URBAN AREA PLANNING COMMISSION
MEETING MINUTES
August 24, 2016 — 6:00 P.M.
Council Chambers

1. ROLL CALL:
The Urban Area Planning Commission met in regular session on the above date with Chair
Gerard Fitzgerald presiding. Vice Chair Jim Coulter and Commissioners Loree Arthur, David
Kellenbeck, Lois MacMillan, Blair Mcintire, Robert Wiegand, and Dan McVay were present. Also
present and representing the City was Parks & Community Development (hereafter: PCD) Lora
Glover and City Council Liaison Rick Riker.

2. ITEMS FROM THE PUBLIC: None.

3. CONSENT AGENDA:
a. MINUTES: August 10, 2016 Pg. 1-6
b. FINDINGS OF FACT:

MOTION/VOTE
Commissioner MacMillan moved and Commissioner Kellenbeck seconded the motion to
approve the minutes from August 10, 2016 as presented. The vote resulted as follows:
“AYES”: Chair Fitzgerald, Vice Chair Coulter, and Commissioners McVay, Arthur,
Kellenbeck, and MacMillan. “NAYS”: None. Abstain: Mcintire and Wiegand. Absent:
None.

The motion passed.

4. PUBLIC HEARINGS:
a. 104-00105-16 & 301-00110-16 — Lincoln/Lower River Road Subdivision
Tentative Plan & Major Variance — Staff Report Pg. 7-40
e Chair Fitzgerald stated, at this time | will open the public hearing to consider
Application 104-00105-16 & 301-00110-16 — Lincoln/Lower River Road
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Subdivision Tentative Plan & Major Variance. We will begin the hearing with a
staff report followed by a presentation by the applicant, statements by persons
in favor of the application, statements by persons in opposition to the
application, and an opportunity for additional comments by the applicant and
staff. After that has occurred, the public comment portion will be closed and the
matter will be discussed and acted upon by the Commission. Is there anyone
present who wishes to challenge the authority of the Commission to consider
this matter? Seeing none do any Commissioners wish to abstain from
participating in this hearing or declare a potential conflict of interest? Seeing
none are there any Commissioners who wish to disclose discussions, contacts,
or other ex parte information they have received prior to this meeting regarding
this application? Seeing none in this hearing the decision of the Commission
will be based on specific criteria which are set forth in the development code.
All testimony which apply in this case are noted in the staff report. If you would
like a copy of the staff report please let us know and we will try and get you one.
It is important to remember if you fail to raise an issue with enough detail to
afford the Commission and the parties an opportunity to respond to the issue
you'll not be able to appeal to the Land Use Board of Appeals based on that
issue. The hearing will now proceed with a report from staff.

e Lora gave the staff report.

e At this time the audio was lost due to equipment failure. The motions and final

decisions were able to be attained from staff notes.

MOTION/VOTE
Commissioner MacMillan moved and Commissioner Kellenback seconded the motion to
approve application 104-00105-16 & 301-00110-16 — Lincoln/Lower River Road
Subdivision Major Variance. The vote resulted as follows: “AYES”: Chair Fitzgerald,
Vice Chair Coulter, and Commissioners McVay, Arthur, and Kellenbeck. “NAYS”: None.
Abstain: None. Absent: Commissioners MacMillan, Mcintire, and Wiegand.

The motion passed.
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MOTION/VOTE
Commissioner Kellenbeck moved and Commissioner Mcintire seconded the motion to
approve application 104-00105-16 & 301-00110-16 — Lincoln/Lower River Road
Subdivision Tentative Plan. The vote resulted as follows: “AYES”: Chair Fitzgerald, Vice
Chair Coulter, and Commissioners McVay, Arthur, and Kellenbeck. “NAYS”: None.
Abstain: None. Absent: Commissioners MacMillan, Mcintire, and Wiegand.
The motion passed.

b. 104-00104-16 &301-00109-16 — Pinnacles Estates Subdivision Tentative
Plan & Major Variance — Staff Report Pg. 75-134

MOTION/VOTE
Commissioner MacMillan moved and Commissioner Kellenback seconded the motion to
approve application 104-00104-16 &301-00109-16 — Pinnacles Estates Subdivision Major
Variance. The vote resulted as follows: “AYES”: Chair Fitzgerald, Vice Chair Coulter,
and Commissioners McVay, Arthur, and Kellenbeck. “NAYS”: None. Abstain: None.
Absent: Commissioners MacMillan, Mcintire, and Wiegand.
The motion passed.

MOTION/VOTE
Commissioner MacMillan moved and Commissioner Kellenback seconded the motion to
approve application 104-00104-16 &301-00109-16 — Pinnacles Estates Subdivision
Tentative Plan. The vote resulted as follows: “AYES”: Chair Fitzgerald, Vice Chair
Coulter, and Commissioners McVay, Arthur, and Kellenbeck. “NAYS”: None. Abstain:
None. Absent: Commissioners MacMillan, Mcintire, and Wiegand.

The motion passed.

5. OTHER ITEMS/STAFF DISCUSSION:

e Audio lost due to equipment failure.

6. ITEMS FROM COMMISSIONERS:

e Audio lost due to equipment failure.
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7. ADJOURNMENT:
Chair Fitzgerald adjourned the meeting at 8:52 P.M.
Next Meeting: September 14, 2016

Gerard Fitzgerald, Chair Date
Urban Area Planning Commission

These minutes were prepared by Carlie Paulsen, Administration Department, City of Grants
Pass.
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CITY OF GRANTS PASS
PARKS & COMMUNITY DEVELOPMENT DEPARTMENT

LINCOLN/LOWER RIVER ROAD SUBDIVISION
TENTATIVE PLAN & MAJOR VARIANCE
FINDINGS OF FACT

Procedure Type: Type Ill: Urban Area Planning Commission
Project Number: 104-00105-16 & 301-00110-16

Project Type: Subdivision Tentative Plan & Major Variance
Owner/Applicant: Three Rivers Housing, LLC
Engineer/Agent: Justin Gerlitz P.E.

Property Address: 902 Lincoln Road

Map and Tax Lot: 36-06-24-AB, TL 100

Zoning: R-1-8 (City)

Size: 1.09 acres

Planner Assigned: Justin Gindlesperger

Application Date: July 21, 2016

Application Complete: July 22, 2016

Date of Staff Report: August 15, 2016 Due: 08/15/2016
Hearing Date: August 24, 2016

Date of Findings: September 7, 2016

120 Day Deadline: November 21, 2016

Note: Strikeout Text indicates text that was deleted. /talic Text indicates text that was added.

l. PROPOSAL:

The proposal is for a five (5) lot subdivision in the R-1-8 zoning district located at the southwest
corner of Lincoln Road and Lower River Road. Two Fhree of the proposed lots will have access
to SW Ironwood Drive from a shared private driveway. Lot 3 will access Lincoln Road from an
existing access approach and the remaining two (2) lots will have access to Lincoln Road from a
shared driveway at an existing access approach.

