
 VENETA  
PLANNING COMMISSION 

STAFF REPORT 
 

Veneta Dog Park – City File No. CUP-24-1 & SR-24-2 
Conditional Use Permit and Site Plan Review 

 
Application Received:  March 19, 2024 

Application Complete:  March 27, 2024 

Notice Mailed:    March 29, 2024 

Notice Posted:   April 5, 2024 

Staff Report Date:  April 29, 2024 

120 days from Completeness: July 15, 2024 

Agency Referrals:   Lane Fire Authority, Brian Sayles 
     Oregon Department of Transportation (ODOT) Region 2 
     Lane County Public Works/Transportation Planning 
     Sanipac 
     Branch Engineering – City Engineer, Lane Branch 
     Veneta Building Official – Jason Bush, CBO 
  
Prepared by:  Daniel Findlay, Associate Planner 
 

BASIC DATA   

Owner: Oregon International Port of Coos Bay 
 115 Hall Ave 
 Coos Bay, Oregon 97420 
 
Applicant: City of Veneta 
 Kyle Schauer, Public Works Director 
 PO Box 458 
 Veneta, OR 97487  
 
Site Address:    25031 Brooker Lane 

Assessor’s Map No.   17-05-00-00 

Tax Lot No.    00500 
 
Zoning District:   Broadway Commercial (BC)  

Comprehensive Plan Designation: Commercial (C) 
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REQUEST 
The request is for the approval of a Site Plan Review for a new dog park and a Conditional Use 
Permit to develop within the Greenway-Open Space Subzone (/GW). 
 
BACKGROUND, PROPERTY CHARACTERISTICS, AND CONTEXT 
The subject property is currently railroad right-of-way. There is a rail line owned and operated 
by the Oregon International Port of Coos Bay and the site has no other history of development. 
The development will be contained within approximately 1.75 acres of the 1,066.94-acre right-
of-way. The development area is located on the northwest corner of Territorial Road and 
Brooker Lane. See the vicinity map below. 

No off-street parking is required for the request, and the applicant is not proposing any. On-
street parking is available along 3rd and 2nd Street, and there is a City-owned parking lot 
immediately to the south across Brooker Lane. There is an existing shared-use path along the 
north end of Brooker Lane that will provide pedestrian and bicycle access to the site. 
 
The subject site is zoned Broadway Commercial (BC). Surrounding zoning districts include 
Highway Commercial (HC) to the north, General Residential (GR) to the east, and Broadway 
Commercial (BC) to the west and south. 
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To the north is a railroad line and an existing restaurant. To the south is a food truck court, a 
vacant lot, the Fern Ridge Service Center, and a convenience store. To the west and east is the 
railroad right-of-way. To the east, across Territorial Road, is a housing development owned by 
the  
 
Wastewater 
City sewer is available but not required to serve this site.  
 
Water 
The applicant will connect to City water off of Brooker Lane. There is adequate capacity to serve 
this proposal. 
 
Stormwater 
Stormwater currently drains north to the railroad line. The proposal will not drain the direction 
of the flow of the drainage. The proposal will create approximately 11,000 square feet of 
impervious surface in the form of sidewalks, the stormwater from which will be detained and 
treated via the approximately 66,000 square feet of pervious surface. 
 
PUBLIC NOTICE 
Notice was mailed to all property owners and property addresses within 300 feet of the site on 
March 29, 2024. Notice was posted at the site, Veneta City Hall, Fern Ridge Library, and on the 
City website on April 5, 2024. All public notice was done in accordance with Veneta Zoning and 
Development Code, Section 11.07(2). 
 
APPROVAL CRITERIA  
Veneta Zoning and Development Code, Section 6.05 – Site Plan Review Criteria, Section 8.10 – 
General Standards of Approval, Section 8.11(19) – Special Standards Governing Certain 
Conditional Uses (Standards for development in the GW subzone). 
 
REFERRAL COMMENTS 
The City Engineer provided a referral comment with a trip generation estimate for the proposed 
use. The trip generation estimate was used to determine that the proposal does not require a 
Traffic Impact Analysis per Section 5.27 of the Veneta Zoning and Development Code. 
 
