/ City of Sweet Home
‘ . Community and Economic Development Department- Planning Program

13225 Main Street, Sweet Home, OR 97386 541-367-8113

|
Sweet Home

Staff Report Presented to the Planning Commission

REQUEST: The applicant is requesting to subdivide an approximately 13.57-acre property into
fifty-four lots ranging from 5,158 to 9,605 square feet. 3.04 acres are proposed to be dedicated
to the City of Sweet Home for public right-of-way improvement and 2.48 acres are to be retained
as open space for wetland preservation, stormwater detention and a drainage ditch. The subject
property is in the Residential High Density (R-2) Zone.

APPLICANT: Don Jensen

PROPERTY OWNER: Jensen Consulting and Development LLC

FILE NUMBER: SD20-01

PROPERTY LOCATION: One property south of 4199 Main Street, Sweet Home, OR

97386; Identified on the Linn County Assessor’s Map as
13S01E33B Tax Lot 1800.

REVIEW AND

DECISION CRITERIA: Sweet Home Municipal Code Section(s) 16.16, 16.12, and
17.28.040 through 17.28.060.

HEARING DATE &TIME: September 21, 2020

HEARING LOCATION: City Hall Council Chambers, 3225 Main Street, Sweet Home,
Oregon 97386

STAFF CONTACT: Angela Clegg, Associate Planner
Phone: (541) 367-8113

REPORT DATE: September 14, 2020

.  PROJECT AND PROPERTY DESCRIPTION

The applicant is requesting to subdivide an approximately 13.57-acre property into fifty-four lots
ranging from 5,158 to 9,605 square feet. 3.04 acres are proposed to be dedicated to the City of
Sweet Home for public right-of-way improvement and 2.48 acres are to be retained as open
space for wetland preservation, stormwater detention and a drainage ditch. The subject property
is in the Residential High Density (R-2) Zone. The proposed subdivision is depicted on the maps
included as Attachment A.

The applicant provided the development background of the property:

Duck Hollow Il was originally approved by the Sweet Home Planning Commission on
September 19, 2006. Two one-year extensions were granted on August 5, 2008 and August 4,
2009. However, due to the poor economic conditions at that time, the subdivision was not
developed, and tentative plat approval expired September 19, 2011.

On August 7, 2020 the applicant submitted a new subdivision application for review and
approval. The applicant’s proposal differs slightly from the 2006 approved tentative subdivision
plat. The minor deviations proposed will better achieve the Sweet Home Municipal Code
(SHMC) land division and zoning code standards.
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The proposed tentative subdivision plat application is for “Duck Hollow III”, a 54-lot residential
subdivision. The subject site is adjacent to and east of Duck Hollow phases | and Il, north of
Long Street, east of 41st Avenue, at the eastern terminus of Lily Street. The site is known as
Linn County Tax Assessor’s Map No. 13S-01E-33B Tax Lot 1800.

Access to Duck Hollow Il will be provided via two roadway extensions. Lily Street will be
extended along the north portion of the subject site from its point of termination at the site’s west
property line to the site’s east property line. Lily Street will eventually continue easterly as
abutting properties to the east further develop. 42nd Avenue will be extended north from Long
Street to the proposed Lily Street extension. Internal site circulation will be via two new local
streets, 41st Lane and Lilac Street.

The subject property is currently unimproved and approximately 13.57 acres in size. The 54-
lots, numbering 79 — 133, range in size from 5,158 to 9,605 square feet with an average lot size
of 6,494 square feet. Lot width sizes range in size from 60 feet to 90.98 feet, with an average lot
width of 60 feet. The lot sizes and configurations either meet or exceed the minimum standards
of zone and are similar to the dimensions and configuration as the previously platted Duck
Hollow phases | and Il.

Approximately 3.04 acres are proposed to be dedicated to the city of Sweet Home for public
right-of-way improvements. An additional 2.48 acres is proposed to be retained as open space
(Tracts A, B and C) for wetland preservation, stormwater detention, and a drainage ditch.

ZONING AND COMPREHENSIVE PLAN DESIGNATIONS:

Property Zoning Designation Comprehensive Plan Designation

Subject Property | Residential High-Density (R-2) High Density Residential
Zone

Property North Commercial Highway (C-2) Zone | Highway Commercial

Property East Residential Low-Density (R-1) Low Density Residential

Zone
Property South Residential Low-Density (R-1) Low Density Residential
Zone
Property West Residential High-Density (R-2) High Density Residential
Zone
Floodplain Based on a review of the FEMA FIRM Maps; Panel 41043C0914G dated
September 29, 2010, the subject property is not located in the 100-year
floodplain.
Wetlands: The subject property does contain wetlands that are inventoried on the Sweet
Home Local Wetlands Inventory and the National Wetlands Inventory (NWI)
Map.
Access: The subject property has frontage along Long Street; which is a minor arterial
road.
Services: City water and sewer are available at Lily Street and Long Street.

TIMELINES AND HEARING NOTICE:

Application Received: August 06, 2020

Application Deemed Complete: August 07, 2020
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Notice Distribution to Neighboring Property
Owners Within 100 feet and Service Agencies:  August 07, 2020

Notice Published in New Era Newspaper: August 12, 2020
Date of Planning Commission Hearing: September 21, 2020
120-Day Processing Deadlines: December 05, 2020

Notice has been provided as required by the SHMC.

. COMMENTS
Engineering Division:

Project & Location: This proposed subdivision is the eastward extension of Lily St
from 41t Avenue and connecting to a new 42" Avenue off Long Street. A
looped street named Lilac Street will parallel Lily Street and connect with the new
427 Avenue. The project is intended to be in two Phases.

Streets & Stormwater: The streets in the subdivision are proposed to be 30ft wide
curb-to-curb and 50ft right-of-way’s with curbside planter strips per the Sweet
Home Transportation System Plan. Long Street is an Arterial, so the frontage of
427 Avenue shall have curb and sidewalk development. Because of the wider
right-of-way of Long St, the planter strip will be wider. Lily Street as shown is
extended to the east property line of this property. It will require a 1ft Reserve
Strip, along with a Deed transferring the ownership of it to the City of Sweet
Home after the subdivision is recorded. If Lily Street is extended farther
eastward in the future, the alignment will clear the adjacent property owners
house and barn by at least 25ft. Lily Street is shown in Phase 1 with the
extensions of “Lilac Loop” and 42" Avenue serving as emergency vehicle
turnaround areas in the interim till those streets are extended and looped in
Phase 2 construction. The street portion noted on the drawing of 415t Avenue will
need to be renamed, as 41%! Avenue is already in use. The 125ft existing portion
of Lilly Street (no residences or services) off 415t Avenue has a misspelling,
however with this new development of Lilac St having a termination at each end,
it can be renamed as a “Loop”, i.e. Lilac Loop. The new 42" Avenue right-of-way
south end alignment meets the Long Street right-of-way with a separation of
100ft between it and the existing southern portion of 42" Ave. The City TSP and
SHMC Development Ordinance 16.12.020(B) requires at least 100ft separation
for Collectors and Arterials. The map also has a “breakline” shown on Long St
that should actually be on 42" Avenue. With the 187 ft from the south boundary
of Lot 104 to Long St, this extension does not fit on the page view without a
breakline. That area may be shown on another page. Stormwater in the
subdivision is controlled onsite with a water quality outlet at Tract B, with an
outlet to the main creek channel. An easement along the west lines of Lots 79-
82 will be necessary. The frontage of Tract 2 will need to be wider than shown
for maintenance access. The developer and landowner(s) will be required to
maintain the WQ basin. The main channel has no official name but is known
locally as “Duck Creek”. There are culverts for the creek that were installed
during the earlier Phase 2 development, the new 42" Ave alignment will use
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these. The main channel will need a private access easement too between Lot
101 and 102. A 5ft Wetland Preservation Easement is on Lot 83. The Tract C
basin was intended to provide stormwater management for the entire Phase 1, 2,
and 3, however that should be re-verified by the developers engineering firm.

Water & Sanitary: All properties appear to be served by new water and sewer
systems. The line noted at the north boundary between lots 87 and 88 is a
continuation of a City Connector for flow and pressure needs of the water
network between Main St and Long St. The easement is shown as 15ft but will
need to be 20ft.

Comments & Recommendations: CEDD-IS has no issues with the subdivision in
this area. The roadway name conflict with 415t Ave is easily modified by
changing the name to Lilac Loop. The frontage along Long St at Lot 104 will
require curb and sidewalk development.

Public Works (See Attachment D):

1. To provide clarity, Sheets C2.0 and C3.0 truncate the southern 187 ft of 42"
Ave. At first it appears that lot 104 buts up against Long St but that is not the
case.

2. The water main is required to connect with the existing main to the north,
over lots 87 & 88 as indicated, for distribution system connectivity. And our
standard public utility easement is 20’, not 15’

3. Sidewalk construction is required as part of the infrastructure development
prior to final platting. Constructing piecemeal sidewalk together with home
construction has not worked well and results in long-term sidewalk gaps.

4. PW recommends providing at least 15 ft of frontage (20 ft would be better) to
Tract B for heavy equipment access to maintain the private detention pond.

5. Tracts A, B, and C shall be privately owned and maintained, including the
detention pond. A homeowner’s association should be required to be
established and to maintain these private facilities. | believe Duck Hollow
Phase 1 and/or 2 were supposed to establish an HOA to maintain their
private facilities based on a certain number of homes as the trigger, which
failed in practice and no HOA was ever established. | recommend the HOA
be required for Duck Hollow Ill as a deed restriction or similar on each lot
concurrent with subdivision platting.

6. A private easement is required for the existing drainage ditch at lots 101 &
102. This section of the ditch also needs to be cleaned during
construction. It's clogged by vegetation which backs up the drainage to 43
Ave.

7. The detention pond is within Phase 2 area but it appears that it serves the
entire development. The developer shall provide detention for Phase 1. This
may be the full-size pond, or a smaller pond sized for Phase 1 which would
be expanded with Phase 2, or an alternate detention system to be approved
by PW.

