
 
 
 
 

PLANNING COMMISSION AGENDA 
May 3, 2022 - 6:00 p.m. 

 
Email planning@centralpointoregon.gov 

to request a Zoom link for virtual participation 
 
 

I.         MEETING CALLED TO ORDER 

II.        PLEDGE OF ALLEGIANCE 

III.       ROLL CALL 
Planning Commission members, Tom Van Voorhees (chair), Amy Moore, Jim Mock, Pat 
Smith, Kay Harrison, Brad Cozza, Robin Stroh 

 
IV.       CORRESPONDENCE 

V.        MINUTES 

Review and approval of the April 5, 2022 Planning Commission meeting minutes. 
 

VI.       PUBLIC APPEARANCES 

VII.    BUSINESS 

A. Public Hearing and consideration of text amendments adding Central Point Municipal 
Code (CPMC) Chapter 5.44 to provide standards and application requirements for 
placement of mobile food vendors inside the city limits. Applicant: City of Central 
Point. File No. ZC-21003. Approval Criteria: CPMC 17.10, Zoning Text 
Amendments. (Gindlesperger) 
 

B. Public hearing and consideration of a Site Plan and Architectural Review application for site 
improvements at Scenic Middle School that include constructing site access, circulation and 
parking lot improvements, establishing a separated bus-loading zone, construction of 
additional classrooms, relocating existing modular classrooms and installation of an additional 
modular classroom. Applicant: School District #6; Agent: O’Connor Law, LLC (Daniel B. 
O’Connor). File No. SPAR-22002. Approval Criteria: CPMC 17.72, Site Plan and 
Architectural Review. (Gindlesperger) 
 

C. Public Hearing and consideration of a Class “C” Variance to the standards in CPMC 
17.75.039(G) “Parking/Loading Facility Perimeter and Screening” and Table 17.75.03 
“Parking/Loading Facility Perimeter and Street Frontage Landscaping” for the 
development of a new bus route and loading area for Scenic Middle School. The 
13.58 acre site is located at 1955 Scenic Avenue and is identified on the Jackson 
County Assessor’s map as 37S 2W 03AB, Tax Lot 4300.  Applicant: School District 
#6; Agent: O’Connor Law, LLC (Daniel B. O’Connor).  
 

VIII.     DISCUSSION 

 
IX.       ADMINISTRATIVE REVIEWS 

X.        MISCELLANEOUS 

XI.       ADJOURNMENT 
 
 

mailto:planning@centralpointoregon.gov


Individuals needing special accommodations such as sign language, foreign language interpreters or equipment for the hearing impaired 

must request such services at least 72 hours prior to the Planning Commission meeting. To make your request, please contact the City 

Recorder at 541-423-1026 (voice), or by e-mail at:  deanna.casey@centralpointoregon.gov . 
 

Si necesita traductor en español o servicios de discapacidades (ADA) para asistir a una junta publica de la ciudad por favor llame con 

72 horas de anticipación al 541-664-3321 ext. 201. 

mailto:deanna.casey@centralpointoregon.gov


City of Central Point 

Planning Commission Meeting Minutes 
April 5, 2022 

 

 

I. MEETING CALLED TO ORDER AT 6:03 P.M. 

 

II. Pledge of Allegiance 

 

III. ROLL CALL 

Planning Commission members, Jim Mock, Amy Moore (remotely), Brad Cozza, Robin 

Stroh. 

Also in attendance were Planning Director Stephanie Holtey, Community Planner Justin 

Gindlesperger and Senior Accountant Rachel Neuenschwander. 

IV. CORESPONDENCE 

None.  

 

V. MINUTES 

Brad Cozza made a motion to approve the March 1, 2022 minutes. Robin Stroh 

seconded the motion.  ROLL CALL: Amy Moore, yes; Jim Mock, yes; Brad Cozza, yes; 

Robin Stroh, yes; Motion passed.  

VI. PUBLIC APPEARANCES 

None.  

 

VII. DISCUSSION 

 

A. Mobile Food Businesses Code Amendments.  Discussion of additional 

revisions to CPMC 5.44, Mobile Food Businesses and various sections Title 

17, Zoning recommended following legal review.  File No. ZC-21003. 

Planning Director Stephanie Holtey introduced the discussion item and explained what 

happens after the Planning Commission makes a recommendation to the City Council 

for legislative amendments, like Mobile Food Vendors. She stated that the City Attorney 

raised several questions that prompted revisions to clarify several aspects of the 

proposed Mobile Food Businesses Code. Given the scope of changes, staff 

recommended the revision be brought back to the Planning Commission for public 

hearing and consideration. 

Community Planner Justin Gindlesperger presented the suggested changes to Chapter 

5.44 and the affected sections in Title 17, including the application and permit process, 

definitions and standards. . 

Following discussion by the Planning Commissioners, the item was forwarded to a public 

hearing on May 3, 2022. 

Brad Cozza made a motion to forward the text amendments for the Mobile Food 

Businesses CPMC 5.44 and Title 17 to a Public Hearing on May 3, 2022, Robin Stroh 

seconded.  ROLL CALL: Amy Moore, Yes; Jim Mock; Yes motion passed. 



 

 

B. Rewrite 2022 Zoning Code Update Project.  Information session and 

discussion concerning small wireless facilities regulation.  File No. ZC22001. 

Planning Director Stephanie Holtey presented an overview on the Rewrite 2022: 

Zoning Code Update Project, focusing on information pertaining to small wireless 

facilities.  The need for these changes stems from recent changes to federal law and 

requires cities to allow small wireless facilities in the public right-of-way subject to clear 

and objective standards.   

Ms. Holtey reviewed specifications of different types of small cell facilities as well as 

the Federal Communications Commission’s (FCC) Declaratory Ruling & Third Report 

& Order FCC 18-33 (“Small Cell Order”).  The FCC order is for Right-of-Way access 

only.  

Mike Parsons provided public comment and inquired about camouflaging and height 

restrictions. Ms. Holtey responded that small wireless facilities have different 

characteristics and requirements than macro facilities. The Planning Commission will 

be considering design standards that can help mitigate visual impact of these facilities.  

The Commissioners requested antennas an outline that identifies standards that the 

City can address in its new code, as well as those that are governed by the FCC..  Ms. 

Holtey will prepare a fact sheet or outline for the Commissioners prior to the next 

discussion planned for the next meeting on May 3, 2022.   

 

VIII.  ADMINISTRATIVE REVIEWS 

None.  

X.   MICELLANEOUS 

Stephanie Holtey brought up a planning commissioner training opportunity through 

Michigan State University that consists of 10 1hour sessions. There was some interest 

from the commissioners regarding these sessions.  

The City is maintaining the Class 6 rating through the Community Rating System (CRS), 

which allows residents living in the floodplain to get a 20% discount on flood insurance.  

Two applications will be forthcoming to the Planning Commission for Scenic Middle 

School. The applications include a Site Plan and Architectural Review and a Class “C” 

Variance.  

Planning Commissioner Robin Stroh formally introduced herself.  

X. ADJOURNMENT 

Brad Cozza moved to adjourn the meeting.  Robin Stroh seconded the motion.  Meeting 

was adjourned at 7:44 p.m. 

 

 

   Tom VanVoohrees, Planning Commission Chair 
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Staff Report 

Planning Commission Hearing 
Mobile Food Vending Text Amendments 

File No.: ZC-21003 

 

May 3, 2022 

Item Summary 

Public hearing for text amendments to expand opportunities for mobile food vendors, establish 

clear standards, and create an application process for authorizing mobile food vendors on a 

temporary and semi-permanent basis within City limits. Applicant: City of Central Point. 

Staff Source 

Justin Gindlesperger, Community Planner II 

Background  

In response to increased interest from the public in permitting food trucks in Central Point, the 

Citizens Advisory Committee (CAC) and Planning Commission met throughout last year (2021) 

to evaluate expanding the use of food trucks, permitting other mobile food businesses, and 

discuss possible regulations for their use within the City. The intent of the amendments is to 

provide clear standards and application procedures to expand opportunities for mobile food 

businesses in the City. 

On March 3, 2022, the Planning Commission considered the mobile food business text 

amendments and forwarded them to City Council with a recommendation for approval. Prior to 

the City Council hearing, a few questions and changes were suggested by the City’s legal 

counsel during legal review that exceeded the scope of the Planning Commission’s 

recommendation. For this reason, staff is bringing the mobile food business amendments back 

to the Planning Commission. At the April 5th Planning Commission meeting, the code 

amendments and changes were included as an information and discussion item. At the May 3rd 

meeting, staff will present the recommended changes for formal consideration and public 

hearing. 

Issues 

The primary issue in considering the amendments for mobile food businesses is to establish 

clear standards for the expanded use of mobile food businesses that are consistent with 

statewide planning goals and the Central Point Comprehensive Plan. 

Findings of Fact and Conclusions of Law 

The proposed zoning text amendments have been reviewed against and found to comply with 

the applicable review criteria in CPMC 17.10, Zoning Map and Text Amendments as 

demonstrated in the Planning Department Findings of Fact and Conclusions of Law (Attachment 

“B”). 



Action 

Open a public hearing and consider the proposed text amendments to CPMC 5.44, Mobile Food 

Businesses, close the public hearing and 1) forward to the Council for approval, 2) make 

revisions and forward the ordinance to the Council, or 3) deny the application.  

Recommendation 

Approve Resolution No. 894, a Resolution recommending approval of the amendments to 

CPMC 5.44, Mobile Food Businesses. 

Attachments 

Attachment “A-1” – Draft Amendments to CPMC 5.44 

Attachment “A-2” – Draft Amendments to Title 17 - Zoning 

Attachment “B” – Planning Department Findings of Fact 

Attachment “C” – Resolution No. 894 



CPMC 5.44 
Mobile Food Businesses 
 

5.44.010  Purpose 

5.44.020  Definitions 

5.44.030  Mobile Food Vendors 

5.44.040  Mobile Food Pods 

5.44.050  Mobile Food Courts 

5.44.060  Specialty Food Vendors 

5.44.070  Denial, revocation or suspension of permit 

5.44.080  Penalties 

 

5.44.010  Purpose. 
Expand opportunities for mobile food businesses and establish clear standards and application 

process for authorizing mobile food businesses on a temporary and semi-permanent basis. 

5.44.020  Definitions. 
A. “Mobile Food Business” means mobile food services provided in a motorized vehicle, 

trailer or push cart located on private property with permission of the property owner(s). 

There are four (4) types of mobile food businesses for purposes of this code: 

 

1. “Mobile Food Vendor” means a single mobile food retailer that is located on 

single parcel of land.  

2. “Mobile Food Pod” means two (2) to three (3) Mobile Food Vendors that are 

located on a single parcel of land. 

3. “Mobile Food Court” means a group of four (4) to twelve (12) Mobile Food 

Vendors located on a single parcel of land.  

4. “Specialty Food Vendor” means a mobile retailer of pre-packaged or whole food 

products that do not involve onsite preparation. Specialty food vendors operate 

for durations that do not exceed fifteen (15) minute time periods in public and 

private parking lots with owner consent, and the public-right-of-way. An 

example of a specialty food vendor is an ice cream truck.  

 
B. “Mobile Food Vendor Permit” means a permit that applies to Mobile Food Vendors 

and Specialty Food Vendors in accordance with the standards set forth in CPMC 

5.44 as provided below.  

 

5.44.030  Mobile Food Vendors. 
A. Applicability.  

 

1. Permitted Use. Mobile Food Vendors shall be a permitted use on privately owned 

property in the C-N, C-4, C-5, GC, M-1, M-2 and Civic zoning districts subject to 

the application procedures and standards in items B-D of this section below.  
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2. Special Events. Mobile Food Vendors associated with Special Events as defined 

in CPMC 5.42 shall obtain a Special Event Permit from the Parks Department 

and are exempt from the requirements of this Chapter.  

 

3. Parks. Mobile Food Vendors are only permitted in Don Jones Park, Pfaff Park, 

and Twin Creeks Park subject to a Special Event Permit obtained by the Parks 

Department Mobile Food Vendors are not permitted in any other parks or the 

public right-of-way.  

 

B. Application Requirements. Mobile Food Vendors shall obtain the required application 

approvals, as applicable, prior to locating and operating the Mobile Food Vendor 

business as follows: 

 

1. Minor Site Plan & Architectural Review Approval (Type I). Except as provided in 

subsection 5.44.030(A)(2-3), a Minor Site Plan and Architectural Review 

(Type I) is required to verify that the proposed location for a Mobile Food 

Vendor business is consistent with Site Plan and Architectural Review 

standards for development in the city in accordance with CPMC 17.72 and 

the Mobile Food Vendor site standards identified in Section 5.44.030(C). 

Type I procedures are set forth in CPMC 17.05.200.  

 

2. Business License. Mobile Food Vendors shall obtain a business license prior to 

conducting business per CPMC 5.04.030. 