In conjunction with the application for the subdivision, the applicant has applied for a Major
Variance to Section 12.152 and Schedule 12-5, which establishes the minimum lot
requirements. The applicant is proposing a minimum lot of fifty (50) feet for Lot 5 where sixty-
five (65) feet is required and sideyard setbacks of five (5) feet where the minimums are six (6)
feet and ten (10) feet for the R-1-8 zoning district. The applicant’s narrative in response to the
variance criteria is attached.

i. AUTHORITY:

Section 2.050, Schedule 2-1, Section 6.050 and Section 17.031 of the City of Grants Pass
Development Code, authorize the Planning Commission to consider the request and make a
decision to approve, approve with conditions, or deny.

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
Lincoln/Lower River Road Tentative Plan & Major Variance PAGE 1
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CRITERIA:

The decision on the Tentative Plan and Major Variance must be based on the criteria contained
in Sections 6.060 & 17.413 of the Development Code.

Iv.

APPEAL PROCEDURE:

Section 10.050, City of Grants Pass Development Code, provides for an appeal of the Urban
Area Planning Commission’s decision to the City Council. An appeal application and fee must
be submitted within twelve (12) calendar days of the Urban Area Planning Commission’s oral
decision. A statement of grounds to the appeal must be filed within seven (7) calendar days of
the Urban Area Planning Commission’s written decision.

V.

VI.

VII.

PROCEDURE:

A.

An application for a Subdivision Tentative Plan was submitted on July 21, 2016
and deemed complete on July 22, 2016. The application was processed in
accordance with Section 2.050 of the Development Code.

Public notice of the August 24, 2016 hearing was mailed on August 3, 2016, in
accordance with Section 2.053 of the Development Code.

A public hearing was held on August 24, 2016 and the Planning Commission
voted unanimously to approve the Subdivision Tentative Plan request with the
conditions attached in the Staff Report.

SUMMARY OF EVIDENCE:

A.

The basic facts and criteria regarding this application are contained in the Staff
Report, which is attached as Exhibit “A” and incorporated herein.

The minutes of the public hearing held by the Urban Area Planning Commission
on June 22, 2016, attached as Exhibit “B”, summarize the oral testimony
presented and are hereby incorporated herein.

The PowerPoint given by staff is attached as Exhibit “C”.

A revised tentative plan submitted by Justin Gerlitz, the Engineer/Agent, is
attached as Exhibit “D”.

GENERAL FINDINGS OF FACT:

A. Characteristics of the Property:

1.

Land Use Designation:

a. Comprehensive Plan: Low Density Residential

b. Zone District: R-1-8

c. Special Purpose District:  Grants Pass Irrigation District, Flood Hazard
Overlay

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
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Size:

Frontage:

. Access:

Public Utilities:
a. Existing Utilities:
i. Water:

ii. Sewer:

iii. Storm Drain:

b. Proposed Ultilities:

. Topography:

Natural Hazards:
Natural Resources:

Existing Land Use:

a. Subject Parcel:
b. Surrounding:

1.09 acres

Lower River Road, Lincoln Road, and lronwood
Drive

The northern three (3) twe{2)} lots will have
access from Lincoln Road. The southern two
(2) three-{3) lots will have access from Ironwood
Drive.

12-inch partial main in Lincoln Road,

12-inch main in Lower River Road, and

8-inch main in Ironwood Drive

8-inch main in Ironwood Drive, and

partial 8-inch main in Lincoln Road

right-of-way

12-inch line Lower River Road; 30-inch line in
Lincoln Road

None identified
Relatively flat
Special Flood Hazard Area (100-year flood plain)

None identified

Existing residence and accessory dwelling unit.
Low & Moderate Density Residential

B. Background:

The proposal is for a five (5) lot subdivision in the R-1-8 zoning district. The subject
property is designated as Low Density Residential by the Grants Pass Comprehensive
Plan. The applicant is proposing a subdivision with lots ranging in size from 7,177
square feet to 11,357 square feet that will comply with the zoning district and the
comprehensive plan.

The proposed name of the subdivision, Lincoln/Lower River Road Subdivision, was not
approved by the County Surveyor. As a condition of approval, the applicant will be
required to provide an alternate name on a revised tentative plan.

All lots in the proposed development have frontage along existing public streets. Two (2)
TFhree-(3) lots will access SW lronwood Drive from a shared private driveway, Lot 3 will
access Lincoln Road from an existing access approach and the other two (2) lots will
access Lincoln Road from a shared driveway at an existing access approach.

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
Lincoln/Lower River Road Tentative Plan & Major Variance PAGE 3
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VIIL.

In conjunction with the application for the subdivision, the applicant has applied for a
Major Variance to Section 12.152 and Schedule 12-5, which establishes the minimum lot
requirements. The applicant is proposing a minimum lot of fifty (50) feet for Lot 5 where
sixty-five (65) feet is required and sideyard setbacks of five (5) feet where the minimums
are six (6) feet and ten (10) feet for the R-1-8 zoning district.

The site is currently occupied by a residence and an accessory dwelling unit. The
accessory dwelling unit has a full kitchen and can be considered a primary use on Lot 3
until the primary residence is constructed. The accessory dwelling unit does not appear
to have all necessary permits. As a condition of approval, the accessory dwelling unit will
be required to have all necessary permits and meet the accessory dwelling unit
requirements prior to final plat.

The property is located with the Special Flood Hazard Area (100-year flood plain) on
Panel No. 41033C — 0511E of the Flood Insurance Rate Map (FIRM). At the time of
development of the individual lots, the applicant will be required to meet the flood
development standards in Article 13.

FINDINGS IN CONFORMANCE WITH APPLICABLE CRITERIA:

A. CRITERIA FOR MAJOR VARIANCE ~ SECTION 6.060

Section 6.060 of the Development Code states that previously granted variances
shall not be considered to have established a precedent. The review body shall
approve, approve with conditions, or deny the application. No variance shall be
granted unless the review body finds that all of the applicable criteria under (A)
and (B) have been satisfied.

A. Qualifying Condition. The applicant shall demonstrate that the following elements
are present to qualify for a variance.

CRITERION (1): Unigue Physical Constraint or Characteristic. The applicant has
clearly described the nature of a unique physical constraint or characteristic of the
property to which the variance application is related. The constraint is related to the
particular property for which the variance is sought, regardless of the owner, and it does
not relate to other property or personal conditions of the owner or applicant, such as
personal financial circumstances or inconvenience. Either:

(a) The property has unique physical constraints or characteristics peculiar to the
land involved, over which the applicant has no control, such as lot size or shape,
topography, natural features, or other physical conditions on the site or in the
immediate vicinity, which are not typical of other lands in the same zoning district
subject to the same regulation; or

(b) The property has existing development, conforming or nonconforming, located
such that it poses unique constraints to the further development of the property in
full compliance with the standards of this Code.