8. A private utility easement will be required for the private drain line on the west
side of lots 79-82. PW recommends a piped drainage system rather than an
open channel because property owners tend to prefer level yards and open
channels cause more maintenance issues for homeowners.

9. A 1’ reserve strip deeded to the City will be required at the east end of Lilly
St.

10. The spelling of Lilly St on the recorded plat is required to be consistent with
Duck Hollow Phase 2. Alternately, PW is willing to approve changing the
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spelling of existing Lilly St to “Lily St” if the developer desires, at the
developer’s expense. This would involve a Council action to formally change
the name, recording the change at the County, and installation of a new
street name sign. These are minor expenses and could all be done
concurrent with the subdivision construction & platting.

Building Division:

The Building Program has no issues with this request for a subdivision. Please
note that the short connection street labeled “41st Avenue” (between Lily Street
and Lilac Street) needs to be changed, as 415t Avenue already exists. Possibly
that small section of street could be an extension of Lilac Street.

Oregon Department
Of State Lands:

Based on review of mapping submitted, and after review of available information
for the subject tax lot, the proposed project (“Duck Hollow Phase lll: 54
residential lots, 3 open space tracts, new streets, associated utilities”) appears
that it will impact jurisdictional wetlands of the state (including a compensatory
mitigation wetland site). Any impacts to a compensatory mitigation site will
require a permit from DSL. A wetland delineation for the subject lot was
completed in 2017 and approved by DSL on 6-19-17 (WD2017-0131). Please
work with the DSL Aquatic Resource Coordinator for Linn County in order to
discuss permitting needs for your project.

Sweet Home Fire District:

Ok | have no issues. We are glad things are building up.

lll. REVIEW AND DECISION CRITERIA

The review and decision criteria for a subdivision are listed below in bold. Staff findings and
analysis are provided under each review and decision criterion.

A. Approval of tentative plans will be granted if the city finds that the proposal
substantially conforms to the applicable provisions of Sweet Home Municipal Code
Titles 16 and 17 and the comprehensive plan. The following criteria apply:

1. The information required by this chapter has been provided. [SHMC
16.16.040(A)]

Applicant Comments: Application forms and tentative plans identifying items listed in section
16.16.025 have been submitted with this application.

Staff Findings: SHMC 16.16.025 provides a specific list of requirements for the application, and
the applicant provided this information

The application complies with this criterion.

2. The design and development standards of Sweet Home Municipal Code, Titles
16 and 17 and the comprehensive plan, have been met where applicable.
[SHMC 16.16.040(B)]

A. Size and shape. Lot and parcel size, width, shape and orientation shall be
appropriate for the zone and location of the subdivision, as well as for the
type of use contemplated. [SHMC 16.12.030(A)]

B. No lot or parcel shall be dimensioned to contain a part of an existing or
proposed street. [SHMC 16.12.030(B)]
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C. Residential lots and parcels shall be consistent with the residential lot size
and width standards of Sweet Home Municipal Code Title 17. [SHMC
16.12.030(C)]

YARD SETBACKS AND LOT SIZE AND WIDTH.

Except as provided in Chapter 17.80 and 17.08.030 through 17.08.130, in a
R-2 zone, yard setbacks shall be as follows:

1. The front yard shall be a minimum of 20 feet. [SHMC 17.28.050(A)]
2. Each side yard setback shall be a minimum of five feet; [SHMC

17.28.050(B)]

3. The street yard setback shall be a minimum of 15 feet; [SHMC
17.28.050(C)]

4. The rear yard setback shall be a minimum of ten feet; [SHMC
17.28.050(D)]

5. Single-family attached dwellings: [SHMC 17.28.050(E)]
a. Front shall be a minimum of 20 feet; [SHMC 17.28.050(E)(1)]
b. The sides between units shall be zero feet; [SHMC 17.28.050(E)(2)]

c. The sides on exterior boundaries shall be five feet; [SHMC
17.28.050(E)(3)]

d. Street side shall be a minimum of 15 feet; and [SHMC
17.28.050(E)(4)]

e. Rear shall be a minimum of ten feet. [SHMC 17.28.050(E)(5)]

6. On aflag lot or similarly configured lot, the inset front yard setback
shall be a minimum of ten feet. [SHMC 17.28.050(F)]

Except as provided in, Sweet Home Municipal Code 17.08.050, the
minimum lot size and width in a R-2 zone shall be as follows:

1. The minimum lot area for a multi-family dwelling shall be 2,500 square
feet per dwelling unit; [SHMC 17.28.040(A)]

2. The minimum lot area for a two-family dwelling shall be 6,000 square
feet; [SHMC 17.28.040(B)]

3. The minimum lot area for a single-family dwelling and all other uses
permitted in a R-2 zone shall be 5,000 square feet; [SHMC 17.28.040(C)]

4. Single family attached dwellings shall have a minimum lot area of 2,500
square feet per dwelling unit; [SHMC 17.28.040(D)]

5. The minimum lot width at the front building line shall be as follows:
[SHMC 17.28.040(E)]

a. Seventy feet for a corner lot; [SHMC 17.28.040(E)(1)]
b. Sixty feet for an interior lot; and [SHMC 17.28.040(E)(2)]

c. Twenty five feet for a single-family attached dwelling lot. [SHMC
17.28.040(E)(3)]

D. Lot depth shall not exceed two and one-half times the average width.
[SHMC 16.12.030(D)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact
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Staff Findings: Based on a review of the applicant’s site plans (Attachment B), and the
applicant’s Residential Subdivision Application & Findings of Fact (attachment C), would not
exceed two and one-half times the average width. There is a portion of each lot where the front
building line would be at least 80 feet in width. No lot would be dimensioned to contain part of
an existing or proposed street.

Based on the above findings, the application complies with these criteria.

E. Frontage. Each lot or parcel, except those abutting private streets, shall
abut upon a publicly owned street, other than an alley, for a width of at
least 25 feet. [SHMC 16.12.030(E)]

Staff Findings: Based on a review of the applicant’s site plans (Attachment B), the proposed
Lots would have at least 25 feet of frontage along Lily Street, 42" Avenue, 415t avenue, and
Lilac Street.

Based on staff’s findings above, the application complies with this criterion.

F. Access easements. Where no other practical access to lots or parcels
exists, the Planning Commission may allow an access easements for
actual access to lots or parcels. [SHMC 16.12.030(F)]

1. Joint use driveways. [SHMC 17.08.100(C)(6)]
a. Joint use driveways are permitted.
b. A joint use driveway shall comply with International Fire Codes

c. A joint use driveway that serves four or more lots or parcels shall be
developed to the standards of a local street.

d. Where the city approves a joint use driveway, the property owners
shall record an easement with the deed allowing joint use of and
cross access between adjacent properties. The owners of the
properties agreeing to joint use of the driveway shall record a joint
maintenance agreement with the deed, defining maintenance
responsibilities of property owners. The applicant shall provide a
fully executed copy of the agreement to the city for its records, but
the city is not responsible for maintaining the driveway or resolving
any dispute between property owners.

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: Per the staff engineer's comment in Section Il, an easement along the west lines
of Lots 79-82 will be necessary. The frontage of Tract 2 will need to be wider than shown for
maintenance access. The developer and landowner(s) will be required to maintain the water
quality basin. The main channel has no official name but is known locally as “Duck

Creek”. There are culverts for the creek that were installed during the earlier Phase 2
development, the new 42" Ave alignment will use these. The main channel will need a private
access easement between Lot 101 and 102. A 5ft Wetland Preservation Easement is on Lot
83. The Tract C basin was intended to provide stormwater management for the entire Phase 1,
2, and 3, however that should be re-verified by the developers engineering firm.

The applicant has not proposed a joint use driveway.
The application complies with this criterion.

G. Through lots should be avoided except where they are essential to provide
separation of residential development from non-residential activities,
arterial streets, or to overcome a specific disadvantages of topography and
orientation. [SHMC 16.12.030(G)]
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1. A planting screen easement of at least ten feet in width and across
which there shall be no right of access may be required along the lines
of lots or parcels abutting a collector or arterial street or other
incompatible uses.

Lots shall be served from only one side via a local street.

3. A through lot shall have the yard abutting a street that has no access to
the back yard, and shall utilize setbacks for a back yard as per the
underlying zone standards.

Staff Findings: The applicant is not proposing a through lot.
The application complies with these criteria.

H. Lot side lines. The side lines of lots, as far as practicable, shall run at right
angles to the street upon which the lots face. [SHMC 16.12.030(H)]

1. Topographical conditions or street configurations may warrant an
angle.

2. Generally, any angle should not exceed 30° from a right angle to the
street.

Staff Findings: As depicted on Attachment B, the proposed parcels would have side lines that
are at, or very close, to right angles to Lily Street, 42"¢ Avenue, 415t avenue, and Lilac Street.

The application complies with these criteria.

. Flag Lots. Flag lots should be avoided if local street connection can
reasonably be included in lieu of the flag lot configuration. The thin strip of
land, known as the flag pole, which provides access to the lot(s) furthest
from the street shall not be used in determining lot size, lot width or yard
setback requirements. [SHMC 16.12.030(1)]

Staff Findings: The applicant is not proposing a flag lot.
The application complies with these criteria.

J. If special setbacks are to be established in a subdivision or partition
through the variance process, they shall be shown on the tentative plan
and final plat and included in the deed restrictions. [SHMC 16.12.030(J)]

Staff Findings: The applicant has not proposed any special setbacks. Staff finds that the
configuration of the proposed subdivision lots meets these criteria

The application complies with these criteria.

3. Development of any remainder of the property under the same ownership can
be accomplished in accordance with this code. [SHMC 16.16.040(C)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: The applicant is proposing to create 54 residential lots, 3 open space tracts, new
streets and associated utilities. As reviewed in this staff report, the lots would meet the minimum
lot size of the zone and would be configured so that they could accommodate a residential
dwelling. Staff finds that the applicant does not own any other property adjacent to the site.

The application complies with this criterion.

4. Adjoining land can be developed or is provided access that will allow its
development in accordance with all applicable city codes. [SHMC 16.16.040(D)]
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Staff Findings: Staff has not identified any features of this proposed subdivision that would
inhibit development on adjoining property. Staff finds that the proposed street access would
allow adjoining property to develop. Lily Street could be extended to the East.

