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. APPLICABLE REGULATIONS

A.

C.

October 14, 2020

City of Sweet Home Code of Ordinances
Title 12:  Street, Sidewalks and Public Places
Chapter 12.16:  Public Trees, Shrubs and Bushes
Title 13:  Public Services
Chapter 13.04: Water Service System
Chapter 13.08: Sewer Service System
Chapter 13.09: Stormwater Drainage
Title 15:  Buildings and Construction
Chapter 15.12:  Flood Hazard Regulations
Title 16:  Land Divisions and Line Adjustments
Chapter 16.12:  Design Standards
Chapter 16.16: Tentative Plan
Title 17:  Zoning
Chapter 17.08: General Provisions
Chapter 17.12:  Administration and Enforcement
Chapter 17.28:  R-2 Residential High-Density Zone
Chapter 17.48:  PD Planned Development Zone
Chapter 17.72:  NR Natural Resources

Sweet Home Comprehensive Plan
Chapter 2:  Land Use Element
Chapter 3:  Natural Features and Parks
Chapter 4:  Residential Lands and Housing
Chapter5:  Economic Development and Lands for Economic Growth
Chapter 6:  Transportation Systems
Chapter 7:  Public Facilities
Chapter 8:  Plan Management

Statewide Planning Goals

Goal 1: Citizen Involvement

Goal 2: Land Use Planning

Goal 3: Agricultural Lands

Goal 4: Forest Lands

Goal 5: Open Spaces, Scenic and Historic Areas, and Natural Resources
Goal 6: Air, Water and Land Resource Quality

Goal 7: Natural Hazards

Goal 8: Recreational Needs

Goal 9: Economic Development

Goal 10:  Housing

Goal 11:  Public Facilities and Services
Goal 12:  Transportation

Goal 13:  Energy Conservation

Goal 14:  Urbanization
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. BACKGROUND:

The applicant and property owner, Good Faith Management LLC, is requesting approval of a
proposed map amendment and development of Tax Lots 401 of Tax Map 13S01E31BD.
Currently, Tax Lot 401 is designated High Density Residential on the Comprehensive Plan Map
and C-2 (Highway Commercial) on the Zoning Map. Due to the limited potential for use of the
site under the commercial designation, as well as the high demand for additional workforce
housing in Sweet Home, the applicant is proposing to amend the Zoning Map to designate Tax
Lot 401 as R-2 (High Density Residential).

The attached plans indicate that the applicant is requesting approval of a Planned Development
application under the R-2 zone designation. The attached Preliminary Site Plan indicates that
access to the subject site from 9™ Avenue will be through a proposed easement across Tax Lot
303, which is also owned by the applicant. After subtracting the access drive area on Tax Lot
401, the net site area is approximately 1.64 acres. At the permitted density of 35 dwelling
units/acre, up to 57 multi-family dwelling units may be developed on the site. However, the
attached plans indicate that the applicant is proposing to protect natural resource areas and
develop 7 single-family lots on the subject parcels. Through the planned development process,
the applicant is proposing to modify the minimum lot size, minimum lot width, front setback,
and street yard setback standards as shown on the attached plans. As proposed, Tract ‘A’ will
protect environmentally sensitive areas of the site and provide common open space amenities
for the planned development.

The attached Existing Conditions Plan indicates that the proposed development’s access point
on 9" Avenue is located approximately 25-ft. north of the Nandina Street intersection (see
Exhibit 3). Currently, the 9" Avenue frontage of Tax Lot 303 is improved with approximately 21-
ft. of asphalt paving from centerline and an existing concrete gutter and curb is located on the
west side of the street. To meet Local Street standards, the applicant is proposing to install a 5-
ft. curbtight sidewalk and street trees along this street frontage. To provide access for Lots 1-7,
the applicant is proposing to install a 24-ft. wide private street through Tax Lot 303 and within
Tract ‘A’, with 6-in. curbs on both sides of the street, and a 5-ft. sidewalk along the south side of
the roadway. To meet Fire Code Standards, the attached Preliminary Site Plan indicates that a
20-ft. x 70-ft. turnaround with a 28-ft. turning radius will be installed between Lots 3 and 4 (see
Exhibit 3).

The submitted site plan identifies several natural resources including Ames Creek and a 50-ft.
wide buffer measured from the top of bank. The plan also locates an on-site wetland and
delineates a 100-year floodplain boundary along the north side of Ames Creek. To limit impacts
to these resource areas, the applicant is proposing to site the development in the northern
portion of Tax Lot 401. Due to the limited unconstrained area of the site, the applicant is
proposing to encroach the proposed development into the wetland area and will mitigate for
impacts either on-site or through a mitigation bank. As permitted under Chapter 17.72, the
applicant is proposing to encroach into a small portion of the 50-ft. buffer with the private
street. To ensure that the proposed development is not impacted by the floodplain, the
applicant will be constructing horizontal structural members of buildings at least 18” above the
base flood elevation.
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City maps indicate that public utilities are in the vicinity of the subject property and can
accommodate the proposed development. Public sanitary sewer and water service will be
provided by extending public mains lines from 9th Avenue within a proposed public easement.
Stormwater from impervious surfaces will be collected and detained on-site in accordance with
City standards prior to being discharged into Ames Creek at the pre-development rate.

A copy of the signed Application Form, Property Deed and Legal Description, and Preliminary
Development Plans are included with this application packet. The applicant’s exhibits and

narrative demonstrate that the submitted land use requests meet the criteria for approval as
outlined by the City of Sweet Home Code of Ordinances.

FINDINGS

CITY OF SWEET HOME CODE OF ORDINANCES
TITLE 12:  STREETS, SIDEWALKS AND PUBLIC PLACES

Chapter 12.16:  Public Trees, Shrubs and Bushes

Section 12.16.070: Street Tree Planting Specifications.

A. Tree selection. The official city street tree list of
acceptable species for trees, shrubs, bushes and
other woody plant material is included in Appendix E
of the 1993 Sweet Home Park and Street Tree
Planting Plan. No person, without the written
permission of the city, shall plant a street tree of a
species other than those included on the list.

B.  Size of tree to be planted. Unless otherwise specified
by the City of Sweet Home, all trees and their
cultivars shall conform to the American Standard for
Nursery Stock. The minimum size for planting stock
for use along arterial street is a caliper of two inches
or greater and one and one-half inches or greater
along a collector street.

C.  Tree grade. Unless otherwise specified by the city, all
trees shall have straight trunks, well developed
leaders and tops. The root system shall be
characteristic of the species and it shall exhibit
evidence of proper nursery practices.

D. Type of planting stock. Unless otherwise specified by
the city, all nursery stock shall conform to the
American Standard for Nursery Stock.
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COMMENT:

The attached Preliminary Site Plan indicates that street trees will be planted along the site’s frontage on
9" Avenue and along proposed Private Street A (see Exhibit 3).

COMMENT:

E. Spacing of plantings. The spacing of street trees shall
be in accordance with the species, size and listed in
Appendix E of the Sweet Home Park and Street Tree
Planting Plan and no trees shall be planted closer
together than the following:

F. Utility lines. No street trees other than those species
listed in Appendix E of the 1993 Park and Street Tree
Planting Plan may be planted under or within ten
lateral feet of any overhead utility wire or over or
within five lateral feet of any underground water
line, sewer line, transmission line or other utility.

As required, proposed street tree size and spacing will conform to City standards. The attached Existing
Conditions Plan indicates that overhead lines are located along the 9 Avenue frontage of Tax Lot 303,
therefore these proposed street trees are located at least 10-ft. from the wires (see Exhibit 3).

TITLE13: PUBLIC SERVICES

Chapter 13.04: Water Service System

Section 13.04.080:

October 14, 2020

New Water Service

No new water service shall be installed by the city until the
potential customer has installed a cutoff, or “yard valve”,
between the meter and the outlet. The City of Sweet Home
reserves the right to refuse or discontinue water service to
any premises where the City Engineer of the City of Sweet
Home has determined that the plumbing facilities,
appliances and/or equipment using water are not installed
and/or operating in accordance with the Oregon State
Health rules and Plumbing Code of the City of Sweet Home
and endanger the public health. Water service may be
refused to any premises as long as the conditions exist.
However, water service that is being furnished to an
occupied premises may be discontinued only after notice
of the condition of the plumbing that endangers the public
health has been mailed by certified or registered mail to
the owner of record, and the notice also has been given to
the occupant of the premises, either personally, by posting
the notice on the premises or by mailing the notice to said
occupant by certified or registered mail at least seven days
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prior to the time that the water service is terminated
unless immediate emergency action is required. If shortage
of water exists, the city may restrict the use of water as
determined by the city.

COMMENT:
The attached Composite Utility Plan demonstrates that the applicant is proposing to extend a public

water main from 9™ Avenue to the west terminus of Private Street A. The submitted plan illustrates that
individual water laterals and meters will be installed to serve each of the proposed lots.

Chapter 13.08: Sanitary Service System

Section 13.08.060: Use of Public Sewers Required.

D.  The owner of all houses, buildings or properties used
for human occupancy, employment, recreation or
other purposes that use water or produce
wastewater situated within the city and abutting on
any street, alley or right-of-way in which there is
now located or may in the future be located a public
sanitary sewer of the city, is hereby required at the
owner’s expense to install suitable toilet facilities
therein and to connect such facilities directly with
the proper public sewer in accordance with the
provisions of this chapter, within 90 days after date
of official notice to do so; provided that, the public
sewer is within 100 feet (30.5 meters) of the
property line.

COMMENT:

The attached Existing Conditions Plan indicates that an existing sanitary sewer main line is located in 9%
Avenue, adjacent to the subject site. The applicant’'s Composite Utility Plan demonstrates a new
sanitary sewer main will be extended within Private Street A to a location where gravity sewer service
can extend to 9™ Avenue. Each lot is served with a STEP system that includes a temporary holding tank
and pressurized sanitary sewer laterals that connect to the public gravity system within Private Street A
(see Exhibit 3).

Section 13.08.070: Construction—Generally

A. The city requires that any public infrastructure
required by this chapter be constructed to the
opposite extent of the property from the boundary
side providing the existing utility. On a case by case
basis, the Public Works Director may allow the
extension of public utilities to front a portion of the
property to be served with the following conditions.

October 14, 2020 9™ Avenue Planned Development Page 7



COMMENT:
The attached Existing Conditions Plan demonstrates that an existing sanitary sewer main line is located

along the site’s entire 9™ Avenue frontage (see Exhibit 3). Therefore, an extension of this public utility is
not required.

Chapter 13.09: Stormwater Drainage

Section 13.09.030: Stormwater Drainage Policy

E. The city shall maintain public stormwater drainage
facilities located on city property, city right-of-way or
city easements. Public stormwater drainage facilities
to be managed by the city include, but are not
limited to:

COMMENT:
To manage stormwater from the proposed private street, the applicant is proposing to install private
stormwater facilities within Tract ‘A’ (see Exhibit 3). As required, a homeowner’s association will provide

on-going maintenance of the facility.

F.  Stormwater drainage facilities not maintained by the
city include, but are not limited to:

1 Stormwater drainage facilities not located on
city property, city right-of-way or city
easement;

2.  Private parking lot stormwater drainages;

3.  Roof, footing and area drainages;

4. Drainages not designed and constructed for
use by the general public;

5. Drainage swales which collect stormwater
from a basin less than 100 acres that is not
located on city property, right-of-way or
easement;

6.  Access driveway culverts;

7. Those portions of streams or drainage ways
located on privately-owned land; and

8. Ditches swales, culverts and similar facilities

owned and operated by the U.S. Bureau of
Reclamation or other local, county or state
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governments.
COMMENT:
The attached Preliminary Composite Utility Plan indicates that the applicant is proposing to install
stormwater drainage facilities within Tract ‘A’. As required, the property owners of the proposed lots
will be responsible for maintenance of the facilities.

TITLE 15: BUILDINGS AND CONSTRUCTION

Chapter 15.12: Flood Hazard Area Regulations

Section 15.12.040: Lands to Which Chapter Applies.

This chapter shall apply to all areas of special flood hazards
within the jurisdiction of the city.

COMMENT:

A review of FEMA maps indicates that a portion of the site contains a floodway and 100-year floodplain
associated with Ames Creek. The floodway is located within the stream’s top of bank, which is identified
on the attached Existing Conditions Plan (see Exhibit 3). Based on FEMA Maps, the applicant has
illustrated the boundary of 100-year floodplain on the Existing Conditions Plan.

Section 15.12.090: Development Permit Requirement.

A development permit shall be obtained before
construction or development begins within any area of
special flood hazard established in § 15.12.050. The permit
shall be for all structures, including manufactured homes,
as set forth in § 15.12.030, and for all other development.

COMMENT:

The applicant is requesting approval of a Planned Development application under the proposed R-2 zone
designation. Specific development plans for each of the proposed single-family lots are not determined
at this time. As required, the applicant will obtain development permits prior to the construction of any
structures within the special flood hazard area.

Section 15.12.110: Application for Development Permit.