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
Lincoln/Lower River Road Tentative Plan & Major Variance PAGE 4

Page 8



Planning Commission Response: Satisfied. The property and request meet this
criterion under subsection (b) above. The applicant is requesting a variance for lot width
on Lot 5 and side yard setbacks on Lot 4. The property has existing conforming
development that creates constraints to further development of the property. Based on
the location of the existing structures to remain and the 10-foot right-of-way dedication to
Lower River Road required on the north side of Lot 5, very little room remains to create a
standard width lot for a single-family dwelling on the lot using a standard building
setback. The variance would also permit development to be nearer the maximum in-fill
density under current zoning.

CRITERION (2): Self-Created Constraint. If the review body finds the unique constraint
described in Subsection (1) was self-created, the property shall only qualify for a
variance if the review body determines that the self-created constraint can no longer be
reasonably eliminated or reversed, or that it is in the public interest to grant a variance
rather than require the owner to eliminate the self-created constraint. A situation shall
be considered self-created if:

(a) A current or previous owner created the unique physical constraint or
characteristic by dividing, reconfiguring, or physically altering the property in a
manner such that it could only be subsequently developed, or further developed,
by obtaining a variance to the regulations in effect at the time of alteration; and

(b) At the time the current owner altered or acquired the property, he could have
known that, as a result of the deliberate alteration, the property could only be
developed, or further developed, by obtaining a variance.

Planning Commission Response: Satisfied. The existing dwelling was built in 1890,
long before current zoning constraints were developed, limiting lot width. The current
owner has not altered the existing circumstances. The variance serves the public
interest by permitting the subdivision to be closer to the maximum density allowed by the
R-1-8 zone and more efficiently use the property.

CRITERION (3): Need for Variance. The applicant has demonstrated that a variance is
necessary to overcome at least one of the following situations:

(a) Allow_Reasonable Use of an Existing Property. Due to the unique physical
constraint or characteristic of an existing lot or parcel, strict application of the
provisions of the Development Code would create a hardship by depriving the
owner of the rights commonly enjoyed by other properties in the same zoning
district subject to the same regulation. The variance is necessary for
preservation of a property right of the owner, substantially the same as is
possessed by owners of other property in the same district subject to the same
regulation.

(b) Better Achieve Public Purpose for Development, Division, or Adjustment of Lots
and Parcels. There need not be a hardship to the owner to qualify for a variance
under this Subsection. Due to the unique physical constraint or circumstance,
the variance is necessary to better achieve the public purposes of the
Comprehensive Plan and Development Code, with minimum deviation from
standards. The variance will allow preservation of scenic, natural, or historic

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
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resources or features; allow a lot arrangement that represents a more efficient
use of land; avoid odd shaped lots or flag lots; or alleviate other unique physical
conditions to better achieve public purposes.

(c) Allow Flexibility for Expansion of Existing Development. The location of existing
development on the property poses a unique constraint to expansion in full
compliance with the Code. The variance is needed for new construction and site
improvements in order to provide for efficient use of the land or avoid demolition
of existing development, where the public purpose can be substantially furthered
in alternate ways with minimal deviation from standards.

Planning Commission Response: Satisfied. The proposed variance addresses (b)
and (c) of this criterion. Both the location of the dwelling and the need to dedicate ten
(10) feet of the Lower River Road frontage for future street improvements prevent
creation of a lot between the dwelling and Lower River Road without a variance. The
dwelling location also restricts the creation of other parcels without a variance to the
standard sideyard setback requirements. As proposed, Lot 4 would have 5-foot
setbacks, which is consistent with the R-2 zoning district on the north side of Lower
River Road. The variance permits maximum compliance with density standards without
having to remove existing structures.

CRITERION (4): No Other Reasonable Alternative. Reasonable alternatives to comply
with the provisions of the Development Code have been exhausted. No reasonable
alternatives have been identified that would accomplish the same purpose in accordance
with the Code without the need for a variance. If applicable, the applicant shall, at a
minimum, demonstrate that the following are not reasonable alternatives instead of the
requested variance:

a. Lot line adjustment.
b. Modified setback option, pursuant to Section 22.200.
c. Alternate solar standards, pursuant to Section 22.623.

Planning Commission Response: Not applicable. None of the three alternatives
would provide a viable option to relieve the need for the variance. The property is
currently not divided and future development will comply with the remaining setbacks.

(B) Result of Relief. If the review body finds the proposal for a variance based on the
criteria in Subsection (A) above, the review body shall only approve the proposal if it
finds the specific proposal is consistent with the following criteria.

CRITERION (5): Best Alternative. When a variance is needed for a purpose identified
in Subsection (3) above, the proposed variance shall be the best alternative to achieve
the purpose compared with variances to other standards that could accomplish the same
purpose. The best alternative will be the most consistent with the overall purpose of the
Comprehensive Plan and Development Code, with the least impact to other properties
and the public interest. Impacts to public facilities, substantial natural features, and
natural systems shall be presumed to have broader public impact than localized impacts
on nearby properties.

Findings of Fact: Urban Area Planning Commission
File: 104-00105-16 & 301-00110-16
Lincoln/Lower River Road Tentative Plan & Major Variance PAGE 6
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Planning Commission Response: Satisfied. The requested variance is the best
alternative based on existing site conditions. The property is surrounded by residential
development and the variances will permit infill that is consistent with the development
pattern in the area. The applicant does not propose deviations to minimum lot size or
maximum density standards.

CRITERION (6): Minimum Deviation. Adherence to the standards of this Code shall be
maintained to the greatest extent that is reasonably possible while accomplishing the
purpose in Subsection (3). The deviation from standards shall be the minimum
necessary to accomplish the purpose, and shall not convey a special right to the
property that is not available to properties in the same zoning district subject to the same
regulation.

Planning Commission Response: Satisfied. The requested variance is the minimum
deviation necessary for the creation of five lots without the removal of the existing
structures. The location of existing structures can complicate future divisions of land.
The variance does not convey a special right because it permits the property to be
developed closer to the maximum density allowed in the R-1-8 zone.

CRITERION (7): No Hazard. The proposal shall not pose a public safety hazard such
as a visual obstruction or traffic hazard, and shall not obstruct pedestrian or vehicular
movement or impede emergency access.

Planning Commission Response: Satisfied. The proposed variance will not create
hazards to public safety. All lots in the proposed development have frontage along
existing public streets. Two (2) Three{3) lots will access SW Ironwood Drive from a
shared private driveway, Lot 3 will access Lincoln Road from an existing access
approach and the other two (2) lots will access Lincoln Road from a shared driveway at
an existing access approach.