The application complies with this criterion.

5. The proposed street plan provides for the circulation of traffic and meets the
street design standards of this title. [SHMC 16.16.040(E)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: Per the staff engineer’'s comments in Section Il above, the streets in the
subdivision are proposed to be 30ft wide curb-to-curb and 50ft right-of-way’s with curbside
planter strips per the Sweet Home Transportation System Plan. Long Street is an Arterial, so
the frontage of 42" Avenue shall have curb and sidewalk development. Because of the wider
right-of-way of Long St, the planter strip will be wider. Lily Street as shown is extended to the
east property line of this property. It will require a 1ft Reserve Strip, along with a Deed
transferring the ownership of it to the City of Sweet Home after the subdivision is recorded. If
Lily Street is extended farther eastward in the future, the alignment will clear the adjacent
property owners house and barn by at least 25ft. Lily Street is shown in Phase 1 with the
extensions of “Lilac Loop” and 42" Avenue serving as emergency vehicle turnaround areas in
the interim till those streets are extended and looped in Phase 2 construction. The street portion
noted on the drawing of 41st Avenue will need to be renamed, as 41t Avenue is already in

use. The 125ft existing portion of Lilly Street (no residences or services) off 41t Avenue has a
misspelling, however with this new development of Lilac St having a termination at each end, it
can be renamed as a “Loop”, i.e. Lilac Loop. The new 42" Avenue right-of-way south end
alignment meets the Long Street right-of-way with a separation of 100ft between it and the
existing southern portion of 42" Ave. The City Transportation System Plan and SHMC
16.12.020(B) requires at least 100ft separation for Collectors and Arterials. The map also has a
“breakline” shown on Long St that should actually be on 42" Avenue. With the 187 ft from the
south boundary of Lot 104 to Long St, this extension does not fit on the page view without a
breakline. That area may be shown on another page.

With the above conditions, the application complies with this criterion.

6. The location and design allows development to be conveniently served by
public utilities. [SHMC 16.16.040(F)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: As proposed in the applicant’s tentative subdivision plan (Attachment B), each lot
would have frontage along a public street. Water and sewer is available in Lily Street and Long
Street.

The application complies with this criterion.

7. Any special features of the site, including topography, floodplains, wetlands,
vegetation, or historic sites, have been adequately considered, and protected if
required by city, state or federal law. [SHMC 16.16.040(G)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: Based on a review of the FEMA FIRM Maps; Panel 41043C0914G dated
September 29, 2010, the subject property is not located in the 100-year floodplain. The subject
property does contain wetlands that are inventoried on the Sweet Home Local Wetlands
Inventory and the National Wetlands Inventory (NWI) Map.

Based on review of mapping submitted, and after review of available information for the subject
tax lot, the proposed project (“Duck Hollow Phase lll: 54 residential lots, 3 open space tracts,
new streets, associated utilities”) appears that it will impact jurisdictional wetlands of the state
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(including a compensatory mitigation wetland site). Any impacts to a compensatory mitigation
site will require a permit from DSL. A wetland delineation for the subject lot was completed in
2017 and approved by DSL on 6-19-17 (WD2017-0131). Please work with the DSL Aquatic
Resource Coordinator for Linn County in order to discuss permitting needs for your project.

With the above conditions, the application complies with this criterion.

8. If the tentative plan provides for development in more than one phase, the
Planning Commission must make findings and conclusions that such phasing
is necessary due to the nature of the development. [SHMC 16.16.040(H)]

Applicant Comments: See Attachment C, Residential Subdivision Application & Findings of Fact

Staff Findings: The applicant has proposed to develop this property in two phases. The
applicant has stated that each phase will stand alone with required street and utility extensions
to support the proposed lots. Phase 1 shall include 25 lots in the northern section of the
property, including Tract A. Phase 2 includes 29 lots in the southern section of the property
including Tracts B and C. Staff Recommends that the applicant specify a period of time for the
completion of each phase.

With the above conditions, the application complies with this criterion.

9. An application for residential development can be denied based on a lack of
school capacity if: [SHMC 16.16.040(1)]

a. The city has been informed by the Sweet Home School District that their
adopted school facility plan has identified the lack of school capacity; and
[SHMC 16.16.040(1)(1)]

b. The city has considered option to address school capacity; and [SHMC
16.16.040(1)(2)]

c. The capacity of a school facility is not the basis for a development
moratorium under O.R.S. 197.505 to 197.540. [SHMC 16.16.040(1)(3)]

d. This section does not confer any power to the school district to declare a
building moratorium. [SHMC 16.16.040(1)(4)]

Staff Findings: The City has not been informed by the Sweet Home School District that their
adopted school facility plan has identified a lack of school capacity. Staff does not recommend
that this application be denied based on a lack of school capacity.

The application complies with this criterion.
B. Conditions of Approval.

1. The approving authority may attach conditions of approval of a tentative
subdivision or partition plan to ensure that the proposal will conform to the
applicable review criteria. [SHMC 16.16.050(A)]

2. Conditions of approval may include, but are not limited to, the following:
[SHMC 16.16.050(B)]

a. Street improvements as required to assure that transportation facilities are
adequate for the proposed development, both on and off of the subject
property.

Storm water drainage plans

Fencing.

Landscaping.

Public land dedication. [SHMC 16.16.050(B)(1 through 5)]

LS
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Staff Findings: The applicant is requesting to subdivide an approximately 13.57-acre property
into fifty-four lots ranging from 5,158 to 9,605 square feet. 3.04 acres are proposed to be
dedicated to the City of Sweet Home for public right-of-way improvement and 2.48 acres are to
be retained as open space for wetland preservation, stormwater detention and a drainage ditch.
The subject property is in the Residential High Density (R-2) Zone.

To ensure compliance staff recommends a condition of approval that upon development of the
proposed parcels, the property owner shall construct all applicable street, sidewalk and storm
drain improvements that are required by, and according to the provisions of the Sweet Home
Municipal Code at the time of development. All public improvements must comply with the
standards listed in the SHMC at the time of development.

Staff has recommended conditions of approval, listed in Section IV below, that act to ensure
that the final partition plat comply with the application that has been proposed. Additional
conditions of approval may be required if any of the subject parcels are further divided under a
future application or if they are physically developed with a residence.

With the above conditions, the application complies with these criteria.
C. Duration of Tentative Plan Approval. [SHMC 16.16.070]

1.  Approval of a tentative plan shall be valid for 12 months from the date of
approval of the tentative plan, provided that if the approved tentative plan
provides for phased development, the approval shall be valid for the time
specified for each phase, subject to the limitations of § 16.16.060 of this
chapter. [SHMC 16.16.070(A)]

2. If any time limitation is exceeded, approval of the tentative subdivision plan, or
of any un-platted phase of the tentative subdivision plan shall be void. Any
subsequent proposal by the applicant for division of the property shall require
a new application. [SHMC 16.16.070(B)]

Staff Findings: This approval shall be valid for 12 months. The applicant has proposed a phased
development. Staff recommends that a time for each phase be specified. Extensions shall be
permitted as allowed under SHMC 16.16.080.

With the above conditions, the application complies with these criteria.

D. Final Subdivision Plat. Within one year from date of the approval of the tentative
plan, the applicant shall prepare a final plat in conformance with the approved
tentative plan, the provisions of this title and the provisions of O.R.S. Chapter 92.
[SHMC 16.20.010(B)(1)]

Staff Findings: Within one year from date of the approval of the tentative plan, the applicant
shall prepare a final plat in conformance with the approved tentative plan, the provisions of this
title and the provisions of O. R. S. Chapter 92. The applicant shall submit a final subdivision plat
for approval by the City according to the procedures and requirements of SHMC 16.20. The
applicant shall provide all information required by SHMC 16.20.

IV. CONCLUSION AND RECOMMENDATION

Based on the findings discussed in Section Il above, staff recommends that this application be
approved. The application shall be subject to compliance with the conditions listed below, as
required by the findings of fact presented in the Review Criteria (Section IIl), above. Any
modifications to the conditions listed below would require approval in accordance with
provisions of law (e.g., variance, subsequent land use application, etc.).

If the Planning Commission approves this application, staff recommends that the conditions of
approval listed below be required in order to ensure that the application is consistent with the

Staff Report for Application SD20-01 11



findings in the Review and Decision Criteria (Sections Ill) and as required by the Sweet Home
Municipal Code and other provisions of law. Appeals to the Land Use Board of Appeals (LUBA)
may only be based on Review and Decision Criteria listed above.

Recommended Conditions If the Application is Approved:

1.

The final configuration of the proposed lots shall substantially conform to the plot plan
reviewed in this application. See Attachment B. The final configuration is to subdivide an
approximately 13.57-acre property into fifty-four lots ranging from 5,158 to 9,605 square
feet. 3.04 acres are proposed to be dedicated to the City of Sweet Home for public right-
of-way improvement and 2.48 acres are to be retained as open space for wetland
preservation, stormwater detention and a drainage ditch.

The new property lines shall be situated so that all buildings and structures comply with
yard (setback) requirements of the Residential High Density (R-2) zone.

The applicant shall specify a period of time for the completion of each phase.

Within one year from date of the approval of the tentative plan, the applicant shall
prepare a final plat in conformance with the approved tentative plan, the provisions of
this title and the provisions of O. R. S. Chapter 92. The applicant shall submit a final
subdivision plat for approval by the City according to the procedures and requirements of
SHMC 16.20. The applicant shall provide all information required by SHMC 16.20.

SHMC 16.12.040 WATER SYSTEM. The design shall be to city standards and shall be
approved by the City Engineer. The design shall take into account provisions for
extension beyond the subject property. The design shall adequately loop the city
system.

SHMC 16.12.045. SANITARY SEWER SYSTEM. The design shall be to city standards
and shall be approved by the City Engineer. The design shall take into account capacity
and grade to allow for desirable extension beyond the subject property.