PUBLIC COMMENT 
No public comments have been received at the time of writing this report.  
 
ISSUES 
Development in the Greenway Subzone 
The applicant is requesting a Conditional Use Permit to develop within the Greenway – Open 
Space Subzone (/GW). The GW Subzone has a few different purposes. The first, and most 
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common, is to provide a 50-foot buffer from the border of all significant wetlands to preserve 
the integrity of these wetlands and prevent encroachment upon them by development. It can 
also serve to provide open space and opportunities for pedestrian and bicycle paths. A third 
purpose is to provide a buffer from intensive uses to residential or other, less-intensive uses.  
 
The subject site sits on a 100-foot wide Greenway belt that runs east-west across the entirety 
of the city. This Greenway belt serves to provide a vegetated buffer from Highway 126 and the 
railroad line to the rest of the City, and provides space intended for a future pedestrian and 
bicycle path. See the Greenway and Wetlands map below. Greenway is identified in green 
hatching, while the colored areas indicate wetlands. The subject site is shown in red. 

 
The proposed dog park will not preclude the development of a pedestrian and bicycle path 
because there is an existing 10-foot wide pedestrian and bicycle path that runs along the 
frontage of the site. It also will not remove the buffer because the proposal will not remove any 
significant trees or vegetation and will retain the site’s use as open space. 
 
There are no wetlands associated with this Greenway belt where it intersects with the site, and 
there are no wetlands anywhere in the surrounding area. The development of this dog park 
thus will not have any impact on the natural resources of the City. See the findings under 
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Section 8.11(19) in the proposed final order (Exhibit A) for the formal findings related to this 
issue. 
 
 
STAFF RECOMMENDATION 
Based on the findings for the request stated in the Final Order, staff recommends the Planning 
Commission approve with conditions the Conditional Use Permit and Site Plan Review request. 
The conditions of approval are specified in the Final Order (Exhibit A). 
 
EXHIBITS 
Exhibit A – Final Order  
Exhibit B – Applicant’s Submittal 
Exhibit C – City Engineer’s Comments 
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SCALE: 1" = 1'-0"
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CONCRETE SURFACE - SEE PLAN

1" CRUSHED ROCK (1/4" MINUS)

COMPACT OR VIBRATE INTO PLACE
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NOTES:
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2. FENCING DETAIL IS PROVIDED FOR CONTRACTOR REFERENCE. CONTRACTOR SHALL SUBMIT SHOP DRAWINGS, INCLUDING

ENGINEER'S STRUCTURAL DRAWINGS, FOR REVIEW AND APPROVAL PRIOR TO CONSTRUCTION OF FENCING, FOOTINGS AND GATES.

3. PROVIDE BLACK PLASTIC FENCE TOPPER AT 4' HEIGHT PICKLEBALL COURT FENCING.

ROUND END, GATE AND
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CHAIN LINK FENCING
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-SEE PLAN FOR CONDITION.
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NOTES:
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OUTSIDE (NON-SECURE-SIDE).

2. GATE DETAIL IS PROVIDED FOR CONTRACTOR REFERENCE. CONTRACTOR SHALL SUBMIT SHOP
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3. SEE DETAIL 3/DP-3 FOR TYPICAL COMPONENT NOTES.
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2. 10' WIDE MAINTENANCE ACCESS GATE DETAIL IS PROVIDED FOR CONTRACTOR REFERENCE. CONTRACTOR SHALL SUBMIT SHOP

DRAWINGS, INCLUDING ENGINEER'S STRUCTURAL DRAWINGS, FOR REVIEW AND APPROVAL PRIOR TO CONSTRUCTION OF

FENCING, FOOTINGS AND GATES.
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4' FENCE

6-8' FENCE

PATH 

PAVILION

DRAINAGE PIPE 

-SEE SPECIFICATIONS

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE 

EXISTING TREE 

TO REMAIN

TO BE REMOVED (6 TOTAL)

PROPOSED SPOT GRADE

415

EXISTING SPOT GRADE TO REMAIN

(VERIFY IN FIELD)

GRADING LEGEND

415.68

DIRECTION OF FLOW ARROW

WITH GRADIENT

0.077

PROPOSED CONTOUR LINE

AND ELEVATION

EXISTING CONTOUR LINE AND

ELEVATION

(415.68)

TO REMAIN - DO NOT EXCAVATE

WITHIN DRIP LINE.