CRITERION (8): Plan and Ordinance Consistency. The proposal shall not adversely
affect implementation of the Comprehensive Plan, and shali not be materially detrimental
or injurious to the purposes of the Comprehensive Plan or Development Code; other
applicable plans, policies, or standards; or other properties in the same district or vicinity.

Planning Commission Response: Satisfied. The requested variance will not
adversely affect the implementation of the Comprehensive Plan nor will it be materially
detrimental or injurious to the purposes of the Comprehensive Plan or the Development
Code. The purpose of Article 12 is to protect the right to use and enjoy real property.
The proposed variance permits the applicant to achieve maximum density and more
efficiently use the property without having to remove existing structures.

CRITERION (9): Mitigate Adverse Impacts. Adverse impacts shall be avoided where
possible and mitigated to the extent practical. If a variance is not necessary to preserve
a property right, or if the unique constraint in Subsection (1) was self-created, adverse
impacts may be grounds for denial.

Planning Commission Response: Satisfied. Allowing the variance will not create
adverse impacts. The proposed development will not impact nearby property owners or
deprive them of the use of their property.

Findings of Fact: Urban Area Planning Commission
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CRITERION (10): No Significant Increase in Residential Density. For development of
an existing lot, if the variance is for a reduction to lot area, it shall not result in a
significant increase in density. For a land division, the variance shall not result in an
increase in density over that permitted by the zoning district, except that when a lot is
reduced in size due to dedication of right-of-way, minimum lot area may be reduced by
fifty square feet or less.

Planning Commission Response: Satisfied. The 1.09-acre property size permits a
density of 6.22 dwelling units per acre, or a total of six (6) residential lots. The proposed
subdivision consists of five (5) lots and will not exceed the maximum density of the
zoning district.

CRITERION (11): Recommendation of City Engineer. The review body shall consider a
written recommendation of the City Engineer when the variance is to any of the following
standards:

(a) A street, access, or utility development standard in Article 27 or 28 of the Code.

(b) The Flood Hazard or Slope Hazard provisions in Article 13 of this Code.

(c) To allow encroachment into existing or planned right-of-way or public utility
easement. When a variance is authorized to allow encroachment into a right-of-
way, the owner shall sign a right-of-way use agreement that specifies the terms
and conditions under which the right-of-way may be utilized.

Planning Commission Response: Not applicable. The variance request does not
pertain to street access, utility development and will not permit encroachment into a
right-of-way. The property is located in the Flood Hazard area, but the requested
variance does not pertain to the flood development requirements in Article 13.

CRITERION (12): Additional Criteria. Variances from the street standards in Article 27
of this Code shall meet the additional criteria of 27.121(11)(h)(4) General Design
Standards, 27.122(5) Connectivity Standards, and 27.123(14) Street Section Design
Standards.

Planning Commission Response: Not applicable. Sections 27.121(11)(h)(4),
27.122(5) and 27.123(14) are not applicable to the variance request for the front yard
setback encroachment.

B. CRITERIA FOR TENTATIVE SUBDIVISION PLANS ~ SECTION 17.413

Section 17.413 of the City of Grants Pass Development Code states that the review
body shall approve, approve with conditions or deny the request based upon the
following criteria:

CRITERION (1): The plan conforms to the lot dimension standards of Article 12, the
base lot standards of Section 17.510, and the requirements of any applicable overlay
district.

Findings of Fact: Urban Area Planning Commission
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Planning Commission Response: Satisfied with Conditions. The R-1-8 zone
district requires a minimum lot size of 7,000 square feet. The proposed lots meet or
exceed this base requirement. Each lot is required to have a minimum width of sixty-five
(65) feet, as required by the Development Code, following approval of the requested
variance for minimum lot width all lots will meet this base requirement.

CRITERION (2): When required, the proposed future development plan allows the
properties to be further developed, partitioned, or subdivided as efficiently as possible
under existing circumstances, in accordance with requirements for typical permitted uses
in the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.

Planning Commission Response: Satisfied. The proposed lots in the subdivision
cannot be further divided due to minimum lot size requirements in the R-1-8 zoning
district. The maximum development potential of the individual lots will be completed with
the construction of single-family residences.

CRITERION (3): When one is required or proposed, the street layout conforms to the
applicable requirements of the adopted street plans, meets the requirements of Article
27 and other applicable laws, and best balances needs for economy, safety, efficiency
and environmental compatibility.

Planning Commission Response: Satisfied with conditions. The proposed
subdivision does not include the construction of new streets as part of the development.
All proposed lots front on fully developed streets, with the most recent revision being a
full upgrade to Lincoln Road.

Two (2) Fhree-(3) lots will access SW Ironwood Drive from a shared private driveway,
Lot 3 will access Lincoln Road from an existing access approach and the other two (2)
lots will access Lincoln Road from a shared driveway at an existing access approach. As
conditioned below, the applicant will be required to submit a revised tentative plan that
depicts shared access & maintenance easements for the shared driveway to Lots 7 & 2
4-3 and a separate access & maintenance easement for the shared driveway to Lots 4 &
5.

CRITERION (4): The proposed utility plan conforms to the applicable requirements of
adopted utility plans, the requirements of Article 28 and other applicable laws, and best
balances needs for economy, safety, efficiency and environmental compatibility.

Planning Commission Response: Satisfied with Conditions.

Water: Water service will be provided from the existing main in Lincoln Road. As
conditioned below, the applicant shall submit a detailed utility plan to the Engineering
Division for review and approval. Separate water will be required for each lot. RP
backflow devices will be required as “premises” protection on all water services both new
and existing

Sewer: The tentative plan depicts a sewer service lateral for Lot 1 connecting to the
existing sewer main in SW Ironwood Drive. The sewer main in SW Ironwood Drive is
very shallow and the depth of the proposed lateral may not meet the required six (6) foot

Findings of Fact: Urban Area Planning Commission
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depth at the property line. As conditioned below, the applicant will be required to show
proper depth of the lateral at the property line. If proper depth cannot be achieved, the
applicant will be required to extend the existing sewer main in Lincoln Road to serve the
property.

Sewer mains are required to be installed to serve all land divisions and are required
along the full frontage of the development. The tentative plan does not depict the
extension of 8-inch sewer mains along the entire frontage of the proposed development.
As conditioned below, the extension of one or more sewer mains is required for the full
frontage of the development if connection cannot be provided to Lot 1 from SW
[ronwood Drive. The applicants will be required to submit a “no cash” Deferred
Development Agreement for future sewer main extensions along the full frontage of
Lincoln Road if a sewer lateral is provided to Lot 1 from SW Ironwood Drive.