SHMC 16.12.050 STORM WATER AND SURFACE DRAINAGE. Design of drainage
within a subdivision or partition shall be to city standards and shall be approved by the
City Engineer. [SHMC 16.12.050]

a. The design shall take into account the capacity and grade necessary to maintain
unrestricted flow from areas draining through the subdivision or partition and to allow
extension of the system to serve such areas.

b. Provision shall be made for water quality and retention storage areas designed and
constructed to meet the standards set by the city.

Improvements within the subdivision shall be installed at the expense of the subdivider
as required by SHMC 16.24.050. Improvements shall be made under the procedures
and specifications listed in SHMC Chapter 16.24.

The applicant shall obtain all applicable development permits which include, but are not
limited to: Public Works permits, development permits including building permits, and
erosion control permits. The applicant shall obtain a 1200-C Stormwater Permit from the
Oregon Department of Environmental Quality and any Department of State Lands
permits as applicable.

V. PLANNING COMMISSION ACTION

In taking action on a subdivision, the Planning Commission will hold a public hearing at which it

Staff Report for Application SD20-01 12



may either approve or deny the application. The decision on the application must be based on
the applicable review and decision criteria. If approved, the Planning Commission may impose
conditions of approval. Staff's recommended conditions are included in Section IV.

Appeal Period: Staff's recommends that the Planning Commission’s decision on this matter be
subject to a 12-day appeal period from the date that the notice of decision is mailed.

Order: After the Planning Commission makes a decision, staff recommends that the Planning
Commission direct staff to prepare an order that is signed by the Chairperson of the Planning
Commission. The Order would memorialize the decision and provide the official list of conditions
(if any) that apply to the approval; if the application is approved.

Motion:

After opening the public hearing and receiving testimony, the Planning Commission’s options
include the following:

1. Move to approve application SD20-01; including the conditions of approval listed in
Section |V of the Staff Report; adopting the findings of fact listed in Section Il of the staff
report, the setting of a 12-day appeal period from the date of the mailing of the decision,
and hereby direct staff to prepare an order to be signed by the Chair to memorialize this
decision.

2. Move to deny application SD20-01; including adopting findings (specify), the setting of a
12-day appeal period from the date of mailing of the decision, and hereby direct staff to
prepare an order to be signed by the Chair to memorialize this decision.

3. Move to continue the public hearing to a date and time certain (specify); or

4. Other.

VI. ATTACHMENTS
A - Aerial Photograph of the Subject Property
B - Tentative Subdivision Maps
C - Staff Engineers Comments
D - Public Works Comments and Attachment
E - Department of State Lands Wetland Land Use Notification Response
F - Application and Supporting Documentation Provided by the Applicant

The full record is available for review in the Community and Economic Development
Department office during normal business hours. The office is located at 3225 Main Street,
Sweet Home, OR 97386.

Staff Report for Application SD20-01 13
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ATTACHMENT C
Angela Clegg

From: Joe Graybill

Sent: Thursday, September 3, 2020 11:04 AM
To: Angela Clegg; Blair Larsen

Subject: RE: SD20-01 Notice of Public Hearing

Follow Up Flag: Follow up
Flag Status: Completed

Hello Angela, Blair,

This is the second addendum to the previous review comments. I've edited the Review Comments section
below to reflect new additions. Updates are the Phase 1 street turnarounds, Tract B WQ basin and access
thereto, Lily Street name and east end Reserve Strip, easements on Lots 101-102, Lots 79-82, and Lots 87-88,
and map breakline corrections on the south end of 42"¢ Avenue at Long St.

Joseph Graybill PE | Staff Engr.
Community & Economic Development Dept.
City of Sweet Home

3225 Main St.

_//: Sweet Home, OR 97386
— p:541-818-8039

CONNECT WITH US na a

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and
confidential information intended solely for the use of the addressee. If you have received this message by mistake,
please notify us immediately by replying to this message or telephoning us. Do not review, disclose, copy or distribute it.
Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public
disclosure unless exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention
Schedule.

From: Joe Graybill

Sent: Tuesday, August 11, 2020 10:34 AM

To: Angela Clegg <aclegg@sweethomeor.gov>; Blair Larsen <blarsen@sweethomeor.gov>
Subject: RE: SD20-01 Notice of Public Hearing

This is an addendum to the previous review comments. | forgot about Lot 104 at the Long St and 42" Ave
intersection. The roadway frontage on Long St, an Arterial, will require curb and sidewalk. I've edited the
Review Comments below to add this item.

Joe

Joseph Graybill PE | Staff Engr.
Community & Economic Development Dept.
City of Sweet Home

3225 Main St.

Sweet Home, OR 97386

p:541-818-8039




CONNECT WITH US na D

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and
confidential information intended solely for the use of the addressee. If you have received this message by mistake,
please notify us immediately by replying to this message or telephoning us. Do not review, disclose, copy or distribute it.
Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public
disclosure unless exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention
Schedule.

From: Joe Graybill

Sent: Tuesday, August 11, 2020 10:15 AM

To: Angela Clegg <aclegg@sweethomeor.gov>; Blair Larsen <blarsen@sweethomeor.gov>
Subject: RE: SD20-01 Notice of Public Hearing

Hello Angela, Blair,

CEDD-Infrastructure Services Division Review Comments

Project & Location:

This proposed subdivision is the eastward extension of Lily St from 41t Avenue, and connecting to a new 42"
Avenue off Long Street. A looped street named Lilac Street will parallel Lily Street and connect with the new
427 Avenue. The project is intended to be in two Phases.

Streets & Stormwater:

The streets in the subdivision are proposed to be 30ft wide curb-to-curb and 50ft R.O.W.’s with curbside
planter strips per the Sweet Home Transportation System Plan. Long Street is an Arterial, so the frontage of
42 Avenue shall have curb and sidewalk development. Because of the wider right-of-way of Long St, the
planter strip will be wider. Lily Street as shown is extended to the east property line of this property. It will
require a 1ft Reserve Strip, along with a Deed transferring the ownership of it to the City of Sweet Home after
the subdivision is recorded. If Lily Street is extended farther eastward in the future, the alignment will clear the
adjacent property owners house and barn by at least 25ft.

Lily Street is shown in Phase 1 with the extensions of “Lilac Loop” and 42"¢ Avenue serving as emergency
vehicle turnaround areas in the interim till those streets are extended and looped in Phase 2 construction.

The street portion noted on the drawing of 415t Avenue will need to be renamed, as 415t Avenue is already in
use. The 125ft existing portion of Lilly Street (no residences or services) off 41t Avenue has a misspelling,
however with the this new development of Lilac St having a termination at each end, it can be renamed as a
“Loop”, i.e. Lilac Loop.

The new 42" Avenue right-of-way south end alignment meets the Long Street right-of-way with a separation of
100ft between it and the existing southern portion of 42" Ave. The City TSP and SHMC Development
Ordinance 16.12.020(B) requires at least 100ft separation for Collectors and Arterials.

The map also has a “breakline” shown on Long St that should actually be on 42" Avenue. With the 187 ft from
the south boundary of Lot 104 to Long St, this extension does not fit on the page view without a
breakline. That area may be shown on another page.

Stormwater in the subdivision is controlled onsite with a water quality outlet at Tract B, with an outlet to the
main creek channel. An easement along the west lines of Lots 79-82 will be necessary. The frontage of Tract
2 will need to be wider than shown for maintenance access. The developer and land owner(s) will be required
to maintain the WQ basin. The main channel has no official name, but is known locally as “Duck
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Creek”. There are culverts for the creek that were installed during the earlier Phase 2 development, the new
42 Ave alignment will use these. The main channel will need a private access easement too between Lot
101 and 102. A 5ft Wetland Preservation Easement is on Lot 83. The Tract C basin was intended to provide
stormwater management for the entire Phase 1, 2, and 3, however that should be re-verified by the developers
engineering firm.

Water & Sanitary:

All properties appear to be served by new water and sewer systems. The line noted at the north boundary
between lots 87 and 88 is a continuation of a City Connector for flow and pressure needs of the water network
between Main St and Long St. The easement is shown as 15ft, but will need to be 20ft.

Comments & Recommendations:

CEDD-IS has no issues with the subdivision in this area. The roadway name conflict with 415t Ave is easily
modified by changing the name to Lilac Loop. The frontage along Long St at Lot 104 will require curb and
sidewalk development.

gy Joseph Graybill PE | Staff Engr.
Community & Economic Development Dept.
| | City of Sweet Home

| { | 3225 Main St.

Sweet Home )/

W Sweet Home, OR 97386
4 p:541-818-8039

CONNECT WITH US na g

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and
confidential information intended solely for the use of the addressee. If you have received this message by mistake,
please notify us immediately by replying to this message or telephoning us. Do not review, disclose, copy or distribute it.
Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public
disclosure unless exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention
Schedule.

From: Angela Clegg <aclegg@sweethomeor.gov>
Sent: Friday, August 7, 2020 3:03 PM

To: Angela Clegg <aclegg@sweethomeor.gov>
Subject: SD20-01 Notice of Public Hearing

Attached is the Notice of Public Hearing and Request for Comment for Application SD20-01. Please respond
with any comments by 5:00 PM on September 11, 2020.

Angela Clegg | Associate Planner
Community and Economic Development Dept.
City of Sweet Home

' ! | 3225 Main Street

\Sweet Home,

W Sweet Home, OR 97386
e p:541-367-8113

CONNECT WITH US na g

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and confidential
information intended solely for the use of the addressee. If you have received this message by mistake, please notify us immediately by
replying to this message or telephoning us. Do not review, disclose, copy or distribute it. Thank you.
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Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public disclosure unless
exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention Schedule.



Angela Clegg ATTACHMENT D

From: Trish (Patricia) Rice

Sent: Thursday, September 10, 2020 3:53 PM
To: Angela Clegg

Subject: RE: SD 20-01 Comments

Ah | forgot to number them. Here we go.

1. To provide clarity, Sheets C2.0 and C3.0 truncate the southern 187 ft of 42" Ave. At first it appears
that lot 104 buts up against Long St but that is not the case.

2. The water main is required to connect with the existing main to the north, over lots 87 & 88 as
indicated, for distribution system connectivity. And our standard public utility easement is 20’, not 15’.