TW 415.68

BW 415.68

TOP & BOTTOM OF WALL

PROPOSED SPOT GRADE

GRADING NOTES

1. EXISTING GRADE INFORMATION HAS BEEN DERIVED FROM PROJECT SURVEY

BY BRANCH ENGINEERING.  CONTRACTOR SHALL FIELD VERIFY ELEVATIONS

OF EXISTING GRADES TO REMAIN PRIOR TO CONSTRUCTION AND NOTIFY

LANDSCAPE ARCHITECT OF DISCREPANCIES TO PLAN.

2. PRIOR TO ANY CONSTRUCTION OPERATIONS, THE CONTRACTOR SHALL

ESTABLISH ADEQUATE GRADING INFORMATION FOR PROPOSED WORK TO 

ALLOW FOR THE EVALUATION OF ITS RELATIONSHIP TO EXISTING SITE

FEATURES AND PROPOSED DRAINAGE STRUCTURES. PROPOSED SPOT

GRADES AND CB RIM LOCATIONS ARE INTERPOLATED FROM EXISTING 

GRADES.  PROPOSED GRADES INDICATE INTENT.  CONTRACTOR SHALL

VERIFY ELEVATIONS AND MAKE ADJUSTMENTS AS REQUIRED TO MEET FIELD

CONDITIONS AND TO PROVIDE POSITIVE SURFACE DRAINAGE.  FIELD 

MODIFICATIONS MAY BE REQUIRED TO INSURE POSITIVE DRAINAGE TO

THESE STRUCTURES.

3. GRADE FOR EVEN SLOPE BETWEEN PROPOSED SPOT GRADES UNLESS 

INDICATED OTHERWISE.

4. CROSS PITCH FOR SIDEWALKS SHALL NOT EXCEED 2% SLOPE.

LONGITUDINAL SLOPES SHALL NOT EXCEED 5% SLOPE.

5. AT EXISTING TREES, EXCAVATE TO ORIGINAL BASE ELEVATIONS WITH

SMOOTH TRANSITIONS.

6. FINISHED GRADE INCLUDES 6" MINIMUM OF IMPORTED TOPSOIL. SEE

SPECIFICATIONS.
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EXCEED A 4:1 SLOPE. CAP WITH 6" TOPSOIL
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POTENTIAL BERM
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SECTION

GRAVEL SUMP AND UNDERDRAIN CONNECTION

DP-3

12" DIA. X 18" HT. SCH. 40 P.V.C. SUMP

ROUND RIVER BOULDERS TO CONTAIN GRAVEL

FILTER FABRIC SUMP BOTTOM - DUCT TAPE TO

DRAIN RISER AND OUTSIDE OF SUMP PIPE PRIOR

TO BACKFILLING

3" PIPE TO DAYLIGHT

- SEE PLAN

3" ELBOW 90 PVC DRAIN PIPING TO STORM LATERAL

FILTER FABRIC
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CODE QTY BOTANICAL NAME COMMON NAME SIZE REMARKS

TREES

ACRR 6

Acer rubrum `Red Sunset` Red Sunset Maple

2" cal.

Matching, limbed up to approx. 6 ft.

ALR 6

Alnus rubra Red Alder

2" cal.

Matching

CONU 5

Cornus nuttallii Pacific Dogwood

1.75" cal.

Single stem, B&B, matching, full

NYS 8

Nyssa sylvatica Black Tupelo

2" cal.

Matching, full, B&B

QG 12

Quercus garryana Oregon White Oak

1.5" cal.

Single stem, full, well branched

SHRUBS

COBA 6

Cornus alba 'Bailhalo' Ivory Halo® Tatarian Dogwood

3 gal matching, full

COS 22

Cornus sericea Red Twig Dogwood

30" ht.