Storm Water: An existing thirty (30) inch storm drain is located in Lincoln Road. As
conditioned below, the applicant shall submit storm drain calculations that must
demonstrate that post-development run-off does not exceed pre-development run-off.

The property is located in the Grants Pass Irrigation District (GPID). The GPID
commented that the applicant will need to contact the district regarding existing water
rights on the property.

CRITERION (5): The tentative plan allows for the preservation or establishment of
natural features or the preservation of historic features of the property, and allows
access to solar energy to the extent possible under existing circumstances, including:

(a) Providing the necessary information to complete the tree chart identified in
Section 11.041.

Planning Commission Response: Satisfied with Conditions. The applicant
provided a tree canopy chart showing existing tree canopy and existing trees to be
removed. The site has an existing tree-canopy cover of approximately 13.8%. As
required by Section 11.041, residential developments in the R-1-8 zone shall maintain or
re-establish a tree-canopy cover of 25% to 35%, which typically requires 4-5 trees per
lot. The tree plan indicates that the subdivision will achieve a 25 percent tree canopy
upon development. As conditioned below, prior to final plat, the applicant shall submit a
revegetation plan and pay applicable tree deposits per Section 11.060.

The solar lot standards in Section 22.632 requires that at least 80 percent of the lots in a
residential subdivision have a north-south dimension of at least 80 feet or have a solar
building line at least 85 feet north of the south property line. The proposed lots do not
meet the requirements of this section. As conditioned below, the applicant will be
required to submit a revised tentative plan that depicts a solar building line for each lot.

(b) No cuts shall result in retaining walls greater than 15 feet high in a single wall
from the finish grade or create any un-retained slopes greater than 100%.

Planning Commission Response: Satisfied. The site is relatively flat; therefore cuts
and fills are not expected to exceed 1-2 feet. No retaining walls are proposed.
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(c) No fills shall result in a retaining wall within the required setback from a property
not included in the development plan greater than 6 feet in height from the finish
grade or create any slopes which are greater than 100%.

Planning Commission Response: Satisfied. Development of the site does not require
cuts, but fills may be necessary as a method of achieving compliance with flood plain
regulations and positive drainage away from the foundations. No retaining walls are
proposed and cut/fill slopes will not exceed 5:1.

CRITERION (6): The plan complies with applicable portions of the Comprehensive
Plan, this Code, and state and federal laws.

Planning Commission Response: Satisfied with Conditions. The proposed
subdivision name of “Lincoln/Lower River Road Subdivision” was not approved by the
County Surveyor. In reviewing the County Clerk’s and County Surveyor’s records, he
found that there are several existing subdivisions that use the words “Lincoln” and/or
“Lower River” in one form or another. Based upon the County Surveyor’'s comments, the
applicant will be required to submit an alternate subdivision name for review and
approval.

Based upon the conditions listed below, along with the submittal of a revised tentative
subdivision plan and utility plans as previously discussed, the applicant is demonstrating
compliance with all applicable Grants Pass Comprehensive Plan, Development Code
requirements, and state and federal laws given the conditions of approval stated below.

DECISION AND SUMMARY:

The Planning Commission APPROVED the request for Major Variance request to
Section 12.152, Schedule 12-5 of the Development Code. The vote was 7-1 with
Commissioners Fitzgerald, Coulter, MacMillan, Kellenbeck, Arthur and Wiegand voting
in favor. Commissioner McVay abstained.

The Planning Commission APPROVED the request for the five (5) lot subdivision with
the conditions listed below. The vote was 7-1 with Commissioners Fitzgerald, Coulter,
MacMillan, Kellenbeck, Arthur and Wiegand voting in favor. Commissioner McVay
abstained.

CONDITIONS OF APPROVAL:

A. The following must be accomplished within 24 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit.
(Note: A Development Permit is required in order to obtain a grading
permit.):

1. Provide a letter from the Responsible Engineer who will be supervising the
construction of the subdivision. The Responsible Engineer will be required to
submit a letter at final plat application verifying that he/she supervised the
grading and construction for the entire parcel and individual lots and that the
grading and construction was completed according to approved plans.
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If the responsible engineer proposes to delegate any of these responsibilities,
the arrangement shall be approved in writing by the City Engineering Division
prior to issuance of a Development Permit.

2. Provide information on the sewer lateral for proposed Lot 1. Information shall
include the following:

a. Depth of the lateral at the property line from SW Ironwood Drive.

b. If the later meets the minimum service requirements, the applicant
shall submit a signed and notarized “no cash” Deferred
Development Agreement.

C. If the lateral does not meet the six (6) minimum depth requirement,
the applicant will be required to extend the 8-inch sewer mains
along the entire Lincoln Road frontage.

3. Submit a revised tentative plan showing the following:

a. Revised subdivision name for review and approval by the County
Surveyor.
b. Shared access and maintenance easements for the shared

driveway to Lots 7 & 2 4-3 and the shared driveway to Lots 4 & 5.
C. Separate access to Lot 3 that utilizes the existing access approach.
d. Solar building line for each lot, pursuant to Section 22.362.

4. Obtain an NPDES permit from the Department of Environmental Quality.
Submit a copy of the approved permit to the Parks and Community
Development Department.

5. Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

a. Provide an engineered drainage plan for the subdivision and tentative
drainage plans for each lot. The plan shall include line size and
percentage of fall. The drainage plan shall include the prevention of storm
water from crossing property lines unless within dedicated easements.
GPID approval must be obtained prior to drainage into their system.

b. Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading plan if
completed as part of the construction of the subdivision. If building pads
are created as part of the grading of the subdivision then a map showing
the extent of the grading will be required at the time of final plat.

c. Provide an erosion control and dust control plan for the subdivision.
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d. Include any provisions of the NPDES permit on the construction plans.

e. Present engineered construction drawings stamped by a registered
Engineer, including plans and profiles if necessary, that detail the
following improvements to the City Engineering Division for review and
approval.

Street Improvements:

Identify Mailbox locations.

Reflect street lighting in accordance with Section 27.121.16 of the
Development Code.

Obtain encroachment permits prior to any work in the right-of-way.

Utility Plan:

vi.

Vii.

viii.

Separate sewer and water services shall be required for separate lots.

Extension of 8-inch sewer main in Lincoln Road if sewer service
cannot be provided to Lot 1 from SW Ironwood Drive.

RP backflow devices shall be required as “premises” protection on all
water services both new and existing.

All “premises” backflow prevention devices shall be located within 10
feet behind each water meter.

DC backflow devices shall be required as “point of use” protection on
all water services containing multiple zone irrigation systems.

All public water services shall be located within the public right of way
of Lincoln Road.

Water services on existing water mains shall be installed by City
crews.

The developer shall be responsible for all costs related to the
relocation and/or adjustment of existing water valves, air releases,
water services and blow off assemblies.