A.  Application for a development permit shall be made
on forms furnished by the building inspection
program and may include, but not be limited to,
plans in duplicate drawn to scale showing the nature,
location, dimensions and elevations of the area in
question, existing or proposed structures, fill, storage
of materials and drainage facilities.
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B. Specifically, the following information is required:

1.

COMMENT:

Elevation in relation to mean sea level of the
lowest floor (including basement) of all
structures;

Elevation in relation to mean sea level to which
any structure has been floodproofed;

Certification by a registered design
professional that the floodproofing methods
for any nonresidential structure meet the
floodproofing criteria; and

Description of the extent to which a
watercourse will be altered or relocated as a
result of proposed development.

The applicant is not requesting development permits for structures in the special flood hazard area at
this time. As required, the above information will be provided to the City when permits are requested.

Section 15.12.130: General Standards.

In all areas of special flood hazards, the following
standards are required.

A.  Anchoring.

1.

COMMENT:

All new construction and substantial
improvements shall be anchored to prevent
flotation, collapse or lateral movement of the
structure.

All manufactured homes shall be anchored to
prevent flotation, collapse or lateral
movement, and shall be installed using
methods and practices that minimize flood
damage. Anchoring methods may include, but
are not limited to, use of over-the-top or frame
ties to ground anchors.

As required, future development of dwellings on the site will include anchoring meeting the above

standards.

B. Construction materials and methods.
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COMMENT:

All new construction and substantial
improvements shall be constructed with
materials and utility equipment resistant to
flood damage.

All  new construction and substantial
improvements shall be constructed using
methods and practices that minimize flood
damage.

Electrical, heating, ventilation, plumbing and
air-conditioning equipment and other service
facilities shall be designed and/or otherwise
elevated or located so as to prevent water
from entering or accumulating within the
components during conditions of flooding.

As required, all future structures within the 100-year floodplain will be constructed using the above

methods to minimize flood damage.

COMMENT:

Utilities.

All new and replacement water supply systems
shall be designed to minimize or eliminate
infiltration of flood waters into the system.

New and replacement sanitary sewage systems
shall be designed to minimize or eliminate
infiltration of flood waters into the systems
and discharge from the systems into flood
water.

On-site waste disposal systems shall be located
to avoid impairment to them or contamination
from them during flooding consistent with the
Department of Environmental Quality.

As required, proposed water and sanitary sewer systems will be designed to minimize or eliminate the
infiltration of flood waters in accordance with the above standards.

October 14, 2020

Subdivision proposals.

All subdivision proposals shall be consistent
with the need to minimize flood damage.

All subdivision proposals shall have public
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COMMENT:

utilities and facilities such as sewer, gas,
electrical and water systems located and
constructed to minimize flood damage.

3. All subdivision proposals shall have adequate
drainage provided to reduce exposure to flood
damage.

4. Where base flood elevation data has not been
provided or is not available from another
authoritative source, it shall be generated for
subdivision proposals and other proposed
developments which contain at least 50 lots or
five acres (whichever is less).

The applicant is proposing a 7-lot subdivision of the site through the planned development process. The
attached preliminary development plans demonstrate that the subdivision has been designed to
minimize exposure to flood damage by located the proposed development in the north portion of the
property. As required, future dwellings that are constructed on the proposed lots will be elevated above

the base flood elevation.

COMMENT:

Review of building permits. Where elevation data is
not available either through the Flood Insurance
Study, FIRM or from another authoritative source,
applications for building permits shall be reviewed to
assure that proposed construction will be reasonably
safe from flooding. The test of reasonableness is a
local judgement and includes use of historical data,
high water marks, photographs of past flooding, etc.,
where available. Failure to elevate at least two feet
above grade in these zones may result in higher
insurance rates.

As indicated on the attached Existing Conditions Plan, FEMA maps indicate that the base flood elevation
for the subject property is 518-feet. Therefore, this elevation data may be used for the application of

future building permits.

Section 15.12.140:

October 14, 2020

Specific Standards.

In all areas of special flood hazards where base flood
elevation data has been provided as set forth in §§
15.12.050 or 15.12.120B., the following provisions are
required:

A.

Residential construction.
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COMMENT:

New construction and substantial
improvement of any residential structure shall
have the lowest floor, including basement,
elevated one foot or more above base flood
elevation.

Fully enclosed areas below the lowest floor
that are subject to flooding are prohibited or
shall be designed to automatically equalize
hydrostatic flood forces on exterior walls by
allowing for the entry and exit of floodwaters.
Designs for meeting this requirement must
either be certified by a registered professional
engineer or architect or must meet or exceed
the following minimum criteria.

a. A minimum of two openings having a
total net area of not less than one square
inch for every square foot of enclosed
area subject to flooding shall be
provided.

b. The bottom of all openings shall be no
higher than one foot above grade.

c. Openings may be equipped with screens,
louvers or other coverings or devices
provided that they permit the automatic
entry and exit of floodwaters.

At this time, the applicant is not requesting development permits for the construction of single-family
dwellings on the proposed lots. When building permits are requested, the homes will be elevated and
include openings in accordance with the above standards.

COMMENT:

Nonresidential construction. New construction and
substantial improvement of any commercial,
industrial or other nonresidential structure shall
either have the lowest floor, including basement,
elevated at or above base flood elevation; or,
together with attendant utility and sanitary facilities,

The applicant is proposing to develop a gazebo within Tract ‘A’, therefore it will be elevated in

accordance with the above standards.

C.

Manufactured homes. All manufactured homes to be
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COMMENT:

placed or substantially improved on sites shall be:

1.  Elevated on a permanent foundation such that
the finished floor of the manufactured home is
at least 18 inches above base flood elevation
and be securely anchored to an adequately
anchored foundation system.

2. The manufactured home chassis is supported
by reinforced piers or other foundation
elements of at least equivalent strength that
are no less than 36 inches in height above
grade and be securely anchored to an
adequately designed foundation system to
resist flotation, collapse and lateral movement.

If manufactured homes are placed on the proposed lots, the homes will be elevated and anchored in
accordance with the above standards.

COMMENT:

D. Recreational vehicles. Recreational vehicles placed
on sites in compliance with city codes are required to
either:

The applicant is not proposing to place recreational vehicles on the subject site. If future homeowners
park recreation vehicles on the site, they will be required to follow City standards.

TITLE 16:

October 14, 2020

Chapter 16.12:

LAND DIVISIONS AND LINE ADJUSTMENTS

Design Standards

Section 16.12.020:

Streets.

The location, width and grade of streets shall be
considered in their relation to existing and planned streets,
topographical and drainage conditions, public convenience
and safety, the proposed use of land to be served by the
streets, and full land utilization which will not result in
tracts of vacant inaccessible land. Street design standards
are intended to provide city staff with standards and
guidelines for protecting the function and integrity of the
city's transportation system. The following table
implements the standards of the Transportation System
Plan.

1. A transportation impact analysis (TIA) may be
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required, if the proposed development appear to
have traffic generators with a significantly high level
of traffic.

a. Applicants may be required to have a pre-
application meeting with city staff to
determine if the proposed development will
have a significantly high level of traffic. If
determined by city staff that a TIA is required,
the TIA must be submitted as a part of the
application or the application will not be
considered complete and will be on hold as per
Oregon Revised Statutes.

COMMENT:

The applicant attended a pre-application conference with City staff on January 6, 2020 to discuss the
proposed Zoning Map Amendment and Planned Development application. Since the proposal will
generate traffic from only 7 single-family dwellings, City staff did not indicate that a TIA is required for
this application.

C. Future extensions of streets. Where necessary to
give access or to permit a satisfactory future division
of adjoining land, streets shall be extended to the
boundary of the subdivision or partition.

COMMENT:

To provide access to the proposed single-family lots, the applicant is proposing to extend Private Street
A from 9" Avenue. The attached Aerial Photograph/Land Use Plan demonstrates that a railroad right-of-
way is located to the north of the site, and a parcel owned by the Sweet Home Veterans of Foreign Wars
Club is located west of the subject property (see Exhibit 3). Adjoining parcels to the south are separated
from the site by Ames Creek. Therefore, it is not necessary and/or feasible to provide access to adjacent
properties for the future division of adjoining land.

D. Intersection angles. Streets shall be designed to
intersect at angles as near to right angles as practical
except where constrained topography or abutting
properties requires a lesser angle.

COMMENT:

The attached Preliminary Site Plan indicates that proposed Private Street A intersects with 9™ Avenue at
a right angle (see Exhibit 3).

E. Existing streets. Whenever existing streets adjacent
to or within a tract are of inadequate width,
additional right-of-way shall be provided at the time
of subdivision.
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COMMENT:

The submitted Existing Conditions Plan indicates that the existing 9™ Avenue right-of-way is 55-ft. wide,

meeting local street standards (see Exhibit 3).

F.

COMMENT:

Half-streets. Half streets shall be required for
existing right-of-way on the perimeter of the
subdivision with the following conditions:

1.

2,

Located adjacent to unimproved streets.

Located adjacent to one-half street condition
on the same side of the street.

Located opposite of a constructed one-half
street.

The Existing Conditions Plan demonstrates that approximately 21-ft. of existing pavement is provided
from centerline, and a curb and gutter are currently located along the 9" Street frontage of Tax Lot 303.
To fully improve this roadway to City standards, the applicant is proposing to install a 5-ft. curbtight
sidewalk and a street tree along the site’s frontage (see Exhibit 3).

G.

Dead end streets: A dead end street shall terminate
with a turnaround designed to the minimum size
standards of the International Fire Code.

Dead end streets can be allowed only when the
extension of street is not possible due to one
or more of the following reasons:

A natural feature, such as a wetland,
stream or steep slope makes it
impractical for the street to be extended.

An existing structure or use is located on
an adjacent parcel within the alignment
of the proposed street.

An existing deed restriction or covenant
or political boundary does not allow the
extension of the street.

The alignment is approved as part of a
Planned Development.
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COMMENT:

The applicant’s Preliminary Site Plan indicates that proposed Private Street A is a dead end roadway that
is approximately 740-ft. long. The applicant is proposing to install a turnaround meeting Fire Code
standards at the west terminus of the street (see Exhibit 3). Due to the presence of the Sweet Home
Veterans of Foreign Wars Club (VFW 3437) property to the west, railroad right-of-way to the north, and
Ames Creek to the south of the site, the applicant is not proposing to extend the private street to
adjacent properties.

Section 16.12.030: Lots and Parcels.

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.

B. No lot or parcel shall be dimensioned to contain a
part of an existing or proposed street.

COMMENT:

The applicant is proposing to amend the Zoning Map to designate Tax Lot 401 as R-2 (High Density
Residential). Through the planned development process, the applicant is proposing to modify the R-2
minimum lot size, front setback, and street yard setback as shown on the attached Preliminary Site Plan.
As required, the attached Preliminary Plat indicates that Private Street A is located within Tract ‘A’ and
proposed lot dimensions do not contain a portion of the proposed street (see Exhibit 3). The attached
plans indicate that Private Street A extends through Tax Lot 303, from the subject site to 9" Avenue. Tax
Lot 303 is not included within the proposed planned development, however the applicant also owns this
parcel. Therefore, when a homeowner association is established for the proposed development, Tract
‘A’ and Tax Lot 303 will be commonly owned and maintained by the owners of Lots 1-7.

C. Residential lots and parcels shall be consistent with
the residential lot size and width standards of Sweet
Home Municipal Code Title 17.

D. Lot depth shall not exceed two and one-half times
the average width.

COMMENT:

The minimum single-family detached lot size in the R-2 zone is 5,000 sq. ft. and the minimum lot width is
60-feet. The attached Preliminary Plat indicates that the proposed parcels range in size from 3,482 sq.
ft. to 5,340 sq. ft.,, and range in width from 41.00-ft. to 89.86-ft. (see Exhibit 3). As required, the
minimum proposed lot depth of 51.72-ft. is not more than 2.5 times the average proposed lot width of
57.49-feet.

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.
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COMMENT:

The attached Preliminary Plat indicates that Lots 1-7 have at least 25-ft. of lot frontage on Private Street
A.

F.  Access easements. Where no other practical access
to lots or parcels exists, the City may allow an access
easement for actual access to lots or parcels.
Approval of an easement that is a joint use driveway
may be approved pursuant to the standard listed in
Section 17.08.100(C)(6).

COMMENT:

Due to the configuration of the site, the applicant is proposing to provide access for Lots 1-7 through the
extension of Private Street A through Tax Lot 303 and Tract ‘A’. The proposed private street will be
owned and maintained by the development’s homeowner’s association. The submitted Preliminary Plat
demonstrates that no access easements are located on Lots 1-7.

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.

COMMENT:

The attached Site Plan demonstrates that no through lots are proposed with the planned development
(see Exhibit 3).

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.

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

2.  Generally, any angle should not exceed 302
from a right angle to the street.

COMMENT:

The attached Preliminary Plat indicates that the side lines of the proposed parcels run at a right angle to
Private Street A, which is the street upon the lots face (see Exhibit 3).

Il 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)

October 14, 2020 9" Avenue Planned Development Page 18



furthest from the street shall not be used in
determining lot size, lot width or yard setback
requirements.

COMMENT:
The attached Preliminary Plat indicates that no flag lots are proposed (see Exhibit 3).