  

3. Mobile Food Vendor Permit is required for individual Mobile Food Vendors 

subject to demonstrated conformance with the site standards in accordance with 

Sections 5.44.030(B)(1) or 5.44.040(B)(1); and, the operational standards in 

5.44.030(C), respectively.  

 

4. Jackson County Environmental Health Permit.  

 

5. Oregon Liquor and Cannabis Commission (OLCC) Liquor License and Alcohol 

Service Permits if alcohol sales are part of the mobile food business.  

 

C. Mobile Food Vendor Standards. The following site and operational standards shall apply 

to Mobile Food Vendors: 

 

1. Operational Requirements. 

a. Business activity shall be limited to the hours of 7:00 a.m. to 11:00 p.m.  

 

b. Mobile Food Vendor vehicle (i.e. truck, trailer or pushcart) shall be 

removed from the site each day when the business activities have 

ceased. 

 

2. Location Requirements.  



a. Mobile Food Vendor vehicle (i.e. pushcart, truck, trailer ,etc.) shall 

comply the base zone setbacks set forth in Title 17, the clear vision 

areas in the Public Works Standard Specifications and the following 

location requirements: 

 

b. The Mobile Food Vendor vehicle shall be placed on a paved surface. 

 

c. The Mobile Food Vendor shall be located: 

1. Except as provided in 5.44.040.C.3 at least 50-ft from 

other permitted Mobile Food Vendor location(s);  

 

2. A minimum of 15-feet from a fire hydrant; and 

 

3. At least 300-feet from residential zoning districts if the 

Mobile Food Vendor utilizes a generator for power. 

 

d. Mobile Food Vendors, including all items associated with their 

operation, shall be located to avoid obstructing any existing or required 

pedestrian pathway, driveway, and drive aisles; and,  

 

e. Mobile Food Vendors shall not create a traffic or safety hazard.  

 

3. Parking. 

a. The Mobile Food Vendor vehicle shall not occupy required off-street 

parking spaces for the primary use on the site.  

 

b. Two (2) off-street parking spaces shall be provided in accordance with 

the off-street parking standards in CPMC 17.75.039.  

 

c. Shared parking between the Mobile Food Vendor and the primary use is 

subject to the requirements in CPMC 17.64.040(D).  

 

4. Utilities. The Mobile Food Vendor vehicle shall be self-contained unless the site 

has permanent utility connections permitted by the Central Point Building Official. 

 

a. Temporary connection to power is permitted provided that extension 

cords are covered or screened to prevent a tripping hazard.  

 

b. Generators used for mobile food businesses shall be consistent with 

applicable Fire Code.  

 

5. Support Equipment and Accessories.  

 

a. Awning(s) may be provided to shelter customers provided the awning(s) 

are integral to the Mobile Food Vendor vehicle, have a minimum vertical 



clearance of seven (7) feet eight (8) inches, and be able to be closed or 

removed.  

 

b. No support equipment or accessories, including but not limited to 

counters, awnings, etc. shall extend more than four (4) feet from the 

edge of the cart, trailer or vehicle in any direction. 

 

c. The cooking mechanism, including BBQ grills must be enclosed and 

permanently built into the structure of the vehicle.  

 

6. Signage shall be limited to what can be physically attached to the vehicle, except 

for temporary signs authorized by Chapter 15.24. Unsecured menu boards and 

sidewalk signs are prohibited.  

 

7. Trash and Recycling. 

a. Mobile Food Vendors shall provide trash and recycling receptacles for 

use by business patrons.  

 

b. Mobile Food Vendor operators are responsible for keeping the site and 

adjacent right-of-way areas clean and attractive. Operators shall collect 

and appropriately dispose of any litter on the same throughout 

operating hours.  

 

8. No waste shall be discharged into the city’s storm drain system, directly or 

indirectly, as provided in CPMC 8.05, Storm Drain Protection.  

 

5.44.040 Mobile Food Pods. 
A. Applicability. Mobile Food Pods shall be a permitted use on privately owned 

property in the C-N, C-4, C-5, GC, M-1, M-2, and Civic zoning districts subject to 
the application requirements and standards in Sections 5.44.040(B-C).  
 

B. Application Requirements. Mobile Food Pod locations and Mobile Food Vendors 
operating within approved Mobile Food Pod are subject to the following 
application requirements:  
 

1. Major Site Plan & Architectural Review Approval (Type II) is required to 
verify that the proposed location and configuration of a Mobile Food Pod 
meets the Site Plan and Architectural Review requirements for 
development in the city in accordance with CPMC 17.72 and the Mobile 
Food Pod site standards in CPMC 5.44.040(C). This application applies to 
the property owner or authorized agent to establish an approved Mobile 
Food Pod that can accommodate individual Mobile Food Vendors. Type II 
procedures are set forth in CPMC 17.05.300.  
 

2. Each Mobile Food Vendor within an approved Mobile Food Pod shall 
satisfy the application requirements for Mobile Food Vendors per CPMC 
5.44.030(B)(2-5). 

 



C. Mobile Food Pod Standards. The following site and operation standards shall 
apply to Mobile Food Pods: 
 

1. The site plan and architectural development standards are consistent with 
the base zoning district;  
 

2. Design and development standards in CPMC 17.75, as applicable; and  
 

3. Mobile Food Vendor standards in CPMC 5.44.030(C), except that the 
minimum distance between Mobile Food Vendors within a mobile food pod 
shall be 10-feet. 

 

5.44.050 Mobile Food Courts. 
A. Applicability. Mobile Food Courts shall be a conditional use on privately owned 

property in the CN, C-4, C-5, and GC zoning districts subject to the application 

requirements and standards in Sections 5.44.050(B-C). 

 

B. Application Requirements. Mobile Food Courts shall obtain the following 

application approvals in accordance with CPMC 17.05.100, Table 17.05.1: 

 

a. Conditional Use Permit approval is required in accordance with the 

application requirements and criteria in CPMC 17.76. As provided 

in Table 17.05.01, Conditional Use Permits are subject to Type III 

procedures set forth in CPMC 17.05.400. 

 

b. Major Site Plan & Architectural Review is required to verify that the 

proposed location and configuration of a Mobile Food Court meets 

the development standards for the base zoning district in 

accordance with CPMC 17.72 or CPMC 17.66, as applicable, and 

the Mobile Food Court site standards in CPMC 5.44.050(C).As 

provided in Table 17.05.01, the Major Site Plan Review for Mobile 

Food Courts shall be subject to Type III procedures set forth in 

CPMC 17.05.400.  

 

2. Each Mobile Food Vendor within an approved Mobile Food Court shall 

satisfy the application requirements for Mobile Food Vendors per CPMC 

5.44.030(B)(2-5).  

 

C. Mobile Food Court Standards. The site and operation standards for Mobile Food 

Vendors and Mobile Food Pods in CPMC 5.44.030(C) and 5.44.040(C), respectively, 

shall apply to Mobile Food Courts except as modified below: 

 

1. Overnight parking is allowed provided that each mobile food business vehicle 

remains operable and road-ready.   

 



2. Designated, paved parking pads shall be provided for each mobile food vehicle 

to be located within the Mobile Food Court.  

 

3. Outdoor equipment and accessories are permitted and include items such as 

tables and seating, canopies, grills, and other amenities for guests. 

 

4. Restroom facilities shall be plumbed in accordance with the Oregon Specialty 

Building Codes. No portable/chemical toilets are permitted.  

 

5. Full utility connections shall be provided for mobile food businesses operating in 

the Mobile Food Court, including: 

 

a. Water. 

i. A site dedicated master water meter is required. The size, 

installation and applicable fees shall be coordinated with the 

Public Works Department.   

ii. Private water line extensions from the master water meter to each 

vendor shall be required per the Uniform Plumbing Code.  

 

b. Sanitary sewer. The Mobile Food Court shall be connected to sanitary 

sewer lines consistent with Rogue Valley Sewer Services requirements.  

 

c. Underground power shall be stubbed to each mobile food business 

parking pad. 

  

5.44.060  Specialty Mobile Food Vendor. 
Specialty Mobile Food Vendors shall obtain a Central Point Business License and Mobile Food 

Vendor Permit. Specialty Mobile Food Vendors are subject to the following requirements:  

A. Specialty Mobile Food Vendors may be authorized to conduct business within the 

public right-of-way, and public and private parking lots with written property 

owner consent.  

 

B. Specialty food vendors shall limit the length of sales activity to no more than fifteen (15) 

minutes in a single location in the public right-of-way and no more than fifteen (15) 

minutes in a parking lot on public or private property. Moving the Specialty Food 

Vendor vehicle to a new space on the same property to conduct sales activity in 

excess of fifteen (15) minutes is prohibited and shall be grounds for suspending, 

revoking or denying future Specialty Food Vendor permit as provided in Section 

5.44.070 and/or 5.44.080. 

 

C. Specialty Food Vendors shall not impede traffic on any road right-of-way. 

 

D. Trash receptacles shall be provided by the Specialty Food Vendor for customers. 

 



E. Specialty Food Vendors shall be limited to operating between 10:00 a.m. and 7:00 p.m. 

 

5.44.070  Denial, Revocation or Suspension of Permit. 
A. The Planning Director or designee may deny, revoke or suspend a Mobile Food 

Vendor Permit upon finding that any provision herein or condition of approval will be or 

has been violated. 

 

B. Upon denial, revocation or suspension of a permit as described in subsection (A) above, 

the Planning Director or designee shall give written notice of such action to the 

applicant or permittee stating the action taken and the reason. The decision shall be 

effective immediately. The Planning Director’s decision is final and may not be 

appealed. 

 

5.44.080  Penalties. 
Any violation of this chapter shall be an infraction as defined in Section 1.16.010 and is 

punishable by a fine as set forth in that section. The Planning Director or designee is 

authorized to issue a citation to any person or business violating the provisions of this chapter. 

After two (2) infractions, the Mobile Food Vendor Permit authorization shall be revoked for a 

period of at least one (1) year.  

 



Title 17 
ZONING 

Chapters:  
 
17.05 Applications and Development Review Procedures 
 17.05.100, Table 17.05.1 
17.29 Civic District 
 17.29.050 Use categories and zone districts 
17.32 C-N, Neighborhood Commercial District 
 17.32.020 Permitted Uses 
 17.32.030 Conditional Uses 
17.44 C-4, Tourist and Office-Professional District 
 17.44.020 Permitted Uses  
 17.44.030 Conditional Uses 
17.46 C-5, Thoroughfare Commercial District 
 17.46.020 Permitted Uses 
 17.46.030 Conditional Uses 
17.48 M-1, Industrial District 
 17.46.020 Permitted Uses 
 17.46.030 Conditional Uses 
17.65 TOD Districts and Corridors 
 17.65.050 Zoning regulations – TOD district Table 1 
 

TABLE 17.05.1  

LAND DEVELOPMENT 
PERMIT* 

PROCEDURAL 
TYPE 

APPLICABLE 
REGULATIONS 

APPROVING 
AUTHORITY 

120-
DAY 
RULE 

Annexation         

  Quasi-Judicial Type III Chapter 1.20 City Council No 

  Legislative Type IV Chapter 1.20 City Council No 

Comprehensive Plan & UGB 
Amendments 

        

  Major Type IV Chapter 17.96 City Council No 

  Minor Type III Chapter 17.96 City Council No 

Conditional Use Permit 
Type III Chapter 17.76 Planning 

Commission 
Yes 

Conversion Plan Type II Chapter 16.32 Director Yes 

Extensions         

  Type I Procedures Type I Section 17.05.200(G) Director Yes 

  Type II Procedures Type II Section 17.05.300(G) Director Yes 

Home Occupation Type I Section 17.60.190 Director Yes 

https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint01/CentralPoint0120.html#1.20
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint01/CentralPoint0120.html#1.20
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1796.html#17.96
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1796.html#17.96
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1776.html#17.76
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint16/CentralPoint1632.html#16.32
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1705.html#17.05.200
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1705.html#17.05.300
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1760.html#17.60.190
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TABLE 17.05.1  

LAND DEVELOPMENT 
PERMIT* 

PROCEDURAL 
TYPE 

APPLICABLE 
REGULATIONS 

APPROVING 
AUTHORITY 

120-
DAY 
RULE 

Mobile Food Business      

 Mobile Food Vendor 
Type I Section 5.44.030 

Chapter 17.72 
Director Yes 

 Mobile Food Pod 
Type II Section 5.44.040 

Chapter 17.72 
Director Yes 

 Mobile Food Court 
Type III Section 5.44.050 

Chapter 17.76 
Chapter 17.72 

Planning 
Commission 

Yes 

 Specialty Food Vendor Type I Section 5.44.060 Director No 

Land Division         

  Tentative Plan, Partition Type II Chapter 16.36 Director Yes 

  
Tentative Plan, 
Subdivision 

Type III Chapter 16.10 Planning 
Commission 

Yes 

  Final Plat Type I Chapter 16.12 Director No 

Property Line 
Adjustment/Consolidation 

Type I Chapter 16.10 Director Yes 

Modification of Approval         

  Major 
Type III Section 17.09.300 Planning 

Commission 
Yes 

  Minor Type II Section 17.09.400 Director Yes 

Nonconforming Use 
Designation 

Type III Section 17.56.040 Planning 
Commission 

No 

Planned Unit Development 
Type III Chapter 17.68 Planning 

Commission 
Yes 

Right-of-Way Vacation Type IV Chapter 12.28 City Council No 

Site Plan and Architectural 
Review 

        