Matching, full

EUAC 8

Euonymus alatus `Compactus` Compact Burning Bush

5 gal Matching, full

PLO 11

Prunus laurocerasus `Otto Luyken` Otto Luyken English Laurel

5 gal Matching, full
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March 19, 2024 
 

CONDITIONAL USE PERMIT AND SITE PLAN REVIEW APPLICATION 

PROPERTY OWNER:   Oregon International Port of Coos Bay 

APPLICANT:    City of Veneta 

APPLICANT’S REPRESENTATIVE: Kyle Schauer, Public Works Director 

LANDSCAPE ARCHITECT:  Dougherty Landscape Architects 

CIVIL ENGINEER:   Branch Engineering, Inc. 
 
ASSESSOR’S MAP:   17-05-00-00 

TAX LOT:    500 

ZONING:    Broadway-Commercial (BC) 

     Greenway – Open Space Subzone (/GW) 

 

REQUEST 

The proposal is to use approximately 1.75 acres of the 1,066.94-acre property for a dog park. 
The applicant is requesting a Site Plan Review for a Low Impact Public Use in the Broadway-
Commercial zone and a Conditional Use Permit for development within the Greenway – Open 
Space Subzone. 
 

VENETA ZONING AND DEVELOPMENT CODE 

ARTICLE 6 – SITE PLAN REVIEW 

Section 6.03 – Required Information on Site Plan 

An application for a Site Plan Review, Site Plan Review with adjustments (Type II), or 
Amendment, as applicable, shall include the following information based on the size, scale and 
complexity of the development. The Building and Planning Official, at his or her discretion, may 
waive certain application submittal items where such items are not relevant to the review or the 
information is already available. 

1) Site Plan. All maps must be drawn to scale and indicate clearly and with full dimensions, 
the following information: 



 
A. Vicinity Map. A scaled vicinity map clearly showing the relationship of the proposed 

site to surrounding developments, tax lots, streets, storm drainage(s), sewer, water 
and other required public facilities. 

 
RESPONSE: See Sheet G-1. 
 

B. Development Plans. A development plan shall include the following items in 
accordance with Article 5: 
1. Building and Land Use Plans. 

a. Location of all proposed buildings and existing buildings which will remain on 
the site. 

b. Floor elevations. 
c. Preliminary architectural plans showing one or all of the following for new 

buildings and major remodels in conformance with Section 5.13 or 5.29 of 
this ordinance: 
i. Building elevations with building height and widths dimensioned, and 

materials labeled; 
ii. Building materials, colors and type; a materials sample board may be 

required; 
iii. The name of the architect or designer. 

d. Existing land uses adjacent to the property. 
e. The phases, if any, of development construction. Such phases shall be clearly 

marked on the plan. 
 
RESPONSE: See Sheets DP-1 and DP-2. 
 

2. Parking and Traffic Flow Plans. 
a. Location, arrangement, number and dimensions of automobile garages and 

parking spaces, width of aisles, bays and angle of parking. 
b. Location, arrangement and dimensions of truck loading and unloading 

spaces, if any. 
c. Location of bikeways, pedestrian walkways, malls and trails. 
d. Traffic flow pattern showing the circulation of vehicles within and adjacent to 

the site, including fire equipment access and turnarounds. 
e. Stacking and queuing areas that involve queuing of vehicles, loading and 

unloading of goods, materials, or people shall provide an area for vehicle 
stacking in accordance with Section 5.20(15) of this ordinance. 

f. Location of all existing and proposed streets, public ways, railroad and utility 
rights-of-way within and immediately adjacent to the development. 

g. A Traffic Impact Analysis if required under Section 5.27 of this ordinance. 
 



 
RESPONSE: See Sheets DP-1 and DP-2. 
 

3. Landscaping and Site Improvements. 
a. Location and type of all landscaping proposed for the development, including 

irrigation systems in conformance with Section 5.12 of this ordinance. 
b. Location, height and materials of all walls, fences and screen plantings. 