IR 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.

COMMENT:

The applicant is not proposing special setbacks with this Planned Development application, therefore
these standards do not apply.

Section 16.12.035: Easements.
A.  City utility lines.

1. Easements for city sanitary sewer, storm water
collection systems, and water mains, or other
utilities, not located within the public right-of-
way, shall be dedicated wherever necessary.

2. City easements shall be at least 20 feet wide
and offset on rear or side lot lines with five
feet on one side and 15 feet on the other.

COMMENT:

As illustrated by the attached Preliminary Plat, the applicant is proposing to establish a 20-ft. easement
within Tax Lot 303 and Tract ‘A’ for the extension of City sanitary sewer and water main lines (see Exhibit
3.

B. Franchise utility easements will be seven feet in
width and generally abutting the right-of-way.

COMMENT:

The attached Preliminary Plat indicates that the applicant will be dedicating a 7-ft. wide franchise utility
easement along the 9" Avenue frontage of Tax Lot 303, and along one side of Private Street A (see
Exhibit 3).

C. Drainage channels. If a subdivision or partition is
traversed by a drainage channel, there shall be
provided a public drainage easement. The drainage
easement shall conform substantially with the lines
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of the drainage channel, with additional width as
needed for channel maintenance.

COMMENT:

The attached Existing Conditions Plan indicates that the subject site contains a drainage channel. The
submitted Preliminary Plat indicates that a proposed public drainage easement will be dedicated to the
City to permit access within the Ames Creek floodway (see Exhibit 3).

Section 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.

COMMENT:

Through the planned development process, the applicant is proposing a 7-lot land division of the subject
site. Due to the low number of proposed dwelling units, looping of the public water system is not
required. The attached Aerial Photograph/Land Use Plan demonstrates that extension of the public
water system is not required to serve adjoining properties. The attached Sanitary Sewer and Water Plan
indicates that a public water main will be extended along the Private Street A alighment. The plan also
demonstrates that individual water meters and water laterals for each of the proposed lots will be
installed in accordance with City standards (see Exhibit 3).

Section 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.

COMMENT:

The attached Composite Utility Plan indicates that a gravity public sanitary sewer main will be extended
from 9™ Avenue to Station 3+67.00 within Private Street A. Due to the length of the private street and
the depth of the public sewer main within 9" Avenue, individual private pumps and pressurized sanitary
sewer laterals are proposed from each of the lots to a 60-in. manhole at the terminus of the sanitary
sewer main line (see Exhibit 3). The submitted Preliminary Development Plans demonstrate that an
extension of the public sanitary sewer system is not required to serve adjoining properties.

Section 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.

A. The design shall take into account the capacity and
grade necessary to maintain unrestricted flow from
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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.

COMMENT:

The attached Composite Utility Plan indicates that stormwater from impervious areas will be directed to
proposed Stormtech chambers within Tract ‘A’, where water quality and detention can be provided
before drainage is released into Ames Creek (see Exhibit 3). As demonstrated by the attached
Preliminary Stormwater Report, the proposed design meets City standards (see Exhibit 4).

Section 16.12.055: Lot Grading.

Lot grading shall conform to all applicable Oregon Building
Codes and Sweet Home Municipal Code Titles 12, 13, and
15 requirements.

COMMENT:

The attached Preliminary Grading and Erosion Control Plan demonstrates that lot grading will conform
to Building Code and City standards (see Exhibit 3).

Section 16.12.060: Erosion Control.

Erosion control must be approved as per the City's Erosion
Control requirements of Sweet Home Municipal Code
Chapter 13.06.

COMMENT:

The attached Preliminary Grading and Erosion Control Plan includes details which demonstrate
compliance with the City’s erosion control standards (see Exhibit 3).

Section 16.12.070: Underground Utilities.

All permanent franchise utility service to subdivision lots
shall be provided from underground facilities. No
overhead utility facilities in connection with permanent
utility service to a subdivision or partition shall be
permitted. In the case of a partition in an area where
underground utility service is not presently provided,
permanent service may be supplied by means of overhead
wires or cables.
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COMMENT:

As required, all franchise utilities serving the planned development will be installed underground. The
attached Preliminary Plat indicates that a 7-ft wide easement will be provided for the installation of
franchise utilities along the frontage of 9"" Avenue and Private Street A (see Exhibit 3).

COMMENT:

Section 16.12.075:

Large Tract Land Division.

In subdividing or partitioning tracts into large lots or
parcels which may be divided in the future, the city may
impose requirements which will allow for subsequent
division of any lot, parcel, or tract.

The submitted Preliminary Plat demonstrates that the proposed land division will not result in the
creation of over-sized parcels that could be partitioned in the future. Therefore, these standards do not

apply.

Chapter 16.16:

COMMENT:

Tentative Plan

Section 16.16.020:

Pre-Application Review

A pre-application conference may be required by the city.
The subdivider shall submit a sketch to the City Planner
and the Public Works Engineering Division of the proposed
tentative plan for the property to be divided. Following
preliminary review, the subdivider may proceed to prepare
a tentative plan for submission to the city.

As required, the applicant attended a pre-application conference with City staff on January 6, 2020 to
discuss the proposed map amendment and planned development with City staff.

October 14, 2020

Section 16.16.025:

Tentative Subdivision, Subdivision Replat or Partition,
Partition Replat Plan Submittal.

All applications for a tentative partition or subdivision
approval must include a complete application form. For a
subdivision or subdivision replat, ten full size copies and
one 8%" by 11" copy of a plan shall be submitted with the
following details. For a partition or partition replat, three
full size copies and one 8%" by 11" copy of a plan shall be
submitted showing the following details. The tentative
plan need not be a finished drawing but it shall show all
pertinent information to scale.

A.  Where the land to be subdivided contains only part
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COMMENT:

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.

As required, the applicant has completed the attached application forms and has submitted required
copies of the tentative plan and other supporting materials for City staff review. All land owned or
controlled by the property owner/applicant has been included with the proposed land division.

COMMENT:

The following information shall be submitted:

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

2. Al existing streets between the subject
property and the nearest existing arterial or
collector streets.

3. The name of the owners of all land
immediately  adjoining  the proposed
subdivision.

4, How streets and alleys in the proposed
subdivision may connect with existing or
proposed streets and alleys in neighborhood.

The attached Aerial Photograph/Land Use Plan identifies all existing streets in the area and the names of
adjacent property owners. The attached Preliminary Site Plan identifies adjacent property lines and the
planned development’s proposed connection to 9" Avenue (see Exhibit 3).

C.

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,
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COMMENT:

subdivider, surveyor, and design engineer if
applicable.

All of the information listed above has been provided on the attached Preliminary Development Plans

{see Exhibit 3).

COMMENT:

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 attached Existing Conditions Plan includes all of the applicable information listed above (see Exhibit

3).

COMMENT:

The location on the site and in the adjoining streets
or property for the following existing and proposed
items:

Sewers and water mains and private services.
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.

The attached Existing Conditions Plan, Preliminary Storm Drain Plan, and Preliminary Sanitary Sewer and
Water Plan include all of the information listed above (see Exhibit 3).

October 14, 2020

Contour lines having the following minimum
intervals:

One foot contour intervals for ground slopes
less than 5%.

Two foot contour intervals for ground slopes
between 5% and 10%.

Five foot contour levels for ground slopes
exceeding 10%.
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4. The elevations of all control points which are
used to determine the contours.

COMMENT:

The submitted Existing Conditions Plan illustrates 1-ft. contour lines since the site contains less than 5%
slopes (see Exhibit 3).

K. Geo-tech reports as needed.

COMMMENT:

At the pre-application conference, City staff did not identify a requirement to submit a geotech report
with this application.

L. 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.

M. Location, width, direction and rate of flow at peak
discharge of all water ways.

N. Location of any wetlands identified on the City of
Sweet Home Local Wetlands Inventory, locally
known, or identified by some other means.

O. Location of any required riparian zone identified by
Sweet Home Municipal Code Chapter 17.72.

P. 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.

COMMENT:
The attached Existing Conditions Plan identifies the location of the 100-year floodplain, wetland area,
and riparian zone along Ames Creek. As required, the top of bank, floodway, and direction of Ames
Creek have been noted on the plan (see Exhibit 3).

Q. Existing uses of the property and adjacent property

within 100 feet including location of all existing
structures to remain on the property.
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COMMENT:

The attached Aerial Photo/Land Use Plan identifies existing uses on the site and on adjacent properties.
The applicant’s Existing Conditions Plan indicates that the subject site is currently vacant and existing

structures on adjacent properties have been noted (see Exhibit 3).

COMMENT:

The subject site does not contain a listed historic site, therefore these standards do not apply.

COMMENT:

Zoning in the vicinity of the subject site is identified on the attached Aerial Photograph/Land Use Plan

(see Exhibit 3).

COMMENT:

The attached Private Street A Plan provides all of the information listed above (see Exhibit 3).

October 14, 2020

R.

S.

u.

Known structures, landmarks, sites and areas of

cultural, historic or archaeological significance.

1.

The City of Sweet Home historic sites listing
and the State Historic Preservation Office shall

be consulted if a historic site is identified.

Sweet Home Municipal Code Title 15 rules for
historic structures must be addressed.

Zoning on and adjacent to the subject property.

For all proposed streets, the following information

must be shown:

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

feet.

Location;

Total right-of-way width;
Curb to curb width;
Sidewalk;

Beauty strip;

Proposed name;

Grade;

Approximate radii or curves;
Fire hydrants;

Street lights;

Stop signs;

Location of post office boxes.

9™ Avenue Planned Development
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V. Proposed sighage.

W. Proposed perimeter fencing.

COMMENT:

The attached Preliminary Development Plans indicate that the tentative plan has been drawn at 1-in.
equals 40-feet (see Exhibit 3).

X. The relationship of all proposed streets to any
existing or approved streets and proposed future
streets in the transportation system plan.

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

easements.

Z Existing easements on adjoining properties, including
the width and purpose of the easements.

COMMENT:
The attached Preliminary Plat identifies all existing, approved, and future streets in the transportation
system plan. The submitted plan also identifies all existing and proposed easements on the site and on

adjoining properties (see Exhibit 3).

AA. Information on the proposed lots must include the
following:

1. The location of each lot,

2. The dimensions and square footage of each lot,
and

3. Lot, block, tract, or parcel numbers.

COMMENT:

The submitted Preliminary Plat contains all of the applicable items listed above.
BB. Proposed uses for each lot.
CC. Land to be deeded or dedicated for public purposes.
DD. Statement indicating whether the property has an

existing water right or permit. If so, the Certificate
or permit number must be listed.
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COMMENT:

The attached Preliminary Plat and Preliminary Site Plan contain all of the information listed above. The
subject site does not have an existing water right or permit.

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

COMMENT:

As required, the applicant has requested review from ODOT Rail since a portion of the site abuts the
Albany and Eastern Railroad right-of-way. The attached agency’s standard response for new residential
uses near railroad right-of-ways has been attached (see Exhibit 6).

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

1. Total acreage of the parcel to be subdivided.

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

3. All public improvements proposed to be
installed, including:

a. The approximate timing of installation,
and

b.  The method of financing.

4. 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.

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

COMMENT:

All of the applicable information listed above is contained on the submitted Existing Conditions Plan,
Preliminary Plat, and Preliminary Site Plan (see Exhibit 3). No portion of the site will be dedicated to the
public. The applicant plans to construct the proposed 9™ Avenue frontage improvements and extend
public utilities during the spring of 2021 with a construction loan. As required, all public improvements
will be installed prior to recording of the final plat.
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TITLE 17: ZONING

Chapter 17.08:

General Provisions

Section 17.08.033:

COMMENT:

Fences, Hedges, and Walls.

C.

General Standards. Construction of
fences and walls shall conform to all of
the following requirements:

The applicant is not proposing to install any new fences, hedges, or walls with the proposed partition.

Therefore, these standards do not apply.

Section 17.08.040 :

October 14, 2020

Clear-Vision Areas.

C.

Standards. The clear vision areas extend
across the corner of the private property
from one street to another. The two legs
of the clear vision triangle defining the
private property portion of the triangle
are each measured 20 feet back from the
point of intersection of the two corner
lot lines, special setback line or access
easement line (where lot lines have
rounded corners, the lot lines are
extended in a straight line to a point of
intersection). Additional clear vision area
may be required at intersections,
particularly those intersections with
acute angles, as directed by the City
Manager or designee, upon finding that
additional sight distance is required (i.e.
due to roadway alignment, etc.).

There shall be no solid fence, wall,
vehicular parking, landscaping, building,
structure, or any other obstruction to
vision other than a street sign pole (e.g.
power, signal, or luminaire pole) or tree
trunk (clear of branches or foliage)
within the clear vision area between the
height of two feet and eight feet above
the grade, measured from the top of the
curb or, where no curb exists, from the
established street centerline grade,
except as follows.
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COMMENT:

The attached Preliminary Site Plan demonstrates that a clear vision area meeting the above standards
will be provided at the intersection of the Private Drive A and 9™ Avenue (see Exhibit 3).

Section 17.08.090:

COMMENT:

Off-Street Parking Requirements.