  Minor Type I Chapter 17.72 Director Yes 

  Major Type II Chapter 17.72 Director Yes 

TOD District/Corridor Master 
Plan 

Type III Chapter 17.66 Planning 
Commission 

Yes 

Tree Removal Type II Chapter 12.36 Director Yes 

https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint16/CentralPoint1636.html#16.36
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint16/CentralPoint1610.html#16.10
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint16/CentralPoint1612.html#16.12
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint16/CentralPoint1610.html#16.10
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1709.html#17.09.300
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1709.html#17.09.400
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1756.html#17.56.040
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1768.html#17.68
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint12/CentralPoint1228.html#12.28
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1772.html#17.72
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1772.html#17.72
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1766.html#17.66
https://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint12/CentralPoint1236.html#12.36


TABLE 17.05.1  

LAND DEVELOPMENT 
PERMIT* 

PROCEDURAL 
TYPE 

APPLICABLE 
REGULATIONS 

APPROVING 
AUTHORITY 

120-
DAY 
RULE 

Variance         

  Class A Type II Section 17.13.300 Director Yes 

  Class B 
Type III Section 17.13.400 Planning 

Commission 
Yes 

  Class C 
Type III Section 17.13.500 Planning 

Commission 
Yes 

Zoning Map and Zoning and 
Land Division Code Text 
Amendments 

        

  Minor Type III Chapter 17.10 City Council Yes 

  Major Type IV Chapter 17.10 City Council No 

*    An applicant may be required to obtain approvals from other agencies, such as the 
Oregon Department of Transportation, or Rogue Valley Sewer. The city may notify other 
agencies of applications that may affect their facilities or services. 
 
 
17.29.050 Use categories and zone districts.  

Use Categories Civic Zoning (C) 

Commercial   

Entertainment N 

Professional Office N 

Retail Sales and Service 
Sales-Oriented/Concessions 
Mobile Food Vendors and Mobile Food Pods 
Personal Service-Oriented 
Repair-Oriented 
Drive-Through Facilities 
Quick Vehicle Service 
Vehicle Sales, Rental and Repair 

  
C1 
L2 
N 
N 
C1 
N 
N 

N – Not permitted 
P – Permitted 
C – Conditional Use 
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C1 – Conditional Use limiting sales oriented space to a maximum of four hundred 
square feet 
L1 – School athletic and play fields only. School building and parking lots not permitted. 
L2 – Mobile Food Vendors and Mobile Food Pods are only allowed subject to the 
requirements in CPMC 5.44, Mobile Food Businesses. 
  
17.32.020 Permitted Uses 
The following uses and their accessory uses are permitted outright, subject to 
compliance with all applicable municipal, State and Federal environmental, health, and 
safety regulations as well as the requirements for site plans in Chapter 17.72: 

A. Professional and financial offices and personal service establishments; 

B. Retail stores, shops and offices supplying commodities or performing services 

other than vehicle and fuel sales; 

C. Eating and drinking establishments including Mobile Food Vendors and 

Mobile Food Pods as provided in CPMC 5.44; 

D. Desktop publishing, xerography, copy centers; 

E. Temporary tree sales, from November 1st to January 1st; 

F. Public and quasi-public utility and service buildings, structures and uses; 

G. Neighborhood shopping centers, which may include any of the permitted uses in 

this section; 

H. Other uses not specified in this or any other district, if the planning commission 

finds them to be similar to the uses listed above and compatible with other 

permitted uses and with the intent of the C-4 district as provided in 

Section 17.60.140, Authorization for similar uses.  

 

17.32.030 Conditional Uses 

The following uses and their accessory uses are permitted in the C-N district when 

authorized in accordance with Chapter 17.76 of this title: 

A. Automobile repair facilities and related fuel sales; 

B. Outdoor storage of commodities associated with a permitted, special permitted or 

conditional use. All storage shall be within an area surrounded by a solid wall or 

fence six feet in height unless otherwise specified in the conditional use permit. 

In no case shall materials or equipment be stored higher than the wall or fence; 

C. Churches or similar religious institutions; 

D. Medical or dental offices and similar health care services; 

E. Family-oriented commercial recreation establishments including, but not limited 

to, pool/billiard centers, health spas, exercise or physical fitness centers, martial 

arts schools, arcades/amusement centers, and similar facilities that are 

neighborhood oriented and consistent with the purpose and intent of the 

neighborhood convenience center.  

F. Mobile Food Courts as provided in CPMC 5.44.  
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17.44.020 Permitted Uses 

The following uses are permitted in the C-4 district: 

B. Tourist and entertainment-related facilities, including but not limited to: 
1. Convenience market, meat, poultry, fish and seafood sales; fruit and 

beverage stands; 
2. Drugstores; 
3. Automobile service station, automobile and recreational vehicle parts sales 

and repairs, and truck rentals; 
4. Motel and hotel; 
5. Walk-in movie theater; 
6. Bowling alley; 
7. Photo and art galleries; 
8. Photo processing pickup station; 
9. Travel agencies; 
10. Barber and beauty shops; 
11. Sit-down restaurants or dinner houses (including alcohol); 
12. Cocktail lounges and clubs serving alcoholic beverages; 
13. Tavern with beer only; 
14. Commercial parking lot; 
15. Community shopping centers which may include any of the permitted uses 

in this section and may also include but not be limited to: 
a. Supermarkets; 
b. Department stores; 
c. Sporting goods; 
d. Books and stationery; 
e. Gifts, notions and variety; 
f. Florists; 
g. Leather goods and luggage; 
h. Pet sales and related supplies; 
i. Photographic supplies; 
j. Health food; 
k. Self-service laundry; 
l. Antique shop; 
m. Delicatessen; 
n. Pastry and confectionery; 
o. General apparel; 
p. Shoes and boots; 
q. Specialty apparel; 
r. Jewelry; 
s. Clocks and watches, sales and service; 
t. Bakery, retail only; 
u. Bicycle shop; 
v. Audio, video, electronic sales and service; 
w. Printing, lithography and publishing; 

 



16. Mobile Food Vendors and Mobile Food Pods as provided in CPMC 5.44; 
17. State-regulated package liquor stores; 
18. Other uses not specified in this or any other district, if the planning 

commission finds them to be similar to the uses listed above and compatible 
with other permitted uses and with the intent of the C-4 district as provided 
in Section 17.60.140, Authorization for similar uses; 

19. Large retail establishments.  
 

17.44.030 Conditional Uses 

A. The following uses are permitted in the C-4 district when authorized in accordance 
with Chapter 17.76, Conditional Use Permits: 

1. Campgrounds and recreational vehicle overnight facilities; 

2. Drive-in movie theater; 

3. Golf course/driving range; 

4. Ice and roller skating rinks; 

5. Dance halls; 

6. Billiard/pool halls; 

7. Miniature golf courses; 

8. Amusement center (pinball, games, etc.); 

9. Nonindustrial business/vocational schools; 

10. Physical fitness/conditioning center; martial arts schools; 

11. Carwash; 

12. Taxicab dispatch office; 

13. Ambulance/emergency services; 

14. Day care center; 

15. Drive-in fast food outlets; 

16. Other specialty food outlets, including Mobile Food Courts as provided in 

CPMC 5.44; 

17. Television and radio broadcasting studio; 

18. Accessory buildings and uses customarily appurtenant to a permitted use, 

such as incidental storage facilities, may be permitted as conditional uses when 

not included within the primary building or structure; 
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19. Permitted uses that are referred to the planning commission by city staff 

because they were found to exhibit potentially adverse or hazardous 

characteristics not normally found in uses of a similar type and size. 

 

17.46.020 Permitted Uses 

The following uses are permitted in the C-5 district: 

C. Retail outlets, including but not limited to: 

1. Auto and truck sales (new and used), 

2. Tire sales and service, 

3. Glass and mirror sales and service, 

4. Wallcovering, floorcovering, curtains, etc., 

5. Major appliances sales and service, 

6. Hardware sales, 

7. Monument sales, 

8. Supermarket, 

9. Convenience market, 

10. Drugstore, 

11. Feed, seed and fuel (within enclosed structure), 

12. Electrical and plumbing supplies, 

13. Heating and air-conditioning equipment; 

14. Stone, tile and masonry supplies, 

15. Nursery and gardening materials and supplies, 

16. Antique shop, 

17. Art and engineering supplies, 

18. Pawnshop, 

19. Sit-down restaurants, including service of beer, wine and liquor, 

20. Drive-in fast food establishments, 

21. Tavern, beer sales only, 

22. Public/quasi-public utilities and services, 

23. Florist sales, 

24. Pet sales, 



25. General apparel; 

26. Furniture sales, including used furniture, 

27. Sporting goods sales, including firearms, 

28. State-regulated package liquor stores, 

29. Community shopping centers, which may include any of the permitted uses in 

this section and the C-4 district, 

30. Large retail establishment eighty thousand square feet or less as defined in 

Section 17.08.010, Retail establishment, large; and, 

31. Mobile Food Vendors and Mobile Food Pods as provided in CPMC 5.44.  

 

17.46.030 Conditional Uses 

The following uses are permitted in the C-5 district when authorized in accordance with 
Chapter 17.76: 
 

1. Automobile and truck paint shops; 

2. Recreational vehicle overnight facilities; 

3. Drive-in movie theater; 

4. Heavy equipment sales and service; 

5. Mobile home and recreational vehicle sales; 

6. Boats and marine equipment sales and service; 

7. Motorcycle and snowmobile sales and service; 

8. Dinner houses and restaurants serving alcoholic beverages; 

9. Cocktail lounges and clubs; 

10. Other specialty food outlets, Mobile Food Vendors; 

11. Meat, fish, poultry and seafood, light processing and sales; 

12. Dairy products sales; 

13. Paint and related equipment and supplies; 

14. Cleaning and janitorial supplies; 

15. Secondhand store or thrift shop; 

16. Mortuary; 

17. Amusement center (pinball, games, etc.); 

18. Manufacturing for on-premises sales; 
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19. Taxidermist; 

20. Auction house (excluding livestock); 

21. Wholesaling of permitted use products; 

22. Adult businesses, as defined in Chapter 5.24; 

23. Small engine sales and service; 

24. Vocational, technical and trade schools, including facilities related to industrial 

trades; 

25. Accessory uses and buildings customarily appurtenant to a permitted use, such 

as incidental storage facilities, may be permitted as conditional uses when not 

included within the primary building or structure; 

26. Permitted uses that are referred to the planning commission by city staff because 

they were found to exhibit potentially adverse or hazardous characteristics not 

normally found in uses of a similar type or size; 

27. Large retail establishments greater than eighty thousand square feet as defined 

in Section 17.08.010, Retail establishment, large; 

28. Regional shopping centers; 

29. Mobile Food Courts as provided in Chapter 5.44. 

 

17.48.020 Permitted Uses 

The following uses and their accessory uses are permitted in an M-1 district, subject to 
the limitations imposed in Section 17.48.030: 

A. Warehousing; 

B. Storage and wholesaling of prepared or packaged merchandise; 

C. Dwellings for a caretaker, watchman, or other person regularly employed on the 

premises; 

D. Administrative, educational and other related activities and facilities in 

conjunction with a permitted use; 

E. Ambulance and other emergency service facilities, including police and fire 

stations; 

F. Municipal corporation and public utility buildings, structures and yards, including 

the storage, repair and maintenance of vehicles and equipment; 
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G. All types of automobile, motorcycle, truck, and equipment sales, service, repair 

and rental, including automobile and truck service stations; 

H. Boat building, sales and repair; 

I. Cold storage plants, including storage and office; 

J. Printing, publishing and book binding; 

K. Scientific research or experimental development of materials, methods of 

products, including engineering and laboratory research; 

L. Vocational, technical and trade schools, including facilities related to industrial 

trades; 

M. Retail and/or wholesale lumber and building materials sales yard, not including 

concrete mixing; 

N. Light fabrication and repair shops such as blacksmith, cabinet, electric motor, 

heating, machine, sheet metal, signs, stone monuments, upholstery and welding; 

O. Assembly, manufacture, or preparation of articles and merchandise from 

previously prepared materials, such as canvas, cloth, cork, fiber, tobacco, wire, 

wood, excluding sawmills and other wood processing plants, and similar 

materials; 

P. Manufacture, compounding, processing, packing or treatment of such products 

as bakery goods, candy, cosmetics, dairy products and meat, drugs, perfumes, 

pharmaceuticals, toiletries; excluding the rendering of fats and oils, fish and meat 

slaughtering, and fermented foods such as vinegar and yeast; 

Q. Processing uses such as bottling plants, creameries, blue-printing and 

photocopying, laundries, carpet cleaning, tire retreading, recapping and 

rebuilding; 

R. Manufacture of electric, electronic, or optical instruments or related devices; 

S. Manufacture of products used by the medical and dental professions, including 

artificial limbs, dentures, hearing aids, surgical instruments and dressings, and 

similar products; 

T. Developer’s project and sales offices, including mobile homes adapted to that 

purpose, during construction only; 

U. Planned unit developments, subject to the provisions of Chapter 17.68; 
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V. Mini-storage facilities; 

W. Mobile Food Vendors and Mobile Food Pods as provided in Chapter 5.44; 

X. Other uses not listed in this or any other district, if the planning commission finds 

them to be similar to those listed above and compatible with other permitted uses 

and with the intent of the M-1 district. 