3. Sidewalk construction is required as part of the infrastructure development prior to final
platting. Constructing piecemeal sidewalk together with home construction has not worked well and
results in long-term sidewalk gaps.

4. PW recommends providing at least 15 ft of frontage (20 ft would be better) to Tract B for heavy
equipment access to maintain the private detention pond.

5. Tracts A, B, and C shall be privately owned and maintained, including the detention pond. A
homeowner’s association should be required to be established and to maintain these private facilities. |
believe Duck Hollow Phase 1 and/or 2 were supposed to establish an HOA to maintain their private
facilities based on a certain number of homes as the trigger, which failed in practice and no HOA was
ever established. | recommend the HOA be required for Duck Hollow Il as a deed restriction or similar
on each lot concurrent with subdivision platting.

6. A private easement is required for the existing drainage ditch at lots 101 & 102. This section of the
ditch also needs to be cleaned during construction. It's clogged by vegetation which backs up the
drainage to 43 Ave.

7. The detention pond is within Phase 2 area but it appears that it serves the entire development. The
developer shall provide detention for Phase 1. This may be the full-size pond, or a smaller pond sized
for Phase 1 which would be expanded with Phase 2, or an alternate detention system to be approved
by PW.

8. A private utility easement will be required for the private drain line on the west side of lots 79-82. PW
recommends a piped drainage system rather than an open channel because property owners tend to
prefer level yards and open channels cause more maintenance issues for homeowners.

9. A 1’ reserve strip deeded to the City will be required at the east end of Lilly St.

10. The spelling of Lilly St on the recorded plat is required to be consistent with Duck Hollow Phase
2. Alternately, PW is willing to approve changing the spelling of existing Lilly St to “Lily St” if the
developer desires, at the developer’s expense. This would involve a Council action to formally change
the name, recording the change at the County, and installation of a new street name sign. These are
minor expenses and could all be done concurrent with the subdivision construction & platting.

Trish Rice | Engineering Technician I
Public Works Department

City of Sweet Home

1400 24" Avenue

Sweet Home, OR 97386
p:541-818-8037

m: 541-936-2310

f:541-367-7592

CONNECT WITH US na D




Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally
privileged and confidential information intended solely for the use of the addressee. If you have received this
message by mistake, please notify us immediately by replying to this message or telephoning us, and do not
review, disclose, copy or distribute it. Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to
public disclosure unless exempt from disclosure under Oregon Public Records Law. This email is subject to
the State Retention Schedule.

From: Angela Clegg <aclegg@sweethomeor.gov>
Sent: Thursday, September 10, 2020 3:51 PM

To: Trish (Patricia) Rice <price@sweethomeor.gov>
Subject: RE: SD 20-01 Comments

Thank you

W Sweet Home, OR 97386
e p:541-367-8113

CONNECT WITH US na m

Angela Clegg | Associate Planner
Community and Economic Development Dept.
City of Sweet Home

3225 Main Street

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and confidential
information intended solely for the use of the addressee. If you have received this message by mistake, please notify us immediately by
replying to this message or telephoning us. Do not review, disclose, copy or distribute it. Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public disclosure unless
exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention Schedule.

From: Trish (Patricia) Rice <price@sweethomeor.gov>
Sent: Thursday, September 10, 2020 3:48 PM

To: Angela Clegg <aclegg@sweethomeor.gov>
Subject: RE: SD 20-01 Comments

1.

2.

To provide clarity, Sheets C2.0 and C3.0 truncate the southern 187 ft of 42" Ave. At first it appears
that lot 104 buts up against Long St but that is not the case.

The water main is required to connect with the existing main to the north, over lots 87 & 88 as
indicated, for distribution system connectivity. And our standard public utility easement is 20’, not 15’.
Sidewalk construction is required as part of the infrastructure development prior to final

platting. Constructing piecemeal sidewalk together with home construction has not worked well and
results in long-term sidewalk gaps.

PW recommends providing at least 15 ft of frontage (20 ft would be better) to Tract B for heavy
equipment access to maintain the private detention pond.

Tracts A, B, and C shall be privately owned and maintained, including the detention pond. A
homeowner’s association should be required to be established and to maintain these private facilities. |
believe Duck Hollow Phase 1 and/or 2 were supposed to establish an HOA to maintain their private
facilities based on a certain number of homes as the trigger, which failed in practice and no HOA was
ever established. | recommend the HOA be required for Duck Hollow Il as a deed restriction or similar
on each lot concurrent with subdivision platting.



6. A private easement is required for the existing drainage ditch at lots 101 & 102. This section of the
ditch also needs to be cleaned during construction. It's clogged by vegetation which backs up the
drainage to 43 Ave.

7. The detention pond is within Phase 2 area but it appears that it serves the entire development. The
developer shall provide detention for Phase 1. This may be the full-size pond, or a smaller pond sized
for Phase 1 which would be expanded with Phase 2, or an alternate detention system to be approved
by PW.

8. A private utility easement will be required for the private drain line on the west side of lots 79-82. PW
recommends a piped drainage system rather than an open channel because property owners tend to
prefer level yards and open channels cause more maintenance issues for homeowners.

9. A 1’ reserve strip deeded to the City will be required at the east end of Lilly St.

10. The spelling of Lilly St on the recorded plat is required to be consistent with Duck Hollow Phase
2. Alternately, PW is willing to approve changing the spelling of existing Lilly St to “Lily St” if the
developer desires, at the developer’s expense. This would involve a Council action to formally change
the name, recording the change at the County, and installation of a new street name sign. These are
minor expenses and could all be done concurrent with the subdivision construction & platting.

Trish Rice | Engineering Technician Il
Public Works Department

City of Sweet Home

1400 24™ Avenue

xw' Sweet Home, OR 97386
ST | :541-818-8037

m: 541-936-2310
:541-367-7592

CONNECT WITH US na D

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally
privileged and confidential information intended solely for the use of the addressee. If you have received this
message by mistake, please notify us immediately by replying to this message or telephoning us, and do not
review, disclose, copy or distribute it. Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to
public disclosure unless exempt from disclosure under Oregon Public Records Law. This email is subject to
the State Retention Schedule.

From: Angela Clegg <aclegg@sweethomeor.gov>
Sent: Tuesday, September 8, 2020 9:54 AM

To: Trish (Patricia) Rice <price@sweethomeor.gov>
Subject: SD 20-01 Comments

Importance: High

Trish,

| need to get the staff report done for SD20-01 by this Thursday because | am off on Friday. Can you please
send me your final comments?

Thank you,

Angela Clegg | Associate Planner
Community and Economic Development Dept.
| City of Sweet Home
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3225 Main Street
Sweet Home, OR 97386
| | p:541-367-8113

I‘-.Ewwt Home/

CONNECT WITH US na g

Confidentiality Notice: This e-mail message and all attachments transmitted with it may contain legally privileged and confidential
information intended solely for the use of the addressee. If you have received this message by mistake, please notify us immediately by
replying to this message or telephoning us. Do not review, disclose, copy or distribute it. Thank you.

Public Records Law Disclosure: This e-mail is a public record of the City of Sweet Home and is subject to public disclosure unless
exempt from disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention Schedule.
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ATTACHMENT E

N\

- ; DEPARTM -
LTATE LANDS

Response Page

Department of State Lands (DSL) WN#*
WN2020-0552

Responsible Jurisdiction

Staff Contact Jurisdiction Type Municipality
Angela Clegg City Sweet Home
Local case file # County

SD20-01 Linn

Activity Location

Township Range Section QQ section Tax Lot(s)
138 01E 38 B 1800

Street Address
N of Long St, E of 41st
Address Line 2

Gty State / Province / Region

Postal / Zip Code Country
Linn

Latitude Longitude
44.400858 -122.694476

Wetland/Waterway/Other Water Features 2

¥ There are/may be wetlands, waterways or other water features on the property that are subject to the State
Removal-Fill Law based upon a review of wetland maps, the county soil survey and other available
information.

¥ The National Wetlands Inventory shows wetland, waterway or other water features on the property

¥ Local Wetlands Inventory shows wetland, waterway or other water features on the property

¥ The county soil survey shows hydric (wet) soils on the property. Hydric soils indicate that there may be
wetlands.

¥ This property includes a compensatory mitigation.



Your Activity 2

¥ It appears that the proposed project will impact wetlands and requires a State Permit.

¥ The proposed parcel division may create a lot that is largely wetland and thus create future development
problems.

Applicable Oregon Removal-Fill Permit Requirement(s) A

¥ A state permit is required for 50 cubic yards or more of fill removal or other ground alteration in wetlands,
below ordinary high water of waterways, within other waters of the state, or below highest measured tide.

V¥ A state permit is required for any amount of fill or removal activity within a compensatory mitigation site.
Closing Information A

Additional Comments

Based on review of mapping submitted, and after review of available information for the subject tax lot, the
proposed project ("Duck Hollow Phase llI: 54 residential lots, 3 open space tracts, new streets, associated
utilities") appears that it will impact jurisdictional wetlands of the state (including a compensatory mitigation
wetland site). Any impacts to a compensatory mitigation site will require a permit from DSL. A wetland
delineation for the subject lot was completed in 2017 and approved by DSL on 6-19-17 (WD2017-0131).
Please work with the DSL Aquatic Resource Coordinator for Linn County in order to discuss permitting needs
for your project.

This is a preliminary jurisdictional determination and is advisory only.

This report is for the State Removal-Fill law only. City or County permits may be required for the proposed activity.

