooding; and has city utilities, fire and police 
protection. 

Pacific Cove's mission to eliminate arumal overpopulation and .reduce the .rate of euthanasia 
of homeless pets in the greater Coos County region is one that is beneficial to all. Their 
advocacy of humane care and responsible adoption for homeless pets, and the 
compassionate treatment of all animals is a standard we should uphold. Additionally, they 
are committed to being a good neighbor, and creating an environment at their facility that is 
compatible with other uses in the area, with a well-maintained building, landscaped grounds, 
and vigilant noise and odor control. 

With over one-half of households in the U.S. typically owning pets, and many more affected 
by animal welfare issues, a great many people stand to benefit by the seJ:vices Pacific Cove 
Humane Society wishes to provide. 

Respectfully, 

'aA.u .~. " 
~~-<,']~~~~ 
We the Undersigned 

Names Following 
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PEOPLE IN SUPPOR.T OF PACIFIC COVE HUMANE SOCIETY'S 
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PEO PLE IN SUPPOR. T OF PACIFIC COVE HUMANE SOCIETY'S 
VINE AVENUE SITE R.EQUESTS TO TilE COOS BAY PLANNING COMMISSION 
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PEOPLE IN SUPPORT OF PACIFIC COVE HUMANE SOCIETY'S 
VINE A VENUE SITE R.EQUESTS TO THE COOS BAY PLANNING COMMISSION 
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October 3, 2014 

BOYS & GIRLS CLUB 
OF SOUTHWESTERN OREGON 

City of Coos Bay Planning Commission 

500 Central Ave. 

Coos Bay, OR 97420 

Dear Planning Commission Members, 

I am writing you to share my support of Pacific Cove Humane Society's effort to establish an 

animal welfare center located at the 3485 Vine Ave. site. I encourage your approval of restoring 

the site's zone to C-2 and granting a Conditional Use Permit that will make it possible for Pacific 

Cove to move forward with this project. 

This proposed location is ideal for the services Pacific Cove provides. It is centrally located, has 

city utilities and fire and police protection. It is also a convenient location for volunteers, and 

provides an excellent opportunity for the Boys & Girls Club's Teen leadership Group, Keystone 

Club, to earn volunteer hours and fulfill their objective to give back to the community. With its 

proposed location nearby, the Club intends to partner with Pacific Cove to develop a program 

where Club Teens can walk to the facility and volunteer their time as needed. 

It is my understanding that Pacific Cove is committed to being a good neighbor, with plans in 

place to have a well maintained facility with adequate noise and odor control. I am confident 

that this organization will be an excellent addition to this neighborhood. 

Sincerely, 

Rob Miles 

Boys & Girls Club of Southwestern Oregon 

P.O. Box 1082 - 3333 Walnut Avenue 

Coos Bay, OR 97420 

Boys & Girls Club of Southwestern Oregon • 3333 Walnut Ave. / P.O. Box 1082 • Coos Bay, Oregon 97420 
Telephone 541.267.3635 • Fax 541.269.5795 • www.great-futures.org 
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Kohl's Kitty Kare 
1431 SW Blvd 
Coos Bay, Oregon 
97420 
541-294-3876 

To Whom It May Concern: 

~ 
~~ 

l(ohl• Cou 

We have been working several years in feline rescue and have been following Pacific 
Cove Humane Society in their efforts to build a humane society here in our small 
community. 
Kohl's has been to all or most of their fundraisers to supp011 them during their process of 
raising enough money in order to see their dreams become a reality, a Humane Society 
built here in town. 
We not only suppoli them in the building of a Humane Society, we hope to collaborate 
with them once it is built. Our small town needs a place where animals are safe until 
adopted. 
The impact this facility would have on our community would be a blessing. They could 
help save innocent lives on a daily basis, educate the public on the importance of 
spay/neutering, vaccines and the quality of food that should be given to pets. This one 
facility could help alleviate the euthanasia of healthy, adoptable animals and save tax 
payers money by doing so . . 
Yes, you can say we are behind Pacific Cove Humane Society one hundred percent. 

Sincerely, 
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l<im 

From: 
Sent: 
To: 
Subject: 

KT: 

John Zimmerman <jzkingjz@coosnet.com> 
Tuesday, October 14, 2014 10:32 AM 
Kim Trimpert 
Re: zoning change 

This is a reminder to make sure that the city councilors understand my strenuous objection to locating Pacific 
Cove across the street from my rental residence on Vine Ave. (which I may have to move into some day) 
because of traffic/parking and noise reasons. I couldn't be more opposed. 

While I am sympathetic to finding a good transition home for animals, such a facility should not be located 
near residential properties--anywhere. This is a commercial enterprise and should be restricted to such zones 
already in place before any houses locate nearby. 

Thanks for your effort ..... 

----- Original Message ----
•From:· Kim Trimpert 
To: John Zimmerman 
Sent: Thursday, September 18, 2014 10:55 AM 
Subject: RE: zoning change 

Dear Mr. Zimmerman, 

JZ 

Thank you for your comments regarding the Pacific Cove Animal Shelter zone change application for 3485 Vine 
Avenue. I will ensure that your input is included in the documents reviewed by the Planning Commission and City 
Council this next month. 

Please contact me if you have any further questions concerning this application. 

Kim M. Trimpert, AICP 
Planner, City of Coos Bay 
Community Development 
ktrimpert@coosbay.org 
(541)269-1181 ext 2287 
(541)269-8916 fax 

From: John Zimmerman [mailto:jzkingjz@coosnet.com] 
Sent: Thursday, September 18, 2014 10:12 AM 
To: Kim Trimpert 
Subject: zoning change 

Ms. Trimpert: 

I am writing this e-mail to express my adamant opposition to any zoning change at 3485 Vine Ave, Coos Bay 
for the purposes of establishing an animal shelter/sales and service kennel. There are at least 2 reasons for my 
objection. 
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WRITTEN NOTICE 

CITY Of COOS BAY 
Community D evelopment Department 

500 Central Avenue 
Coos Bay, OR 97420 

541.269 .891& 
www.coosbay.ot:g 

Notice is hereby given that public hearings will be held by the City of Coos Bay as follows: 

HEARING BODY: 
DATE&TIME: 
LOCATION: 

HEARING BODY: 
DATE& TIME: 
LOCATION: 

APPLICANT: 

OWNER: 

SUBJECT 
PROPERTY: 

SUBJECT: 

Planning Commission - All ap~lications 
Tuesday, October 14, 2014 at 6:00 p.m. 
Coos Bay Council Chambers, 500 Central Ave, Coos Bay 

City Council - Change In zone designation 
Tuesday, November 4, 2014 at 7:00 p.m. 
Coos Bay Council Chambers, 500 Central Ave, Coos Bay 

Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 

Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
62969 1sthmus Heights Road, Coos Bay, OR 97420 

3485 Vine Avenue, Coos Bay, Oregon 97420 
Unrecorded Plat of McKee Theater Tracts 
T.25, R.13, S.21CA Tax Lot 5600 

LAND USE APPLICATIONS -#187·ZON14-053 
CBMC 17.360 Change In Zone Designation 

Qualified Residential-Professional (Q-R4P) to General Commercial (C-2) 
CBMC 17.355 Conditional Use 

Establishment of the use: Animal Sales and Service - Animal Shelter 
CBMC 17.360 Variance 

CBMC 17.200.030 ( 1) Access - Allow ADA space to back Into the street 
CBMC 17.345 Site Plan and Architectural Review (SPAR> 

Change of use from Single-Family Dwelling to Commercial 

REQUEST SUMMARY: The applicant Is requesting approval to change the zone designation of the subject 
Property from Qualified Residential-Professional (Q-R4P) back to General Commercial (C-2). 

The applicant is also requesting approval of a Conditional Use Application to allow the establishment of "Animal -
Sales and Service - Kennel" on the property and approval of a Variance application to the off-street parking 
requirements that would allow one ADA accessible parking stall to back Into the street. Due to the change of use 
from a single-family dwelling to the proposed animal shelter, approval of a Site .Plan and Architectural Review is 
also required. 

REVIEW CRITERIA: The Planning Commission will make a final decision on the Conditional Use, Variance and 
SPAR request and they will make a recommendation to the City Council on the change In zone designation. 
Meeting dates and times listed above. 

I 

I, 
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IN OPPOSITION TO ZONING CHANGES AND ANIMAL SHELTER 
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HO~LD~--------------------------------------------
~2014 

City of Coos Bay Planning Commission 
500 Cen tral Ave. 
Coos Bay, O R 97420 

Dear Planning Commission Members: 

I am in wholehearted support of Pacific Cove Humane Society's endeavor to establish an 
animal wel fare center at the 3485 Vine 1\ vc. site. T his would represent a significant 
imptovement in our community's services and image. l encourage your approval of restoring 
the site's zone to C-2, and granting the Conditional Usc Pcnnit, and Parking Variance for an 
ADA accessible parking space, that wiU make it possible for this organization to move 
forward with its plans. 