 

17.65.050 TOD Districts and Corridors 

Table 1 
TOD District Land Uses  

Use Categories Zoning Districts 

  LMR MMR HMR EC GC C OS 

Commercial 

Entertainment N N C P, L7 P, L8, L9 L8 L10 

Professional Office C L3 L3, L4 P P P N 

Retail Sales and Service               

  Sales-oriented C L3 L3 P P N N 

  Personal service-oriented C L3 L3, L4 P P N N 

  Repair-oriented N N N P P N N 

  Drive-through facilities N N N P P N N 

  Quick vehicle service N N N P P N N 

  Vehicle sales, rental and 
repair 

N N N P P N N 

Tourist Accommodations               

  Motel/hotel N N C P P N N 

  Bed and breakfast inn C C P P P N N 

N--Not permitted. 
P--Permitted use. 
N--Not permitted. 
P--Permitted use. 
P1--Permitted use, one unit per lot. 
C--Conditional use. 
L1--Only permitted as residential units above ground floor commercial uses. 
L2--School athletic and play fields only. School building and parking lots are not 
permitted. 



L3--Permitted in existing commercial buildings or new construction with ground floor 
businesses with multifamily dwellings above ground floor. Maximum floor area for 
commercial use not to exceed ten thousand square feet per tenant. 
L4--Second story offices may be permitted in areas adjacent to EC zones as a 
conditional use. 
L5--Only permitted as a transition between lower density zones and/or when adjacent to 
an environmentally sensitive area. 
L6--Permitted only when part of an existing or proposed senior housing project on 
abutting property under the same ownership within the MMR or HMR district. 
L7—Mobile Food Vendors, Mobile Food Pods and Mobile Food Courts are 
prohibited as provided in CPMC 5.44, Mobile Food Businesses.  
L8—Mobile Food Vendors and Mobile Food Pods are subject to the application 

requirements and provisions in CPMC 5.44, Mobile Food Businesses.  

L9—Mobile Food Courts may be permitted in the GC zone as a conditional use in 

accordance with CPMC 5.44, Mobile Food Businesses and per CPMC 17.76, 

Conditional Use Permits.  

L10—Mobile Food Vendors may be permitted in Twin Creeks Park subject to a 

Special Event Permit in accordance with CPMC 5.44.030(A)(3). 
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FINDINGS OF FACT 
AND CONCLUSIONS OF LAW 

File No.: ZC-21003 
 

Before the City of Central Point Planning Commission 
Consideration of a Zone Text Amendments to Central Point Municipal Code  

Chapter 5.44, Mobile Food Businesses. 
 
Applicant:      )   Findings of Fact  
City of Central Point     )              and 
140 South 3rd Street     ) Conclusion of Law 
Central Point, OR  97502 
 

PART 1 
INTRODUCTION 

 
The proposed text amendment aims to expand opportunities for mobile food vendors, establish 
clear standards, and create an application process for authorizing mobile food vendors on a 
temporary and semi-permanent basis within City.  
 
The zone text amendment request is a legislative amendment, which is processed using Type 
IV application procedures.  Type IV procedures set forth in Section 17.05.500 provides the basis 
for decisions upon standards and criteria in the development code and the comprehensive plan, 
when appropriate.   
 
Applicable development code criteria for this Application include CPMC 17.10, which includes 
compliance with the statewide planning goals, comprehensive plan and Transportation Planning 
Rule.  The amendment’s compliance with applicable criteria are presented in Part 2 and 
summarized in Part 3. 

PART 2 - ZONING CODE COMPLIANCE 

17.10.200 Initiation of amendments. 
A proposed amendment to the code or zoning map may be initiated by either: 

A. A resolution by the planning commission to the city council; 

B. A resolution of intent by the city council; or for zoning map amendments; 

C. An application by one or more property owners (zoning map amendments only), or their 
agents, of property affected by the proposed amendment. The amendment shall be 
accompanied by a legal description of the property or properties affected; proposed findings of 
facts supporting the proposed amendment, justifying the same and addressing the substantive 
standards for such an amendment as required by this chapter and by the Land Conservation 
and Development Commission of the state. (Ord. 1989 §1(part), 2014). 

Finding CPMC 17.10.200: The Planning Commission is being asked to consider Resolution 
No. 893 to forward a favorable recommendation to the City Council regarding proposed 
changes to Central Point Municipal Code (CPMC) Chapter 5.44, Mobile Food Businesses. 
Action on this Resolution satisfies CPMC 17.10.200(A).  

justing
Typewritten text
Attachment "B"
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Conclusion 17.10.200: Consistent.   

17.10.300 Major and minor amendments. 
There are two types of map and text amendments: 

A. Major Amendments. Major amendments are legislative policy decisions that establish by law 
general policies and regulations for future land use decisions, such as revisions to the zoning 
and land division ordinance that have widespread and significant impact beyond the immediate 
area. Major amendments are reviewed using the Type IV procedure in Section 17.05.500. 

B. Minor Amendments. Minor amendments are those that involve the application of adopted 
policy to a specific development application, and not the adoption of new policy (i.e., major 
amendments). Minor amendments shall follow the Type III procedure, as set forth in 
Section 17.05.400. The approval authority shall be the city council after review and 
recommendation by the planning commission. (Ord. 1989 §1(part), 2014; Ord. 1874 §3(part), 
2006). 

Finding CPMC 17.10.300: The proposed amendments are legislative changes to land use 
regulations in CPMC 5.44.  The changes consist of new text and regulations for future land 
use decisions, qualifying as a Major Amendment and have been processed in accordance 
with Type IV procedures in CPMC 17.05.500.  

Conclusion CPMC 17.10.300: Consistent. 

17.10.400 Approval criteria. 
A recommendation or a decision to approve, approve with conditions or to deny an application 
for a text or map amendment shall be based on written findings and conclusions that address 
the following criteria: 

A. Approval of the request is consistent with the applicable statewide planning goals (major 
amendments only); 

Finding CPMC 17.10.400 (A): The proposed amendments have been reviewed against the 
Statewide Planning Goals and found to comply as follows: 

Goal 1- Citizen Involvement.  This goal requires that all citizens be given the opportunity 
to be involved in all phases of the planning process.  As evidenced by the land use 
notifications in the newspaper on 2-16-2022, notice to DLCD on December 28, 2021 and 
advertisement on the City’s website (www.centralpointoregon.gov/projects), the City has 
duly noticed the application as necessary to allow the opportunity for citizen participation 
in the public hearings scheduled with the Planning Commission (3-1-2022) and City 
Council (3-10-2022) for the proposed text  changes consistent with Goal 1.  

Goal 2 – Land Use Planning.  Goal 2 addresses the land use planning procedures in 
Oregon, including the need to adopt comprehensive plans and implementing ordinances 
based on factual information.  The proposed amendments are consistent with existing 
policy in the comprehensive plan and are aimed at establishing clear standards with 
expanded opportunities. The proposed changes are based on factual information from 
the municipal code and guidance documents consistent with City standards. 

http://www.codepublishing.com/OR/CentralPoint/#!/CentralPoint17/CentralPoint1705.html#17.05.500
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Goal 3 – Agricultural Lands.  Goal 3 addresses agricultural land within rural areas. The 
proposed text amendments do not affect agricultural lands or agricultural buffers that 
would be required adjacent to agricultural lands outside the urban growth boundary.  On 
this basis, Goal 3 does not apply to the proposed text amendments.  

Goal 4 – Forest Lands.  Goal 4 addresses forest lands within rural areas. The proposed 
text amendments do not affect forest lands or lands adjacent to forest lands; therefore, 
Goal 4 does not apply.  

Goal 5 – Open Spaces, Scenic and Historic Areas, and Natural Resources.  Goal 5 
establishes a process for each natural and cultural resource to be inventoried and 
evaluated.  If deemed to be significant, local governments may preserve, allow uses that 
conflict with the resource, or allow a combination of the two. In Central Point, floodplains 
and historic structures have been inventoried, and ordinances have been adopted to 
minimize impacts to each.  The proposed text amendments would not affect any 
implementing ordinances that require or protect open spaces, natural resources, or 
scenic or historic areas associated with significant Goal 5 resources in the City.  

Goal 6 – Air, Water and Land Resources Quality.  Goal 6 requires local comprehensive 
plans and implementing ordinances to comply with state and federal regulations on air, 
water and land quality resource requirements. Because the proposed amendments are 
focused primarily on expanding commercial activity on developed sites, the amendments 
will not impact the ability of development projects to comply with any applicable state or 
federal air, water or land quality requirements. 

Goal 7 – Areas Subject to Natural Hazards. Goal 7 requires appropriate safeguards 
when planning for development in floodplains or other areas subject to natural hazards.  
In Central Point, floodplain development is regulated in accordance with CPMC 8.24, 
Flood Damage Prevention.  Earthquake and fire safety is a function of building and fire 
codes.  The proposed amendments would not impede or otherwise conflict with the 
standards set forth in CPMC 8.24, the building code or fire code as necessary to protect 
against flood, earthquake, or fire damages. 

Goal 8 – Recreational Needs.  This goal requires communities to inventory existing 
parks and recreational facilities, and to project the needed facilities to serve all 
populations within the community.  Amending standards and regulations for mobile food 
businesses within Central Point would not generate any additional need for parks and 
recreation services.   

Goal 9 – Economy of the State.  Goal 9 addresses diversification and improvement of 
the economy and specifically addresses commercial and industrial land.  The proposed 
amendments provide regulations for temporary and semi-permanent commercial uses 
located on existing commercial lands. The amendments are consistent with Goal 9 as it 
strengthens the standards for development and will not adversely affect the availability of 
commercial lands within the City.  

Goal 10 – Housing.  Goal 10 requires local communities to plan for and accommodate 
housing needs in the City.  The proposed amendments regulate temporary and semi-
permanent businesses on commercial properties. As such, the proposed text 
amendments are not expected to have impacts on housing needs in the City. 
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Goal 11 – Public Facilities and Services.  Goal 11 calls for efficient planning of public 
services such as sewer, water, law enforcement and fire protection to assure that public 
services are planned in accordance with a community’s needs and capacities rather than 
to be forced to respond to development as it occurs.  Public facilities and services are 
planned in accordance with the Comprehensive Plan Public Facilities Element and 
updated master plans for water, stormwater, etc.  The proposed amendments will not 
affect the provision of services or generate additional need for services not already 
planned.  

Goal 12 – Transportation. Goal 12 aims to provide a safe, convenient and economic 
transportation system. The proposed amendments provide regulations for temporary and 
semi-permanent commercial uses on commercially zoned lands that are considered in 
the current transportation system. As such, the proposed text amendments are not 
expected to have impacts on transportation facilities.  

Goal 13 – Energy. Goal 13 has to do with conserving all forms of energy encourages 
communities to look within existing urban areas for potential redevelopment before 
looking to expand.  The proposed amendments provide regulations for temporary and 
semi-permanent commercial uses that provide additional commercial opportunities 
within the existing urban area.  As such, the proposed text amendments are not 
expected to increase energy utilization. 

Goal 14 – Urbanization. Goal 14 has to do with managing the City’s growth in 
conjunction with project need based on population and land use.  The proposed 
amendments will not affect population growth or land need; therefore, Goal 14 does not 
apply. 

Goals 15- Applies to the Willamette Valley and does not apply to the City of Central 
Point. 

Goals 16-19  - Applies to coastal areas, which are not adjacent to or within the 
boundaries of the City of Central Point and are, therefore, not applicable.   

Conclusion CPMC 17.10.400(A): Based on the nature of the proposed amendments and 
the findings above, the proposed changes to CPMC 5.44 are consistent with all applicable 
Statewide Planning Goals.  