Elevation drawings of typical walls and fences shall be included. 
c. Location, size, height and means of illumination of all proposed signs and 

lighting. 
d. Open space to be maintained and controlled by the owners of the property 

but not included in the development. 
e. Areas proposed to be dedicated or reserved for public parks, playgrounds, 

school sites, public buildings and others to be reserved or dedicated to the 
public. 

 
RESPONSE: See Sheet DP-4. 
 

4. Utility Plans. 
a. Existing and proposed contour map of the site. 
b. Location, flow elevations and capacities of all existing and proposed storm 

drainage facilities designed and constructed in accordance with Section 5.16 
of this ordinance. 

c. Location of all existing and proposed water mains. 
d. Location, flow elevations and certified capacities of all existing and proposed 

sewer lines. 
e. Location of all other underground facilities, including phone, electricity, and 

cable television. 
 
RESPONSE: See Sheet DP-5. 
 

5. Emissions or Potential Hazards. Specifications of the extent of emissions and 
potential hazard or nuisance characteristics caused by the proposed use including 
approvals of all regulatory agencies having jurisdiction. 
The applicant shall accurately specify the extent of emissions and nuisance 
characteristics relative to the proposed use including, but not limited to surface 
or groundwater pollution, noise, vibration, smoke, odor, fumes, dust, heat, glare 
or electromagnetic interference. Misrepresentations or omissions of required 
data shall be grounds for termination of a Certificate of Occupancy. 
All uses shall meet all applicable standards and regulations of the Oregon State 
Board of Health, the Oregon Department of Environmental Quality and any other 
public agency having appropriate regulatory jurisdiction. Prior to construction, 



 
evidence shall be submitted to the City indicating that the proposed activity has 
been approved by all appropriate regulatory agencies. 
Any such other data as may be necessary to permit the Planning Commission to 
make the required findings. 

 
RESPONSE: The primary potential nuisance characteristic of the proposed use would be the 
noise generated from the park. This is discussed further  
 

6. Tree Removal Plans. If development of the proposed plan will require removal of 
trees as defined by Veneta Municipal Code 8.10, detailed tree removal plans are 
required. Plans shall be in conformance with VMC 8.10. 

 
RESPONSE: This project is exempt from the Tree Removal Permit requirements of the Veneta 
Municipal Code Chapter 8.10. See VMC Section 8.10.040(4). 
 

2) Additional Information. Prior to the end of the completeness review period, the Building 
and Planning Official may require an applicant to submit studies, reports or exhibits 
prepared by qualified professionals to show compliance with applicable criteria 
addressing specific site features or impacts including but not limited to: 
A. Stormwater 
B. Steep Slopes 
C. Wetlands 
D. Flood Plains 

 
RESPONSE: There are no steep slopes, wetlands, or flood plains present on the site. 
 

3) Deed Restrictions and easements. The applicant shall submit copies of all existing and 
proposed restrictions or covenants and any proposed easements. 

 
RESPONSE: Not applicable. 
 

4) Building Orientation and Design. All new or remodeled commercial, mixed-use or 
residential buildings that require a site plan review or site plan amendment shall comply 
with the commercial or residential design standards in Article 5 of this ordinance. 

 
RESPONSE: Not applicable. 
 

5) Program Elements. 
A. Narrative statement documenting how each required criteria in this ordinance have 

been met, Veneta Zoning and Development Code Page 108 including those criteria 
that are required in accordance with Section 6.03(1) above. 



 
B. A completed environmental assessment may be required by the Planning 

Commission or Building and Planning Official if it finds that a potential hazard, 
nuisance or emissions exists, existed or will be created by the development and has 
not been adequately addressed in the development plans and program. 

C. A timetable indicating when utility and drainage facilities intended to serve the 
development are to be installed. If the development is to be constructed in stages, 
the timetable shall reflect this. 

D. If the site plan calls for tree removal which would require a tree removal permit 
pursuant to Veneta Municipal Code Chapter 8.10.030, a tree removal permit, 
together with the required filing fee, must be submitted. 

 
RESPONSE: Narrative statement provided. This project is exempt from the Tree Removal Permit 
requirements of the Veneta Municipal Code Chapter 8.10. See VMC Section 8.10.040(4). 