T he ccntmllocation is ideal for the services thnt Pacific Cove would provide: it is nearby the 
medical facilities, shopping and theaters tJ1at bring people from all over the region, and is 
convenient for volunteers. It is safe from flooding, and has city utilicics, fire and police 
protcction . 

Pacific Cove's mission to eliminate animal overpopulation and reduce the rate of eu thanasia 
of hom.cless pets in the greater Coos County region is o ne that is beneficial to all. 'L'heit 
advocacy of humane care and responsible adoption f01' homeless pets, and the 
compassionate treatment of all animals is a standard we should uphold. t\dditionally, they 
are committed to being a good neighbor, and creating an environment at their facility that is 
compatible with other uses in the area, with a wcll-maintaillCd building, landscaped grounds, 
and vigilant noise and odor control. 

Wirh over one-half of households jn the U.S. typically owning pets, and many more affected 
by animal welfare issues, a great many people stand to benefit by the services P acific Cove 
Humane Society wishes to ptovidc. 

Respectfully, 

(!ol.; I~~. L 'Lb 
Supporter 

Pacific Cove Humane Socicty 

1350 Ocean Boulevard I Coos Bay. Oregon 97420 I (54 1) 888-5588 Agenda Item #6
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PEOPLE IN SUPPORT OF PACIFIC COVE HUMANE SOCIETY'S 
VINE AVENUE SlTE R.EQUESTS TO TilE COOS BAY PLANNING COMMISSION 

~~~~~~~~~~~~~~~~~~~~~~~?/~ 
~~~~~-z..G!i~_!,.__L-¥£<~~J......LJ.Jt4-L£.1----i-.:L.L.I.)-f-~..tJ...¥.-¥=-I-f-l-. It L4 . 'f/g 