B. Approval of the request is consistent with the Central Point comprehensive plan (major and 
minor amendments); 

Finding CPMC 17.10.400 (B): A review of the Central Point Comprehensive Plan identified 
the following relevant policies: 

Citizen Involvement: 

Policy 3 – Citizen Influence. Whenever possible, citizens shall be given the opportunity 
to be involved in all phases of the planning process, including (1) data collection, (2) 
plan preparation, (3) adoption, (4) implementation, (5) evaluation, and (6) revision.  

Finding Citizen Involvement Policy 3 – Citizen Influence: The proposed text amendments 
are being initiated by the City based on feedback from the community to expand 
opportunities and establish regulations for temporary and semi-permanent mobile 
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food businesses. In order to promote awareness of the proposed amendments, the 
City published notice of two (2) duly public hearings that have been scheduled with 
the Planning Commission (3/1/2022) and City Council (3/10/2022) to receive 
testimony. In addition to publishing notice in the newspaper on February 16, 2022, 
notice was provided to DLCD and information was posted on the City’s website 
(www.centralpointoregon.gov/projects).  

Conclusion Citizen Involvement Policy 3 – Citizen Influence: As evidenced by the City’s 
collaboration with business community and efforts to promote awareness of the 
proposed amendments and public involvement process, the proposed amendment 
was processed in accordance with Policy 3 for Citizen Involvement.  

 

Economic Element: 

Policy 5 – Business Innovation. Encourage innovation, research, development, and 
commercialization of new technologies, products, and services through responsive 
regulations and public sector approaches. 

Finding Economic Element Policy 5 – Business Innovation. The City has based the 
proposed text amendments on identified needs within the business community for 
expanded opportunities for temporary and semi-permanent uses, notably mobile 
food businesses. For example, the Economic Element notes the limited availability of 
vacant commercial lands and low redevelopment potential of existing developed 
areas. The proposed amendments provide expanded opportunities to mobile food 
businesses that can locate on developed and under-developed lands on a temporary 
or semi-permanent basis, providing expanded business opportunities within the 
current development patterns 

Conclusion Economic Element Policy 5 – Business Innovation. Consistent. 

Land Use Element: 

Goal 1: To create an economically strong and balanced commercial sector of the 
community that is easily accessible, attractive, and meets the commercial needs of 
the local market area. 

Finding Land Use Goal 1:  Mobile food vending can provide a low-cost way to enter 
business ownership, providing an increase in businesses and business activity in the 
commercially zoned areas of the city. The proposed amendments expand 
opportunities to expand the use of mobile food businesses within Central Point in 
response to growing interest in this industry.  

Conclusion Land Use Goal 1: Consistent.   

Conclusion CPMC 17.10.400(B):Based on the evaluation of applicable Comprehensive 
Plan policies, the proposed zoning text amendment is consistent with the Central Point 
Comprehensive Plan.  

http://www.centralpointoregon.gov/projects
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C. If a zoning map amendment, findings demonstrating that adequate public services and 
transportation networks to serve the property are either available, or identified for construction in 
the city’s public facilities master plans (major and minor amendments); and 

Finding CPMC 17.10.400 (C): The proposed zoning text amendment does not include 
changes to the zoning map.   

Conclusion CPMC 17.10.400(C): Not applicable.  

D. The amendment complies with OAR 660-012-0060 of the Transportation Planning Rule. 
(Ord. 1989 §1(part), 2014; Ord. 1874 §3(part), 2006. Formerly 17.10.300(B)). 

Finding CPMC 17.10.400 (D): The proposed text amendment does not involve any changes 
that would affect trip generation or public transportation facilities, such as an increase in 
density or parking standards.  

Conclusion CPMC 17.10.400(D): Given the nature of the proposed amendments and lack 
of impact to traffic, existing or planned transportation facilities, the proposed amendment 
complies with the TPR.   

 

PART 3 – CONCLUSION 

As evidenced in findings and conclusions provided in Part 2, the proposed zone text 
amendment is consistent with applicable standards and criteria in the Central Point Municipal 
Code, including the Statewide Planning Goals (where applicable), Comprehensive Plan, and 
Statewide Transportation Planning Rule.    

 

 

 

http://www.codepublishing.com/cgi-bin/oar.pl?cite=660-012-0060


Planning Commission Resolution No. 894 (05-03-2022) 

PLANNING COMMISSION RESOLUTION NO. 894 

 

A RESOLUTION APPROVING MAJOR AMENDMENTS TO CPMC 5.44  

 

FILE NO. ZC-21003 

 
Applicant: City of Central Point  

 

 

WHEREAS, on May 3, 2022 the Planning Commission, at a duly scheduled public hearing, 
considered major amendments to Chapter 5.44 – Mobile Food Businesses of the Central 
Point Municipal Code (“CPMC”) as identified in Exhibit “1” – Staff Report dated May 3, 2022: 
 
WHEREAS, it is the finding of the Planning Commission that the above referenced code 
amendments comply with the approval criteria set forth in CPMC 17.10, including the 
Statewide Planning Goals, Comprehensive Plan and Transportation Planning Rule as 
evidenced by the Planning Department Findings identified as Attachment “B” in the Staff 
Report dated May 3, 2022 (Exhibit 1) 
 
NOW, THEREFORE, BE IT RESOLVED, that the City of Central Point Planning 
Commission, by this Resolution No. 894, does hereby forward a favorable recommendation 
to the City Council to approve the amendments as set forth in the Staff Report dated May 3, 
2022 attached hereto by reference as Exhibit “1” including all attachments therein, which are 
herein incorporated by reference. 
 
PASSED by the Planning Commission and signed by me in authentication of its passage this 
3rd day of May 2022. 
 
 
      _______________________________ 
      Planning Commission Chair 

 
ATTEST: 
 
 
 
_______________________________ 
City Representative 
Approved by me this 3rd day of May 2022. 
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Item VII-B: Public hearing & consideration of a Site Plan & Architectural Review for Scenic Middle School Parking Lot Improvements



 

 

 
Staff Report 

Scenic Middle School Site Plan and Architectural Review 
File No. SPAR-22002 

 

May 3, 2022 

Item Summary 

Consideration of site improvements at Scenic Middle School that include constructing site 

access, circulation and parking lot improvements, and establishing a separated bus route and 

loading area. The 13.58 acre site for Scenic Middle School is located at 1955 Scenic Avenue 

and is identified on the Jackson County Assessor’s map as 37S 2W 03AB, Tax Lot 4300.  

Applicant: School District #6; Agent: O’Connor Law, LLC (Daniel B. O’Connor).  

Associated File: VAR-22001 

Staff Source 

Justin Gindlesperger, Community Planner II  

Background  

School District #6 (“Applicant”) received voter approval for a new bond to accomplish multiple 

objectives, including planning for future growth and providing for student safety and security. 

According to the Assessor’s records, Scenic Middle School was built in the late 1960’s, which 

pre-dated the design and development standards currently in effect. Consequently the existing 

access, parking and circulation layout does not conform to the applicable standards in CPMC 

17.75, Design and Development Standards and the building configuration does not provide the 

total classroom space needed to meet current and future demand for public education. The 

Applicant proposes to address the facility needs at Scenic Middle School in two (2) phases as 

follows: 

 Phase 1 includes repaving and adding sidewalks to the northwest private access drive 

from Scenic Avenue and reconstructing the parking lot and parent drop off area north of 

the campus buildings (“Parking Lot Improvements”). The proposal also includes building 

a new bus route and loading area south of the existing campus buildings with access off 

Aurora Lane and egress onto Comet Way (“Bus Route and Loading Area”). Phase 1 

improvements are the subject of this application and are show in Attachment “A-1”.  

 

 Phase 2 illustrates plans to provide new classroom space to accommodate a growing 

student population. The future building locations and design provide context for the 

current proposal (Attachment “A-2”). However, Phase 2 is still in the design phase with 

exact building configuration and architecture to be provided as part of a forthcoming Site 

Plan & Architectural Review application.  

The Parking Lot Improvements in Phase 1 provide increased parking spaces and an enhanced 

parent drop-off/loading zone that is separated from the school bus loading area. Access to and 



from the main parking area and parent drop-off loading area will continue to be via the private 

access drive and Rock Way, which both intersect Scenic Avenue.  

Parking Plan 

The proposed parking plan includes 122 parking spaces, which is an increase in 

approximately 20 spaces over existing conditions. The proposed parking plan meets the off-

street parking standards for secondary schools based on the allowable 20% reduction 

allowed for employment land uses 1.  

Enhanced Parent Drop-off/Loading Area & Fire Lane 

The enhanced parent drop-off/loading area includes two (2) 10-ft drive through lanes and a 

20-ft wide walkway/loading platform adjacent to the campus buildings. The parent drop off 

area is also a fire lane separated from the parking areas by a 4-ft wide landscape strip.  

Bus Route and Loading Area 

Bus Route and Loading Area Improvements separate the parent drop off and loading area 

from the school bus drop off and loading area. As shown in Attachment ”A-3” (“Site Plan – 

Bus Route and Loading Area”), the proposal includes a new 19-ft gated private access drive 

on Aurora Lane. The loading area includes a 13-ft walkway/loading platform. As shown on 

the site plan, approximately nine (9) buses can park in the loading area and will exit onto 

Comet Way when departing the school.  

ISSUES 

There are four (4) issues relative to this application as follows: 

1. Landscape Plan. The landscape plan depicts perimeter and interior landscape areas 

(Attachment “A-4”). The proposed parking area improvements are located between the 

structure and public right-of-way, requiring at least one tree for every four parking 

spaces, per CPMC 17.75.039(G)(2). The landscape plan depicts 25 trees in the 

reconfigured parking area where a total of 31 trees are required for the 122 parking 

spaces.  

 

Perimeter landscape improvements, including existing and installed trees, must comply 

with Table 17.75.03 in CPMC 17.75.039(G). The application specifies that existing 

mature vegetation is being used to count toward meeting the street frontage planting 

requirements between the new angled parking area and Scenic Avenue. The proposed 

sidewalk east of the angled parking area may result in mortality of the mature trees. In 

the event of tree mortality, the parking area will not comply with the landscape 

standards. 

 

                                                
1 Off-Street Parking requirements are calculated based on a minimum/maximum ration as provided in 
CPMC 17.64.040. The result is an absolute number of parking spaces that can be adjusted per Section 
17.64.040(B). The Scenic Middle School parking plan provides for a parking reduction that is within the 
maximum 20% reduction allowed.  



Comment: Staff recommends Condition of Approval No. 1(a) requiring the applicant to 

submit a revised landscape plan that depicts a minimum of 31 trees in the reconfigured 

parking lot area and depicts how the mature trees will be replaced in the event the trees 

do not survive through development of the site. Staff also recommends Condition of 

Approval No. 2(a) that requires the applicant to certify the health of the mature trees 

prior to Certificate of Occupancy and to replace the trees if they are not in good health.  

2. Fire Lane & Aerial Apparatus. The site plan shows a 21-ft wide fire lane that is closer 

to the structure than the prescribed 15-foot separation required and may not provide 

adequate clear area to accommodate aerial apparatus per the Fire Code. Per Fire 

District #3 (Attachment “E”) the fire lane must provide adequate clear area in order to 

deploy a ladder (e.g. aerial apparatus) for fire suppression/rescue efforts.   

 

Comment: To meet the Fire Code requirements per the FD3 comments it will be 

necessary to ensure the fire lane remains clear and unobstructed. Staff recommends a 

condition of approval requiring the applicant to install signage identifying the fire lane as 

an area of ‘no parking’ and prohibiting unattended vehicles. 

 

3. Bus Route and Loading Zone. There are two issues associated with the proposed bus 

route as follows: 

 

a. Class “C” Variance. The proposed site plan for the Bus Route and Loading 

Area does not provide required landscape buffer widths or plants as required by 

CPMC 17.75.039(G)(1) for the Aurora Street Frontage or the adjacent residential 

development.  

 

Comment: Approval of the Phase 1 Bus Route and Loading Area is subject to 

approval of a Class “C” Variance and will be presented to the Planning 

Commission as a subsequent agenda item (File No. VAR-22001). 

 

b. Floodplain Development Permit. A portion of the proposed improvements is 

within the Special Flood Hazard Area (SFHA) for Griffin Creek and requires a 

floodplain development permit.  

 

Comment: The proposed improvement in the SFHA includes replacing the 

existing gate and is minor in scope. However, all development in the SFHA 

requires a floodplain development permit. Staff recommends a condition of 

approval requiring the Applicant to obtain a permit for the construction activities 

in the SFHA prior to building permit issuance.  

 

4. Stormwater Management. The Parking Lot Improvements require on site stormwater 

management facilities. Per the Public Works Department (Attachment “D”), the applicant 

will need to demonstrate compliance with the Rogue Valley Stormwater Quality Design 

Manual for water quality and quantity treatment.  



Comment: Staff recommends a condition of approval requiring the Applicant to submit a 

Stormwater Management Plan to the Public Works for review and approval prior to 

building permit issuance. 