Section 6.05 – Approval Criteria 
1) After an examination of the site and prior to approval of plans, the Planning Commission 

or Building and Planning Official must make the following findings: 
A. That all provisions of city ordinances are complied with. 

 
RESPONSE: The proposed use complies with all city ordinances. 
 

B. That traffic congestion is avoided; pedestrian, bicycle and vehicular safety are 
protected; and future street right-of-way is protected. 

 
RESPONSE: The parking provided exceeds the parking required for the proposed use. There are 
pedestrian and bicycle facilities on-site in the form of asphalt paths running along the north and 
south perimeters of the site. The north asphalt path connects to the existing sidewalk along 
Hunter Avenue to the west and Territorial Road to the east. On Hunter Road, 30-foot setbacks 
are required to protect future street right-of-way. The proposed use will be set back further 
than 30 feet. 
 

C. That proposed signs or lighting will not, by size, location or color, interfere with 
traffic or limit visibility. 

 
RESPONSE: No signs or lighting are proposed. 
 

D. That adequate water, sewer, and other required facilities, for the proposed use are 
available. 

 
RESPONSE: No sewer connection is proposed or required for the request. The park will require 
a connection to City water for irrigation. Adequate water service is available to the site. 
 



 
E. That drainageways are protected, existing drainage patterns are maintained and 

drainage facilities are provided in accordance with Section 5.16 of this ordinance. 
 
RESPONSE: The existing drainage pattern of the site will be maintained. Currently, stormwater 
flows north to the railroad tracks and this is not proposed to be altered. 
 

F. That the extent of emissions and potential nuisance characteristics are reasonably 
compatible with the land use district, adjacent land uses and the standards of all 
applicable regulatory agencies having jurisdiction. 

 
RESPONSE: The primary potential nuisance characteristic of the proposed use would be the 
noise generated from the park. To the north is the railroad line. To the south is a vacant lot, the 
City-owned Fern Ridge Service Center, and a convenience store. All surrounding lots are zoned 
Broadway Commercial. This noise would be compatible with the surrounding land uses.  
 

G. Where the applicant has requested an adjustment to Site Plan Review criteria (Type II 
Site Plan Review) pursuant to the Veneta Zoning and Development Code, the 
applicant shall identify all applicable criteria in this ordinance and specifically 
address each adjustment. 

 
RESPONSE: No adjustments requested. 
 

2) Alternatives to the Commercial and Mixed Use Design Standards of Section 5.13, or 
Residential Design Standards of Section 5.29 or Off Street Parking Location Standards 
Section 5.20(3)(c) may be granted by the Planning Commission following a public 
hearing where the Commission finds that the alternative design: 
A. Meets the purpose and intent of the applicable design standard being adjusted. 
B. Conforms with the design guidelines provided in Section 5.13 or 5.29 as applicable. 
C. Promotes pedestrian safety, convenience and comfort. 
D. Contains architectural features substituting for code required features which are 

consistent with the overall design intent and composition of the building. 
E. Maintains or enhances compatibility between new development and existing uses, 

including aesthetics and privacy for residential uses. 
 
RESPONSE: Not applicable. 
 
ARTICLE 8 – CONDITIONAL USE PERMITS 
 
Section 8.10 – General Standards of Approval 
 
A conditional use may be granted only if: 



 
1) The proposed use is consistent with the Veneta Comprehensive Plan. 

 
RESPONSE: The Veneta Comprehensive Plan, Element H – Parks and Open Space, contains five 
goals. They are: 
Goal 1. Improve Community Safety, Access, and Stewardship 
Goal 2. Strategic Greenway Acquisition and Development. 
Goal 3. Expand Distribution and Connectivity 
Goal 4. Secure Funding and Partnerships 
Goal 5. Expand Park Development 
 
The proposed use utilizes a variety of features (chain link fence, secure entrances and exits) to 
ensure that the dog park is safe for both people and their pets, and will result in a new 
recreational facility for all residents of Veneta to use. This is consistent with Goal 1. The 
proposed use will develop a portion of the Greenway – Open Space Subzone (GW) for the use 
of a dog park. This is consistent with Goal 2. The proposed use is located along an existing 
multi-use path and is located in close proximity to Ralph Johnson Park, improving connections 
to and between park facilities. This is consistent with Goal 3. The proposed use is the result of a 
partnership with the Oregon International Port of Coos Bay, which is consistent with Goal 4. 
The proposed use will develop a new park to meet a community need that is currently not 
served by any other park, which is consistent with Goal 5. 
 