The developer shall submit engineered drawings for review by the
utility division prior to construction.

6. Sign a Developer Installed Agreement for Public Improvements.
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B. The following must occur within 18 months of issuance of the Development
Permit and prior to Final Plat approval:

1. Submit a tree revegetation plan in accordance with Section 11.060:

a. Location of trees or groups of trees remaining on site post development
as related to new lot lines.

b. A tree planting plan identifying general locations of where new trees will
be planted and include the height, caliper and species of trees
recommended to be planted.

c. The percentage of tree canopy proposed to be re-established. The
calculation shall be based upon the type of trees to be planted and
number of trees needed per lot, and shall meet the conditions of tentative
plan approval.

d. Demonstration of efforts to promote diversity of tree species.

e. The Tree Re-vegetation Plan shall be recorded along with the final
plat/plan.

2. Pay the tree deposit fee in the amount of $300 for each new lot (Section
11.060.2).

3. Provide separate sewer and water services are required for each lot. Private
sewer and water lines shall not cross other lots.

4. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection shall
be corrected prior to reuse by the new development.

5. Regularly sweep all adjacent streets during construction.

6. Install power, telephone, cable television and natural gas lines underground
and within the 10 foot City Utility Easements.

7. Pay all engineering inspection fees due.

8. Submit a letter from the Responsible Engineer stating that he/she supervised
the grading and construction for the entire parcel and individual lots and the
grading and construction was completed according to approved plans.

9. All water services on existing public water lines shall be installed by City of
Grants Pass Water Distribution Crews. All encroachment fees related to the
installation of water services shall be the responsibility of the developer.

10. Complete installation of the public utility services as reflected on the
approved utility plans and required by the Utility Division.
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11.

12.

13.

14.

Obtain all necessary permits to ensure the existing guest house meets the
standards required of a single-family dwelling

Provide a copy of any proposed CC&R’s & deed restrictions if they are
desired by the developer. There are no CC&Rs or deed restrictions required
as a condition of this approval.

Provide a land division guarantee issued by a title company.

Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify
the approval of the Tentative Plat. Include the following on the plat;

a. All easements indicated on approved construction plans.

b. Dedicate a ten (10) foot wide City Utility Easement to the City of Grants
Pass along all necessary street frontages.

c. Aten (10) foot right-of-way dedication along Lower River Road.

d. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one print

of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

C. The following shall be accomplished at the time of development of
individual lots in the subdivision:

Note: The following conditions are not all-inclusive and are provided for the
information of the applicant.

1.

Pay all System Development Charges due; including, but not limited to,
water, storm, sewer, parks and transportation.

Develop lots in accordance with Provisions for Flood Hazard Reduction,
pursuant to Section 13.250.

Develop lots in accordance with solar standards.
Provide separate utility services to each lot.
Place all new utilities underground.

Comply with the Uniform Fire and Building Codes.
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7. Install landscaping in accordance with the approved landscape plan (Sections
11.041 ~ Tree Canopy and 23.031 ~ Residential Front Yard).

8. Submit lot drainage plans for approval on all building plans.

9. Retain and protect significant size trees out to the drip line, in accordance
with the tree protection plan and pursuant to Section 11.050.

10. Tree refund in the amount of $300 per lot is available within one (1) year of
final inspection and submittal of a valid receipt meeting or exceeding that
amount of trees only.

11. Maintain developed or undeveloped building lots for weed and grass control
throughout the year.

12. Provide addresses visible from the public right-of-way.

13. Gravel driveway approaches and other erosion and track-out control
measures shall be in place during construction of individual lots.

14. Prior to occupancy, driveways and parking and maneuvering areas shall be
paved in accordance with the requirements of the Development Code.

X. FINDINGS APPROVED BY THE URBAN AREA PLANNING COMMISSION this 14th
day of September, 2016.

Gerard Fitzgerald, Chair
Urban Area Planning Commission
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CITY OF GRANTS PASS

PARKS & COMMUNITY DEVELOPMENT DEPARTMENT

PINNACLES ESTATES SUBDIVISION
TENTATIVE PLAN & MAJOR VARIANCE

FINDINGS OF FACT

Procedure Type:

Type lll: Urban Area Planning Commission

Project Number:

104-00104-16 & 301-00109-16

Project Type: Subdivision Tentative Plan & Major Variance
Owner(s): Radio Design Group
Applicant: E. Vincent Aiello
Representative: Gerlitz Engineering Consultants
Property Address: 1829 Hubbard Lane

Map and Tax Lot: 36-06-26-BB, TL 3000

Zoning: GC (City)

Size: 3.37 acres

Planner Assigned: Lora Glover

Application Date: July 18, 2016

Application Complete: July 22, 2016

Date of Staff Report:

August 17, 2016

Hearing Date:

August 24, 2016

Date of Findings of Fact:

September 14,2016

120 Day Deadline:

November 19, 2016

l. PROPOSAL:

The proposal is for a fourteen (14) lot subdivision in the GC zoning district. The proposal is to
develop the property in three phases:

* Phase | ~ Separate/subdivide Lot 1 from the parent parcel, retaining the existing single-

family residence;

e Phase Il ~ Subdivide Lots 6-14 and install associated street and utility improvements, to
include half-street extension of Waterstone Drive, 25 ft. right-of-way dedication, addition
of 14-ft travel lane, curb, gutter, 5.5'-ft planter strip and 5-ft sidewalk; and the dedication
and extension of Shimmer Lane with a cul-de-sac terminus.

e Phase Il ~ Subdivide Lots 2-5 off of Hubbard Lane, with the dedication and construction

of Sand Creek Circle, a local street/cul-de-sac with 46-ft ROW, 13-ft and 6-ft travel
lanes, 5.5'-ft planter and 4-ft. sidewalk on one side, to include sewer and water

extensions.

The narrative indicates that Lots 6-13 will be constructed with new single-family residences

similar to those on the adjoining neighborhoods off Shimmer Lane and Waterstone Drive. Lot
14 has the potential to be developed with a duplex due to the size of the lot. Lots 2-5 off Sand
Creek Circle will be developed with duplexes, and possibly a triplex on Lot 5.
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The request includes a Major Variance for cul-de-sac length. Shimmer Lane is a dead end
street approximately 415 ft. long. As reflected on the tentative plan, the overall cul-de-sac
street length will be 477 ft. The maximum length of a cul-de-sac street allowed under Section
27.123(1)(f) of the Development Code is 250 ft. outside of the Slope Hazard area.

. AUTHORITY:

Section 2.050, Schedule 2-1, Section 6.050 and Section 17.031 of the City of Grants Pass
Development Code, authorize the Planning Commission to consider the request and make a
decision to approve, approve with conditions, or deny.