~ t!.J d . 
~~~-=~~~~--------~~--~-=~~r-~~~~~~~ 

Agenda Item #6



Exhibit G

PEOPLE IN SUPPORT OF PACIFIC COVE HUMANE SOCIETY'S 
VINE AVENUE SITE REQUESTS TO THE COOS BAY PLANNING COMMISSION 
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PEOPLE IN SUPPOR.T OF PACIFIC COVE HUMANE SOCIETY'S 
VINE AVENUE SITE R.EQUESTS TO THE COOS BAY PLANNING COMMISSION 

NAME ADDRESS 
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PEOPI.E IN SUPPOR. T OF PACIFIC COVE HUMAN E SOCIETY'S 
VINE AVENUE SITE REQUESTS TO TilE COOS BAY PLANNING COMMISSION 

ADDRESS 
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VINE AVENUE SITE R.EQUESTS TO THE COOS BAY PLANNING COMMISSION 
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PRE-APPLICATION  187-ZON14-049 

 

                                                                                                    CITY OF COOS BAY 
Community Development Department 

 
500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 
www.coosbay.org 

 

 
PRE-APPLICATION CONFERENCE NOTES 

 
 

CASE FILE#:  187-ZON14-049 
 
LOCATION:  3485 Vine Avenue (Tax Lot 5600 of Tax Map 25S 13W 21CA) Coos Bay, OR 
 
TYPE OF   
APPLICATION:  Chang in Zone Designation, Site Plan and Architectural Review, Conditional Use 
 
STAFF   
COORDINATOR:  Eric Day, Community Development Director  
 
DATE OF 
PRE-APPLICATION  July 17th 2014 @ 10:00 am 
 
MEETING  
ATTENDEES (STAFF) Eric Day and Aaron Harris (Planning), Jennifer Wirsing (Engineering)  
 
All Coos Bay code chapters referenced in this report are available on the City’s website at 
http://www.codepublishing.com/or/coosbay/. 
 
1. PROCESS SUMMARY 
 

Site Plan and Architectural Review (SPAR) per CBMC 17.345 
Conditional Use per CBMC 17.355 

 Change in Zone Designation per CBMC 17.360 
 Others as required by City Code 
 
2. PROCESS SUMMARY 
  

The applicant will apply for a site plan and architectural review, a conditional use, and a change in zone designation 
application. The final hearing body for the SPAR and the conditional use will be the Planning Commission.  The 
Planning Commission may make a recommendation to City Council for the change in zone designation; the final 
hearing body will be City Council.  

 
 Application Process: 

 Pre-application conference 

 Application submittal 

 Staff review for completeness (Up to 30 days) 

 When the application is determined to be complete, the applicant is vested 

 Public notices are mailed and a hearing date is set before the Planning Commission 

 Staff report is prepared and made available to the applicant at least seven days before the date of the 
Planning Commission Public Hearing 

 The Planning Commission will make a decision for approval or denial based upon the staff 
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PRE-APPLICATION  187-ZON14-049 

 

recommendation and the criteria found in the CBMC (SPAR and Conditional Use only) 

 The Planning Commission may make a recommendation to City Council concerning the change in zone 
designation 

 City Council will make a decision for approval or denial of the change in zone designation based upon 
staff recommendation, Planning Commission recommendation, and the criteria found in the CBMC.  

 
3. COMMUNITY DEVELOPMENT CODE 
 
 The applicant must address all standards of the applicable criteria found in the CBMC.  These include: 

 Zoning District: C-2 (General Commercial District) 

 Off-Street Parking: as stipulated in CBMC Table 17.200.040 

 SPAR application requirements per CBMC 17.345.030 

 Conditional Use decision requirements per CBMC 17.355.040 

 Change in Zone Designation decision requirements per CBMC 17.360.050 
 
 The Vine Avenue site is located entirely in a QR-4P zone, and the applicant proposes a zone change 
 designation to a C-2 zone. The following is a general summary of zone requirements. Please refer to CBMC
 17.75 for a complete listing of the C-2 zone standards.   
 
 Setbacks: There are no yard requirements other than those imposed by the building code.  
 
 Height: There are no restrictions other than those imposed by the building code.   
 
 Lot Standards: There are no minimum widths or minimum area requirements in the C-2 zone.  
 

Building Coverage: There are no minimum requirements.  
 
Landscaping and Screening:  

 All parking areas shall be landscaped in conformance with Chapter 17.200 CBMC, Off-Street Parking and 
Loading 

 All heating and air equipment shall be appropriately screened from public view. This does not apply to 
roof-mounted equipment.  

 All storage and trash areas must be enclosed and screened from public view.  
 
Off-Street Parking: Parking shall be required as stipulated in CBMC Table 17.200.040. One parking space per 250 
square feet will be required based upon building square footage generally available for occupancy (exclusive of 
restrooms, hallways, lobbies, storage areas not used for public display, and similar accessory areas). At 2,960 square 
feet, staff estimates the applicant’s proposal will require 12 off-street parking spaces. ADA parking is not required 
per CBMC. The applicant will be required to provide ADA parking as stipulated by uniform building code.  
 

4. DEVELOPMENT STANDARDS 
 

Traffic  
The applicant shall submit documentation stating the approximate number of trips that will be produced by the 
use.  Should the use be greater than 500 average daily trips a Transportation Impact Analysis (TIA) will be 
required.  This documentation may be in the form of a statement, produced by the applicant, comparing the 
average daily trips of similar sized kennels to the applicant’s proposal.  

 
 Landscaping and Irrigation 

Landscaping and irrigation plans shall be provided by the applicant as part of the SPAR application 
requirements per CBMC 17.345. 

 
Water Quality 
The City strongly encourages post construction best management practices such as bio-swales, rain gardens, etc.  
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The project is increasing the site’s impervious area.  There is numerous low impact development strategies that 
could be employed that will treat the pollutants associated with parking lots and this type of land use (animal 
waste).           

 
Storm Water 
The applicant shall be required to obtain all applicable state plumbing permits. The applicant shall be required to 
provide documentation, prepared by a qualified professional, to the City detailing the impact of the proposal on 
the City’s storm drain system.  As the site appears to be increasing its impervious area documentation will be 
required, prepared by a qualified professional, addressing the increase in runoff.  
 
Based on the information provided, it is unclear if the project is tying into the public storm drain system. The 
project must identify where storm water runoff is being conveyed and identify any impacts. Specifically, the 
applicant must provide documentation that identifies the ability of the downstream system (street culvert, storm 
drain, etc.) to handle any increased flow.  Additional documentation shall be required if the applicant does not 
intend to maintain historic drainage patterns. Documentation shall be a condition of approval if it is not provided 
with the applicant’s submittal 
 
Water 
The applicant shall submit a letter from the Coos Bay-North Bend water board that states there issufficient 
capacity to support the proposed development.  

 
Sewer 
Staff finds that the existing sewer connection was constructed with an 8-inch line in 1973 from asbestos cement. 
Staff does not know where the applicant’s lateral is located. The City has the ability to televise the main line, but 
not the lateral.  The City will televise main line associated with this project free of charge and notify the project 
representatives if any deficiencies are identified and identify the lateral connection location.  However, staff 
recommends having the lateral and connection televised to determine if the existing lateral and connection is in 
viable working order.   
 
The applicant shall be required to provide documentation, prepared by a qualified professional, confirming that the 
lateral is of adequate size for the proposed use. Staff recommends asking the current property owner if he knows 
where the property’s cleanout is located. Documentation shall be submitted, prepared by a qualified professional, 
discussing the increase in flows as a result of the proposed use. The documentation must address the ability of the 
downstream sanitary sewer system to handle this increase in flows.  
 

 Grading and Clearing 
The applicant will be required to obtain any appropriate grading and site preparation permits. The applicant may 
pull permits only after completing the land use process. At a minimum, the grading plan will detail the limits of 
work, setbacks, daylight lines, and how the site will be temporarily (sediment and erosion control) and permanently 
(pavement, landscaping, etc.) stabilized.  

  
Offsite Improvements 
If trees are being removed in the right of way, a tree removal application must be filed, submitted, and approved by 
the Tree Committee.  If this is not done at time of application it can be a condition of approval.   
 
Limits of existing sidewalk on the exhibit submitted at the pre-application meeting did not match existing 
conditions.   Please update limits at time of application.  Additionally, limits of sidewalk are not continuous along 
northern boundary.  Project shall construct sidewalk, match existing width, such that there is a continuous sidewalk 
along northern property boundary. 

 
Note 
A sign application will be required as a part of this application or in the future should/when any 

 exterior signs are proposed. 
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5. DOCUMENTATION REQUIRED FOR A COMPLETE APPLICATION 
  
 The following items are required to be submitted in ten collated sets in addition to a digital a copy: 
 

 Application form signed by the owner or applicant, 

 Proof of ownership, such as a deed or title report, 

 Documentation by the owner allowing the given representative to act on their behalf (If needed), 

 Application maps and narrative information as stipulated per CBMC 17.345.030 and 17.345.050 (SPAR), 
17.355.040 (Conditional Use), and 17.360.050 (Change in Zone Designation). 

 Coos County Assessor’s owner information for all tax lots within 250 feet of the external legal boundaries 
of the property described in the application, 

 Documentation of average daily trips expected, 

 Documentation from the Coos Bay-North Bend Water Board,  

 Storm water documentation, and 

 A sewer study. 
 

6. APPLICATION FEES* 
 
Site Plan and Architectural Review (SPAR) $525.00+$0.00357 per sf. of the building square footage 

and all impervious surfaces 
 
Conditional Use $375 
 
Zone Change $675 
 
*Note: Fee schedules are subject to change. Please verify the required fees prior to application submittal. 
 

7. TIME FRAME FOR REVIEW PROCESS 
 
Staff has 30 days to review the application submittal for completeness. If incomplete, the applicant will have 
180 days from the date of incomplete letter to submit additional information. If complete, the review shall  
not exceed 120 days for a final decision, including appeals to the City Council. Appeals to LUBA fall outside 
the 120 day review process.  
 

8. ADDITIONAL COMMENTS 
 
Staff recommends applying for all applicable permits (grading, signage parking lot, etc.) in one submittal. 
 
Staff recommends that the applicant’s narrative includes detailed plans regarding the removal of litter and 