Findings of Fact & Conclusions of Law 

The Scenic Middle School Site Plan and Architectural Review has been evaluated against 

the applicable Site Plan and Architectural Review Criteria set forth in CPMC 17.72 and 

CPMC 17.75 and found to comply as conditioned and as evidenced in the Applicant’s 

Findings of Fact (Attachments “B”) and the Planning Department’s Supplemental Findings 

(Attachment “C”). 

Conditions of Approval 

1. Prior to building permit issuance for the Parking Lot Improvements, the applicant shall 

satisfy the following conditions of approval: 

a. Submit a revised landscape plan that depicts a minimum of 31 parking lot trees 

and additional trees and shrubs to replace the mature trees along the existing 

access in the event the existing trees do not survive through development. 

b. Demonstrate compliance with the following conditions listed in the Public Works 

Department Staff Report (Attachment “D”): 

 

i. Submit a stormwater management plan for the expanded parking lot 

demonstrating compliance with the MS4 Phase II stormwater quality 

standards. 

 

ii. Submit Civil Improvement Drawings demonstrating the protection of 

public infrastructure. 

 

iii. Pay all System Development Charges and permit fees. 

 

c. Demonstrate compliance with the Fire District #3 Staff Report dated April 25, 

2022 (Attachment “E”), including but not limited to installation of “No Parking – 

Fire Lane” signs on both sides of the parent drop off and loading zone on the 

north entrance of the school builidng. Signs must comply with the Oregon Fire 

Code. 

 

2. Prior to building permit issuance for the Bus Route and Loading Area improvements, the 

applicant shall satisfy the following conditions of approval: 

a. Receive approval a Class “C” Variance granting relief from the parking lot and 

loading area landscape standards per CPMC 17.75.039(G)(1) and Table 

17.75.03; 

 



b. Submit landscape plans demonstrating compliance with the parking lot and 

loading area landscape standards per CPMC 17.75.039(G)(1) and Table 

17.75.03; 

 

c. Obtain a Floodplain Development Permit for improvements within the SFHA. 

 

d. Demonstrate compliance with the following conditions listed in the Public Works 

Department Staff Report (Attachment “D”): 

 

i. Submit Civil Improvement Drawings demonstrating protection of public 

infrastructure and a plan for moving the existing fire hydrant and blow-off 

assembly. 

 

ii. Pay all System Development Charges and permit fees.  

 

3. Prior to Public Works Final Inspection, the applicant shall demonstrate compliance with 

the following: 

 

a. An aborist shall certify the health of the mature trees in the northwest portion of 

the project site. If the trees are not deemed healthy enough to survive, the 

applicant shall submit a landscape plan for review and approval that depicts 

replacement vegetation. Once the landscape plan is approved, the applicant 

shall install the vegetation. 

 

b. Complete stormwater management improvements per the Stormwater 

Management Plan approved by the Public Works Department. The Engineer-of-

Record shall certify that the construction of the drainage system was constructed 

per the approved plans. 

 

c. Complete civil improvements per the Civil Improvement Drawings approved by 

the Public Works Department.  

 

d. Record an operations and maintenance agreement for all new stormwater quality 

features. 

Attachments 

Attachment “A-1” – Site Plan – Parking Lot Improvements 

Attachment “A-2” – Phase Development Plan 

Attachment “A-3” – Site Plan – Bus Route and Loading Area 

Attachment “A-4” – Landscape Plan 

Attachment “B” – Applicant’s Findings 

Attachment “C” – Planning Department Supplemental Findings 

Attachment “D” – Public Works Department Staff Report, dated 04/25/2022 

Attachment “E” – Fire District No. 3 Staff Report, dated 04/25/2022 



Attachment “F” – Rogue Valley Sewer Services Staff Report, dated 04/25/2022 

Attachment “G” – Resolution No. 895 

Action 

Open a public hearing and consider the proposed Site Plan & Architectural Review application 

and 1) approve; 2) approve with revisions; or 3) deny the application. 

Recommendation 

Approve Resolution No. 895, a Resolution recommending approval of the Site Plan & 

Architectural Review application for the Scenic Middle School development plan.   
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FINDINGS OF FACT 

AND CONCLUSIONS OF LAW 

File No.: SPAR-22002 

 

Consideration of a Site Plan & Architectural Review  

to construct parking area, circulation and access 

improvements at Scenic Middle School 

 

 

Applicant:      )   Findings of Fact  

Jackson County School District No. 6   )              and 

300 Ash Street      ) Conclusion of Law 

Central Point, OR  97502    ) 

 

 

PART 1 

INTRODUCTION 

 

The applicant proposes site improvements to the property at 1955 Scenic Avenue that includes constructing site 

access, circulation and parking lot improvements, including establishing a separated bus route and loading zone 

that takes access from Aurora Lane and exits onto Comet Way.   

 

The site plan and architectural review request is a Major Project, and is processed using Type III application 

procedures.  Type III procedures set forth in Section 17.05.400 provides the basis for decisions upon standards 

and criteria in the development code and the comprehensive plan, when appropriate.   

 

The project site is located in the Civic zoning district.  The standards and criteria for the proposal are set forth in 

CPMC 17.72, Site Plan and Architectural Review and CPMC 17.75, Design and Development Standards. 

 

The following findings address each of the standards and criteria as applies to the proposed application for the 

Vision Properties medical office. 

PART 2 

FINDINGS & CONCLUSIONS 

 

Staff has reviewed the Applicant’s Findings, incorporated herein as Exhibit “A”, and found that they address the 

applicable development code criteria for the proposed site plan and architectural review, except reductions to off-

street parking requirements and the parking lot/loading facility perimeter landscaping standards. The following 

findings address the reductions to off-street parking spaces and the parking lot perimeter landscape standards:  

 

Section 17.64.040 Off-Street Parking Requirements. 

 

B. Adjustments to Non-Residential Off-Street Vehicle Parking. 

 

1. Reductions. The maximum off-street parking requirements may be reduced by no more than 

twenty percent. 

 

Finding 17.64.040(B)(1): In accordance with this section, the off-street parking requirements for non-residential 

uses may be reduced in any commercial (C) or industrial (M) district within the City. The applicant proposes a 

reduction in off-street parking requirements of approximately five (5) percent; however, the subject property is 

located in the Civic zoning district. In accordance with the Land Use Element (2018 Central Point 

Comprehensive Plan), the Employment land use category is comprised of six (6) supporting land use 

classifications, including zoning districts with Commercial, Industrial and Civic land use designations.  
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The City’s Urban Growth Boundary Amendment also considers Civic zoned land as an Employment land use. 

This consideration is consistent with the Comprehensive Plan in that all non-residential lands, except Parks and 

Open Space lands, are categorized as Employment uses.  

 

Conclusion 17.64.040(B)(1): Based on the evidence in the record, the five (5) percent reduction in off-street 

parking standards is consistent with the adjustments for non-residential uses of this section since the Civic zoning 

district is considered employment per the Land Use Element of the Central Point Comprehensive Plan. 

 

 

PART 3 

SUMMARY CONCLUSION 

 

As evidenced in findings and conclusions, the proposed Scenice Middle School site plan and architectural plan is 

consistent with applicable standards and criteria in the Central Point Municipal Code as conditioned.   

 



 

   

140 South 3rd Street  Central Point, OR 97502  541.664.3321  Fax 541.664.6384 

 

PUBLIC WORKS STAFF REPORT 
April 25, 2022 

 

AGENDA ITEM: Scenic Middle School Parking and Bus Lane (SPAR-22002) 

New Parking Lot for Scenic Middle School  

Applicant: School District 6 

Agent: O’Connor Law 

 

Traffic: 

Expansion for existing use, no Traffic Impact Analysis is required.  

 

Existing Infrastructure:  

Water:  There are 8-inch water lines throughout the site 

Streets:   Scenic Ave is an existing three-lane secondarily arterial  

Stormwater:   There are several storm drain lines at Comet Avenue, a 15-inch and a 30-inch line. 

 

Issues:  

All the public works issues are concerning the proposed connection to Comet Avenue. There are existing 

waterlines and storm drain facilities that will need protection during Construction. Several water-related items 

will need to be moved, including a blow-off assembly and a fire hydrant. 

 

The other issue is the protection of the existing trees adjacent to the main drive. The applicant proposes 

moving the sidewalk into the existing asphalt to avoid damage to the root zones.  

 

Conditions of Approval:  

Prior to the building permit issuance and the start of construction activities on the site, the following 

conditions shall be satisfied:  

 

1. Stormwater Management Plan – The Applicant shall submit and receive approval for a stormwater 

management plan from the Public Works Department. The Stormwater Plan shall comply with the 

Rogue Valley Stormwater Quality Design Manual for water quality and quantity treatment. 

Construction on site must be sequenced so that the permanent stormwater quality features are installed 

and operational when stormwater runoff enters. 

 

2. Civil Improvements– Before Construction, the City will require Civil Improvement Drawings that 

address the protection of public infrastructure and a plan to handle moving the fire hydrant and blow-

off assembly.  

 

3. Parking Lot Trees – The applicant shall have an arborist available to remedy tree roots that may need 

to be trimmed during Construction to preserve existing parking lot trees. 

 

 Public Works Department 
 

 

 

      Matt Samitore, Director 
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Prior to final inspection and certificate of occupancy, the applicant shall comply with the following conditions 

of approval:   

 

 

1. PW Standards and Specifications – Applicant shall comply with the standards and specifications of the 

public work for Construction within the right of way.  

 

2. Stormwater Quality Operations & Maintenance– The Applicant shall record an Operations and 

Maintenance Agreement for all new stormwater quality features and provide a copy of the Public 

Works Department's recorded document.  

  

 



Reviewed By: Patterson, John Review Date: 4/25/2022
LD File #: 224614

Planner: Justin Gindlesperger

LD Description: Parking lot improvements / phase 2
classroom building addition

Applicant: SD 6

Notes: City of Central Point 
SPAR-22002 & VAR 22001
Scenic Middle School Parking Lot Improvements
including comments on proposed Phase Two for modular relocation and new building. 

Parking Lot Improvement Comments: 
1. The new parent flow through isle will become the new fire lane. 
2. Ensure the new parent flow through isle meets the requirements for aerial apparatus access.
Specifically, 28 feet of clear width to park and set up the ladder truck. The 28 feet cannot begin closer
than 15 feet nor begin farther than 30 feet from the building. Landscaping and trees cannot extend
into the required width. Reference 2019 Oregon Fire Code Appendix D, Section D105.3. 
3. No unattended parking will be allowed at any time in the new parent flow through isle. Provide
signage and information to parents and staff to ensure no unattended parking will occur at any time.
Unattended vehicles in the pickup isle are subject to being towed. School Dist. 6 is responsible to
enforce the parking restriction. 

Phase Two Comments: 
1. Ensure firefighting apparatus access requirements are met. Reference 2019 Oregon Fire Code
Appendix D for specifics. 
2. No parking will be allowed for the extent of Upton Road from the intersection at Scenic Avenue
through the end of new access area shown on phase 2 site plan exhibit S1-1 dated 3-8-2022. 
3. Provide no parking signs along Upton Road from the intersection at Scenic Avenue through the end
of new access area shown on phase 2 site plan exhibit S1-1 dated 3-8-2022. 
4. If the total occupant load for the newly proposed building exceeds 300, the new building will require
a fire suppression sprinkler system designed and installed in accordance with NFPA 13. Reference 2019
Oregon Fire Code Section 903.2.3 (3).

Development shall comply with access and water supply requirements in accordance with the Oregon Fire Code in effect at
the time of development submittal. Fire apparatus access roads are required to be installed prior to the time of construction.
The approved water supply for fire protection (fire hydrants) is required to be installed prior to construction when
combustible material arrives at the site.

Specific fire protection systems may be required in accordance with the Oregon Fire Code.
This plan review shall not prevent the correction of errors or violations that are found to exist during construction. This plan
review is based on information provided only.

Design and installation shall meet the Oregon requirements of the International Fire, Building, Mechanical Codes and
applicable NFPA Standards.

Land Development Report

Review/Project Information

Additional Project Consideration

Construction General Information/Requirements

Jackson County Fire District 3, 8383 Agate Road, White City OR 97503, 541-826-7100

www.jcfd3.com

Page 1 of 1          
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April 25, 2022 

 

City of Central Point Planning Department 

155 South Second Street 

Central Point, Oregon   97502 

 

Re: SPAR‐22002, VAR‐22001 – Scenic Middle School Parking Lot Improvements, Map 37 2w 03AB, Tax 

Lot 4300 

 

The proposed parking improvements will not impact sewer service. The existing buildings on the site are 

served by a private 6” service extended in to the property from the 8” main along Aurora Lane. Sewer 

service for the future buildings can be had by connecting to the existing 6” service or by installing a new 

service line from the main along Aurora Lane. Alternatively a sewer main extension can be constructed 

from the existing sewer main to east across the Jackson County Housing Authority Property. Sewer 

connections for the future buildings must be submitted to and approved by RVSS prior to construction. 