For each new structure or use, each structure
or use increased in area and each change in the
use of an existing structure there shall be
provided and maintained off-street parking
areas in conformance with the provisions of
this section.

H.  Space requirements for off-street parking
shall be as listed in this section.
Fractional space requirements shall be
counted as a whole space. When square
feet are specified, the area measured
shall be the gross floor area of the
building, but shall exclude any space
within a building used for off-street
parking or loading.

Use:

1. Single-, two- and multi-family
dwelling

Space Requirement:

Two spaces per dwelling unit

The applicant is proposing to create 7 single-family detached lots with the planned development. The
attached Preliminary Site Plan identifies the location of proposed driveways. As required, a minimum of
2 off-street parking spaces will be provided for each single-family dwelling unit that is sited on the

proposed lots (see Exhibit 3).

Section 17.08.100:

Accesses and Driveways

Accessways onto a public right-of-way shall be
subject to issuance of a public works permit
and review by the city planner. In addition, the
following specific requirements shall apply to
all accessways, approaches, curbcuts and
driveways.
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COMMENT:

Approaches. Additions to, or new
construction of, a garage or accessory
structure, or an addition to the main
structure in excess of 120 square feet,
shall provide the basis for requiring the
following.

1.  An access approach to a city street,
state highway, alley or other public
right-of-way shall be hard surfaced
and constructed in accordance with
city design standards.

2.  An access approach shall extend 20
feet onto the property, measured
from the right-of-way or property
line, whichever is closest to a
structure on the property.

3. In addition to the above, if the
street is hard surfaced the
approach will extend to the
existing hard surface roadway edge
or curb whichever applies.

4. An access approach to streets
which are not yet improved or hard
surfaced, requires that the
property owner enter into an
agreement with the city, prior to
issuance of a public works permit,
to hard surface the approach when
the street is hard surfaced or
improved.

The attached Preliminary Site Plan and Private Street A Plan indicate that the applicant is proposing to
develop a private road for access to Lots 1-7. To meet the above standards, the private street will be
surfaced in asphalt (see Exhibit 3). The attached 9 Avenue Frontage Plan indicates that the adjacent
public right-of-way is currently improved with an asphalt surface.

B.

Construction specifications. A driveway
and sidewalk used as a part of an
accessway shall be designed and
constructed in accordance with plans and
specifications on file in the office of the
City Engineer. The designs, plans and
specifications are by reference
incorporated into and made a part of this
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code.
COMMENT:

The attached Private Street A Plan demonstrates that the proposed private drive includes a sidewalk
that has been designed to meet City standards (see Exhibit 3).

C.  Driveway Standards.

1.  If only one driveway is desired, the
maximum width of the driveway at
the edge of the roadway or
curbline is as follows:

a. Twenty feet for property
with less than 50 feet of
frontage;

b. Twenty-five feet for property
with between 50 and 75 feet
of frontage; and

c.  Thirty feet for property with
more than 75 feet of
frontage.

COMMENT:

The submitted Preliminary Site Plan indicates that Lots 1-7 have proposed access from Private Street A
(see Exhibit 3). The applicant’s Preliminary Plat demonstrates that the site has 50.04-ft. of frontage on
9™ Avenue. Therefore, the proposed 24-ft. width of Private Street A meets the standards of this section.

2. If more than one driveway is
desired for property with 50 to 100
feet of frontage, the maximum
width for each driveway is 20 feet
and no more than two driveways
may be permitted.

3. There shall be a minimum
separation of 22 feet between all
driveways except for single-family
and two-family dwellings.

COMMENT:
The attached Preliminary Site Plan indicates that only one driveway is proposed for each of the lots (see

Exhibit 3). Since single-family dweliings are proposed for the subject site, a minimum separation of 22-
ft. between driveways is not required.
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COMMENT:

For frontage in excess of 100 feet,
each additional 100 feet or fraction
thereof shall be considered as
separate frontage.

One-way driveway approaches,
except for those used in
conjunction with a single-family
dwelling, shall be clearly marked or
signed as approved by the City
Engineer and shall not be less than
ten feet in width. Two-way
driveways shall not be less than 20
feet in width.

The attached Preliminary Plat demonstrates that no lots provide a frontage in excess of 100-feet. The
proposed two-way private street serving Lots 1-7 is 24-ft. wide, meeting the standards of this section.

October 14, 2020

6.

9" Avenue Planned Development

Joint Driveways

A. loint use driveways are
permitted.

B. A joint use driveway shall
comply with International Fire
Code.

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,
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 the property
owners.
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COMMENT:

Proposed Private Street A will provide access to Lot 1-7, however the attached Preliminary Site Plan
indicates that no joint use driveways are proposed (see Exhibit 3). The plan demonstrates that a
turnaround meeting Fire Code standards has been proposed at the west terminus of the roadway. The
proposed private street will be located within Tract ‘A’ and Tax Lot 303, which will be owned and
maintained by all of the property owners within the planned development. As required, a maintenance
agreement will be executed and recorded to document property owner responsibilities.

D. Distance from intersection.

1.  All driveways shall be located the
maximum distance which s
practical from a street intersection
and in no instance shall the
distance from an intersection be
closer than the following measured
from the nearest curb return
radius, which is the nearest
beginning point of the arc of a
curb:

Local Street: 20 feet
COMMENT:

The attached Preliminary Plat indicate that the proposed Private Street A is located approximately 27-ft.
north of the intersection of 9™ Avenue and Nandina Street (see Exhibit 3). Therefore, the above
standards have been met.

E. Number of accesses permitted. Access
points to a public street shall be the
minimum necessary to provide
reasonable access while not inhibiting
the safe circulation and carrying capacity
of the street.

COMMENT:

The applicant’s Preliminary Site Plan indicates that proposed Private Street A consolidates access for the
site and provides only one connection to 9™ Avenue for Lots 1-7 (see Exhibit 3). Therefore, the proposed
private street provides the minimum necessary access points for safe and reasonable access from the
site to 9™ Avenue.

F. Double frontage properties. Properties
which have frontage on more than one
street may be restricted to access on the
streets of a lower classification through
site plan review or other review
procedures.
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COMMENT:

The attached Preliminary Site Plan demonstrates that the subject site is not a double frontage property
(see Exhibit 3). The applicant is proposing to consolidate all access on Private Street A, which is a lower
classification street than 9" Avenue.

COMMENT:

G. Joint access encouraged. Common
accessways at a property line shall be
encouraged and, in some instances, may
be required, in order to reduce the
number of access points to street.
Construction of common accessways
shall be preceded by recording of joint
access and maintenance easements.

To reduce turning conflicts and the number of driveway connections to 9" Avenue, the applicant is
proposing to consolidate access to Lots 1-7 through Private Street A. Therefore, this standard is met.

COMMENT:

H. Maximum slope. Access and approach
grades shall not exceed 10% slope except
as otherwise approved by the City
Engineer.

The attached Preliminary Grading Plan demonstrates that proposed grades for Private Street A do not
exceed a 10% slope (see Exhibit 3).

Chapter 17.12:

Qctober 14, 2020

Administration and Enforcement

Section 17.12.010:

Authorization to Initiate Amendments.

An amendment to the text of the ordinance
codified in this title or a legislative zoning map
amendment may be initiated by the City
Manager, the City Planning Commission, the
City Council or a property owner. A
quasijudicial zoning map amendment may be
initiated by a property owner, a representative
of the property owner, the City Manager, the
Planning Commission or the City Council. A
request for a quasijudicial zone map
amendment by a property owner shall be
accomplished by filing an application with the
City Planner at least 45 days prior to the
Planning Commission meeting and using forms

9" Avenue Planned Development Page 35



prescribed pursuant to § 17.12.100.
COMMENT:

As permitted by this Section, the property owner has initiated a quasi-judicial zone map amendment.
City staff will ensure that the Planning Commission public hearing is held at least 45 days after the
application is filed.

Section 17.12.020: Public Hearings on Amendments.

A. The Planning Commission may elect to
conduct a public hearing on a proposed
amendment.

B. The Planning Commission shall
recommend to the City Council approval,
disapproval or modification of the
proposed amendment.

C.  After receiving the recommendation of
the Planning Commission, the City
Council shall hold a public hearing on the
proposed amendment.

D.  All public hearing procedures shall be in
accordance with §§ 17.12.120 and
17.12.130.

E.  Within seven days after a decision has
been rendered with reference to an
amendment, the City Manager shall
provide the applicant with written notice
of the decision. Notice of the decision
shall be mailed to the applicant, property
owner, those who provided written
comments on the proposal, and those
who requested a copy of the decision.
Written notice of a decision shall apply
to recommendations made by the
Planning Commission and to final action
made by the City Council.

COMMENT:

As required, the concurrently filed Amendment to the Comprehensive Plan or Zoning Map application
and Planned Development application will be reviewed at a Planning Commission public hearing prior to
forwarding their recommendation to City Council. A second public hearing will be conducted by City

Council when they issue a decision for both applications.

Section 17.12.025: Review Criteria for Map Amendments.
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An amendment to the official zoning or
comprehensive plan map may be authorized
provided that the proposal satisfied all
relevant requirements of this title and also
provided that the applicant demonstrates the
following:

A. The proposed amendment is consistent
with the goals and policies of the
comprehensive plan;

COMMENT:

As required, this Applicant’s Statement has addressed how the proposed map amendment is consistent
with applicable Comprehensive Plan goals and policies.

B. The proposed amendment is orderly and
timely, considering the pattern of
development in the area, surrounding
land uses, and any changes which may
have occurred in the neighborhood or
community to warrant the proposed
amendment;

COMMENT:

The subject site consists of Tax Lot 401 of Tax Map 1301E31BD. Currently, Tax Lot 401 is currently
designated High Density Residential on the Comprehensive Plan Map and C-2 (Highway Commercial) on
the Zoning Map. The subject parcel is located in the northwest quadrant of town and is accessed from
9™ Avenue. This area generally contains Central Commercial designated properties from Highway 20 to
Nandina Street, High Density Residential properties from Nandina Street to the railroad right-of-way,
and Low Density Residential properties north of the railroad right-of-way. Since the property is located
between Nandina Street and the railroad right-of-way, the proposed map amendment is consistent with
the existing land use pattern.

In 2017, the City completed an Economic Opportunity Analysis (EOA) which determined that there is an
18-acre surplus of commercial land for the 2017—2037 planning period. The report indicates that 584
additional jobs will be created in Sweet Home during the planning period, and if housing supply cannot
keep up with demand, housing affordability will become a significant issue for the City. The EOA
indicates that in 2016, average housing sales ranged between $135,000 and $150,000. In 2020, the
average home listing is $270,000. Therefore, the proposed High Density Residential designation and
Planned Development proposal for the site will help meet the current demand for more moderately
priced workforce housing in Sweet Home.

C.  Utilities and services can be efficiently
provided to serve the proposed uses or
other potential uses in the proposed
zoning district; and
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COMMENT:

The attached Existing Conditions Plan indicates that Tax Lot 303 fronts 9™ Avenue, which is currently
improved with a paved surface and curbs. Public water and sanitary sewer main lines, as well as
electrical and communication lines, are also installed within the right-of-way. The attached Site Plan,
and Sanitary Sewer and Water Plan, demonstrate how utilities and transportation facilities can be
extended through Tax Lot 303 to serve the subject property’s proposed residential use {see Exhibit 3).

D. The proposed amendment to the
comprehensive plan map is consistent
with Oregon’s statewide planning goals.

COMMENT:
The applicant has addressed how the proposed map amendment is consistent with Oregon Statewide

Planning Goals in the narrative provided below.

Chapter 17.28: R-2 Residential High-Density Zone

Section 17.28.040: Lot Size and Width.

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:

C.  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;

COMMENT:

The applicant has submitted an Amendment to the Comprehensive Plan or Zoning Map application to
Tax Lot 401 within the R-2 zone. The applicant is also requesting concurrent approval of a Planned
Development application to create 7 residential lots on the subject site. Through the planned
development process, the applicant is requesting to modify the R-2 minimum lot size standard. The
attached Preliminary Plat indicates that proposed lot sizes range from 3,019 sq. ft. to 5,340 sq. ft. (see
Exhibit 3).

E. The minimum lot width at the front
building line shall be as follows:

1. Seventy feet for a corner lot;
2. Sixty feet for an interior lot; and

3. Twenty five feet for a single-family
attached dwelling lot.
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COMMENT:

The submitted Preliminary Plat demonstrates that all of the proposed lots front Private Street A.
Through the planned development process, the applicant is requesting to modify the R-2 zone minimum
lot width standard. The attached Preliminary Plat indicates that the proposed lot widths range from
41.00-ft to 89.86-ft. (see Exhibit 3).