The subject site is located within the ‘Commercial’ (C) Comprehensive Plan Designation. While 
the proposed use is not a commercial use, it will bring visitors and activity to the West 
Broadway Main Street area, potentially increasing economic activity in the area as it sees more 
use and traffic. This is consistent with the Commercial Comprehensive Plan Designation. 
 

2) The proposed use is consistent with the purpose of the zoning district. 
 
RESPONSE: The purpose of the Broadway Commercial (BC) zoning district is to “create a 
pedestrian-friendly environment within the downtown area with a mixture of land uses that 
provides direct, safe, and convenient access from residential areas to commercial services, 
public spaces, and transit connections while maintaining access for automobiles and bikes.” 
There are currently no other parks or recreation facilities immediately within the BC zone, so 
the proposed use of a dog park will contribute to the creation of a mix of uses in the zone. The 
subject site contains a multi-use path along its frontage that provides pedestrian and bicycle 
access to the rest of the Broadway Commercial zone. For all of these reasons, the proposed use 
is consistent with the purpose of the zoning district. 
 

3) The potential negative impacts of the proposed use on adjacent properties and on the 
public will be mitigated through the application of existing requirements and conditions 
of approval. 



 
 
RESPONSE: Potential negative impacts to the Greenway are usually impacts to the ecological 
and environmental health of the area protected by the Greenway. In this specific situation, the 
Greenway over the subject site is not associated with a wetland, and is instead present to 
provide a buffer from Highway 126 and the railroad to the rest of the City, and for an eventual 
multi-use pedestrian and bicycle path. A multi-use path is already present along the frontage of 
the subject site, and the buffer of trees will still remain. Thus, there are no potential negative 
impacts of the proposed use to the environmental and ecological health of the site and of the 
area. 
 

4) All required public facilities have adequate capacity to serve the proposal. Systems 
Development Charges will be assessed at the time a building permit is issued. Additional 
SDC’s will be assessed for changes in use that are more intense than a pre-existing use. 

 
RESPONSE: The dog park will connect to City water in order to irrigate the park. All public 
facilities have adequate capacity to serve this development. 
 

5) The site size, dimensions, location, topography, and access are adequate considering 
such items as the bulk, coverage or density of the proposed development; the generation 
of traffic; environmental quality impacts; and health, safety or general welfare concerns 

 
RESPONSE: There is an abundance of on-street parking in the area surrounding the site. There is 
also a City-owned parking directly across the street from the site. The dog park is proposed to 
be located in a part of town that has pedestrian connections to downtown and the surrounding 
City blocks. Thus, traffic generation is not expected to be a problem. See response to criteria 3 
for discussion of environmental quality impacts. No health, safety, or general welfare concerns 
are expected to arise as part of this development. 
 
Section 8.11 – Special Standards Governing Certain Conditional Uses 
Subsection 19 – Standards for Development in the GW Subzone. 
 
The development must comply with all standards listed below. If the proposed development 
cannot comply with all the standards, the Planning Commission must determine what balance is 
needed between the public benefits provided by standards (A) through (E) and the private 
benefits provided by standards (F) and (G). 

A. Fish and wildlife habitats and wildlife movement corridors will be protected. 
 
RESPONSE: The subject Greenway is not associated with a wetland. No known fish and wildlife 
habitats or wildlife movement corridors are known. The area is currently a railroad right-of-
way. 
 



 
B. Scenic qualities and viewpoints will be preserved. 

 
RESPONSE: There are no scenic qualities or viewpoints at or around the subject site, and the 
development will not interfere with the preservation of any scenic qualities or viewpoints. 
 