¥ A Federal permit may be required by The Army Corps of Engineers: (503)808-4373

Contact Information

o For information on permitting, use of a state-owned water, wetland determination or delineation report requirements
please contact the respective DSL Aquatic Resource, Proprietary or Jurisdiction Coordinator for the site county. The
current list is found at: http://www.oregon.gov/dsl/ww/pages/wwstaff.aspx

o The current Removal-Fill permit and/or Wetland Delineation report fee schedule is found
at: https://www.oregon.gov/dsl/WW/Documents/Removal-FillFees.pdf

Response Date
9/6/2020

Response by: Response Phone:
Grey Wolf 503-986-5321



ATTACHMENT F

N City of Sweet Home

| Community and Economic Development Department- Planning Program

_ fe i3225 Main Street Sweet Hol OR 97386 541-367-8113
St o SRR S T S BN g e e s

Application for a Land Division

Applicant's Name:
Don Jensen -

Date Received: 08.06.90
Date Complete: __ 2 5~ 07, a0
TS Ay " File Number:. SD 90-p/
‘Subdivision/Replat Application Fee: ¥ :
Partition Application Fee : ___—~——
] Receipt# __Jb3 ¢
- Subdivision/Replat Hearing Date: ___ ‘
Property Owner: .
Jensen Consulting and Development LLC

Applicant's Address:
5190 Kale Dr. NE, Salem, OR 97305

Owner’'s Address: ;
5190 Kale Dr. NE. Salem. OR 97305

Applicant’s Phone and e-mail: ‘
503-932-2259 / don.jensen@jensencollc.com

Owner’'s Phone and email: _
503-932-2259 / don.jensen@jensencollc.com

Subject Property Address:
Unassigned

Subject Property Assessor's Map and Tax Lot:
13S-01E-33B Tax Lot 1800

Subject Praperty Size:
13.57 acres

Subject Property: Zoning Classification
R2 High Density Residential '

Comprehensive Plan Classification:

‘High Density Residential

Application Submittal Requirements

1. For a subdivision or subdivision replat, ten full size copies and one 8%" by 11" copy of a plan shall
~ be submitted with details as per the submittal checklist.
| | 2. Fora partition or partition replat, three full size copies and one 8%" by 11" copy of a plan shall be
submitted with details as per the submittal checklist.
[ 1 3. Thetentative plan need not be a finished drawing, but it shall show all pertinent information to

scale.

[1 4. Where the land to be subdivided contains only part of the tract oWned or controlled by the
subdivider, a sketch is required of a tentative layout for streets and utilities in the unsubdivided
portion indicating connections to existing or future improvements.

Additional Submittal Requirements

The submittal checklist is a part of this application. It lists the required items that must be submitted with this
application and the Criteria the request must meet. Please address all items that apply to this request.

that the statements contained on this application, along with the submitted materials, are in

all respects true and are correct to the best of my knowledge and belief
Applicant's Signature; (—iﬂny Date: / /
ANl 4 | 7/ /2005

(
Property Owner’s, Si ure:
c PNVl T

Pt 70 o

Within 30 davs4ollowing the filing of this application, the City Planner will make a determination of
. completeness regarding the application. If deemed complete, the application will be processed.

Land Division Application Form 6/8/20
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# << #
rON

SHMC 16.16.025 APPLICATION REQUIREMENTS

The following information shall be submitted upon application for a land division.

1.

o

oONo

= ©
>

# SIS

vl 12

N/A|

<

NS

19.
1 20

NONE
KNOWN

V] 21.

V] 22.

13.
14.

18.

16.

17.
_-18.

All existing subdivisions, streets and property lines of the land immediately adjoining the proposed
subdivision. _

All existing streets between the subject property and the nearest existing arterial or collector streets.
The name of the owners of all land immediately adjoining the proposed subdivision.

How streets and alleys in the proposed subdivision may connect with existing or proposed streets

. and alleys in neighborhood.

The name, if any, of the land division. The subdivision name must not duplicate or resemble the
name of another subdivision in Linn County and shall be subject to approval by the Linn County
Surveyor. Pre-approval of the subdivision name by Linn County Surveyor's Office is recommended.
Date of the original submittal and of any subsequent revisions.

North arrow. -

Scale of drawing.

Names and addresses of owner or owners, subdivider, surveyor, and design engineer if applicable.
The location, widths and names of all existing or platted streets or other public ways within or
directly adjacent to the tract of railroad right-of-way, city boundaries, and other important features.

. The location on the site and in the adjoining streets or property for the following existing and

proposed items:
a. Sewers and water mains and private services.
b. Invert elevations of sewers at points of proposed connections or adjacent manholes
must also be shown.
Culverts.
Ditches and drain pipes.
Electric, gas and telephone conduits.
Ilnes having the following minimum intervals:
a. One foot contour intervals for ground slopes less than 5%.
b. Two foot contour intervals for ground slopes between 5% and 10%.
c. Five foot contour levels for ground slopes exceeding 10%.
d. The elevations of all control points which are used to determine the contours
Geo-tech reports as needed.
Location and elevation of properties within the 100-year flood plain and other areas subject to
flooding or ponding and areas subject to inundation from storm water overflow with approximate
high water elevation.
Location, width, direction and rate of flow at peak discharge of all water ways.
Location of any wetlands identified on the City of Sweet Home Local Wetlands Inventory, locally
known, or identified by some other means.
Locatlon of any required riparian zone identified by Sweet Home Municipal Code Chapter 17.72.
Properties in the natural resource zone, must show natural features, such as rock outcroppings,
wooded areas and preservable trees over 12 inches in diameter measured at 4% feet from the
ground.
Existing uses of the property and adjacent property within 100 feet including location of all existing
structures to remain on the property.
Known structures, landmarks, sites and areas of cultural, historic or archaeological significance.
a. The City of Sweet Home historic sites listing and the State Historic Preservation Office
shall be consulted if a historic site is identified.
b. Sweet Home Municipal Code Title 15 rules for historic structures must be addressed.

Zoning on and adjacent to the subject property.

S

= SN
“CD.Q._O

Contou

N

For all proposed streets, the following information must be shown:

Land Division Application Form 6/8/20



V] 2s.
NONE|[ ] 24.
25.
v| 26
V1] 27
V] 2s.
Y1 29
v] 30.
] 31
v 32

V] _a. Location V] _e. Beauty strip i. Fire hydrants

Y| _b. Right-of-way v|__f. Proposed name j. Street lights

width

[Vl _c. Curbtocurb [ 1 g. Grade [ 1 k. Stopsigns

width '

[Vl d. Sidewalks vl h. Approximate radii or [ 1 1 Location of post office
curves boxes

The tentative plan shall be drawn to a standard engineer's scale where 1 inch equals 20 feet to
100 feet.

Proposed signage. WITH EACH
Proposed perimeter fencing. s====1.0T PERMIT
The relationship of all proposed streets to any existing or approved streets and proposed future

streets in the transportation system plan.

Existing and proposed easements on the site, including the width and the purpose of the

easements. )

Existing easements on adjoining properties, including the width and purpose of the easements.
Information on the proposed lots must include the following:

vl _a. The location of each lot.

v| _b. The dimensions and square footage of each lot

v| _c. Lot, block, tract, or parcel numbers.

Proposed uses for each lot.

Land to be deeded or dedicated for public purposes.

Statement indicating whether the property has an existing water right or permit. If so, the
Certificate or permit number must be listed. [NO KNOWN WATER RIGHTS |

ODOT Rail approval for any proposed crossing or development within 300’ of the railroad right-of-
way. '

. The following additional information must be submitted with the tentative plan:

[V]_ 35.

¥| a. Total acreage of the parcel to be subdivided.

v _b. The percent of land dedicated to the public, not including easements.

¥| __c. All public improvements proposed to be installed, including:

1) The approximate timing of 2) The method of financing
installation

l¥l d. Special improvements to be made by the developer and the approximate timing of
| such improvements are to be complete. Sufficient detail regarding proposed improvements shall
be submitted so that they may be checked for compliance with the objectives of these regulations
State laws and other applicable city ordinances

Proposed services or other listed items may be on a separate map for clarity.

- SHMC 16.16.040 LAND DIVISION REVIEW CRITERIA.

Approval of tentative plans will be granted if the city finds that the proposal substantially conforms to
the applicable provisions of Sweet Home Municipal Code Titles 16 and 17 and the comprehensive plan.
The following criteria apply:

V] A
Y| B.

¥ c
_v] D.
vl E

The information required by this chapter has been provided.

The design and development standards of Sweet Home Municipal Code, Titles 16 and 17 and the
comprehensive plan, have been met where applicable. '

Development of any remainder of the property under the same ownership can be accomplished in
accordance with this code. '

Adjoining land can be developed or is provided access that will allow its development in accordance
with all applicable city codes.

The proposed street plan provides for the circulation of traffic and meets the street design standards
of this title.

Land Division Application Form 6/8/20



V] _F. The location and design allows development to be conveniently served by public utilities.
vl G

Any special features of the site, including topography, floodplains, wetlands, vegetation, or historic

sites, have been adequately considered, and protected if required by city, state or federal law.
[v]l H. Ifthe tentative plan provides for development in more than one phase, the Planning Commission

must make findings and conclusions that such phasing is necessary due to the nature of the
development.

L1

An application for residential development can be denied based on a lack of school capacity if:
residentially zoned property.

Land Division Application Form 6/8/20



RESIDENTIAL SUBDIVISION APPLICATION & FINDINGS OF FACT

DUCK HOLLOW PHASE III
SWEET HOME, OREGON

GENERAL INFORMATION
NATURE OF REQUEST: 54-lot residential subdivision.

APPLICANT:

OWNER:

PROPERTY
LOCATION:

COMP. PLAN:

ZONING:

CURRENT LAND USE:

The request is to establish:
% 54 residential lots

% 3 open space tracts

% New streets

¢ Associated utilities

Don Jensen

Jensen Consulting and Developing, LLC
5190 Kale Drive NE

Salem, Oregon 97305

(503) 932-2259
Don.jensen@jensencollc.com

Don Jensen _

Jensen Consulting and Developing, LLC
5190 Kale Drive NE

Salem, Oregon 97305

(503) 932-2259
Don.jensen@jensencollc.com

Adjacent to and E. of Duck Hollow phases I and II, N. of
Long St., E. of 41% Ave., at the terminus of Lily Street.
Linn County Tax Assessor’s Map No. 13S — 1E — 33B Tax
Lot 1800

High Density Residential

Residential High Density (R-2)

Vacant



BACKGROUND

Duck Hollow Ill was originally approved by the Sweet Home Planning Commission on September 19, 2006.
Two one-year extensions were granted on August 5, 2008 and August 4, 2009. However, due to the poor
economic conditions at that time, the subdivision was not developed, and tentative plat approval expired
September 19, 2011.