Section 17.28.050: Yards.
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:

A. The front yard setback shall be a
minimum of 20 feet;

B. Each side yard setback shall be a
minimum of five feet;

C. The street yard setback shall be a
minimum of 15 feet;

D. The rear yard setback shall be a
minimum of ten feet;

E. Single-family attached dwellings:

1. Front shall be a minimum of 15
feet;

2. The sides between units shall be
zero feet;

3. The sides on exterior boundaries
shall be five feet;

4. Street side shall be a minimum of
10 feet; and

5. Rear shall be a minimum of ten
feet.

COMMENT:

The attached Preliminary Site Plan indicates that the applicant is proposing to modify the minimum front
yard setback from 20-ft. to 10-ft., and the street yard setback from 15-ft. to 10-ft., through the planned
development process. All other standard setbacks for the R-2 zone will be maintained on each of the
proposed lots (see Exhibit 3). The attached plan illustrates that the applicant is proposing to orient all of
the rear yards of the lots towards Ames Creek.
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COMMIENT:

F. On a flag lot or similarly configured lot,
the inset front yard setback shall be a
minimum of ten feet.

The attached Preliminary Plat indicates that no flag lots are proposed (see Exhibit 3).

Section 17.28.060:

COMMENT:

Lot Coverage.

Building coverage shall meet the following
standards: all buildings, except single-family
attached dwellings, shall occupy not more than
60% of the lot area.

The applicant’s Preliminary Site Plan demonstrates that the potential building footprints will not occupy

more than 60% of the lot area.

Section 17.28.070:

COMMENT:

Building Height.

Except as provided in Sweet Home Municipal
Code § 17.08.060, in a R-2 zone building
heights shall be as follows:

A.  Single-family dwellings shall not exceed a
height of 30 feet;

B. Two-family, single-family attached
dwellings and multi-family dwellings
shall not exceed a height of 40 feet; and

C. Accessory structures, including detached
accessory dwellings, shall not exceed 20
feet in height at the apex of the roof.

At this time, specific development plans have not been determined for the proposed single-family
detached lots. City staff will verify that the above height standards are met when building permits are

requested for the future homes.

Section 17.28.080:

Minimum Building Size.

Dwellings, excluding accessory dwellings, in
the R-2 zone shall have a minimum building
size of 720 square feet.
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COMMENT:

As required, future dwellings on the lots will meet the above minimum building size standard.
Compliance with this standard will be verified at the time of building permit review.

Section 17.28.090: Homes on Individual Lots.

A. A home, including accessory dwellings,
shall be placed on a foundation enclosed
at the perimeter with no more than 32
inches of the enclosing material exposed
above grade. Where the building site has
a sloped grade, no more than 32 inches
of the enclosing material shall be
exposed on the uphill side of the home.
If the home is placed on a basement, the
32 inch limitation will not apply.

B. The base of a home, including accessory
dwellings, must be enclosed
continuously at the perimeter with either
concrete, concrete block, brick, stone or
combination thereof, or shall have
continuous skirting which matches the
exterior.

C. A home, excluding accessory dwellings,
shall have a nominal width of at least 24
feet.

D. A home, including accessory dwellings,
shall have a roof with a minimum pitch
of three feet in height for each 12 feet in
width.

COMMENT:

At this time, the design of future dwellings on Lots 1-7 have not been determined. When building
permits are requested for the homes, City staff will verify compliance with the above design standards.

Section 17.28.100: Garage and Off Street Parking Requirements.
A. Al single-family, two-family and single-
family attached dwellings, excluding
accessory dwellings, will have, at
minimum, the following:

1.  Agarage or carport; and

2. Two hard surfaced off-street
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parking spaces shall be provided.
COMMENT:
The attached Preliminary Site identifies the approximate location of 20-ft. wide driveways which will

provide access to a garage or carport on each of the lots (see Exhibit 3). City staff will verify that the
above standards are met during building permit review.

Chapter 17.48: PD Planned Development Zone

Section 17.48.020: Establishment in Combination With the
Underlying Zone.

A PD zone is an overlay zone that can be
applied in conjunction with any other zone
designation. Although this overlay designation
permits modifications to the site development
standards of the underlying zone standards, it
does not permit changes in uses specified by
the underlying zone. The following subsections
allow for Planning Commission review of a
detailed development plan. When a planned
development project is proposed without a
Planned Development Zone designation, the
Official Zoning Map shall be amended with a
planned development overlay designation for
the subject development site.

COMMENT:

The applicant is proposing a Zoning Map amendment to designate the site R-2. The applicant has also
submitted a concurrent Planned Development application to subdivide the site into 7 single-family
detached lots and modify the minimum lot size, minimum lot width, front yard setback, and street yard
setback standards of the R-2 zone. If the Planned Development application is approved, a PD overlay
zone will be assigned to the subject property.

Section 17.48.030: Standards and Requirements.

Approval of a request for a planned
development is dependent upon the
submission of an acceptable plan and
satisfactory assurance that it will be carried
out. The following minimum standards and
requirements shall apply.

A. A use permitted in an underlying zone

may be permitted in a planned
development.
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COMMENT:

The applicant is proposing to create 7 lots for single-family detached dwellings with the proposed
planned development. Since a concurrent Amendment to the Comprehensive Plan or Zoning Map
application has also been submitted to designate Tax Lot 401 as R-2, the intended residential use will be
permitted use in the proposed underlying zone.

B. A planned development must meet the
applicable requirements of Oregon
Revised Statutes for planned
developments.

COMMENT:

As required, through the final plat process with the City of Sweet Home and Linn County, the proposed
development will meet applicable ORS requirements for planned development.

C. Public and private streets shall be
developed to city standards.

D. Pedestrian walkways and bikeways shall
be provided for adequate internal
pedestrian and bicycle traffic and shall
connect to any adjacent existing or
planned sidewalks, bikeways, access
-corridors or public trails.

COMMENT:

The attached Private Street A Plan demonstrates that proposed private roadway has been designed to
meet City standards (see Exhibit 3). The private street improvements include 24-ft. of pavement, 6-in.
curbs, a 5-ft. sidewalk, and a turnaround meeting Fire Code standards. The submitted Preliminary Site
Plan includes recreational amenities that are accessed by a pedestrian path. Therefore as proposed, the
development provides adequate internal circulation for all mode of travel.

E. Al utility facilities shall be installed
underground and in accordance with city
standards.

COMMENT:

As demonstrated by the attached Preliminary Development Plans, all utilities facilities will be installed
underground in accordance with City standards.

F. Open space areas and facilities include
such things as landscaped areas, natural
areas, golf courses and other recreational
facilities, but does not include streets,
sidewalks, bikeways, access corridors or
trails.
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COMMENT:

The planned development’s proposed open space area and recreational amenities are located within
Tract ‘A’. The proposed gazebo, picnic table, and BBQ grill are accessible from the sidewalk along Private
Street A.

G. 1. A facility providing services in
support of uses within a planned
development may be permitted in
any zone within the planned
development. Services in support
may include such services as
housekeeping, landscape
maintenance, security, meeting
rooms, clubhouses, swimming
pools, tennis courts, catered food
service facilities, parking, offices
and related facilities for staff,

administrators, owners
associations and owners and their
guests.

2.  Provisions shall be made to buffer
these uses from incompatible uses
on adjoining properties.

COMMENT:
The applicant is proposing to develop the proposed recreational amenities within the common open
space area of Tract ‘A’. Since the facilities are located at least 42-ft. from all perimeter property lines,
they are adequately buffered from abutting uses.
H.  Phases, if proposed, shall be:
COMMENT:
The applicant is not proposing a phased development, therefore these standards do not apply.
Section 17.48.040: Application.
The person filing the application must be the
owner or his or her agent. If the planned
development is to include land in more than
one ownership, the application must be
submitted jointly by all of the owners of the

separately owned properties to be included.

A.  Application requirements.
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COMMENT:

One copy of the narrative on eight
and one-half inches by 11 inches
sheets;

Four sets of scaled drawings of the
conceptual development plan, with
sheet size not to exceed 24 inches
by 36 inches. Where necessary, an
overall plan with additional detail
sheets may be submitted;

One set of the development plan
shall be reduced to fit on eight and
one-half inches by 11 inches sheets
of paper. Names and numbers
must be legible on this sheet size;
and

After the application is accepted as
complete, any revisions may
require a new application,
additional filing fees and
rescheduling of the public hearing.

The attached property deed indicates that Good Faith Management, LLC is the only owner of the subject
site. This Applicant Statement serves as the required land use application narrative. As required, the
submitted application packet includes the number of plan copies requested by the City.

October 14, 2020

B. Development plan required. All
applications shall be accompanied by a
development plan drawn to scale
showing the following;:

1.

2.

9™ Avenue Planned Development

Use or uses;

Dimensions and locations of
proposed structures and of areas
to be reserved for vehicular and
pedestrian circulation, parking,
public uses, open spaces, including
landscaping;

Drawings and sketches
demonstrating the design and
character of the proposed uses and
the physical relationships of the
uses; and
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4. Such other pertinent information
shall be included as may be
considered necessary by the
review authority to make a
determination that the
contemplated arrangement or use
makes it necessary and desirable to
apply regulations and
requirements differing from those
ordinarily applicable under this
ordinance and Title 16 of this code
of ordinances.

COMMENT:

The attached Preliminary Development Plans include all of the required information listed above (see
Exhibit 3).

C. Narrative requirements. A written
statement shall include the following

information:

1. A description of the character of
the proposed development;

COMMENT:

Section |l of this Applicant’s Statement includes a detailed description of the character of the proposed
development.

2. Analysis of how the application
meets the review criteria;

COMMENT:
This narrative addresses how the Planned Development application meets the criteria for approval.
3. Intentions with regard to
ownership in the planned
development;

COMMENT:

The applicant intends to develop each of the proposed lots with single-family detached dwellings. After
the site is developed, the applicant intends to sell the developed parcels to homebuyers.

4. Quantitative data for the following
where appropriate:

a. Total number and type of
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dwelling units;
COMMENT:

The applicant is proposing to develop a total of 7 single-family detached dwelling units on the subject
site.

b. Parcel sizes;

COMMENT:

The attached Preliminary Plat indicates that the proposed parcel sizes range from 3,019 sq. ft. to 5,340
sq. ft. (see Exhibit 3).

c. Proposed lot coverage of
buildings and structures
where known;

COMMENT:

At this time, the applicant has not determined specific building plans for the proposed single-family lots.
Lot coverage standards will be verified by City staff when future building permits are requested for the
proposed lots.

d. Gross densities per acre;

e. Total amount of open space;
and

COMMENT:

The attached Preliminary Site Plan identifies the location of proposed common open space within the
planned development. The portion of Tract ‘A’ which is south of Private Street A, and includes the
proposed recreational amenities and open space along Ames Creek is 39,139 square feet. An additional
3,475 sq. ft. of common open space is provided on the north side of Private Street A.

f. Total amount of
nonresidential construction.

COMMENT:

The proposed recreational amenities include a gazebo structure, which contains approximately 100
square feet.

5. General statement of intentions
concerning timing, responsibilities
and assurances for all public and
non-public improvements; and
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COMMENT:

If the proposed map amendment and planned development is approved by December 2020, then
construction plans will be prepared and permits could be issued by April 2021. Based on this timeline,
construction of the 9™ Avenue frontage improvements, Private Street A, and installation of utilities could
be completed by August 2021. It is anticipated that home construction on the proposed lots will
continue into mid-2022.

6. Statement  describing  project
phasing, if proposed.

COMMENT:
The applicant is not proposing to phase this planned development project.
Section 17.48.050: Review Criteria.

A. Requests for approval of a planned
development shall be reviewed to assure
consistency with the purposes of this
chapter, policies and density
requirements of the Comprehensive
Plan, and any other applicable policies
and standards adopted by the city.

COMMENT:

This Applicant’s Statement addresses how the proposed planned development is consistent with this
chapter, the Comprehensive Pian, and other applicable City policies and standards.

B. The project will be compatible with

adjacent developments, with
consideration of the following factors, if
applicable:

1. Basic site design, including the
organization of uses on a site;

COMMENT:

The applicant’s Existing Condition Plan indicates that the subject site consists of one parcel, Tax Lot 401.
Due to the unique configuration of the site, the applicant is extending Private Street A from 9™ Avenue
through the narrow width of Tax Lot 303 and the proposed single-family lots are located within the
northern portion of Tax Lot 401. The Preliminary Site Plan indicates that a 50-ft. riparian buffer is
provided from the Ames Creek top of bank. Due to the proposed alignment of Private Street A, the
proposed design also buffers the single-family lots from the railroad right-of-way. With this layout, only
Lot 1 abuts an adjoining property, a vacant parcel owned by VFW 3437 to the west of the site (see
Exhibit 3). Therefore, based on the site design, the planned development project is compatible with
surrounding uses and will protect natural resource areas on the subject property.
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2. Visual elements (scale, structural
design and form, materials and so
forth);

COMMENT:

At this time, the applicant has not developed detailed plans for the proposed single-family dwellings.
However, since the dwellings will be designed to meet Chapter 17.28 standards, they will be compatible
with adjacent developments,

3.  Noise reduction;

4, Noxious odors;

5.  Llighting;

6. Signage;

COMMENT:

Future residents within the planned development will be required to comply with Title 8 and 9 standards
so that noise and odor requirements are met for the residential use. As required, exterior lighting will be
shielded so that it is not cast beyond the property lines of the proposed lots. In addition, future

residents will need to adhere to Chapter 17.96 standards, which regulate the placement of signs.