Il. CRITERIA:

The decision on the Tentative Plan and Major Variance must be based on the criteria contained
in Sections 6.060 & 17.413 of the Development Code.

Iv. APPEAL PROCEDURE:

Section 10.050, City of Grants Pass Development Code, provides for an appeal of the Urban
Area Planning Commission’s decision to the City Council. An appeal application and fee must
be submitted within twelve (12) calendar days of the Urban Area Planning Commission’s oral
decision. A statement of grounds to the appeal must be filed within seven (7) calendar days of
the Urban Area Planning Commission’s written decision.

V. SUMMARY OF EVIDENCE:

A. The basic facts and criteria regarding this application are contained in the staff
report, which is attached as Exhibit “A” and incorporated herein.

B. The minutes of the public hearing held by the Urban Area Planning Commission
on August 24, 2016, attached as Exhibit “B”, summarize the oral testimony
presented and are hereby adopted and incorporated herein.

C. PowerPoint presentation given by staff is attached as Exhibit “C”.

D. Additional exhibits submitted during the hearing and attached to the Staff Report:

e Letter from City Engineer in Support of Variance, Exhibit 8;
e Letter from Steve Nelson, Exhibit 9;
e Neighborhood Petition, Exhibit 10.
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VI. FINDINGS OF FACT:

The Urban Area Planning Commission found that based upon the testimony given at the
public hearing and the staff report, along with the revised attached conditions, the
proposal meets the criteria contained in Sections 6.060 and 17.413 of the Development
Code based on the reasons stated in the findings included below.

VIl. GENERAL FINDINGS OF FACT:
A. Characteristics of the Property:

1. Land Use Designation:
a. Comprehensive Plan:

b. Zone District:
c. Special Purpose District:

2. Size:
3. Frontage:
4. Access:

5. Public Utilities:
a. Existing Utilities:

i. Water:

ii. Sewer:

iii. Storm Drain:

b. Proposed Utilities:

i. Water:

i. Sewer:

General Commercial

GC

GPID; Wetlands/Riparian Area;

AFD Ord. #5542 Hubbard Water Line;

AFD Ord. #14-5605 Hubbard St. Improvements.

3.37 acres

Hubbard Lane, SW Waterstone Drive and
SW Shimmer Lane

All lots will have access from a public street

16-inch main in Hubbard Lane; 8-inch mains in
SW Shimmer Lane and SW Waterstone Drive

10-inch main in Hubbard Lane; 8-inch in SW
Shimmer Lane; partial 8-inch main in SW
Waterstone Drive

18-inch drain in Hubbard Lane; private 8-inch line
north of property, and piped GPID canal in SW
Waterstone Drive

8-inch main in new Sand Creek Circle; 8-inch
main extension in Shimmer Lane

8-inch main in new Sand Creek Circle; 8-inch
main extension in Shimmer Lane; partial 8-inch
main in Waterstone Drive
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ii. Storm: Storm drain system/outfall to Sand Creek at the
end of Shimmer Lane cul-de-sac

6. Topography: Relatively flat with exception of creek bank
7. Natural Hazards: None
8. Natural Resources: Sand Creek riparian area

9. Existing Land Use:

a. Subject Parcel: Mostly vacant; one existing home (w/accessory
building which will be removed)

b. Surrounding: Moderate Density Residential

B. Background:

Note: Bold Italic Textindicates text added by the Planning Commission that was not
contained in the staff report. Strikeouttext indicates text deleted by the Planning
Commission from text that was contained in the staff report.

The proposal is for a fourteen (14) lot subdivision in the GC zoning district. The
development is currently named “Pinnacle Estates”. However, the County Surveyor has
rejected that name as there is already a subdivision with the name of “Pinnacle at
Meadow Wood Phase 1”. As conditioned below, the developer will be required to submit
a new name on a revised tentative plan for review and approval.

The subdivision is proposed to be developed in three phases. Phase | will consist of
partitioning off Lot 1 with the existing residence. Prior to final plat for Phase 1, the
detached accessory structure crossing the future property lines of Lots 2 and 3 must be
removed. Phase Il will consist of Lots 6-14, the cul-de-sac extension of Shimmer Lane
and the half-street improvements of Waterstone Drive to the southeast property line of
the subject parcel. Phase lll consist of Lots 2-5 and the development of Sand Creek
Circle with a revertible cul-de-sac. The tentative plan reflects an overall 46-ft ROW
(when fully developed with TL 3100). The developer proposes to install 6-ft. and 13-ft
travel lanes, 5.5-ft. planter strip and 4-ft. sidewalk. The tentative plan reflects a rolled
curb along the cul-de-sac bulb. Rolled curb is not listed as an option in the City’s
Standard Street Drawings. Additionally, Public Works/Streets Division does not support
the use of rolled curbs. Historically, the City has found that rolled curbs allows ease of
vehicle parking on sidewalks, forcing pedestrian traffic into the travel lanes. This has
been an ongoing parking violation situation for the Public Safety Department and a
hazard for residents. As conditioned below, the revertible cul-de-sac will include
standard curb to deter vehicle parking on the sidewalk.

As previously noted, the application for the subdivision the applicant has applied for a
Major Variance to Section 27.123(1)(f) which limits the maximum length of cul-de-sac
streets to 250 feet outside of the Slope Hazard area. The subject property is located
outside of the Slope Hazard area and the plans include the construction of a cul-de-sac
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VIIL.

street that is 447 feet long. Due to the existing development patterns and the limitation
of street connection due to Sand Creek and restricted access to Redwood Highway, the
development is not required to meet the block length and perimeter block length
standards found in Section 27.122 of the Development Code.

The subject property is designated as General Commercial by the Grants Pass
Comprehensive Plan. The GC zone allows residential use to the R-3 development
standards of Article 22. The GC zone does not provide a maximum density. Minimum
lot width is 25-ft. and minimum lot depth in 100-ft. for new lots in the GC zone. The lots
meet the base development standards for the GC zone. The applicant is proposing a
subdivision plan with 14 lots ranging in size from 5,302 square feet to 21,233 square
feet. Due to the limitations of the riparian area, a future development plan will not be
required.

Though Hubbard Lane is classified as a Collector with a minimum right of way of 60-ft., it
was recently reconstructed to a 50-ft. width with curb, gutter and sidewalk. The property
owner dedicated the necessary right of way to complete that project along the property’s
frontage. No further right of way dedication is being required at this time for Hubbard
Lane.