On August 7, 2020 the applicant submitted a new subdivision application for review and approval. The
applicant’s proposal differs slightly from the 2006 approved tentative subdivision plat. The minor
deviations proposed will better achieve the Sweet Home Municipal Code (SHMC) land division and zc;ning
code standards.

The proposed tentative subdivision plat application is for “Duck Hollow liI”, a S54-lot residential
subdivision. The subject site is adjacent to and east of Duck Hollow phases | and II, north of Long Street,
east of 41 Avenue, at the eastern terminus of Lily Street. The site is known as Linn County Tax Assessor’s
Map No. 135-01E-33B Tax Lot 1800.

Access to Duck Hollow Il will be provided via two roadway extensions. Lily Street will be extended along
the north portion of the subject site from its point of termination at the site’s west property line to the
site’s east property line. Lily Street will eventually continue easterly as abutting properties to the east
further develop. 42" Avenue will be extended north from Long Street to the proposed Lily Street
extension. Internal site circulation will be via two new local streets, 41 Lane and Lilac Street.

The subject property is currently unimproved and approximately 13.57 acres in size. The 54-lots,
numbering 79— 133, range in size from 5,158 to 9,605 square feet with an average lot size of 6,494 square
feet. Lot width sizes range in size from 60 feet to 90.98 feet, with an average lot width of 60 feet. The lot
sizes and configurations either meet or exceed the minimum standards of zone and are similar to the
dimensions and configuration as the previously platted Duck Hollow phases 1 and II. -

Approximately 3.04 acres are proposed to be dedicated to the city of Sweet Home for public right-of-way
improvements. An additional 2.48 acres is proposed to be retained as open space (Tracts A, B.and C) for
wetland preservation, stormwater detention, and a drainage ditch.



Analysis of Development Code Criteria

Sections 16.16.040 of the Sweet Home Municipal Code includes the following review criteria for tentative
plat approval. The review criteria are written below in bold followed by findings and conclusions.

16.16.040 TENTATIVE SUBDIVISION PLAT REVIEW CRITERIA

A. The information required by this chapter has been provided.

1

Application forms (Attachments A & B) and tentative plans (Attachments C-E) identifying items
listed in section 16.16.025 have been submitted with this application.

B. The design and development standards of Sweet Home Municipal Code, Titles 16 and 17 and the
comprehensive plan, have been met where applicable.

1.

The tentative subdivision plat application is for “Duck Hollow HI” a 54-lot, residential subdivision.
The subject site is adjacent to and east of Duck Hollow phases | and Il, north of Long Street, east
of 41° Avenue, at the eastern terminus of Lily Street.

The subject site is located in the Residential High Density (R-2) zone district with a comprehensive
plan designation of High Density Residential.

As stated in Chapter 17.28.010 of the Sweet Home Municipal Code (SHMC), “the purpose of the
R-2 zone is to provide areas suitable and desirable for high-density residential development, and
particularly for apartments, but where other types of residential and related public service uses
are appropriate. The R-2 zone is most appropriate in areas which have been developed for high-
density residential use or which are suitable for such use due to proximity to downtown Sweet
Home and to highway-related commercial areas inside the city.”

Permitted uses outright in the R-2 zone include multiple family development, single- and two-
family dwellings, and manufacture home parks.

The applicant proposes a 54-lot residential development that is anticipated to be developed with
single-family, two-family, and/or attached dwellings.

The lot size and width standards of the R-2 zone are outlined in section 17.28.040 of the SHMC.
The minimum lot area for a single- and two-family dwellings are 5,000 square feet and 6,000
square feet, respectively. Single family attached dwellings have a minimum of 2,500 square feet
per dwelling unit. Lots will range in size from 5,158 to 9,605 square feet, with an average lot size
of 6,615 square feet. Therefore, the lots meet or exceed the lot area standards for development
of single-family, two-family, or attached dwellings. -

The minimum lot width standard (measured at the front building line) for corner and interior for

dwelling units, other than single-family attached, are 70 feet and 60 feet, respectively. Proposed

interior lot widths range in size from 60 feet to 94 feet with an average lot width of 60 feet.

Proposed corner lot widths range in size from 70 to 89 with an average lot width of 72 feet.

Therefore, none of the proposed lots are less than the minimum lot width standard of the R-2
. zone.



10.

11.

12,

13.

According to SHMC 16.12.030(D) the lot depth shall not exceed two and one-half times the
average width. The average width is approximately 60 feet. Therefore, the maximum lot depth
cannot exceed 150 feet. The average lot depth is 100 feet and none of the lot depths proposed
exceed the maximum of 150 feet as permitted based on the average width.

Lot siting requirements such as setbacks, lot coverage, building height and size, and off-street
parking will be reviewed at the time of development through the building permit process.

As described in findings 1-9 above, the proposed use and lot configuration meets or exceeds the
development standards of Sweet Home Municipal Code, Title 17, Chapter 17.28 - R-2 Residential
High-Density Zone.

Findings of fact on.subdivision conformance with design standards of Sweet Home Municipal Code
Titles 16, Chapter 16.12 are provided under findings 6 and 7 above and further addressed under
Criterion E and F below and incorporated here by reference.

The applicable Comprehensive plan policies are written below in italics followed by findings and
conclusions.

General Development Policies

i.  Policy 2 The City of Sweet Home will encourage development contiguous to existing public
services and transportation improvements. This type of development pattern shall be
promoted as it will maintain public facility costs at the lowest possible level and provide
the opportunity to coordinate development with the provision of services.

ii.  Policy 6 Open space, particularly parks and recreational lands, will be provided by the
developer as an integral part of any development.

iii. — Policy 10 All new subdivisions will be provided with water, City sewer and storm drains,
paved streets, curbs, sidewalks and gutters, in advance of, or in conjunction with, new
development. Installation of all the above facilities will be a condition of subdivision
approval and at the expense of the developer.

iv.  Policy 11 Electric power, telephone, and cable distribution and service lines will be located
underground in new developments. Effort will be made to place existing utility lines
underground in established areas.

v.  Policy 12 Emergency vehicle and equipment access will be provided during any new
development.

vi.  Policy 13 Street lighting will be provided by developers in all new subdivisions at the time
of development. Streetlight fixtures will be shielded to direct light downward.

vil.  Policy 14 In designing new subdivisions: 1) Consideration shall be given to connectivity of
streets, particularly streets classified as either arterial or collector; 2) New streets will align
with existing streets, avoiding jogs when possible;‘ 3) Cul-de-sacs and “hammerhead”
streets may be allowed where existing development, steep slopes, open space, or natural
features prevent connections; 4) New streets must be designed to City standards, as
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20.

approved as part of the development plan; 5) Street grades will not exceed City standards,
unless prevented from meeting the standards by topographical constraints; 6) Creation of
parcels not accessible to an existing or potential street should be avoided; 7) Lots created
should meet the minimum City standards for the appropriate designation and be of a
usable shape.

Tracts A, B and C, which total 2.48 acres, are proposed as open space for the subdivision and will
provide for wetland preservation, stormwater detention and for an existing drainage way.
Findings of fact concerning the location and design of streets and utilities are provided under
Criterion E and F below and incorporated here by reference.

Natural Resource Policies

i.  Policy 1 The City’s Goal 5 and Goal 7 inventories, as mapped (also available in the City’s
GIS computer software), shall be used for general identification of areas that have natural
features where the protection and enhancement of the resource are encouraged.

ii.  Policy 3 Significant natural resources, as defined by Statewide Goal 5, are protected with
a Natural Resources Overlay designation that aims to ensure reasonable economic use of
property.

In the northwest corner of the site and abutting property to the west (i.e. Tract F of County Survey
no. 24205) is existing wetland that is identified as a palustrine forested wetland habitat 1.10-acre
in size in the Sweet Home Local Wetland Inventory (inventory no. SSR-7A).

According to SHMC 17.72.030, the national resource overlay designation is only applicable to
significant wetlands, as mapped in the city’s Local Wetland Inventory. The identified wetland has
not been deemed locally significant and is. therefore not subject to local natural resource review.

As stated in SHMC 17.72.060, it is the responsibility of the landowner or applicant to ensure that
any necessary state or federal permits or clearances are obtained. Any required state or federal
permits will be obtained.

Parks and Open Space Policies

i.  Policy 1 Open space, particularly parks and recreation lands, shall be provided as an
integral part of development.

ii.  Policy 2 Open space can apply to many types of undeveloped and improved lands. Open
space can be provided by protecting natural areas, parks, school grounds, golf courses,
trails, street planters and medians, and house yards.

As stated above, open space tracts are proposed. Tract A will provide protection of an identified
wetland. Tract C will provide protection of an existing open drainage ditch. Open space will also
be provided per lot as future development of each lot will be at or less than the maximum
allowable lot coverage standards of the zone.



21. Residential Land Use Policies

i

il.

jii.

iv.

vi.

Vi,

Viif.

Policy 1 Residential areas will offer a wide variety of housing types in locations best suited
to each housing type.

Policy 3 the city encourages' flexibility in design to promote safety, livability, and
preservation of natural features.

Policy 4 Sweet Home establishes density recommendations in the plan in order to maintain
property relationship_s between proposed public chilities, services, and population
distribution.

Policy 8 Efforts will be made to complete or connect existing sidewalks along routes to
schools, parks, and commercial areas.

Policy 9 Development of residential local streets, whenever possible, will increase
connectivity within and between neighborhoods.

"Policy 10 the maximum net development densities (not including streets), in high density

residential areas shall not exceed 35 multi-family dwelling units per acre, based on the
standards for each unit type.

Policy 14 efforts will be made to extend trails, pedestrian ways, and bikeways through
exiting residential areas.

Policy 15 To encourage connectivity and pedestrian access, residential blocks shall meet
the development standard, except when topographical constraints make the standard
imprac'tical. When exiting conditions or topography prevent a cross street, a pedestrian
access way to connect streets should be considered as part of the development.