7. landscaping for buffering and
screening;

COMMENT:

As required, plans demonstrating compliance with the City’s landscape standards will be provided when
construction permits are requested for the development.

8.  Traffic;
COMMENT:
The applicant is proposing to develop 7 single-family dwellings on the subject site, which will generate
5.26 AM peak hour trips and 7 PM peak hour trips. Since the number of trips generated by the planned
development is low, the existing transportation system can accommodate the anticipated traffic
impacts.

9. Effects on off-site parking; and
COMMENT:
The existing pavement width of 9™ Avenue is approximately 40-ft., therefore on-street parking can be
accommodated along both sides of the roadway. The attached Preliminary Site Plan illustrates that

Private Street A will require a curb cut on 9™ Avenue, reducing the amount of on-street parking by 2
spaces.
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10. Effects on air and water quality.
COMMENT:

With the potential use of wood burning stove and gas powered yard maintenance equipment, the
proposed residential use will have only marginal impacts on air quality. The submitted Storm Drain Plan
and Preliminary Stormwater Report demonstrates that water quality will be protected with the
development of the proposed stormwater facilities within Tract ‘A’ (see Exhibits 3 and 4).

C.  The applicant has, through investigation,
planning and programming,
demonstrated the soundness of the
proposal and their ability to carry out the
project as proposed.

COMMENT:

The submitted Preliminary Development Plan, Preliminary Stormwater Report, and Wetland Delineation
Report demonstrate that the planned development is a feasible and carefully crafted proposal.

D.  Construction can begin within six months
of the conclusion of any necessary action
by the city, or within such longer period
of time as may be established by the
Planning Commission.

COMMENT:

If land use approvals are granted by December 2020, then construction permits could be issued by April
2021. Based on this timeline, construction of the 9" Avenue frontage improvements, Private Street A,
and installation of utilities would occur during the summer of 2021.

E. The proposal conforms with location and
general development standards of the
city.

COMMENT:

This Applicant’s Statement and Preliminary Development Plans demonstrate that the proposed
development is appropriately located and complies with the City’s general development standards.

F.  The project will benefit the city and the
general public in terms of need,
convenience, service and appearance so
as to justify any necessary variances to
the regulations of Titles 16 and 17 of this
code of ordinances.
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COMMENT:

In 2017, the City completed an Economic Opportunity Analysis (EOA) which indicates that 584 additional
jobs will be created in Sweet Home during the 20-year planning period, and if housing supply cannot
keep up with demand, housing affordability will become an issue for the community. The EOA states
that in 2016, average housing sales ranged between $135,000 and $150,000. In 2020, the average home
listing in Sweet Home is $270,000. Therefore, the modifications requested through the planned
development process are justified by provision of addition moderately priced housing for the local
workforce.

The submitted Preliminary Site Plan identifies the location of proposed common open space within the
planned development. The portion of Tract ‘A’ that is south of Private Street A, and includes the riparian
corridor along Ames Creek and recreational amenities for the development, is 39,139 square feet. An
additional 3,475 sq. ft. of open space is provided on the north side of Private Street A. Therefore, the
requested modifications to the minimum lot area, minimum lot width, front yard setback, and street
yard setback standards are justified by the provision of open space and protection of sensitive
environmental resources within the development.

G. The project will satisfactorily take care of
the traffic it generates by means of
adequate off-street parking, access
points and additional street right-of-way
and improvements and any other traffic
facilities required on or off site.

COMMENT:

Per Section 16.12.020, a Residential Neighborhood Street may be developed within planned
development, providing 20-ft. of paved width, no on-street parking, and no curbs or sidewalks. The
attached Preliminary Site Plan indicates that Private Street A exceeds these standards with the provision
of a 24-ft. paved width, curbs, and a sidewalk on one side of the roadway. Adequate off-street parking
will be provided with the development of 2 parking spaces within a carport or garage, and the provision
of an additional 2 spaces in the driveway. The submitted plans demonstrate that access to all of the lots
will be provided through the private street, therefore only one connection through Tax Lot 303 to 9%
Avenue is proposed. With the proposed Private Street A and 9™ Avenue frontage improvements, the
proposed project satisfactorily addresses traffic impacts it generates.

H.  The project will satisfactorily take care of
sewer and water needs consistent with
city policy and plans.

COMMENT:
The attached Preliminary Sanitary Sewer and Water Plan demonstrate that these facilities have been
designed to meet the needs of the development and will be constructed to meet City standards (see

Exhibit 3).

. A planned development in a residential
zone will not result in a higher density
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COMMENT:

than permitted by the Comprehensive
Plan for the underlying zone.

Currently, Tax Lot 401 is designated High Density Residential on the Comprehensive Plan Map and C-2
(Highway Commercial) on the Zoning Map. The applicant is proposing to amend the Zoning Map to
designate the parcel as R-2 (High Density Residential). Under the R-2 zone standards, up to 35 multi-
family dwelling units may be developed on the site. However, the applicant is only proposing to develop
7 single-family dwelling units. Therefore, the above standard is met.

Chapter 17.72: NR Natural Resources

Section 17.72.030: Applicability.

The procedures and requirements of the NR
Zone apply to any parcel designated as having
one of the following identified natural
resources:

A.

COMMENT:

Significant wetlands, as mapped in the
city’s Local Wetlands Inventory (LWI);
and

Riparian corridors, as mapped in the
city’s Riparian Inventory.

As indicated on the Existing Conditions Plan, a delineated wetland and a portion of Ames Creek are
located on the site. Therefore, the procedures and requirements of the NR Zone apply to the subject

parcels.

Section 17.72.040: Activities Subject to Review.

In an NR zone, the following actions are subject
to the review:

A.

New structural development;

Exterior expansion of any building or
structure;

Increases in impervious surfaces or
storage areas;

Grading, excavation or fill; and

Removal of native vegetation.
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COMMENT:

The applicant is proposing a planned development to create 7 single-family lots, a private street, and an
open space area with recreational amenities within Tract ‘A’. Since new structure development, an
increase in impervious surfaces, grading activities, and removal of native vegetation will occur, the

proposed activities are subject to review.

Section 17.72.050: Exceptions in the Riparian Zone.

The following activities may be excepted from

the

requirements of this chapter upon

administrative review approval that they are
designed to meet the standards listed in this
chapter.

A.

Drainage facilities, utilities and irrigation
pumps;

Streets, roads, driveways or paths;

Water-related and water-dependent
uses;

Replacement of existing structures with
structures in the same location that do
not disturb additional riparian surface
area;

Removal of non-native vegetation and
replacement with native plant species;
and

Alteration of the area by placement of
structures or impervious surfaces within
the Riparian Zone upon demonstration
that equal or better protection for
identified resources will be ensured
through restoration of riparian areas,
enhanced buffer treatment or similar
measures; providing that, the alterations
not exceed 50% of the width of the
riparian area, measured from the upland
edge of the Zone.
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COMMENT:

The submitted Preliminary Site Plan identifies the location of the top of bank along Ames Creek, a 50-ft.
wide riparian buffer along the waterway, and the delineated wetland. The plan indicates that Private
Street A will encroach 2,390 sq. ft. into the 50-ft. buffer. However as listed above, this activity is exempt

from the requirements of this chapter.

Section 17.72.060: Agency Review.

Decisions made by the City of Sweet Home
under this chapter do not supercede the
authority of the state or federal agencies which
may regulate or have an interest in the activity
in question.

A.

COMMENT:

It is the responsibility of the landowner
or applicant to ensure that any necessary
state or federal permits or clearances are
obtained.

The city will notify the Division of State
Lands for development permits and
other land use decisions affecting
inventoried wetlands.

Attached is a Wetland Delineation Report which was prepared by a qualified biologist. The report was
reviewed by the Department of State Lands and concurrence has been provided to the applicant (see
Exhibit 5). As required, necessary state or federal permits will be obtained for the proposed wetland
impact prior to commencing construction activities on the site.

Section 17.72.070: General Development Standards.

A.

The City of Sweet Home has adopted
safe harbor setback methodology for the
identification of significant riparian
corridors and significant wetlands. These
resources are identified on the Local
Wetlands Inventory and Riparian
Inventory Maps. Property owners are
responsible to have a qualified
professional identify the wetlands
boundary on the affected property.

Natural Area

Width of Vegetated Corridor, per side
Ames Creek and Wiley Creek 50'
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B. Setbacks for structures within a riparian
corridor are measured from the top of
bank, which is the line of ordinary high
water in a two-year event.

COMMENT:

The City’s Local Wetlands Inventory does not identify wetlands on the subject site. However, the
attached Existing Conditions Plan and Wetland Delineation Report indicate that a wetland is present in
the central portion of Tax Lot 401 (see Exhibits 3 and 5). The location of the required 50-ft. vegetated
corridor along Ames Creek is also illustrated on the plan.

C. For an exception to be allowed, the
applicant shall comply with the following
requirements:

1. Demonstrate that no other
practicable access to the buildable
area exists;

2.  Design roads, driveways and paths
to be the minimum width
necessary while allowing for safe
passage of vehicles and/or
pedestrians;

3. Consider the need for future
extensions of shared access, access
easements or private streets in
order to avoid subsequent
encroachments into a significant
natural resource;

COMMENT:

As mentioned above, the applicant is requesting an exception to the standards of this chapter for the
proposed encroachment of Private Street A improvements into the 50-ft. vegetated corridor. The
attached Preliminary Site Plan demonstrates that Private Street A is aligned so that it connects to 9"
Avenue through Tax Lot 303. The private roadway then turns sharply north to avoid sensitive areas on
the site and provide access to the proposed single-family lots. This street design provides safe passage
of vehicles, meets the required turning radius for fire apparatus and waste collection vehicles, and
minimizes encroachment into the riparian area. All of the proposed lots share access from the private
drive so that subsequent encroachments will not be required. Due to the location of the riparian
corridor and the site’s limited access to 9™ Avenue, no other practicable access to the buildable area
exists.

4, During construction, no stockpiling
of fill materials, parking or storage
of equipment shall be allowed
within a significant natural
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COMMENT:

resource,

Erosion control measures, such as
silt fences and biofilter bags, shall
be used to reduce the likelihood of
sediment and untreated
stormwater entering a significant
natural resource;

The applicant has submitted a Preliminary Grading and Erosion Control Plan with this application packet
(see Exhibit 3). As required, no stockpiling of fill materials, parking, or storage of equipment will occur
within the riparian corridor while construction activities take place.

October 14, 2020

6.

9™ Avenue Planned Development

Utilities and drainage facilities:
Public and private utilities or
drainage facilities may be placed
when it is shown that no other
practicable alternative location
exists. If a utility or drainage
facility is allowed, the following
standards shall apply:

a. Demonstrate that no other
practicable access exists;

b. The corridor necessary to
construct utilities shall be the
minimum width practical so
as to minimize intrusion into
a significant natural
resource;

c. Removal of trees and native
vegetation shall be avoided
unless absolutely necessary.
Native vegetation shall be
used to restore the
vegetative character of the
construction corridor;

d.  The existing grade of the land
shall be restored after
construction; and

e. No stockpiling of fill
materials, parking or storage
of equipment shall be
allowed within a significant
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COMMENT:

natural resource.

As demonstrated by the attached Existing Conditions Plan, the buildable area is located in the rear of the
site and grades on the parcels slope down towards Ames Creek. Based on the layout, stormwater from
the development must be managed in the rear of the site before it is discharged into the waterway. The
attached Preliminary Storm Plan illustrates that the location of Stormtech chambers and an outfall
structure to minimize impacts to the vegetated corridor to the maximum extent practicable. Only trees
that are impacted by required grading activities will be removed, and no stockpiling of materials or
equipment is proposed within the significant natural resource area. As required, a planting plan
demonstrating compliance with the City’s native vegetation mitigation requirements will be submitted
with the applicant’s future request for construction permits.

COMMENT:

Structures or  other non-
conforming alterations existing
fully or partially within a significant
Natural Resource may be expanded
provided the expansion occurs
outside of a significant natural
resource. Substantial improvement
of a non-conforming structure in a
significant natural resource shall
require compliance with the
standards of this chapter.

Existing lawn within a significant
natural resource may be
maintained, but not expanded
within the limits of a significant
natural resource. Development
activities  shall not  justify
replacement of native vegetation,
especially riparian vegetation, with
lawn.

The applicant is not proposing to expand an existing structure or maintain lawn areas within the
significant natural resource area, therefore these standards do not apply.
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D. 1.

9™ Avenue Planned Development

Removal of non-native vegetation
and replacement with native plant
species is allowed and shall comply
with the following requirements.

The replacement vegetation shall
at a minimum:

a. Cover the area from which
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COMMENT:

vegetation was removed;

b. Maintain or exceed the density
of the removed vegetation;
and

¢. Maintain or improve the shade
provided by the vegetation.

A planting plan demonstrating compliance with the City’s requirements will be submitted with the
applicant’s future request for construction permits. As required, replacement vegetation will meet the

above standards.

COMMENT:

Trees in danger of falling and thereby
posing a hazard to life or property may
be removed, following consultation and
approval from the Community
Development Director.