fecal matter from the site.  It would also be beneficial to include any best management practices and/or low impact 
development strategies that the project is proposing to employ.    
 
Staff recommends that the applicant’s narrative includes detailed plans regarding the mitigation of odor and  
noise. Include in the narrative the installation of insulation and landscape buffering if applicable to noise 
mitigation. A decibel assessment will not be required.  
 
Tree removal in the right-of-way must be approved by the Tree Committee.  
 
Fire hydrant pressure may be obtained by contacting the Coos Bay-North Bend water board. 
 
Obtaining letters of support from surrounding neighbors, volunteers, and other members of the public  
familiar with the organization is highly recommended.  
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NOTICE TO APPLICANTS: 
 
The standards noted in this checklist are those which staff believes may be applicable to your proposal. 
Additional standards may also be determined applicable at the time of a development submittal. The burden 
is upon the applicant to review all applicable City documents and address all the relevant standards. The 
applicant should verify the fees prior to submitting application. 
 
Prior to submission, the applicant should confer with City staff to determine if any Code requirements have  
changed. A pre-application conference does not lock in the current standards. The application will be 
reviewed for compliance with the standards in effect on the date of application submittal.  
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PLANNING COMMISSION FINAL ORDER   #187-ZON14-053 1 

                                                                                    CITY OF COOS BAY 

Community Development Department 
 

500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 

www.coosbay.org 

FINAL ORDER 
NOTICE OF PLANNING COMMISSION DECISION AND ORDER 

 
APPLICATION:  Conditional Use #187-ZON14-053 
 

APPLICANT:  Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
   Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 
 
OWNER:  Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
   62969 Isthmus Heights Road, Coos Bay, OR 97420 
 
LOCATION: 3485 Vine Avenue, Coos Bay, Oregon 97420 
 Unrecorded Plat of McKee Theater Tracts 
 T.25, R.13, S.21CA Tax Lot 5600 
 
ORDER:   Approved with Conditions on October 14, 2014 
   Planning Commission Final Vote:  
 Yea: Chairmen Chris Hood, Commissioners Christine Coles,  
  Bruce Harlan, and Jeff Marineau  
 Nay: Commissioners Phil Marler and Rex Miller Abstain: None 
 
APPEAL PROVISIONS:  See page 2 
DECISION CRITERIA, ADOPTED FINDINGS OF FACT, CONCLUSIONS, AND CONDITIONS:  Pages 3-5 

FINAL ACTION 

Based on the applicant’s submittal and the findings and conclusions (attached hereto and incorporated 
herein by reference as Attachment “A”) approve Conditional Use Application #187-ZON14-053 allowing the 
establishment of “Animals Sales and Services - Kennel” on property located at 3485 Vine Avenue, subject to 
the following Conditions. 

 
1. Approval of Conditional Use Permit is contingent upon City Council approval of Zone Change 

from Residential Professional (QR-4P) to General Commercial (C-2) on November 4, 2014. 
 

2. A maximum of fifty (50) dogs may be kept on the property at any time. 
 
The decision to approve will become final at 5:00 P.M. on October 31, 2014, unless an appeal is filed.  
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APPEAL PROVISION 

A decision by the Planning Commission may be appealed to the Coos Bay City Council by an affected party. 
The party must file intent to appeal with the City Recorder, which includes the required fee, within fifteen (15) 
days from the date of the decision. A notice of appeal shall contain all of the following: 

1. Identification of the decision to be reviewed. 

2. Statement of the interest of the appellant and whether the appellant has "standing to appeal." 
An individual is said to have "standing to appeal" if the person: 

a. appeared before the Planning Commission orally or in writing, and 
b. the person's interests are adversely affected by the decision. 

3. Reasons the appellant feels aggrieved by the decision, and how the appellant feels the 
Planning Commission erred in its decision. 

The scope of the review shall be limited to the issues raised in the request for appeal. The City Council will 
consider evidence in the record, evidence submitted at the appeal hearing which is relevant to the issues 
under review, and oral or written arguments submitted at the time of the appeal hearing addressing those 
issues. 

Questions regarding the appeal procedure may be directed to the Community Development Department, City 
Hall, 500 Central, Coos Bay, Oregon or phone (541) 269-8918. 

EFFECTIVE DATE OF APPROVAL 

Unless a different time limit has been established by Commission action, 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 
Commission may grant an extension of time for a per!od not to exceed one year if circumstances beyond 
the control ofthe applicant causes delays. 

ik~~ trl ·0~~ ~1-· 
Kim M. Trimpert, AICP, Planner 

Date: October 16, 2014 

Attachment: "A" 

cc: Applicant/owner, Mac McSwain, Norman Fraser, John and Theresa Chaplin, Dave Perry, DLCD 

PLANNING COMMISSION FINAL ORDER #187-ZON14-053 2 
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ATTACHMENT “A” 
 

COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.355 CONDITIONAL USE 
17.75.030 (2)(a) Establishment of the use: Animal Sales and Service – Kennel 
 

DECISION CRITERIA #1:  The site for the proposed use will satisfy the specific conditions 
and intent set forth in Division IV of this title, if applicable. 
 

STATEMENTS OF FACT AND FINDINGS: 
 

1a. The applicant states that the building/property is planned to be used for the 
care of cats and dogs and Division IV does not apply. 

 
1b. Division IV (Special Site Development) references accessory apartments, 

convenience sales and personal services, cluster development, planned unit 
development, home occupation, commercial recreational vehicle park, and 
manufacturing. 

 
CONCLUSION:  Division IV (Special Site Development) is not applicable for the 
proposed use.  The review criterion has been adequately addressed and approval of 
the proposal can be supported.  

 
DECISION CRITERIA #2:  The site for the proposed use is adequate in size and shape to 

satisfy any other property development requirements of the district in which it is located, in 

addition to any requirements that may be imposed by Division IV of this title. 

STATEMENTS OF FACT AND FINDINGS: 

2a. The applicant has included a site plan that depicts the layout of the existing 
building, property lines, proposed parking lot and adjacent 
buildings/residence.   

 
2b. As stated above, Division IV is not applicable. 
 
CONCLUSION:  As per the property development requirements in a General 
Commercial (C-2 Zone, 17.75.050), the site (approximately 0.5 acres) for the proposed 
use is adequate in size and shape to satisfy the conditions of the commercial district.  
Staff concurs that the submitted site plan meets property development requirements 
of the district.  The review criterion has been adequately addressed and approval of 
the proposal can be supported. 

DECISION CRITERIA #3:  The site for the proposed use is served by streets and highways 
which are adequate in width, construction and placement to safely carry the quantity and 
kind of traffic generated by the proposed use. 

 STATEMENTS OF FACT AND FINDINGS: 
 
3a.  The site is served by a major arterial highway, Ocean Blvd.  Access to the 

property however, is served directly from a paved side street, Vine Avenue. 
 
3b. As per the applicants submittal, traffic to and from the site is estimated  at 
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 less than 25 cars per day. Both roads are paved and curbed. 
 

CONCLUSION:  The proposed use is located adjacent to Ocean Blvd.  Ocean Blvd is 
classified as an arterial street in the City of Coos Bay Transportation System Plan 
(TSP).  Based on the TSP designation, staff concurs that Ocean Blvd is adequate in 
width, construction, and placement to safely carry the quantity and kind of traffic 
generated by the proposed use.  The review criterion has been adequately 
addressed and approval of the proposal can be supported. 

 
DECISION CRITERIA #4:  The proposed use will not have an adverse physical effect on the 
development or use of abutting property. 

 
STATEMENTS OF FACT AND FINDINGS: 

4a. The applicant has submitted information regarding hours of operation 

(Monday – Friday 8am-6pm) that are consistent with a use within the 

commercial zone. 

4b. The applicant has addressed pet exercise, pet waste, odors, and noise through 

specific guidelines and construction of the animal shelter. The applicant states 

that the dogs will be walked on a leash by trained volunteers on and off site.  

To control odors from waste inside and outside the facility, waste will be 

placed in plastic bags and collected in covered containers.  To assist with 

controlling noise, the dogs will be located on the lower level of the building 

(which is built partially into the ground that will help reduce sound). There will 

be no outside kennels.  An attendant will accompany the dogs into a fenced 

exercise area on the property to discourage barking.  The cats will be located 

on the second floor. 

4c. Applicant has addressed interior development of existing building. The 

existing building will remain in its present condition including restrooms, 

stairways and entry.  New interior walls will be constructed for kennel space, 

food preparation space and animal viewing space.  The dog area will be 

located on the lower level and the kennel area will be located against the 

embankment of the terrain.  The dog kennel portion of the lower floor is not 

exposed above ground level creating a natural sound barrier. 

4d. The applicant has addressed the exterior of the existing building will remain in 

its present condition including the entry, windows, color and access.  The 

existing deck on the South side of the building will be replaced as a cat 

exercise area.  The enclosure will be approximately 6’ wide x 28’ long x 8’ high, 

covered (roofed), have windows similar to the existing windows in the 

building and connect directly to the main building.  The look and character of 

the cat exercise area will match the existing building’s character and it will use 

the same materials (lap siding and composition shingles) and be of the same 

colors as the existing building.  
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4e. Applicant has addressed pedestrian and vehicular traffic stating that 

pedestrian traffic will be minimal when walking dogs.  Pedestrian traffic on-

site will primarily be in the dog exercise area and along the on-site paths at 

the West end of the property, near Ocean Blvd. and under the existing trees. 

Vehicular traffic off-site will be primarily from Ocean Blvd. to the new parking 

lot. There is some on-street parking on both sides of Vine Ave., but access to 

the dog area is located near the Southwest corner of the building, so applicant 

states that parking in the new parking lot will be preferred by most people.  

Included with this application is a Parking Variance Application to allow on-