  

Feel free to call me if you have any questions. 

 

Sincerely, 

 

 

 

Nicholas R Bakke, PE 

District Engineer 
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Planning Commission Resolution No.  895  (05/03/2022) 

 

 

 
PLANNING COMMISSION RESOLUTION NO.  895 

 
A RESOLUTION OF THE PLANNING COMMISSION APPROVING A SITE PLAN AND 

ARCHITECTURAL REVIEW FOR SCENIC MIDDLE SCHOOL ON LANDS WITHIN THE CIVIC 
ZONING DISTRICT. 

 
(File No: SPAR-22002) 

 
WHEREAS, the applicant has submitted a site plan and architectural review application that 

includes constructing site access, circulation and parking lot improvements, and establishing a 

separated bus route and loading zone on a 13.58 acre site within the Civic zoning identified on 

the Jackson County Assessor’s map as 37S 2W 03AB, Tax Lots 4300, Central Point, Oregon; 

and 

WHEREAS, the Planning Commission’s consideration of the application is based on the 
standards and criteria applicable to Site Plan and Architectural Review in accordance with 
Section 17.72 and Design and Development Standards in accordance with Section 17.75; and   
 
WHEREAS, on May 3, 2022, at a duly noticed public hearing, the City of Central Point Planning 
Commission considered the Applicant’s request for Site Plan and Architectural Review approval, 
at which time it reviewed the Staff Report and heard testimony and comments on the 
application; and 
 
NOW, THEREFORE, BE IT RESOLVED that the City of Central Point Planning Commission by 
Resolution No. 895 does hereby approve the Site Plan and Architectural Review application for 
School District No. 6, based on the findings and conditions of approval as set forth in Exhibit “A,” 
the Planning Department Staff Report dated May 3, 2022, including attachments incorporated 
by reference.   
 
PASSED by the Planning Commission and signed by me in authentication of its passage this 
3rd day of May, 2022. 
       
 

      __________________________________ 
       Planning Commission Chair 
 
ATTEST: 
 
_______________________________ 
City Representative 
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Item VII-C: Public hearing & consideration of a Class "C" Variance to parking and loading standards to construct a bus route and loading zone at Scenic Middle School.



 

 

 

 
Staff Report 

Scenic Middle School Class “C” Variance 
File No. VAR-22001 

 

May 3, 2022 

Item Summary 

Consideration of a Class “C” Variance application to the standards in CPMC 17.75.039(G) 

“Parking/Loading Facility Perimeter and Screening” and Table 17.75.03 “Parking/Loading 

Facility Perimeter and Street Frontage Landscaping” for the development of a new bus route 

and loading area for Scenic Middle School. The 13.58 acre site is located at 1955 Scenic 

Avenue and is identified on the Jackson County Assessor’s map as 37S 2W 03AB, Tax Lot 

4300.  Applicant: School District #6; Agent: O’Connor Law, LLC (Daniel B. O’Connor. 

Associated File: SPAR -22002 

Staff Source 

Stephanie Holtey, Planning Director  

Background  

School District #6 (“Applicant”) has requested Site Plan & Architectural Review approval to 

construct access, circulation and at Scenic Middle School (File No. SPAR-22002).  The 

proposed improvements aim to reduce traffic congestion that occurs on and around campus 

during peak hour times for student drop-off and pick-up by: 

 Reconfiguring the main parking lot with increased parking supply to serve parents and 

students, as well as include landscape terminals, islands and striping to direct and 

reinforce efficient circulation; 

 

 Improving the private access drive off Scenic Avenue, including repaving, adding 

sidewalks to connect the public sidewalk system on Scenic Avenue with the school 

campus; and, 

 

 Separating the bus loading zone from parent drop-off and pick-up areas. The bus 

loading area proposes to take access off Aurora Lane, a local residential street, and exit 

onto Comet Way.  

The proposed bus route and loading area does not meet the parking lot and loading area 

landscape standards per CPMC 17.75.039(G)(1) and Table 17.75.03 and is subject to approval 

of a Class “C” Variance. 

Project Description 

The proposed bus route is located along the south side of campus adjacent to Aurora Lane and 

residentially developed properties on Comet Way (Attachment “A”). The existing campus 



 

buildings are located 29-feet north of the south property line. Per the Applicant’s Site Plan 

(Attachment “B-1” and “B-2”) and Findings (Attachment “C”), the project proposes gated access 

from Aurora Lane and to Comet Way. Buses will travel on a 16-ft drive aisle adjacent to a 13-ft 

walkway/student loading area, which is long enough to park nine (9) buses at a time.  

Due to the limited space between the existing buildings and property line, no landscape buffer 

or plants are proposed (Attachment “B-3” and “B-4”). As buses leave the loading area, the site 

plan shows the bus route meandering slightly to provide a 5-ft buffer between a residential 

property to the south. This is the maximum amount without disturbing the existing track and field 

area. Table 1 presents the variance request relative to the applicable code standards in CPMC 

17.75.039(G)(1) and Table 17.75.03.  

 

Table 1. Proposed Variance to Standards in Table 17.75.03 

 
Street Frontage 
  

Table 17.75.03 Standards Proposed Variance 

Min. Planting Area 
Width 

  

Plants Required per 100 
Lineal Ft. of Street Frontage 

Min Planting 
Width 

No.  
Trees/Shrubs 

Trees Shrubs 

Local (Aurora Lane) 10 ft. 3 15 0 ft 0 

Perimeter (Abutting) 
Land Use 

 
Plants Required per 100 

Lineal Ft. of Abutting 
Property 

  

Residential 20 ft. 4 20 5 ft 0 

 

General Variance Discussion 

Variances generally very difficult to justify. If approved, a variance allows development to occur 

contrary to the requirements of a specific code standard. To approve a variance, the Planning 

Commission must consider all evidence and testimony received and determine that six (6) 

approval criteria set forth in CPMC 17.13.500(C) are met. The criteria are set forth below and 

addressed in the Applicant’s Findings (Attachment “C”): 

1. The proposed variance will not be materially detrimental to the purposes of the Zoning 

Code, to any other applicable policies and standards and to other properties in the same 

zoning district or vicinity. 

2. A hardship to development exists which is peculiar to the lot size or shape, topography, or 
other similar circumstances related to the property over which the applicant has no control, 
and which are not applicable to other properties in the vicinity (e.g., the same zoning district); 

3. The use proposed will be the same as permitted under this title and city standards will be 
maintained to the greatest extent that is reasonably possible while permitting reasonable 
economic use of the land; 

4. Existing physical and natural systems, such as but not limited to traffic, drainage, natural 
resources, and parks, will not be adversely affected any more than would occur if the 
development occurred as specified by the subject code standard; 



 

5. The hardship is not self-imposed; and 

6. The variance requested is the minimum variance that would alleviate the hardship. 

Issues 

There are two (2) issues relative to this project as set forth below: 

1. Material Detriment/Landscape Plan. The proposed bus route is within 5-ft of a low 

density residential property on Comet Way. Under the current code standards, the bus 

route and loading area is required to provide a 20-ft landscape planter adjacent to 

residential land with four (4) trees and twenty (20) shrubs per 100-lineal feet. The 

proposal can only provide a 5-ft planter area without affecting the track and field, which 

is an essential component of secondary education facilities. The landscape plan shows 

no trees or shrubs. The Applicant’s Findings do not address specific impacts to this 

property and does not propose any mitigation measures.  

 

Comment: Based on the Applicant’s Findings the proposed variance is the minimum 

necessary to alleviate the hardship and address the traffic congestion issues in and 

around the school. Based on staff’s analysis, the existing residence will be 10-ft from 

the edge of the access drive. This distance is consistent with side yard setbacks on 

corner lots with frontage on public streets except that street trees are typically provided 

in the public right-of-way to preserve neighborhood character. Staff recommends 

landscaping be required to minimize the impacts that could occur during the limited 

times buses leave the site on school days (e.g. noise, exhaust). As a result, the impact 

to the affected property on Comet Way is no more than would occur for a corner lot in 

any low-density residential zone in the City when buses are present.  

 

Staff recommends that the Planning Commission consider imposing a condition of 

approval to revise the landscape plan to provide conical shaped trees and shrubs as 

required by CPMC 17.75.039(G)(1) within the 5-ft planter area.  

 

2. Public Comment. The City mailed notice of the proposed variance and public hearing 

to property owners within 250-feet, which included 144 properties. As of the date of this 

Staff Report, staff has spoken with two (2) property owners who have expressed 

concerns about the impact of buses on the surrounding neighborhood and quality of life. 

No written comments have been received to-date.  

 

Comment: Approval of the variance must consider evidence relative to the approval 

criteria in CPMC 17.13, Exceptions to Code Standards. Staff listened to the concerns 

and explained the process for participation in the public hearing including that testimony 

should address these criteria. No action is needed at this time.   



 

Findings of Fact & Conclusions of Law 

The Scenic Middle School Class “C” Variance has been evaluated against the applicable 

criteria set forth in CPMC 17.13 and found to comply as conditioned and as evidenced in the 

Applicant’s Findings of Fact (Attachments “C”) and the Staff Report dated May 3, 2022. 

Conditions of Approval 

1. Prior to building permit issuance, the applicant shall submit revised landscape plans that 

provides trees and shrubs within the 5-ft planter areas in accordance with CPMC 

17.75.039(G)(1).  

Attachments 

Attachment “A” – Project Location Map 

Attachment “B-1” – Overall Civil Site Plan 

Attachment “B-2” – Overall Landscape Plan with Fences and Gates 

Attachment “B-3” – Landscape Irrigation Plan – South End 

Attachment “B-4” – Landscape Details 

Attachment “C” – Applicant’s Restated Findings and Exhibits 

Attachment “D” – Site Phasing Plan 

Attachment “E” – Draft Resolution (to be provided at the hearing) 

 

Action 

Conduct the public hearing and consider the Class “C” Variance application.  The Planning 

Commission may 1) approve; 2) approve with revisions; or 3) deny the application.  

If the Planning Commission finds there is insufficient evidence to take one of these actions at 

the May meeting, the Planning Commission may continue the public hearing to a date and time 

specific as necessary to allow the applicant to respond to any issues or questions and update 

their findings.  

Recommendation 

Approve the Class “C” Variance application subject to the recommended condition of approval 

set forth in the Staff Report dated May 3, 2022 and the Applicant’s Findings in Attachment “C.”  

  



 

ATTACHMENT “A” 

 



 

ATTACHMENT “B-1” 

 



 

ATTACHMENT “B-2” 

 



 

ATTACHMENT “B-3” 

 



 

ATTACHMENT “B-4” 
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EXHIBIT “A” 

RESTATED SUPPLEMENTAL FINDINGS 

TYPE “C” VARIANCE REQUEST 

37-2W-03AB TAX LOT 4300 

 

 

 

A. Proposal. 

 

Jackson County School District No. 6 (“Applicant”), is the owner of certain real property, located 

in the City of Central Point, Oregon, and commonly known as Township 37 South, Range 2 West, 

Section 03AB, Tax Lot 4300 (“the subject property”). The subject property has been developed 

with Scenic Middle School since at least 1966 pursuant to the Jackson County Assessor’s records. 

Consequently, modifications and upgrades to certain portions of the existing facility are necessary 

to accommodate growing enrollment. Because the facility has been constructed in its current 

configuration and existing on the grounds for over 55 years and prior to any zoning rules or 

regulations, there is limited option for placement of certain necessary upgrades which standards of 

the current development code may preclude unless approved by variance from said standards. 

Specifically, the standards of CPMC 17.75.039 (G) “Parking/Loading Facility Landscaping and 

Screening” and Table 17.75.03 “Parking/Loading facility perimeter and street frontage 

landscaping.” Applicant is proposing to construct a bus loop along the southern boundary of the 

subject property. Due to the proximity of pre-existing structures in relation to the southern property 

boundary line, Applicant is requesting a variance to the buffer landscape requirements along the 

southern property boundary where the bus loop is proposed.  

 

Applicant has been working to improve congestion issues at Scenic Middle School, which 

historically have been a constant source of complaints from staff, parents and neighboring property 

owners. Recently, Applicant worked with neighboring property owners to the north of the subject 

property for the creation and dedication of the Rock Way extension to the subject property. The 

traditional bus route has been through the existing parking lot, which has resulted in parents 

obstructing the residential streets to the south of the subject property when picking up/dropping 

off students. The proposed bus route on the southern portion of the subject property will eliminate 

the current congestion issues in this area. Specifically, the parent pick up/drop off location will be 

relocated to the parking area north of the school with parents entering via the western driveway 

and exiting via Rock Way. School traffic to the south will be limited to school busses arriving in 

the morning and leaving in the afternoon. 