There are no trees which have been identified as being in danger of falling or posing a hazard to life or
property on the subject site. Therefore, this section does not apply.

F.

COMMENT:

The control or removal of nuisance
plants should primarily be by non-
chemical means (e.g. hand-pulling).

1. If non-chemical means fail to
adequately control nuisance plant
populations, a glyphosate based

herbicide, or other
environmentally safe herbicide,
may be used.

2. No pre-emergent herbicides or
auxin herbicides that pose a risk of
contaminating water should be
used.

3. Herbicide applications must be
applied according to manufactured
specifications.

As required, any removal of nuisance plants within natural resource areas will be completed in

accordance with the above standards.
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Section 17.72.090: Mitigation Standards.

When impacts to any identified significant
natural resource occur, mitigation will be
. required.

A.  For impacts to wetlands, the following
standards and criteria shall apply.

1.  The applicant must obtain a fill and
removal permit from the Oregon
Division of State Lands and U.S.
Army Corps of Engineers.

2. The applicant must provide an
approved mitigation plan that
complies with all Oregon Division
of State Lands and U.S. Army Corps
of Engineers wetland regulations.

COMMENT:

If the proposed map amendment and planned development requests are approved, the applicant will
obtain a fill and removal permit from DSL and the Corps of Engineers for the proposed wetland impacts.
As required, a mitigation plan that meets agency standards will be submitted with the permit
application.

B. For impacts to riparian corridors, the
following standards and criteria shall

apply:

1. A mitigation plan prepared by a
qualified professional shall be
submitted to the city. The
mitigation plan shall meet the
following criteria:

a. Mitigation for impacts to a
non-wetlands riparian area
shall require a minimum
mitigation area ratio of one
to one;

b. The mitigation plan shall
document:

(1) The location of the
impact;
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(2) The existing
conditions of the
resource prior to
impact;

(3) The location of the
proposed mitigation
area;

(4) A detailed planting
plan of the proposed
mitigation area with
species and density;
and

(5) A narrative
describing how the
resource  will be
replaced.

COMMENT:

As required, a mitigation plan meeting City planting requirements will be submitted with the applicant’s
future request for construction permits. The mitigation plan will demonstrate compliance with the
standards listed above.

2. Mitigation shall occur on-site and
as close to the impact area as
possible. If this is not feasible,
mitigation shall occur within the
same drainage basin as the
impact.

3.  All vegetation planted within the
mitigation area shall be native to
the region. Species to be planted
in the mitigation area shall
replace those impacted by the
development activity.

4, Trees shall be planted at a
density of not less than five per
1,000 square feet. Shrubs shall
be planted at a density of not
less than ten per 1,000 square
feet.
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COMMENT:

Mitigation for the proposed impacts will occur within Tract ‘A’, as close to the impact area as possible.
As required, the mitigation plantings will be native to the region, will replace trees and vegetation
impacted by the development activity, and will meet the density requirements of this section.

B. CITY OF SWEET HOME COMPREHENSIVE PLAN

CHAPTER 2: LAND USE ELEMENT

General Development Policies

Policy1: Land allocation for the various uses (residential, commercial
and industrial) will be based on anticipated needs for
development.

COMMENT:

The City of Sweet Home last updated the Residential Lands Housing chapter of the Comprehensive Plan
when ECONorthwest completed a Housing Needs Analysis in 2001. Since the analysis evaluated housing
needs for the 2000-2020 planning period, these findings are no longer relevant when determining
current residential land needs. However in 2017, as part of the City’s Economic Opportunity Analysis
(EOA), ECONorthwest evaluated commercial land needs, as well as housing needs for supporting new
employment, for the 2017-2037 planning period. Based on this analysis, there is an 18 acre surplus of
commercial land during the planning period. The EOA also determined that 584 additional jobs will be
created in Sweet Home from 2017-2037, and if housing supply cannot keep up with demand, housing
affordability will become a significant issue for the community. The EOA indicates that in 2016, average
housing sales ranged between $135,000 and $150,000. In 2020, the average home listing is $270,000.

Since home prices have increased more than 40% over the last 4-5 years, it is reasonable to conclude
that additional land should be allocated for residential use to keep up with the market demand. The
proposed High Density Residential designation and planned development request for the site will help
meet the need for additional moderately priced workforce housing in Sweet Home. Therefore, the
requested map amendment is consistent with the above policy.

Policy 5:  Developers must provide documentation that development
applications meet all applicable State and Federal
environmental policies, including but not limited to:

. Air - Federal Clean Air Requirements, Environmental
Protection Agency regulations, and Department of
Environmental Quality air regulations.

e Water - Federal Water Quality Protection
requirements, Environmental Protection Agency
regulations, and Department of Environmental Quality
water quality regulations.

. Noise - Department of Environmental Quality Noise
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Control regulations, the Oregon Noise Control Act and
all other applicable Federal, State and local noise
control regulations.

. Solid Waste - State and Federal regulations governing
the handling and storage of solid waste, particularly
the requirements of the Department of Environmental
Quality.

COMMENT:

Included with this application is a Wetland Delineation Report and an Existing Conditions Plan which
document natural resource areas on the subject site (see Exhibits 3 and 5). As discussed in this
narrative, the applicant is providing a 50-ft. riparian buffer along Ames Creek and will obtain necessary
permits from the DSL and the Corps of Engineers for the proposed wetland impacts. The attached
Erosion Control Plan and Preliminary Stormwater Report demonstrate that water quality will be
protected with the proposed development (see Exhibits 3 and 4). Typical noise for residential uses is
anticipated for the proposed development. Convenient solid waste collection for residents is ensured by
the proposed development of a turnaround at the west end of Private Street A.

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

COMMENT:

The attached Preliminary Site Plan demonstrates that the planned development will provide 39,139 sq.
ft. of open space with recreational amenities on the south side of Private Street A. An additional 3,475
sq. ft. of open space is provided on the north side of Private Street A.

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.

COMMENT:

As demonstrated by the attached Preliminary Development Plans, public utilities and transportation
facilities will be installed in conjunction with the proposed development (see Exhibit 3). If the submitted
land use applications are approved, these facilities will be instailed at the expense of the developer.

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.
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COMMENT:

As required, all electric and communication lines will be placed underground within the proposed public
utility easement along the south side of Private Street A.

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

COMMENT:

The attached Preliminary Site Plan illustrates that a turnaround meeting Fire Code standards is proposed
at the west terminus of Private Street A (see Exhibit 3).

Policy 15: Conversion of lands in the Urban Growth Boundary to urban
uses shall be concurrent with the provision of public utilities,
facilities, and services.

COMMENT:

This narrative and the attached Preliminary Development Plans address how the proposed planned
development provides public utilities, facilities, and services in accordance with City standards.

Comprehensive Plan Map Policies

Policy4: The Planning Commission will recommend and the City
Council shall determine the location of boundaries by
examining the goals and policies contained within the Plan.

COMMENT:

This narrative addresses how the submitted Application for an Amendment to the Comprehensive Plan
or Zoning Map is consistent with applicable goals and policies of the Comprehensive Plan. As required,
the proposed map amendment will be reviewed at a Planning Commission public hearing before a
recommendation is forwarded to City Council. A second public hearing will be conducted by City Council
prior to issuing a decision for the application.

CHAPTER 3: NATURAL FEATURES, PARKS AND OPEN SPACE

Natural Resources Policies

Policy 2:  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.

COMMENT:
The applicant’s Existing Conditions Plan indicates that a wetland and a riparian corridor associated with

Ames Creek are located on the subject site. As required, the applicant has addressed how the proposed
development meets the standards of Chapter 17.72 in the narrative provided above.
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Parks and Open Space Policies

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

COMMENT:

The attached Preliminary Site Plan indicates that the applicant is propaosing to provide open space and
recreational amenities along Ames Creek. As required, these features are an integral element of the
proposed development.

Policy2: 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.

COMMENT:
Consistent with this policy, the Preliminary Site Plan demonstrates that the natural area along Ames

Creek and a portion of the on-site wetland are included in the proposed open space area (see Exhibit 3).

CHAPTER 4: RESIDENTIAL LANDS AND HOUSING

Residential Land Use Policies

Policy1: Residential areas will offer a wide variety of housing types in
locations best suited to each housing type.

COMMENT:

Due to access challenges, natural resource areas, and the limited buildable area on the subject
properties, smaller single-family detached lots are well-suited for this particular site. The proposed
housing type also meets the need for additional workforce housing, as supported by the City’s 2017
Economic Opportunity Analysis.

Policy 3:  The City encourages flexibility in design to promote safety,
livability, and preservation of natural features.

COMMENT:

Through the submitted Planned Development application, the applicant is requesting modifications to
minimum lot size, minimum lot width, front yard setback, and street side yard setback standards for the
R-2 zone. The requested modifications will allow the applicant to protect natural resources and provide

recreation amenities within the proposed common open space area.

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

COMMENT:

To help provide pedestrian routes to schools, parks, and commercial areas, the applicant is proposing to
install sidewalks along Private Street A and the 9" Avenue frontage.

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

COMMENT:

Due to the site’s access challenges and limited buildable area, Private Street A will provide ingress and
egress to the proposed 7 single-family lots. The attached Aerial Photograph/Land Use Plan
demonstrates that a railroad right-of-way is located to the north of the site and a parcel owned by the
Sweet Home Veterans Club is located west of the subject property (see Exhibit 3). Adjoining parcels to
the south are separated from the site by Ames Creek. Since it is not feasible to provide access to
adjacent properties, the applicant is not proposing to extend Private Street A to the boundary lines of
this development.

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 unit type

COMMENT:

The Preliminary Development Plans indicate that the applicant is requesting approval of a Planned
Development application under the R-2 (High Density Residential) zone designation. After subtracting
the access drive area, the net site area is approximately 1.64 acres. At the permitted density of 35
dwelling units/acre, up to 57 multi-family dwelling units may be developed on the site. However, the
attached plans indicate that the applicant is proposing to protect natural resource areas and develop 7
single-family lots on the subject parcels.

Policy 14: Efforts will be made to extend trails, pedestrian ways, and
bikeways through existing residential areas

COMMENT:

Since Ames Creek separates the proposed development from adjacent residential properties to the
south of the site, the applicant is not proposing to extend trails, pedestrian ways, or bikeways through
the subject properties.

Policy 15: To encourage connectivity and pedestrian access, residential
blocks shall meet the development standards, except when
topographical constraints make the standards impractical.
When existing conditions or topography prevent a cross
street, a pedestrian access way to connect streets should be
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considered as part of the development.
COMMENT:
As demonstrated by the attached Aerial Photograph/Land Use Plan, connectivity between the site and
adjacent properties is constrained by the railroad right-of-way to the north, Ames Creek to the south,

and the non-residential use to the west of the subject properties {see Exhibit 3). Based on these factors,
the applicant is not proposing to develop a new residential block connection through the site.

CHAPTER 5: ECONOMIC DEVELOPMENT AND LANDS FORECONOMIC GROWTH

Economic Development Policies

Policy 3:  The City will strive to retain and enhance desirable existing
commercial properties and encourage property owners’
efforts to rehabilitate or redevelop older commercial areas

COMMENT:

The subject site consists of Tax Lot 401 of Tax Map 13S01E31BD. Currently, Tax Lot 401 is designated
High Density Residential on the Comprehensive Plan Map and C-2 (Highway Commercial) on the Zoning
Map. The subject property is currently vacant. Due to access challenges and limited visibility of the site
from adjacent right-of-ways, the applicant is proposing a Zoning Map amendment to designate Tax Lot
401 as R-2. Since the site is not a desirable existing commercial property, the proposed map
amendment is consistent with the above policy.

Policy4: The Central Commercial designation is the traditional
downtown shopping/business center. This designation
provides for frequent shopping and service needs for
residents

COMMENT:

As demonstrated by the attached Aerial Photo/Land Use Plan, the subject site is not located within an
area that serves as the traditional downtown shopping/business center. Therefore, the proposed
residential designation is consistent with the above policy.

Policy 6: The Highway Commercial designation provides for uses
that have large size requirements, or that are oriented to
highway access.

COMMENT:

The attached Aerial Photo/Land Use Plan demonstrates that the subject site has poor visibility and is not
oriented towards Highway 20. Therefore, the proposed R-2 zone designation is consistent with this

policy.

CHAPTER6: TRANSPORTATION SYSTEMS
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Transportation Policies

Policy3: 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.

COMMENT:

As required, the City implements Transportation System Plan design standards in its land development
and land division ordinances. The attached Preliminary Development Plans indicate that the 9™ Avenue
frontage improvements have been designed according to these standards (see Exhibit 3).

Policy 4:  Private streets must be built to City standards as approved
as part of the development plan.

COMMENT:

The applicant’s attached Preliminary Development Plans indicate that the Private Street A improvements
are consistent with City standards. As required, the private street will be constructed as approved by
the City.

Policy 8: Many existing streets in Sweet Home do not meet the
standards and it may not be possible to improve the
streets to the maximum extent feasible to meet access
conditions and “traffic feature” standards. It may be
necessary in some circumstances to prohibit parking on
one or both sides of the street, particularly on designated
arterials and collectors.