street ADA accessible parking near the entrance of the upper level.  If 

approved, this will remove approximately 30 lineal feet of day-to-day on-

street parking, thus forcing more visitors to use the new parking lot. Vehicular 

traffic on-site will be in the proposed parking lot at the West end of the 

property.  The parking lot will have 13 spaces, including one ADA accessible 

space with side loading/unloading area.  All spaces will have 

backing/turnaround space as required by the City’s parking municipal code. 

4f. Applicant has addressed minor landscaping of the property. Minor 

landscaping will be added along Vine Ave. The trees along Ocean Blvd and the 

South property line (adjacent to Metric Motorworks) will remain and a path 

constructed of dirt and mulch for the exercise and training of dogs. A 5’ high 

wood fence will be constructed along the East property line between the 

adjacent property owner’s house and Pacific Cove Humane Society. 

4g. Mailed notice was sent to the surrounding property owners within 250 feet.   

 An email (Attachment D) in support (with recommended conditions of 
approval) for the conditional use permit from Mac McSwain (property 
owner of 2570 34th Street) dated the 22nd of September.  Mr. 
McSwain requests conditions of approval to address trained dog-
walkers be respectful of lawns and landscaping of the neighborhood, 
pet waste be disposed of to control the odors from the facility, and a 
staff member continuously supervising dogs outside to reduce 
barking. 
 

 A letter (Attachment F) in opposition to the conditional use permit 
from John and Theresa Chaplin (property owner of 3532 Ocean Blvd) 
received the 25th of September.  The Chaplin’s concerns include noise 
and odors of the dogs/cats and the adverse effect an animal shelter 
use would have on their property’s resale value. 

 
CONCLUSION:   Although the proposed use is commercial in nature, staff concurs that 
the applicant has submitted information to reduce impact on surrounding residential 
zones.  As stated above, the applicant has addressed how the proposed use will not 
have an adverse physical effect on the development or use of abutting property.  The 
review criterion has been adequately addressed and approval of the proposal can be 
supported. 
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                                                                                      CITY OF COOS BAY 

Community Development Department 
 

500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 

www.coosbay.org 

FINAL ORDER 
NOTICE OF PLANNING COMMISSION DECISION AND ORDER 

 
APPLICATION:  Site Plan and Architectural Review #187-ZON14-053 
 

APPLICANT:  Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
   Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 
 
OWNER:  Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
   62969 Isthmus Heights Road, Coos Bay, OR 97420 
 
LOCATION: 3485 Vine Avenue, Coos Bay, Oregon 97420 
 Unrecorded Plat of McKee Theater Tracts 
 T.25, R.13, S.21CA Tax Lot 5600 
 
ORDER:   Approved with Conditions on October 14, 2014 
   Planning Commission Final Vote:  
 Yea: Chairmen Chris Hood, Commissioners Christine Coles,  
  Bruce Harlan, Phil Marler, Jeff Marineau, and Rex Miller  
 Nay: None Abstain: None 
 
APPEAL PROVISIONS:  See page 2 
DECISION CRITERIA, ADOPTED FINDINGS OF FACT, CONCLUSIONS, AND CONDITIONS:  Pages 3-9 

FINAL ACTION 

Based on the applicant’s submittal and the findings and conclusions (attached hereto and incorporated 
herein by reference as Attachment “A”) approve Site Plan and Architectural Review #187-ZON14-053 
allowing the change of use from a single family dwelling to commercial (animal shelter) on property located 
at 3485 Vine Avenue, subject to the following Conditions. 

 
1. Approval of Site Plan and Architectural Review is contingent upon City Council approval of 

Zone Change from Residential Professional (QR-4P) to General Commercial (C-2) on 
November 4, 2014. 
 

2. The applicant/owner must secure all required structural and development permits as 
required, from the City, State and Federal agencies. 

 
3. A fire, life and safety plan review will be performed prior to the issuance of building plans. 

The review will verify compliance with all current Building Code requirements, including fire 
and Life Safety, fire apparatus access, adequate hydrant location and flows. 

 
4. Prior to issuance of construction permit a “Parking Lot Permit” must be submitted for 

review and approval to verify compliance with the off-street parking requirements as 
outlined in CBMC Chapter 17.200 and city engineering standards.  Prior to occupancy of the 
building, the parking lot must receive an approved final inspection. 
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5. A solid wood fence, a minimum of six (6) feet in height, shall be constructed along the east 
property line, as a buffer between the subject property and residential zoned property to 
the east. 

The decision to approve will become final at 5:00P.M. on October 31, 2014, unless an appeal is filed. 

APPEAL PROVISION 

A decision by the Planning Commission may be appealed to the Coos Bay City Council by an affected party. 
The party must file intent to appeal with the City Recorder, which includes the required fee, within fifteen (15) 
days from the date ofthe decision. A notice of appeal shall contain all of the following: 

1. Identification of the decision to be reviewed. 

2. Statement of the interest of the appellant and whether the appellant has "standing to appeal." 
An individual is said to have "standing to appeal" if the person: 

a. appeared before the Planning Commission orally or in writing, and 
b. the person's interests are adversely affected by the decision. 

3. Reasons the appellant feels aggrieved by the decision, and how the appellant feels the 
Planning Commission erred in its decision. 

The scope of the review shall be limited to the issues raised in the request for appeal. The City Council will 
consider evidence in the record, evidence submitted at the appeal hearing which is relevant to the issues . 
under review, and oral or written arguments submitted at the time of the appeal hearing addressing those 
issues. 

Questions regarding the appeal procedure may be directed to the Community Development Department, City 
Hall, 500 Central, Coos Bay, Oregon or phone (541) 269-8918. 

EFFECTIVE DATE OF APPROVAL 

Unless a different time limit has been established by Commission action, 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 
Commission may grant an extension of time for a period not to exceed one year if circumstances beyond 
the control of the applicant causes delays. 

1 'TlT- ± ~~ aV\ 'Y . ..(.~ Q.· ... ) 

Kim M. Trimpert, AI P, Planner 
Date: October 16, 2014 

Attachment: A 

cc: Applicant/owner, Dave Perry, DLCD 

PLANNING COMMISSION FINAL ORDER #187-ZON14-053 2 
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ATTACHMENT “A” 
 

COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.345 SITE PLAN AND ARCHITECTURAL REVIEW  
Change of Use from Single-Family Dwelling to Commercial (Animal Shelter). 
 

DECISION CRITERIA #1: The location, size, shape, height, spatial and visual impacts and 
arrangements of the uses and structures are compatible with the site and surroundings. 
 

STATEMENTS OF FACT AND FINDINGS: 
 
1a. The project consists of remodeling the existing building from a church 
 (that was converted to a residence) to an animal shelter.  
 
1b. The applicant states that some minor exterior maintenance will be 
 conducted (i.e.: exterior painting, caulking of windows, gutter and 
 downspout repair). (see Attachment G). 

 
1c. A new wood fence at least 5’ high will be provided between the existing 

building and the residence on the East side of the property.  The applicant 
states that because the residence has their driveway on the West side of 
their property, the fence will end at the edge of the building so as not to 
block sight lines while backing out of their driveway.  The fence will be 
constructed of wood rather than a metal cyclone fence to help blend in with 
the residential character of the neighbor’s house. 

 
1d. An additional outdoor heating compressor unit will be required, so the 

wood fence (discussed above) will provide screening from adjacent 
properties. 

 
1e. A 4’ high cyclone fenced area will be constructed on the Southside of the 

property for a dog exercise area.  It will be approximately 10’ x 40’. The 
existing building will obstruct the view of this fenced area from Vine 
Avenue. 

 
1f. The existing upper outside deck will be replaced with a similar deck, but will 

include an enclosed outdoor space for the cat exercise area. The enclosure 
will be approximately 6’ wide x 28’ long x 8’ high, covered (roofed), have 
windows and connect directly to the main building. 

 
1g. Landscaping will be provided along Vine Ave. Landscaping will be added 

along the South and West sides of the new parking lot at the rate of 9 
square feet per space. (9 sf x 13 spaces = 117 sq. ft.).  No irrigation is 
planned for either the landscape area along Vine Ave. or around the parking 
lot. 

 
1h. At this time, no sign is proposed.  Prior to installing any signage in the 

future, sign permit approval will be required.  
 
CONCLUSION:  Staff concurs that the location, size, height, and visual impacts of 
the proposed animal shelter will have minimal impact on surrounding property due 
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to location of the structure, proposed landscaping and wood fencing.  The decision 
criteria have been adequately addressed and approval of the proposal can be 
supported. 

 
DECISION CRITERIA #2:  The public and private sewerage and water facilities provided by 
the development are adequate in location, size, design, and timing of construction to 
serve the residents or establishments.  These facilities meet city standards and relevant 
policies of the comprehensive plan and provide adequate fire protection. 

 
STATEMENTS OF FACT AND FINDINGS: 
 
2a. According to the applicant, the building is served by an 8” clay sewer line in 

the street with a PVC lateral to the building. The building is served by a 5/8” 
water meter allowing for a total fixture count of 50. The applicant states 
that with a decrease in proposed fixture use, there is plenty of capacity.  An 
email dated 2 October from Ron Hoffine, Coos Bay/North Bend Water Board 
confirmed and verified that there is adequate capacity to serve the 
proposed use. 

 
2b. The applicant states that the building is served by Pacific Power with an 

overhead 200 amp service. This service may not be adequate due to the 
additional heating/cooling required.  However, Pacific Power has viewed the 
site and can supply any additional service required from the same pole. 

 
2c. A fire hydrant is located mid-block of Vine Ave. on the South side of the 

street.  Applicant states it provides 3000 gallons per minute at 20 lbs. 
pressure. 

 
2d. The City of Coos Bay Fire Chief states the required fire flow, based on 100% 

involvement of the buildings’ square footage, is 1780 gallons per minute 
(GPM). The existing hydrant, located 34th St. between Pacific Loop and Vine 
St. is sufficient based on a recent flow test done by the CB/NB Water Board. 
 

CONCLUSION:  A complete review for fire protection will be conducted at the time 
construction plans are submitted.  Based on Coos Bay Fire Chief and CB/NB Water 