C. Natural drainageways are protected and the stormwater plans comply with an approved 
stormwater drainage management plan. Erosion will be prevented or controlled. 

 
RESPONSE: The existing drainage of the site flows north to the railroad line. The proposed use 
will not change the drainage pattern. Erosion will be controlled during construction of the park. 
 

D. Significant trees and other site vegetation will be preserved. 
 
RESPONSE: The Greenway on site is not associated with a wetland and there is no known 
vegetation of ecological importance. The pre-development site vegetation consists of non-
native grass and weeds. There are no significant trees on the site. 
 

E. Stream corridors and wetland will be protected and provided with buffers. 
 
RESPONSE: The Greenway that the subject site is under is not associated with any stream 
corridors or wetlands. 
 

F. The practical needs of construction activity are provided for in terms of ingress and 
egress. 

 
RESPONSE: The practical needs of construction activity are provided for in terms of ingress and 
egress. 
 

G. Exceptional and undue hardship upon property owner or developer is avoided. For 
purposes of this subsection, hardship means the subject property will have no 
economically viable use without the Conditional Use Permit. The hardship must arise 
from conditions inherent in the land which distinguish it from other land in the 
neighborhood. 

 
RESPONSE: The site is currently a railroad right-of-way. The Greenway associated with the site 
is intended to provide a buffer between Highway 126 and the railroad and properties to the 
south. It is also intended to provide a site for a multi-use pedestrian and bicycle path. The 
buffer will remain and the multi-use path is already present along the frontage of the site. 
While this is not a business venture, and the proposed use is not an economic use, if the City 
does not receive approval for the Conditional Use Permit, there will be no other possible use of 
the subject site for the City.  
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Daniel Findlay

From: Dan H <danh@branchengineering.com>

Sent: Thursday, March 28, 2024 10:48 AM

To: Daniel Findlay

Cc: Lane Branch; Julie Leland

Subject: RE: Veneta Referral Request - City File No. CUP-24-1 & SR-24-2

CAUTION: This email originated from outside the organization. DO NOT CLICK links or attachments unless you recognize the 

sender and know the content is safe. 

Daniel, 

I looked at the ITE rate for trip generation based on a Public Park. Unfortunately, there isn’t a specific rate available for 

Dog Park in the current Edition of the ITE Trip Generation. The ITE category of land use for a Public Park (ITE Code 411) is 

the most closely associated land use to that would be applicable for a dog park.  The tabulated rates are based on sites 

that are generally in the neighborhood of 400 acres, or more, and there are a limited number of studies (trip data 

points) available for the type of land use.  Based on the ITE rates for a Public Park, the proposed dog park’s trip 

generation is as follows: 

 

Trip Generation from ITE Average Rate for Public Park 

Time  

Period 
Rate 

Average  

Acres 

Site  

Acres 

Site  

Trips 

AM 0.02 398 1.75 0 

PM 0.11 516 1.75 0 

ADT 0.78 612 1.75 1 

 

The above table is based on the average rates available in the ITE Trip Generation Manual, where most of the sites with 

data points are significantly larger (average site acres column). From the available ITE data for the Public Park Land Use, 

one site with data for each time period had 4 acres, which would be expected to be more representative of the site’s 

actual trip generation. I extrapolated the data from the data set for the site with 4 acres for each time period and ran 

the numbers to get what I feel is a more likely estimate of the site’s actual trip generation rate and peak hour trips. The 

calculated rate and trip generation are as follows: 

 

Trip Generation from ITE Public Park based on Data Point for 4 Acre Site 

Time  

Period 

Trips from 

ITE   

Data Point 

ITE Sample 

Site Acres 

Calculated  

Rate 

(T/AC) 

Site  

Acres 

Site  

Trips 

ADT 136 4 34 1.75 60 

AM 18 4 4.5 1.75 8 

PM 14 4 3.5 1.75 6 

 

With the estimated AM peak hour trip generation of 6 vehicle trips and the estimated PM peak hour trip generation of 8 

vehicle trips, section 5.27(1) (a) of the code should be satisfied that a TIA is not required. 

 

Let me know if there are any questions regarding this. 
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