22. The proposed development conforms with the Residential Land Use policies above by having a
range of lot sizes to allow for development of dwelling types permitted in the R-2 zone, open
space tracts to preserve identified wetland on-site, as well as vehicular and pedestrian circulation
within the proposed subdivision and increased connectivity to existing surrounding development.

23. Transportation Policies

i

ii.

fii.

Policy 1 as a general guideline, all -streets shall carry volumes and speeds at the
appropriate range for all street classifications as described the Functional Classification
Guidelines.

Policy 3 The roadway design standards in the Transportation System Plan shall be
implemented in the land development and land division ordinances for the development
of future roadway facilities.

Policy 5 The standard for Pedestrian and Bicycle System improvements listed in the
Transportation System Plan, shall be implemented when reviewing new development.

24. Findings of fact concerning the location and design of streets are provided under Criterion E below
and incorporated here by reference.



25. Public Facilities

i Policy 11 To assist development in funding of water main extensions, the city should
continue its polices of: 1) providing reimbursement agreements to developments and
abutting property owners for main line extensions costs that benefit other properties; 2)
Paying for oversizing of main lines.

i. Policy 12 The use of nonstructural storm water controls (land use policies and regulations)
shall be implemented where appropriate to insure proper use and enhancement of
naturally occurring runoff-control features

jil. Policy 17 The City shall continue with some form of development charge levied against
new development for the actual cost of extending sewage treatment service.

iv. Policy 18 The City shall review franchise agreements to ensure residents have access to
the appropriate level of service.

26. Findings of fact concerning the location and design of public and private utilities are provided
under Criterion F below and incorporated here by reference.

27. Citizen Involvement Policies
i. Policies 1—17.

28. The application has been processed in accordance with public notification and public hearing
procedures under SHMC 16.16.030, which satisfy Citizen Involvement Policies 1 — 7 of the
comprehensive plan.

Development of any remainder of the property under the same ownership can be accompli‘she'd in
accordance with this code.

1. The proposal will divide Duck Hollow Il {Linn County Tax Assessor’s Map No. 135-01E-33B Tax Lot
1800) into 54 residential lots and three open space tracts.

2. The proposed subdivision would divide the entire parcel owned at this location by Jensen
Consulting and Development, LLC.

3. Thereis no other remainder of land to consider. Therefore, this criterion is met.

.. Adjoining land can be developed or is provided access that will allow its development in accordance
with all applicable city codes.

1. Property to the north: The adjoining property to the north at 4199 Main Street is developed with
a self-serve storage facility and has frontage on and access to Main Street/Highway 20.

2. Properties to the east: The adjoining properties to the east at 4290 Airport Road, 1226 43™
Avenue, and 4214 Long Street are developed with single-family dwellings and have access to
Airport Road, 43 Avenue, and Long Street, respectively.



3.

Property to the south: The adjoining properties to the south at 4204, 4200, 4126, 4120, 4118,
4114, 4112, and 4196 Long Street are developed with single-family dwellings and have access to
Long Street.

Property to the west: The adjoining properties to the west at 1229, 1241, 1245, 1249, 1253, 1257,
1259 41* Avenue are developed with single-family dwellings and have access to 41 Avenue.
Tracts 3 and F also have access to 41 Avenue.’

The proposed subdivision will not impact existing access for-adjoining properties, nor will it impact
the ability of adjoining land to develop. Therefore, this criterion is met.

E. The proposed street plan provides for the circulation of traffic and meets the street design
standards of this title.

1
2.

The project is a subdivision that will result in a 54- lot residential subdivision.

The subject site is adjacent to and east of Duck Hollow phases | and II, north of Long Street, east
of 41° Avenue, at the eastern terminus of Lily Street.

Traffic, which will be generated from the proposed development, will have two points of
ingress/egress. The applicant proposes an extension of Lily Street from the existing point of
termination at the west property line to the east property boundary, which will allow for a future
extension and connection with Airport Road. The applicant also proposes to extend 42nd Avenue
northerly from Long Street at the south property line to the Lily Street extension to the north of
the subject site.

Internal circulation is proposed to be a looped system with 41% Lane a north/south street and
Lilac Street an east/west street connecting to Lily Street and 42™ Avenue, respectively.

All proposed streets are proposed to be developed to local street standards. According to Figure
4.2 of the Sweet Home Trahsportation plan, no collector or arterial streets are planned within or
in close proximity to the site. Three planned local streets are shown in Figure 4.2, near the site.
One in a north/south alignment with the existing 42" Avenue north of Highway 20 across the
abutting property to the east of the subject site. The second is an east/west alignment of Lily
Street generally in the area proposed by the applicant. The third is a north/south local street
connecting Long Street to Lily Str_eet. The alignment shown in Figure 4.2 varies slightly from the
proposed location. However, this is not uncommon as planned street alighments are conceptual
in nature and are intended to be refined base on site conditions and street connectivity needs at
the time of development. Therefore, the proposed street alignment is found to be in
conformance with planned streets shown in Figure 4.2 of Sweet Home Transportation System
Plan.



6. The standards of the Transportation System Plan are outlined in section 16.12.020 of the SMC. A
comparison of the local street standards and proposed streets are presented in the table below.

Proposed
Standards Local Street P
Streets
ROW Width 50' (max) 50’
Curb to curb width 36' (max) 30
: 7’ each 14’

Travel Lane width 7' (min)

total
Number of lanes 2 (max) 2
Median/center turn width (max) Not required 100’
Bike Lane width (min) 7' n/a
Parking width (max) 7' n/a
Curb * 6" 6” each 1’ total

3.5 each 7
Planting Strip width (min)** 3

total
Sidewalk width (min) 5' 5" each 10'total
System spacing 250 ~ 250’
Design speed - (max) 25 mph 25 mph
Access management: intersection spacing - nfa
(min)

. . Direct access Direct access
Access Management: driveway spacing
allowed proposed

As shown, the proposed streets comply with the local street standards.



7. Based upon ITE trip generation rates, single-family homes generate 9.44 vehicle trips per day and
0.99 trips during the peak PM traffic hour. The development will create 54 new vacant iots, each
of which could be developed with a single-family home. Construction of 54 homes would add
about 510 new vehicle trips per day to the public street system. About 54 of those trips would
occur during the peak PM traffic hour.

8. The development will not generate enough trips to require submittal of a Traffic Impact Analysis
(_TIA). The threshold for submittal of a TIA is 100 peak hour trips.

F. The location and design allows development to be conveniently served by public utilities.
1. Utility Improvements

a. Sanitary Sewer: The sanitary sewer will be extended from an existing 8” sewer line which
is stubbed to the west property line in Lily Street. Sanitary sewer will also be extended
north in 42" Avenue. From the 8” sewer main extensions, 4” service laterals will be
extended to each lot. -

b. Water: Water will be extended along all of the new public streets within the development
and be connected to the existing city water at the east end of Lily Street, north of the
development in a backyard easement and at Long Street. Each new lot will be provided
its own individual metered water service. Fire hydrants will be placed near the
intersection of streets and within 600 feet of the furthest point of a residential structure.
Water service lines will be extended to each lot.

c. Storm drainage: Storm drainage will be provided by the large open channel drainage way
which was enhanced with Duck Hollow phases | and II. - All pervious areas will drain into
the open channel which has been designed with above ground storm water detention
area shown as Tract B.

d. Franchised Utilities: Franchised utilities such as power, television, phone, and gas are
available at the west property line at the east end of Lily Street. Utilities will be extended
to serve all of the lots within a 10-foot-wide public utility easement.

2. All of the proposed infrastructure improvements will be privately funded by the property
owner/developer with no financial burden to the City of Sweet Home.

G. Ahy special features of the site, including topography, floodplains, wetlands, vegetation, or historic
sites, have been adequately considered, and protected if required by city, state or federal law." -

1.. The site is currently unimproved with an existing culvert crossing at the proposed extension of
42" Ave. where it crosses the large open channel drainage way.

2. The existing topography is a fairly constant surface slope, being approximately eight feet of
downbhill gradient from east to west.

3. Along the western portion of the south boundary is a well-established drainage ditch that was
enhanced with Duck Hollow phases | and Il. No alterations to the existing drainage ditch are
proposed with this development.



4, Inthe northwest corner of the site and abutting property to the west (i.e. Tract F of County Survey
no. 24205) is existing wetland that is identified as a freshwater forested/shrub wetland habitat
69-acres in size on the National Wetland Invehtory and a palustrine forested wetland habitat
1.10-acre in size in the Sweet Home Local Wetland Inventory (inventory no. SSR-7A). The portion
of the wetland on the subject site is proposed to be preserved as an open space tract (Tract A).
The applicant proposed to obtain a wetland delineation to confirm the boundaries of the
identified wetland prior to site improvements taking place. Wetlands found to be within the limits
of the proposed development will be permitted for development by the Oregon Division of State
Lands and possibly the US Army Corp of Engineers as required.

5. The applicable Flood Insurance Rate Map (FIRM) for the subject site is map no. 410430914G,
dated September 29, 2010. Based on this FIRM, the subject property is located out of the Special
Flood Hazard Area, otherwise known as the 100-year floodplain.

6. The subject site is not located in a historic district nor are there any known archaeological sites
on the property.

H. If the tentative plan provides for development in more than one phase, the Planning Commission
must make findings and conclusions that such phasing is necessary due to the nature of the
development.

1. The proposed subdivision is proposed to be constructed in two phases. Each phase will stand
alone with required street and utility extensions to support the proposed lots.

I. An application for residential development can be denied based on a lack of school capacity if: 1)
The city has been informed by the Sweet Home School District that their adopted school facility
plan has identified the lack of school capacity; 2) The city has considered option to address school
-capacity; and 3) The capacity of a school facility is not the basis for a development moratorium
under O.R.S. 197.505 to 197.540. This section does not confer any power to the school district to
declare a building moratorium.

1. The applicant is not aware of any school capacity restraints at this time, nor are any anticipated.
Therefore, this review criterion is not applicable.



ATTACHMENTS

A. Subdivision Application

Planned Development Application
Existing Conditions, Sheet C1.0
Preliminary Lot Layout, Sheet C2.0
Preliminary Utility Plan, C3.0
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