Board verification of proposed use, staff concurs that the sewer and water facilities 
meet city standards.  The decision criteria have been adequately addressed and 
approval of the proposal can be supported. 

 
DECISION CRITERIA #3:  The grading and contouring of the site and how site surface 
drainage and/or on-site surface water storage facilities are constructed to insure that 
there is no adverse effect on neighboring properties, public right of way, or the public 
storm drainage system; and that the site development work will take place in accordance 
with City policies and practices. 
 

STATEMENTS OF FACT AND FINDINGS: 
 
3a. According to the submitted application, the only grading and contouring of 

the site will be for the new parking lot. (No work will be done along Ocean 
Blvd., including tree removal on or off the property. However, a path will be 
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designed through the trees for a dog walk/exercise trail.)  
 
3b. The applicant must provide a storm water runoff drainage plan completed 

by a certified engineer to the City of Coos Bay. 
 
3c. Applicant proposes that the site slopes down approximately 4% from East to 

West. The runoff will be into a drainage swale along the Westerly edge of 
the parking lot and then captured at the Northwest corner of the parking 
area into a 6” storm line and extended to the existing catch basin at the 
corner of Vine Ave. and Ocean Blvd. 

 
3d. Applicant states that most of the site, (along the West, South and East 

property lines) will maintain the same historic drainage flows/impacts. 
 

3e. Applicant states that the routine maintenance planned for the building 
includes connecting the existing storm downspouts to drains and then to 
the City storm water system. 
 

CONCLUSION:  Staff concurs that the applicant has provided documentation that 
the proposed grading and contouring of the site will be constructed to insure that 
there is not adverse effect on the neighboring properties, public right of way, or the 
public storm drainage and comply with City policies.  The decision criteria have been 
adequately addressed and approval of the proposal can be supported.  
 
CONDITION: Compliance with the City’s Engineering Standards regarding grading 
and contouring for the parking lot will be reviewed through submittal of a “Parking 
Lot Permit” which must have final approval prior to occupancy of the building. 

 
DECISION CRITERIA #4:  Based on anticipated vehicular and pedestrian traffic generation, 
adequate rights of way and improvements to streets, pedestrian ways, bikeways, and 
other ways are provided to promote safety, reduce congestion, and provide emergency 
equipment access. 
 

STATEMENTS OF FACT AND FINDINGS: 

4a. The platted right-of-way width of Vine Avenue is 50 feet.  Currently Vine 
Avenue is developed to approximately 35 feet wide with curb/gutter. 

 
4b. According to the applicant’s submittal, the new use will not increase 

vehicular or pedestrian traffic for the commercial zone. 

4c. Pedestrian and vehicular access to the property is currently provided on the 
north side of the property, with an entrance and existing curb cuts. 

 
4d. The existing roads and sidewalks around the facility will not be changed.  
 
4e. Applicant states that the fire safety and emergency equipment will still have 

the same access around and through the neighborhood.  The City of Coos 
Bay Fire Chief verified in an email dated the 22nd of September, that 
emergency vehicle access to the site is acceptable per the submitted site 
plan. 
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CONCLUSION: Staff concurs that the applicant meets adequate rights of way and 
improvements to streets, pedestrian ways, based on the standards identified in the 
Coos Bay Transportation System Plan for commercial zones on arterial streets.  The 
decision criteria have been adequately addressed and approval of the proposal can 
be supported. 

 
DECISION CRITERIA #5:  There are adequate off-street parking and loading facilities 
provided in a safe, well designed, and efficient manner. 
 
 STATEMENTS OF FACT AND FINDINGS: 

 
5a. According to the applicant’s submittal, off street parking spaces will be 

provided to meet the demand of a “General Retail” use which is one space 
per 250 square feet of footprint. 

 
 Upper Level:  1,733 sf (including kennel space)  
 Lower Level:   992 sf (including kennel space) 
 Total Required: 2,725 sf / 250 sf= 11 spaces required + 1 loading space  
 
5b. Based on the proposed use of each room of the existing structure, the City 

will require 11 off-street parking spaces for the proposed use.  
 

(1733 sf + 992 sf =2725 sf / 250 = 11 spaces).  2725 sf of general retail space 
– restrooms, storage area, stairways, and hallways are excluded from the 
calculation.  

 
The applicant is proposing 13 parking spaces. The parking stalls will be 9’ x 
18’ painted white with a 32’ shared back out area for each stall, (for an 
overall width of 65’). There will be one stall designated ADA accessible stall 
with a 9’ wide x 18’ long side loading/unloading area, (for an overall length 
of 63’ plus a 5’ back out apron for the last two parking stalls). The ADA 
accessible stall will be marked with an ADA accessible sign and painted logo 
on the asphalt.  
 
The parking lot will slope at approximately 4% to the West and the rain 
water will be contained in a drainage swale along the Westerly edge of the 
parking lot. There will be car bumps in the stalls along the Westerly edge of 
the parking lot. The drainage swale will be 6’ wide, seeded with grass and 
sloped to the Northwest corner of the parking lot area where it will be 
transferred into a 6” storm drain that is extended to the existing catch basin 
located at the South side of the intersection of Vine Ave. and Ocean Blvd. 
The connection into the rear of the catch basin will be according to City 
standards. The parking lot will have a 5’ wide concrete walkway the full 
length of the parking lot on the East side and connect to the existing 
concrete walkway on the property. The walkway will also extend to the 
main lower entrance.  

 
5c. A variance to the one off-street ADA accessible parking space is being 

requested, which would allow the vehicle to back-out into the street. (See 
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Parking Variance Request, attached.)  In addition, 2 bicycle parking spaces 
will be provided near the main entry. 

 
5d. Landscaping and Screening:  All parking areas shall be landscaped in 

conformance with Chapter 17.200 CBMC, Off –Street Parking and Loading. 
 

 East, South and West Property Lines: To remain the same, except 
some walking trails will be constructed through the trees on the 
Westerly property edge. 

 North Property Line: Landscaping will be provided along Vine Ave. 
No irrigation is anticipated. 
 

Existing building lights will remain the same, except there will be a new light 
over the lower level entry. Two lights for the parking lot will be pole 
mounted as shown on the Landscape Plan. There will be no light “spillage” 
onto neighbor’s property. The fixtures will be “box style” lights with the 
light projecting downward. 

 
CONCLUSION: The proposed off-street parking and loading facilities will be 
designed in accordance with Land Development Code 17.200 Off-Street Parking and 
Loading standards.  The decision criteria have been adequately addressed and 
approval of the proposal can be supported. 
 
CONDITION:  Prior to issuance of construction permit, a “Parking Lot Permit” must 
be submitted for review and approval to verify compliance with the off-street 
parking requirements as outlined in CBMC Chapter 17.200 and city engineering 
standards.  Prior to occupancy of the building, the parking lot must receive an 
approved final inspection. 
 

DECISION CRITERIA #6:  Adequate dedication or reservation of real property for public use, 
as well as easements and right of entry for construction, maintenance, and future 
expansion of public facilities are addressed. 
 

STATEMENTS OF FACT AND FINDINGS: 
 

6a. Applicant states that no changes to public use, access or easements will be 
made. 

 
CONCLUSION:  The dedication or reservation of real property for public use and 
easements is not applicable.  The proposed project will not affect entry for 
construction, maintenance, and future expansion of any public facilities.  The 
decision criteria have been adequately addressed and approval of the proposal can 
be supported. 
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DECISION CRITERIA #7:  The structural design, location, size, and materials used for 
buildings, walls, fences, berms, traffic island, median areas, and signs serve their intended 
purposes. 
 

STATEMENTS OF FACT AND FINDINGS: 
 

7a. Applicant states that the proposed remodel is primarily interior work. The 
exterior materials will remain in its current condition, but will be caulked, 
repaired and painted as necessary.  Pictures and sample beige color 
swatches are included in the application (Attachment G). 

 
7b. The fence on the East side of the property will be wood and left a natural 

color. The new cat exercise area on the South side of the building will match 
the color and materials of the existing building. (See attached drawings.) 

 
7c. Applicant states that all work will occur within the setback requirements. 

 

CONCLUSION: The applicant states that the size, color scheme and construction 
material for remodel will be compatible with existing structures in both the adjacent 
residential and commercial zones.  Based on applicant’s submittal, staff concurs that 
structural design, location, size, and materials used for proposed buildings and fence 
serve their intended purposes.  The decision criteria have been adequately 
addressed and approval of the proposal can be supported. 
 
 

 
DECISION CRITERIA #8:  Other property development requirements of the zoning district 
are satisfied. 
 

STATEMENTS OF FACT AND FINDINGS:  
 

8a. The zone designation of the property immediately surrounding the subject 
property is General-Commercial (C-2) to the south and the northwest and 
Single-Family and Duplex Residential (R-2) to the north and east.  
Commercial uses in the area include Domino’s Pizza, Bay City Ambulance 
and Metric Motorworks. 

 
8b. The applicant has submitted the following: 

 
1. Lot Standards. No requirements 

 Lot Area: .51 Acres (22,216 sf.)  

 Minimum Width of Lot: 100’  
 
2. Building Coverage. No requirements 
 No change is proposed to the existing lot coverage 

 Upper Level: 2,946 sf + Lower Level: 2,395 sf (footprint)=  
 Total: 5,341 sf 

 Building Area: 2,395 sf (footprint)  

 Building Coverage: 13% 
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3. Building Height. No restrictions other than those imposed by the 

building code. 
 

No change in height is proposed to the existing building which is 18 
feet at main entry and 27 feet at lowest grade.  

 
4. Yards. No requirements other than those imposed by the building 

code. Yards:  
 
  No changes are proposed to the setbacks. 

Existing Setbacks 

 From Vine Ave.: 3’ approximately  

 From East Property Line: 7’ approximately 

 From South Property Line: 35’-8” approximately 

 From West Property Line: 116’ average 
 

5. Landscaping and Screening: 
 

All heating and air equipment shall be appropriately screened from 
public view. 

 A 5 foot high wood fence constructed on the east property 
line is proposed to screen an outdoor heating compressor 