 

B. Schedule of Exhibits. 

 

The following Exhibits have been submitted in support of this Application, which by this reference 

are incorporated herein and deemed a part of this Application: 

 

 EXHIBIT “A”:  Supplemental Findings 

 EXHIBIT “B”:  Site Plans  

 EXHIBIT “C”:  Assessor’s Map / 1968 Field sketch 

 EXHIBIT “D”:  Aerial Photograph 
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 EXHIBIT “E:  Floodplain Map 

 EXHIBIT “F”:  Site Photographs 

EXHIBIT “G”:  Agent Authorization 

 

C. Background. 

 

The subject property is approximately 13.58 acres in size, is zoned “Civic” and is developed with 

Scenic Middle School, a pre-existing (pre-zoning) educational facility comprised of several 

attached structures and four (4) detached modular buildings currently housing two (2) classrooms 

each, for a total of 39 existing classrooms. A separate Site Plan and Architectural Review 

(“SPAR”) has been submitted for review of the proposed modification of the parking lot; the 

“Phase 1 SPAR”. A second, “Phase 2” SPAR will be subsequently submitted for the proposed 

addition of a new building that will contain six (6) new classrooms. The variance requested is for 

omission of the required parking/loading facility perimeter and street frontage landscaping buffer 

standards along the southern boundary of the subject property due to the lack of space between 

pre-existing buildings and the property boundary which precludes accommodation of both; the bus 

ramp and the landscape buffer required. The buffer requirements are: 10’ where adjacent to Aurora 

Lane (classified as a “local” road) and 20’ where adjacent to the residentially zoned properties 

located at either end of the proposed bus loop. Tax Lot 5003 (37-2W-03AB) to the east where the 

busses will enter the loop on school property and Tax Lot 124 (37-2W-03AC) located to the west 

and south of the proposed ramp, which will exit the school grounds via Comet Avenue.  

 

D.   Applicable Standards and Criteria. 

 

The standards applicable to this Application are set forth in Central Point Municipal Code 

(“CPMC”) Sections 17.13 “Exceptions to Code Standards” which are set forth as follows: 

 

1. CPMC 17.13.100 Variances – Purpose.  

This chapter provides standards and procedures for variances, which are 

modifications to land use or development standards that are not otherwise permitted 

elsewhere in this title as exceptions to code standards. This chapter cannot provide 

standards to fit every potential development situation. The city’s varied geography, 

and complexities of land development, require flexibility. This chapter provides that 

flexibility, while maintaining the purposes and intent of the code. The variance 

procedures provide relief from specific code provisions when they have the 

unintended effect of preventing reasonable development in conformance with all 

other codes. The variance procedures are intended to provide flexibility while 

ensuring that the purpose of each development standard is met. (Ord. 1874 §5(part), 

2006). [CPMC 17.13.100] 

 

2. CPMC 17.13.200 Variances – Applicability  

 

A.  Exceptions and Modifications Versus Variances. A code standard or approval 

criterion (“code section”) may be modified without approval of a variance if the 

applicable code section expressly allows exceptions or modifications. If the code 

section does not expressly provide for exceptions or modifications, then a variance 
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is required to modify that code section and the provisions of this chapter apply. 

[CPMC 17.13.200(A)] 

Applicant’s Findings: The requested variance is to the requirements of CPMC 17.75.039 (G) 

“Parking/Loading Facility Landscaping and Screening” and Table 17.75.03 “Parking/Loading 

facility perimeter and street frontage landscaping” standards due to necessary upgrades to access 

and parking of an educational facility that has been developed and existing on the subject property 

for at least 55 years. There are no exceptions expressly provided within this section of code or 

within the table. Therefore, the variance procedure is required, and the provisions of this Chapter 

are applicable. 

 

B.  Combining Variances with Other Approvals; Permit Approvals by Other 

Agencies. Variance requests may be combined with and reviewed concurrently by 

the city approval body with other land use and development applications (e.g., 

development review, site design review, subdivision, conditional use, etc.); 

however, some variances may be subject to approval by other permitting agencies, 

such as ODOT in the case of state highway access. [CPMC 17.13.200(B)] 

Applicant’s Findings: Applicant has submitted a site design review application in conjunction with 

this variance request, for concurrent consideration by the Planning Commission. There are no other 

applications submitted which rely on the regulation or permitting of any other agency than the City 

of Central Point. Applicant understands that a floodplain development permit application will also 

be required to be submitted to and approved by the City of Central Point Planning Department for 

paving of the proposed bus loop and modification to a segment of the existing fencing where it 

abuts Comet Avenue. 

 

C.  Types of Variances. As provided in Sections 17.13.300, 17.13.400 and 17.13.500, 

there are three types of variances (Class A, B, or C). The type of variance required 

depends on the extent of the variance request and the discretion involved in the 

decision-making process. (Ord. 1874 §5(part), 2006). [CPMC 17.13.200(C)] 

Applicant’s Findings: There is no mechanism to obtain the requested variance(s) through the Class 

A or B variance options therefore, the Class C variance is appropriately pursued through submittal 

of this Type III Application. 

 

3. CPMC 17.13.500 Class C Variances 

 

A.  Applicability. Class C variance requests are those that do not conform to the 

provisions of Sections 17.13.300 and 17.13.400 (Class A and Class B), and that 

meet the criteria in subsections (A)(1) through (4) of this section. Class C variances 

shall be reviewed using a Type III procedure, in accordance with Chapter 17.05: 

1.  The Class C variance standards apply to individual platted and recorded lots 

only. 



Scenic Middle School – Variance Application (VAR-22001) 

Page 4 of 7 

Applicant’s Findings: The variance requested is specific to the subject lot; Tax Lot 4300 in 

Township 37, Range 2 West, Section 03AB, an individual lot. 

2.  The Class C variance procedure may be used to modify a standard for three 

or fewer lots, including lots yet to be created through a partition process. 

Applicant’s Findings: The variance requested is specific to the subject property; Tax Lot 4300 in 

Township 37, Range 2 West, Section 03AB, an individual lot. 

3.  An applicant who proposes to vary a standard for lots yet to be created 

through a subdivision process may not utilize the Class C variance procedure. 

Approval of a planned unit development shall be required to vary a standard 

for lots yet to be created through a subdivision process where a specific code 

section does not otherwise permit exceptions. 

Applicant’s Findings: This Section is not applicable. The proposal does not include a request to 

create new lots. 

4.  A variance shall not be approved that would vary the “permitted uses” or 

“prohibited uses” of a zoning district. [CPMC 17.13.500(A)] 

Applicant’s Findings: The variance requested is not pertinent to a permitted use nor a prohibited 

use but rather a development design standard.  

B.  Approval Process. Class C variances shall be processed using a Type III 

procedure, as governed by Section 17.05.400, using the approval criteria in 

subsection C of this section. In addition to the application requirements contained 

in Section 17.05.400, the applicant shall provide a written narrative or letter 

describing his/her reasoning for the variance, why it is required, alternatives 

considered, and compliance with the criteria in subsection C of this section. 

[CPMC 17.13.500(B)] 

Applicant’s Findings: The Applicant has submitted these written findings (narrative) in 

conjunction with the City of Central Point Planning Department Type III Application form and 

associated fee. The criteria of subsection “C” of this section are subsequently addressed. 

C.  Approval Criteria. The city shall approve, approve with conditions, or deny an 

application for a variance based on all of the following criteria: 

1.  The proposed variance will not be materially detrimental to the purposes of 

this code, to any other applicable policies and standards, and to other 

properties in the same zoning district or vicinity; 

Applicant’s Findings: The subject property is zoned “Civic” and surrounded by residentially 

classified zoning districts. There is no other “Civic” zoned property in the vicinity of the subject 

property. The proposed variance to the parking/loading facility perimeter and street frontage 
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landscaping buffer standards will not be materially detrimental to the intended purpose of the code 

or other applicable policies and standards. The Applicant is requesting a variance to this one 

section of the Design and Development Standards of CMPC 17.75, alone. The purpose of the 

variance is not to change or alter the CPMC in any way and will not be detrimental to other 

properties within the vicinity of the subject property. In fact, the proposal will be beneficial to 

surrounding properties, specifically those located on Aurora Lane, where high traffic congestion 

occurs due to vehicles forming a queue for drop off and pickup of students on the southern 

(exterior) side of the existing fence. The proposed improvement which will benefit the residents 

of Aurora Lane by decongesting it during peak school drop off and pick hours, would not be 

possible without the requested variance.  

2.  A hardship to development exists which is peculiar to the lot size or shape, 

topography, or other similar circumstances related to the property over which 

the applicant has no control, and which are not applicable to other properties 

in the vicinity (e.g., the same zoning district); 

Applicant’s Findings: The school facility has been in existence for at least 55 years and is 

structurally developed.  Minimal open space, aside from that on the western side of the subject 

property (the track, football field and baseball diamond) which is devoted to the physical activity 

educational component, exists on the subject property. Consequently, there is minimal space on 

the subject property to accommodate any new development. The parking lot is being improved in 

its current location to accommodate ongoing enrollment increases since the school’s construction. 

Due to the configuration of existing structures, there is no other viable location on the subject 

property for the proposed bus route. Specifically, there is no feasible location to route the buses 

along the eastern boundary of the subject property because of limited space between the existing 

buildings and the eastern boundary line. A bus route along the western side of the subject property 

would require a significant encroachment into the football/soccer field, track and baseball field 

(the proposed route results in a minor encroachment into the track). A western bus route would 

render all of the aforementioned facilities unusable for their intended purpose. The difficulty of a 

potential western route is exasperated by the site topography. In particular, the existing parking lot 

is elevated relative to the track (approximately 4-5 feet), which would require either of the 

following: (a) construction of separate dedicated bus roadway at current grade; or (b) the import 

and placement of engineered fill to construct a dedicated bus lane at grade with the existing parking 

lot. 

The hardship is peculiar to the lot size, shape, topography of the subject property in conjunction 

with the civic use of the subject property. The construction of Scenic Middle School occurred prior 

to the implementation of zoning and development requirements including landscape buffers and 

setbacks. Consequently, structural development historically occurred closest to Aurora Lane 

resulting in an approximately 30-foot setback between the fence along the southern boundary line 

of the subject property and the existing buildings. Due to this proximity, placement of the 

necessary bus loop and the planting buffer required by the code are synonymously impossible. 

These constraints are not applicable to any other properties in the vicinity because there are no 

other long-term civic uses occurring in the vicinity of the subject property.  
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3. The use proposed will be the same as permitted under this title and city 

standards will be maintained to the greatest extent that is reasonably possible 

while permitting reasonable economic use of the land; 

Applicant’s Findings: There is no proposed change in use. The subject property is developed with 

Scenic Middle School, a middle school is one of the intended uses for the “Civic” zone district. 

All other code standards, as addressed within the concurrently filed SPAR application, are met 

through the proposal. As addressed above, there is no other viable location to place the necessary 

bus loop and the location cannot accommodate both the necessary loop and the required buffer 

landscaping.  

4.  Existing physical and natural systems, such as but not limited to traffic, 

drainage, natural resources, and parks, will not be adversely affected any 

more than would occur if the development occurred as specified by the subject 

code standard; 

Applicant’s Findings: To the contrary, the variance is requested specifically to positively impact 

existing traffic patterns occurring on and around school grounds. There is already a cyclone fence 

with white “privacy slats” installed along the southern boundary of the subject property. This 

screening will remain in place and the only change experienced will be a positive effect on traffic 

patterns currently experienced on Aurora Lane by decreasing their intensity. The lack of planting 

trees and shrubs inside of the privacy fence will not adversely affect the subject nor surrounding 

properties. The cyclone fence with white privacy slats is what the residents of Aurora Lane 

currently observe, and that observation would remain the same if the requested variance wasn’t 

necessary due to spatial accommodation constraints.  

5.  The hardship is not self-imposed; and 

Applicant’s Findings: As previously addressed, the school and the structural configuration have 

been in existence since at least the mid-1960’s (Please see Assessors field sketch/building 

inventory from 1968 at Exhibit “C”). The school grounds were developed in their current 

configuration prior to any zoning regulation and the designers of the school could not have 

anticipated future regulation. Due to the existing structures and limited existing open space (a 

necessary component of any educational facility) the hardship is not self-imposed. 

6.  The variance requested is the minimum variance that would alleviate the 

hardship. (Ord. 1874 §5(part), 2006). [CPMC 17.13.500(C)] 

Applicant’s Findings: The proximity of existing structures to the southern property boundary 

leaves no room for any planting and omission of the planting requirements is consequently the 

minimum variance that will alleviate the hardship in this location.  

\\\ 

 

\\\ 
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E.  Conclusion. 

 

Based upon the findings set forth herein and the evidence submitted in conjunction with this 

Application, Applicant respectfully contends that the applicable standards and criteria have been 

met and the Application for the variance to the requirements of CPMC Section should be approved. 

 

  Dated this 11th day of April 2022. 

 

 

      O’CONNOR LAW, LLC 

 

            

Daniel B. O’Connor, OSB No. 950444 
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