COMMENT:

The subject site is located adjacent to 9™ Avenue, a local street. The attached Preliminary Site Plan
indicates that a sidewalk will constructed along the frontage to meet City standards. Since the roadway
is current paved with a 40-ft. width, it can accommodate on-street parking along both sides of the street.

CHAPTER 8:  PLAN MANAGEMENT

Citizen Involvement Policies

Policy 2:  The Planning Commission shall conduct meetings open to
the community throughout the planning process. The City
advertises meetings through the media, neighborhood and
community organizations, and in other ways to provide
opportunities for all interested groups and individuals to
participate in all stages of the planning process
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COMMENT:

As required, the concurrently filed Amendment to the Comprehensive Plan or Zoning Map application
and Planned Development application will be reviewed at a Planning Commission public hearing before
a recommendation is forwarded to City Council. A second public hearing will be conducted by City
Council prior to issuing a decision for both applications.

Plan Amendment Policies

Policy 1:  The City Council may amend the Comprehensive Plan after
referral to the Planning Commission for review, revisions,
and recommendations.

COMMENT:

As required, following Planning Commission review, a second public hearing for the applicant will be
conducted by City Council prior to issuing a decision for the submitted application.

Policy4: An amendment to the Comprehensive Plan shall be
considered when one or more of the following conditions
exist:

a. Updated data demonstrates significantly different
trends than previous data;

b. New data reflects new or previously undisclosed public
needs;

c. New community attitude represents a significant
departure from previous attitude as reflected by the
Planning Commission or City Council;

d. Statutory changes significantly affect the applicability
or appropriateness of existing plan policies

COMMENT:

The applicant is requesting approval of an Amendment to the Comprehensive Plan or Zoning Map
application based on updated data and the identification of public needs. The subject site consists of
Tax Lot 401 of Tax Map 1301E31BD. Currently, Tax Lot 401 is designated High Density Residential on the
Comprehensive Plan Map and C-2 (Highway Commercial) on the Zoning Map.

In 2017, the City completed an Economic Opportunity Analysis (EOA) which determined that there is an
18-acre surplus of commercial land for the 2017—2037 planning period. The report indicates that 584
additional jobs will be created in Sweet Home during the planning period, and if housing supply cannot
keep up with demand, housing affordability will become a greater issue in the community. The EQA
indicates that in 2016, average housing sales ranged between $135,000 and $150,000. In 2020, the
average home listing is now $270,000. The proposed High Density Residential designation and Planned
Development proposal for the site will help meet the need for additional moderately priced workforce
housing in Sweet Home.
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Policy 5:  Property owners, their authorized agents, or the City
Council may initiate a Comprehensive Plan amendment. In
order to obtain a Comprehensive Plan amendment the
applicants have the burden of proof that all of the
following conditions exist:

a. There is a need for the proposed change;
COMMENT:
As discussed above, there is a need for additional workforce housing in Sweet Home. The 2017 EOA
indicates that an adequate supply of housing is needed to maintain moderate home prices and support
job creation in the City. Due to the surplus of commercial land, the proposed map amendment will not
impact the City’s ability to address commercial land needs. Therefore, the proposed residential

designation allows the site to be developed for the highest and best use.

b. The identified need can best be served by granting the
change requested;

COMMENT:

Since home prices have increased more than 40% over the last 4-5 years, it is reasonable to conclude
that additional land should be allocated for residential use to keep up with market demand. The
proposed High Density Residential designation and planned development request for the site will help

meet the need for additional moderately priced workforce housing in Sweet Home.

c. The proposed change complies with the Statewide
Planning Goals; and

COMMENT:

The applicant has addressed how the proposed map amendment is consistent with Statewide Planning
Goals in the narrative provided below.

d. The proposed change complies with all other elements
of the City’s Comprehensive Plan.

COMMENT:
This Applicant’s Statement has addressed how the proposed map amendment complies with all other
elements of the Comprehensive Plan.
C. OREGON STATEWIDE PLANNING GOALS
Goal 1: Citizen Involvement

Summary: Goal 1 calls for "the opportunity for citizens to be involved in all phases
of the planning process." It requires each city and county to have a citizen

October 14, 2020 9™ Avenue Planned Development Page 69



involvement program containing six components specified in the goal. It also
requires local governments to have a committee for citizen involvement (CCl) to
monitor and encourage public participation in planning.

COMMENT:

The requested land use action is to amend the Zoning Map to designate Tax Lot 401 as R-2. In addition,
the applicant has submitted a concurrent request to divide the site into 7 single-family lots through the
planned development process. As required, citizens will have the opportunity to comment on the
proposed map amendment and planned development requests at public hearings before the Planning
Commission and City Council.

Goal 2: Land Use Planning

Summary: Goal 2 outlines the basic procedures of Oregon's statewide planning
program. It says that land use decisions are to be made in accordance with a
comprehensive plan, and that suitable "implementation ordinances" to put the
plan's policies into effect must be adopted. It requires that plans be based on
"factual information"; that local plans and ordinances be coordinated with those
of other jurisdictions and agencies; and that plans be reviewed periodically and
amended as needed. Goal 2 also contains standards for taking exceptions to
statewide goals. An exception may be taken when a statewide goal cannot or
should not be applied to a particular area or situation.

COMMENT:

As required, this Applicant’s Statement addresses how the proposed land use change meets applicable

goals and policies of the City of Sweet Home Comprehensive Plan. The applicant’s proposal does not

require that an exception be granted to any of the Statewide Planning Goals.

Goal 3: Agricultural Lands

Summary: Goal 3 defines "agricultural lands." It then requires counties to
inventory such lands and to "preserve and maintain" them through farm zoning.
Details on the uses allowed in farm zones are found in ORS Chapter 215 and in
Oregon Administrative Rules, Chapter 660, Division 33.

COMMENT:

The subject site is currently located within the city limits of Sweet Home. Since the site is not classified

as “agricultural lands”, the proposed map amendment is consistent with Goal 3.

Goal 4: Forest Lands

Summary: This goal defines forest lands and requires counties to inventory them
and adopt policies and ordinances that will "conserve forest lands for forest uses."
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COMMENT:

The attached Existing Conditions Plan identifies the location of on-site trees and indicates that a number
of them will be protected within the 50-ft. riparian buffer along Ames Creek. Since the subject property
does not include designated forest lands, Goal 4 is not applicable to the submitted application.

Goal 5: Open Spaces, Scenic and Historic Areas and Natural Resources

Summary: Goal 5 covers more than a dozen natural and cultural resources such as
wildlife habitats and wetlands. It establishes a process for each resource to be
inventoried and evaluated. If a resource or site is found to be significant, a local
government has three policy choices: preserve the resource, allow proposed uses
that conflict with it, or strike some sort of a balance between the resource and the
uses that would conflict with it.

COMMENT:

The Existing Conditions Plan indicates that Ames Creek roughly follows the southern boundary of the site
and a 50-ft. riparian corridor measured from the top of bank has been identified. Also included on the
plan is the delineated boundary of an on-site wetland. The attached Preliminary Site Plan demonstrates
where natural resource areas will be protected within Tract ‘A’. As discussed above, the proposed
development is consistent with Chapter 17.72 standards, which allows some natural resource impacts
when the impacts are mitigated.

Goal 6: Air, Water and Land Resources Quality

Summary: This goal requires local comprehensive plans and implementing
measures to be consistent with state and federal regulations on matters such as
groundwater pollution.

COMMENT:

If the proposed map amendment and planned development requests are approved, specific
development plans will be submitted for each of the lots. The development will be required to comply
with local, state, and federal air and land resource quality standards. The attached Storm Drain Plan and
Preliminary Stormwater Report address how water quality will be protected with the proposed
development (see Exhibits 3 and 4).

Goal 7: Areas Subject To Natural Disasters and Hazards
Summary: Goal 7 deals with development in places subject to natural hazards
such as floods or landslides. It requires that jurisdictions apply "appropriate

safeguards” (floodplain zoning, for example) when planning for development
there.
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COMMENT:

The attached Existing Conditions Plan indicates that the subject site does not contain any steeply sloping
areas. A floodway and 100-year floodplain have been delineated on the plan. The applicant has
addressed the City’s floodplain standards in the narrative provided above.

Goal 8: Recreation Needs

Summary: This goal calls for each community to evaluate its areas and facilities for
recreation and develop plans to deal with the projected demand for them. It also
sets forth detailed standards for expedited siting of destination resorts.

COMMENT:

The City’s Comprehensive Plan does not identify the subject property as a potential park site. However,
the submitted Preliminary Site Plan demonstrates that a significant portion of the site will be dedicated
as common open space, and recreation amenities will be developed within Tract ‘A’.

Goal 9: Economic Development

Summary: Goal 9 calls for diversification and improvement of the economy. It asks
communities to inventory commercial and industrial lands, project future needs
for such lands, and plan and zone enough land to meet those needs.

COMMENT:

Tax Lot 401 is currently designated High Density Residential on the Comprehensive Plan Map and C-2
(Highway Commercial) on the Zoning Map. The applicant is proposing to amend the Zoning Map to
designate Tax Lot 401 as R-2 (High Density Residential).

In 2017, the City completed an Economic Opportunity Analysis (EQA) which determined that there is an
18-acre surplus of commercial land for the 2017—2037 planning period. Due to the surplus of
commercial land, the proposed map amendment will not impact the City’s ability to address commercial
land needs.

Goal 10:  Housing

Summary: This goal specifies that each city must plan for and accommodate
needed housing types, such as multifamily and manufactured housing. It requires
each city to inventory its buildable residential lands, project future needs for such
lands, and plan and zone enough buildable land to meet those needs. It also
prohibits local plans from discriminating against needed housing types.
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COMMENT:

As mentioned above, there is an 18-acre surplus of commercial land for the 2017—2037 planning
period. The 2017 EOA indicates that 584 additional jobs will be created in Sweet Home during the
planning period, and if housing supply cannot keep up with demand, housing affordability will become a
greater issue in the community. The EOA indicates that in 2016, average housing sales ranged between
$135,000 and $150,000. In 2020, the average home listing is now $270,000. Therefore, the proposed
High Density Residential designation and Planned Development proposal for the site will help meet the
need for moderately priced workforce housing in Sweet Home. As such, the proposed Comprehensive
Plan and Zoning Map amendment complies with Goal 10.

Goal 11:  Public Facilities and Services

Summary: Goal 11 calls for efficient planning of public services such as sewers,
water, law enforcement, and fire protection. The goal's central concept is that
public services should to be planned in accordance with a community's needs and
capacities rather than be forced to respond to development as it occurs.

COMMENT:

As demonstrated by the attached Existing Conditions Plan, public utilities are located in the vicinity of
the subject site. The attached Storm Drain Plan, and Sanitary Sewer and Water Plan, identify how utility
services will be extended to serve the proposed use. Since the site is currently located in the city limits
of Sweet Home, it has access to City fire and police services. Therefore, the proposed map amendment
complies with Goal 11.

Goal 12:  Transportation

Summary: The goal aims to provide “"a safe, convenient and economic
transportation system.” It asks for communities to address the needs of the
"transportation disadvantaged.”

COMMENT:

To meet Local Street standards, the applicant is proposing to install a 5-ft. curbtight sidewalk and street
trees along the site’s 9" Avenue frontage. To provide access for Lots 1-7, the applicant is proposing to
develop Private Street A with 24-ft. of pavement, 6-in. curbs, and a 5-ft. sidewalk along the south side of
the roadway. To meet Fire Code Standards, the attached Preliminary Site Plan indicates that a 20-ft. x
70-ft. turnaround with 28-ft. turning radius will be installed between Lots 3 and 4 (see Exhibit 3). With
the proposed street improvements, safe and convenient facilities will support all modes of
transportation.
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v. SUMMARY AND CONCLUSIONS

Based upon the findings of this Applicant’s Statement and the submitted exhibits, the applicant has
demonstrated compliance with relevant sections of the Sweet Home Comprehensive Plan, City of Sweet
Home Code of Ordinances, and the Oregon Statewide Planning Goals. Therefore, the applicant requests
that the submitted applications be approved.
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Vi. EXHIBITS

1.  Application Forms

2. Property Deed

3. Preliminary Development Plans

Sheet P-1:
Sheet P-2:
Sheet P-3:
Sheet P-4:
Sheet P-5:
Sheet P-6:
Sheet P-7:
Sheet P-7A:
Sheet P-7B:
Sheet P-8:
Sheet P-9:
Sheet P-10:

Cover Sheet

Existing Conditions Plan

Aerial Photograph/Land Use Plan
Preliminary Plat

Preliminary Site Plan

Preliminary Grading and Erosion Control Plan
Preliminary Storm Drain Plan
Preliminary Storm Drain Basin Plan
Preliminary Storm Drain Details
Sanitary Sewer and Water Plan

9'" Avenue Frontage Plan

Private Street A Plan (1+00 — 5+00)

Sheet P-10A: Private Street A Plan (5+00 ~ 8+80)

4. Preliminary Stormwater Report

5.  Wetland Delineation Report and DSL Concurrence Letter

6.  ODOT Rail Review of Proposed Project
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