unit. 

● All storage and trash areas must be enclosed and screened 
from public view. 

 A garbage enclosure will be provided at the South end of 
the new parking lot. 

 
CONCLUSION: The proposed property development requirements of the dominant 
surrounding zoning district are satisfied.  Staff concurs that the applicant’s submittal 
addressing the setbacks, lot coverage, landscaping meet the development 
requirements for the C-2 zone (Land Development Code 17.75.050).  The decision 
criteria have been adequately addressed and approval of the proposal can be 
supported. 

 
CONDITION:  A solid wood fence, a minimum of five (5) feet in height, shall be 
constructed along the east property line, as a buffer between the subject property 
and residential zoned property to the east. 
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                                                                                      CITY OF COOS BAY 

Community Development Department 
 

500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 

www.coosbay.org 

 
FINAL ORDER 

NOTICE OF PLANNING COMMISSION DECISION AND ORDER 
 

APPLICATION:  Variance #187-ZON14-053 
 

APPLICANT:  Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
   Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 
 
OWNER:  Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
   62969 Isthmus Heights Road, Coos Bay, OR 97420 
 
LOCATION: 3485 Vine Avenue, Coos Bay, Oregon 97420 
 Unrecorded Plat of McKee Theater Tracts 
 T.25, R.13, S.21CA Tax Lot 5600 
 
ORDER:   Approved with Conditions on October 14, 2014 
   Planning Commission Final Vote:  
 Yea: Chairmen Chris Hood, Commissioners Christine Coles, Bruce  
  Harlan, Phil Marler, Jeff Marineau, and Rex Miller  
 Nay: None Abstain: None 
 
APPEAL PROVISIONS:  See page 2 
DECISION CRITERIA, ADOPTED FINDINGS OF FACT, CONCLUSIONS, AND CONDITIONS:  Pages 3-4 

FINAL ACTION 

Based on the applicant’s submittal, and the findings and conclusions (attached hereto and incorporated 
herein by reference as Attachment “A”) approve Variance #187-ZON14-053 allowing “the ADA parking 
space to back into the street” on property located at 3485 Vine Avenue, subject to the following 
Conditions. 

 
1. Approval of Variance is contingent upon City Council approval of Zone Change from 

Residential Professional (QR-4P) to General Commercial (C-2) on November 4, 2014. 
 

 
 
The decision to approve will become final at 5:00 P.M. on October 31, 2014, unless an appeal is filed.  
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APPEAL PROVISION 

A decision by the Planning Commission may be appealed to the Coos Bay City Council by an affected party. 
The party must file intent to appeal with the City Recorder, which includes the required fee, within fifteen (15) 
days from the date of the decision. A notice of appeal shall contain all of the following: 

1. Identification of the decision to be reviewed. 

2. Statement of the interest ofthe appellant and whether the appellant has "standing to appeal." 
An individual is said to have "standing to appeal" if the person: 

a. appeared before the Planning Commission orally or in writing, and 
b. the person's interests are adversely affected by the decision. 

3. Reasons the appellant feels aggrieved by the decision, and how the appellant feels the 
Planning Commission erred in its decision. 

The scope of the review shall be limited to the issues raised in the request for appeal. The City Council will 
consider evidence in the record, evidence submitted at the appeal hearing which is relevant to the issues 
under review, and oral or written arguments submitted at the time of the appeal hearing addressing those 
issues. 

Questions regarding the appeal procedure may be directed to the Community Development Department, City 
Hall, SOD Central, Coos Bay, Oregon or phone (541) 269-8918. 

EFFECTIVE DATE OF APPROVAL 

Unless a different time limit has been established by Commission action, 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 
Commission may grant an extension of time for a period not to exceed one year if circumstances beyond 
the control of the applicant causes delays. 

Date: October 16, 2014 

Attachments: A 

cc: Applicant/owner, Dave Perry, DLCD 

PLANNING COMMISSION FINAL ORDER #187-ZON14-053 2 
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ATTACHMENT “A” 
 

COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.350 VARIANCE 
CBMC 17.200.030 (1) Access – Allow ADA space to back into the street 
 

The following is a list of the decision criteria applicable to the request.  According to Chapter 
17.350 of the City of Coos Bay Municipal Code (CBMC) a Variance request must be supported 
by at least two of the three decision criteria.  Each of the criteria is followed by findings or 
justification statements that may be adopted by the Planning Commission to support their 
conclusions.  Although each of the findings or justification statements specifically apply to at 
least one of the decision criteria, any of the statements may be used to support the 
Commission’s final decision. 

DECISION CRITERIA #1:  There are physical, exceptional, extraordinary circumstances or 
conditions applicable to the property involved which do not apply generally to other 
property in the same district. 

 STATEMENTS OF FACT AND FINDINGS: 

1a. According to the applicant, the site does not allow sufficient space for off-

street parking on the same level as the main entry. The site slopes down to 

the West significantly, (approximately a 10’ elevation difference,) and would 

be too steep for even just one ADA accessible parking stall that would meet 

the requirements of the current building code. Not having a turn-around area 

for the parking space is appropriate and compatible because it would be 

identical to the other off-street parking spaces along Vine Avenue (which are 

Zoned R-2). 

CONCLUSION:   Staff agrees that there are physical conditions (topography) applicable 

to the property involved which do not apply generally to other property in the same 

district.  The review criterion has been adequately addressed and approval of the 

variance request can be supported. 

DECISION CRITERIA #2:  Strict application of the provisions of the ordinance will constitute 
an unnecessary hardship or practical difficulty provided that the hardship or difficulty was 
not created by the applicant or an owner of the property. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

2a. According to the applicant, creating an ADA accessible ramp from the new 
parking lot up to the main entry would be cost prohibitive. Due to the 10 
foot elevation change, it would take approximately 120 lineal feet of ramp 
plus approximately 14 landings. The only space available for such a ramp 
would be in the front grass area and a portion of the new parking lot area. 
The ramp would be unsightly and a nuisance. 

 
CONCLUSION:  Staff concurs that strict application of the provisions of the ordinance 
which restricts backing out for ADA parking onsite will constitute practical difficulty.  
The review criterion has been adequately addressed and approval of the variance 
request can be supported. 
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DECISION CRITERIA #3:  The variance will not negatively affect abutting property or 

improvement in the district, nor create a safety hazard. 

STATEMENTS OF FACT AND FINDINGS: 

3a. The applicant states that the variance will not negatively affect abutting 

property, as other residences in the area have similar back-out parking 

stalls.  Installing the necessary ADA accessible ramp from the new parking 

lot up to the main entry doors would create a negative impact on the 

neighborhood. Vision clearances at the ADA accessible driveway are similar 

to that of other parking spaces in the neighborhood. 

3b. Mailed notice was sent to the affected property owners and the City has not 

received any objections regarding the request for a variance to the ADA 

parking standards. 

CONCLUSION:  Staff concurs that the variance to the ADA parking standard will not 
negatively affect abutting property or improvement in the district, nor create a safety 
hazard.  The review criterion has been adequately addressed and approval of the 
proposal can be supported. 
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                                                                                CITY OF COOS BAY 

Community Development Department 
 

500 Central Avenue 

Coos Bay, OR 97420 
 

541.269.8918 

www.coosbay.org 
 

 

 

NOTICE OF PLANNING COMMISSION RECOMMENDATION 
 AMENDMENT TO THE LAND DEVELOPMENT ORDINANCE 

CHANGE IN ZONE DESIGNATION 
 

APPLICATION:  187-ZON14-053 
 
APPLICANT:  Pacific Cove Humane Society, P.O. Box 361, North Bend, OR 
   Lon Samuels, 960 Central Avenue, Coos Bay, OR (Representative) 
 
OWNER:  Jack W. Jacobson Trust, Jack W. Jacobson Trustee 
   62969 Isthmus Heights Road, Coos Bay, OR 97420 
 
SUBJECT  3485 Vine Avenue, Coos Bay, Oregon 97420 
PROPERTY:  Unrecorded Plat of McKee Theater Tracts 
   T.25, R.13, S.21CA Tax Lot 5600 
 
PROPOSAL:   Redesignate the subject property from Residential Professional (QR-4P) to 

General Commercial (C-2), by reference at “Attachment A”    
 
RECOMMENDATION: Recommend approval as submitted on October 14, 2014 
   Planning Commission Final Vote:  
 

Yea: Chairmen Chris Hood, Commissioners, Christine Coles, Bruce Harlan, Jeff 
Marineau, Phil Marler and Rex Miller  

Nay: None  Abstain:   None   
  
APPEAL PROVISIONS: Page 2. 
DECISION CRITERIA, ADOPTED FINDINGS OF FACT, CONCLUSIONS:  Pages 3-8  

 
  

FINAL RECOMMENDATION 
 
Based on applicant’s submittal and the adopted Findings and Conclusions (attached hereto and 
incorporated herein by reference as “Attachment A”) recommend the City Council approve 187-ZON14-
053 and redesignate the subject property referenced above to General-Commercial (C-2). 
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DECISION PROCESS- EFFECTIVE DATE 

The Planning Commission makes a recommendation to the City Council after hearing public testimony 
and addressing the decision criteria applicable for the proposed zone change. The Commission may 
recommend approval, approval with conditions, or deny the proposals after approving findings or 
statements which substantiate their conclusions. 

The Council shall review the record and affirm, amend, or reverse the Commission recommendation, or 
remand the matter back for further consideration. Upon approval of the proposed amendments, the 
City Council shall have prepared an ordinance declaring the changes. The proposed changes will 
become effective 30 days after the enactment of the ordinance. 

APPEAL PROVISION 

The final decision will be made by the City Council on November 4, 2014, and this decision may be 
appealed to the Land Use Board of Appeals pursuant to ORS 197.830. 

Questions regarding the appeal procedure may be directed to the Community Development 
Department, City Hall, 500 Central, Coos Bay, Oregon or phone (541) 269-8918. 

Sincerely, 
CITY OF COOS BAY 

7!_. -{(1 ~J ' ·' ~'\ I . ( ' .LV1'Y''f3. OAt 
Kim M. Trimpert, AICP, Planner 
Community Development 

ATTACHMENT: A- Findings and Conclusions. 
(Previously provided) 
B- Zoning Map of Ocean Blvd. 

Date: October 16, 2014 

C-An email in opposition to the Zone Change from John Zimmerman (property owner 
of 3480 Vine Ave.) dated the 18th of September. 

D-An email in support of the Zone Change from Mac McSwain (property owner of 
2570 34th Street) dated the 22nd of September. 

E- A letter in opposition to the Zone Change from Donald Green (property owner of 
2665 35th Street) dated the 22nd of September. 

EXHIBIT: (Previously provided) 
A- A letter of support of the Zone Change signed by approximately 160 residents 

received the 6th of October. 
B- A letter of support of the Zone Change signed by the Boys and Girls Club of 

Southwestern Oregon received the 7th of October. 
C- A letter of support of the Zone Change signed by Kohl's Kitty Kare received the 3'd of 

October. 

FINAL RECOMMENDATION #187-ZON14-053 PAGE 2 
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E - An email in opposition to the Zone Change from John Zimmerman (property owner  
of 3480 Vine Ave.) dated the 14th of October. 

F - A letter of opposition to the Zone Change signed by 31 neighbors of subject property  
 presented at the Planning Commission hearing on the 14th of October. 
G – A letter of support of the Zone Change signed by approximately 220 residents 

 presented at the Planning Commission hearing on the 14th of October. 
 
cc:  Applicant/Owner, Norman Fraser, John Zimmerman, Timi Ruiz, Boys and Girls Club, Kohl’s Kitty Kare, 
Donald Green, Dave Perry, DLCD 
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ATTACHMENT “A” 
PROPOSED ZONE CHANGE 

 
Staff prepared the following report based on the applicant’s submittal, City of Coos Bay Land 
Development Code, City of Coos Bay Transportation System Plan, and City of Coos Bay 
Comprehensive Plan.  These findings shall be used by the Commission to justify their final 
decision. 
 
Staff finds there is sufficient evidence in the record upon which an approval can be based; 
therefore, staff is recommending approval of #187-ZON14-053. 

 
DESIGN REVIEW GOALS AND STANDARDS / FINDINGS AND CONCLUSION 

 
The following is a list of the decision criteria applicable to each request as stated in Coos Bay 
Municipal Code.  Each of the criteria is followed by findings or justification statements which 
may be adopted by the Planning Commission to support their conclusions. Although each of the 
findings or justification statements specifically applies to one of the decision criteria, any of the 
statements may be used to support the Commission’s final decision. 
 
Based on their conclusions the Commission must approve, conditionally approve or deny the 
application. Conditions may be imposed by the Commission in order to address concerns about 
the compatibility of the proposed use. 
 
COOS BAY MUNICIPAL CODE CHAPTER CBMC 17.360 CHANGE IN ZONE DESIGNATION 
Qualified Residential-Professional (QR-4P) to General Commercial (C-2) 
 
Rezone requests must be supported by criteria #1-- OR-- by criteria #2-5. 
 
 DECISION CRITERIA #1: The existing zone designation is the product of a mistake. 
 
  STATEMENTS OF FACT AND FINDINGS: 
 

1a. The subject property is zoned “Qualified Residential Professional (QR-
4P)” and developed with a single-family dwelling.  The surrounding 
parcels to the south, west and north of the subject property are zoned 
C-2. The area to the east and north east is zoned R-2 and mostly 
developed with single-family dwellings.  The parcel is located along 
Ocean Blvd.  

 
1b. In 2004, the property owner requested a zone change from C-2 to QR-

4P.  On July 6, 2004 the City Council rezoned the parcel to “Qualified 
Residential Professional” (QR-4P) with the condition that no multi-
family dwellings were permitted.  This zone change served as a 
transitional buffer zone between residential and commercial. 

 
CONCLUSION: There is no documentation indicating the zoning of the subject 
property is the product of a mistake.  The decision criterion has not been 
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satisfied.  Therefore, Decision Criteria #2 through 6 must be satisfied in order to 
justify the rezone of the property. 
 

DECISION CRITERIA #2: The change in zone will conform to the policies and objectives 
of the comprehensive plan. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

2a. Comprehensive Plan Chapter 9.1 states that “General Commercial” 

areas are intended to provide for all other (“other” meaning uses 

outside of the central core commercial area downtown) retail trade, 

commercial service and professional activities that constitute the 

essential base of the city’s economy.  Appropriate locations for 

commercial development include established commercial areas, and 

highway corridors not committed to less intensive land uses. 

2b. The zone change will conform to the objectives of the comprehensive 

plan by grouping similar zones together.  

CONCLUSION:  The parcel’s original Comprehensive Plan designation was 
Commercial and the original land use designation was General-Commercial (C-
2).  The property is located in an established commercial area and along a 
highway corridor, Ocean Blvd.  The decision criterion has been adequately 
addressed and approval of the proposal can be supported. 

 
 
DECISION CRITERIA #3: The overall change in the zone district will result in 
development which is compatible with development authorized in the surrounding 
districts. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

3a. The subject property is located on the corner of Ocean Boulevard and 
Vine Avenue. The property is approximately 0.5 acre with a two-story 
5,300 square-foot structure.  

 
3b. The area to the north, east of 35th Street, is zoned R-2 (Single-family and 

Duplex Residential) and is developed with single-family dwellings.  The 
area to the north, west of 35th Street, is zone C-2 (General Commercial). 
 

3c. The parcel to the east of the subject property is zoned R-2 and contains 
a single-family dwelling.  Further east across 34th Street is a strip of 
mostly residential development, a church zoned R-2 and the Boys and 
Girls Club zoned C-2.    

 
3d. To the south of the subject property is commercially zoned property.  

Directly south is an automotive repair service (Metric Motorworks).  
This property lies about 12 feet lower in elevation than the subject 
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property.  To the southeast is a pizza business (Domino’s) zoned C-2.  
These businesses lie adjacent to Ocean Boulevard.  

 
3e. To the west of the subject property is Ocean Boulevard with C-2 zoned 

property. Bay Cities Ambulance and West Coast Fencing occupy these 
parcels.  

 
CONCLUSION:  The overall change in the zone district will result in development 
which is compatible with development authorized in the surrounding districts 
because the proposed uses are similar to the uses allowed in the immediate 
vicinity or less intense than surrounding uses.  See Attachment B (Zoning map).  
The decision criterion has been adequately addressed and approval of the 
proposal can be supported. 
 

DECISION CRITERIA #4: The change will not prevent the use of other land in the 
vicinity. 
 
 STATEMENTS OF FACT AND FINDINGS: 
 

4a. The applicant states that the zone change will not prevent the use of 
other land in the vicinity because it will be compatible and contained 
within the property limits, not block adjacent property or prohibit other 
property development. 

 
4b. Mailed notice was sent to the surrounding property owners within 250 

feet.   
 

 An email (Attachment C) in opposition to the Zone Change from 
John Zimmerman (property owner of 3480 Vine Ave.) dated the 
18th of September.  Mr. Zimmerman states that the zone change 
will reduce his off-street parking, allow barking dogs, and 
impact the delivery of mail due to increased cars parking on-
street.  
 

 An email (Attachment D) in support of the Zone Change from 
Mac McSwain (property owner of 2570 34th Street) dated the 
22nd of September.  Mr. McSwain states that “this is a mixed 
residential/commercial area just off Ocean Boulevard, and as 
such I know that a commercial use of the building in question 
makes sense.” 

 

 A letter (Attachment E) in opposition to the Zone Change from 
Donald Green (property owner of 2665 35th Street) dated the 
22nd of September.  Mr. Green states that he would be forced to 
sell his home if zone is changed to permit an animal shelter. 

 
CONCLUSION:  The land in the vicinity of the proposed zone change is 
developed with commercial and/or residential uses.  Staff concurs that the 
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proposed zone change will not prevent the use of surrounding properties has 
been adequately addressed and approval of the proposed zone change can be 
supported.  

 
DECISION CRITERIA #5: It is appropriate at this time to permit the specific type of 
development or change in zone of the area which had not previously existed. 
 
 STATEMENTS OF FACT AND FINDINGS: 

 
5a. The City finds this is the appropriate time to permit the zone change.   

 
5b. It is appropriate to make the zone change at this time and to permit this 
 specific commercial type of designation into surrounding area because 

it had previously existed as a C-2 zone and was changed to QR-4P by 
request.  Returning the zone to C-2 will allow the specific type of 
development (commercial) and match other commercial developments 
along Ocean Blvd. 
 

CONCLUSION:  This parcel, if zoned C-2, will be consistent and compatible with 
other similar adjacent zones and commercial uses along the Ocean Blvd. (See 
Attachment B).  The decision criterion has been adequately addressed and 
approval of the proposal can be supported with conditions to buffer the 
adjacent residential zone. 

 
DECISION CRITERIA #6: The change will be consistent with the functions, capacities 
and levels of service of facilities identified in the adopted Coos Bay Transportation 
System Plan (TSP).  
 
 STATEMENTS OF FACT AND FINDINGS:  
 

6a. The applicant estimates that the traffic generated for the new 
commercial use would be less than 25 vehicles per day.  

 
6b. The applicant states that the zone change will be consistent with the 

function, capacities and levels of service of facilities identified in the 
adopted Coos Bay transportation system plan because: 

 
1. The property was originally zoned C-2 and this use will not 

impact the existing capacities of the utilities, access, circulation 
or services; 

2. The capacities of the sewer, water and storm sewer systems will 
not increase due to this zone change because the existing 12” 
water main in Ocean Blvd. and the 6” water main in Vine Ave. is 
adequate for such development; 

3. The access for fire and emergency equipment will not be 
changed and the existing fire hydrant has an excellent flow of 
approximately 3000 GPM @ 20 lbs. pressure, which is adequate 
for the neighborhood and this development; 
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4. No additional levels of service to facilities (roads, 
improvements, etc.) currently in this zone will need to be 
changed; and, 

5. The zone change for this property will not create additional 
hazards. 

 
CONCLUSION:  Staff concurs that the zone change will be consistent with the 
functions, capacities and level of service for facilities identified in the Coos Bay 
TSP.  Ocean Blvd, designated an arterial street, currently services the 
surrounding commercial zoned parcels and the rezone of the 0.5 acre subject 
property will not significantly affect the existing transportation facility.  The 
decision criterion has been adequately addressed and approval of the proposal 
can be supported. 
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