The property is subject to two Advanced Finance Districts (AFDs). Ordinance 5542
established the Hubbard Lane Waterline Extension AFD and Ordinance 14-5605
established the Hubbard Lane Street Improvements AFD. Both AFD’s are being
reviewed by staff for recalculation of assessments for the overall district and particularly
for TL 3000. When the two AFDs were first adopted, they did not consider that TL 3000
would be developed with multiple frontages. As reflected on the tentative plan, Lots 6-14
will be developed with street frontage and services either off Shimmer Lane or
Waterstone Drive. The revised AFDs will be calculated on Lots 1-5. As conditioned
below, prior to Final Plat for Phase |, the developer will be required to pay or finance the
readjusted assessment.

FINDINGS IN CONFORMANCE WITH APPLICABLE CRITERIA:
A. MAJOR VARIANCE

Section 6.060 of the Development Code states that previously granted variances
shall not be considered to have established a precedent. The review body shall
approve, approve with conditions, or deny the application. No variance shall be
granted unless the review body finds that all of the applicable criteria under (A)
and (B) have been satisfied.

A. Qualifying Condition. The applicant shall demonstrate that the following elements
are present to qualify for a variance.

CRITERION (1): Unigue Physical Constraint or Characteristic. The applicant has
clearly described the nature of a unique physical constraint or characteristic of the
property to which the variance application is related. The constraint is related to the
particular property for which the variance is sought, regardless of the owner, and it does
not relate to other property or personal conditions of the owner or applicant, such as
personal financial circumstances or inconvenience. Either:
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(a) The property has unique physical constraints or characteristics peculiar to the
land involved, over which the applicant has no control, such as lot size or shape,
topography, natural features, or other physical conditions on the site or in the
immediate vicinity, which are not typical of other lands in the same zoning district
subject to the same regulation; or

(b) The property has existing development, conforming or nonconforming, located
such that it poses unique constraints to the further development of the property in
full compliance with the standards of this Code.

Planning Commission Response: Satisfied. The property and request meet this
criterion under subsection (a) above. The applicant is requesting a variance for the
maximum cul-de-sac length of 250’ to extend it a distance of 62’ for a total cul-de-sac
length of 477°. The reason for the longer cul-de-sac length is based on the existing
development pattern, the limitation of street connection due to Sand Creek, and the
restricted access to Redwood Highway. Requiring a looped street design connecting to
Waterstone Drive would lessen the proposed density which is counter to the policy that
the City has been promoting trying to maximize density within this type of infill
development.

CRITERION (2): Self-Created Constraint. If the review body finds the unique constraint
described in Subsection (1) was self-created, the property shall only qualify for a
variance if the review body determines that the self-created constraint can no longer be
reasonably eliminated or reversed, or that it is in the public interest to grant a variance
rather than require the owner to eliminate the self-created constraint. A situation shall
be considered self-created if:

(a) A current or previous owner created the unique physical constraint or
characteristic by dividing, reconfiguring, or physically altering the property in a
manner such that it could only be subsequently developed, or further developed,
by obtaining a variance to the regulations in effect at the time of alteration; and

(b) At the time the current owner altered or acquired the property, he could have
known that, as a result of the deliberate alteration, the property could only be
developed, or further developed, by obtaining a variance.

Planning Commission Response: Satisfied. The requested variance is not a self-
created constraint for the reasons listed in the section above. Shimmer Lane was
developed as part of Candlelight Subdivision. That development did not provide a future
street connection which would have allowed Shimmer Lane to loop back out to
Waterstone Drive. A possible crossing of Sand Creek would not alleviate the necessity
of a cul-de-sac street due to the access restrictions on Redwood Hwy.

CRITERION (3): Need for Variance. The applicant has demonstrated that a variance is
necessary to overcome at least one of the following situations:

(a) Allow Reasonable Use of an Existing Property. Due to the unique physical
constraint or characteristic of an existing lot or parcel, strict application of the
provisions of the Development Code would create a hardship by depriving the
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owner of the rights commonly enjoyed by other properties in the same zoning
district subject to the same regulation. The variance is necessary for
preservation of a property right of the owner, substantially the same as is
possessed by owners of other property in the same district subject to the same
regulation.

(b) Better Achieve Public Purpose for Development, Division, or Adjustment of Lots
and Parcels. There need not be a hardship to the owner to qualify for a variance
under this Subsection. Due to the unique physical constraint or circumstance,
the variance is necessary to better achieve the public purposes of the
Comprehensive Plan and Development Code, with minimum deviation from
standards. The variance will allow preservation of scenic, natural, or historic
resources or features; allow a lot arrangement that represents a more efficient
use of land; avoid odd shaped lots or flag lots; or alleviate other unique physical
conditions to better achieve public purposes.

(c) Allow Flexibility for Expansion of Existing Development. The location of existing
development on the property poses a unique constraint to expansion in full
compliance with the Code. The variance is needed for new construction and site
improvements in order to provide for efficient use of the land or avoid demolition
of existing development, where the public purpose can be substantially furthered
in alternate ways with minimal deviation from standards.

Planning Commission Response: Satisfied. The applicant is requesting the variance
under subsection (a) and (b) above in that the variance will allow the applicant to create
a lot arrangement that is a much more efficient use of the subject property while working
in harmony with the surrounding developments that exist and are proposed.

CRITERION (4): No Other Reasonable Alternative. Reasonable alternatives to comply
with the provisions of the Development Code have been exhausted. No reasonable
alternatives have been identified that would accomplish the same purpose in accordance
with the Code without the need for a variance. [f applicable, the applicant shall, at a
minimum, demonstrate that the following are not reasonable alternatives instead of the
requested variance:

a. Lot line adjustment.
b. Modified setback option, pursuant to Section 22.200.
c. Alternate solar standards, pursuant to Section 22.623.

Planning Commission Response: Satisfied. The above mentioned alternatives will
not provide the same benefit to the future property owners that the requested variance
for an over-length cul-de-sac street will provide. A lot line adjustment would not alleviate
the need for the variance due to the location of Sand Creek. The modified set-back could
not help because shortening the cul-de-sac would increase the setbacks due to the
increase in the number of flag lots that would be required. Alternate solar standards are
not applicable to this development.
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(B) Result of Relief. If the review body finds the proposal for a variance based on the
criteria in Subsection (A) above, the review body shall only approve the proposal if it
finds the specific proposal is consistent with the following criteria.

CRITERION (5): Best Alternative. When a variance is needed for a purpose identified
in Subsection (3) above, the proposed variance shall be the best alternative to achieve
the purpose compared with variances to other standards that could accomplish the same
purpose. The best alternative will be the most consistent with the overall purpose of the
Comprehensive Plan and Development Code, with the least impact to other properties
and the public interest. Impacts to public facilities, substantial natural features, and
natural systems shall be presumed to have broader public impact than localized impacts
on nearby properties.

Planning Commission Response: Satisfied. The requested variance is the best
alternative for development of the subject property. The property is surrounded by
development to the north and east, is bisected by Sand Creek and has access
restrictions on Redwood Highway, one lot to the south.

CRITERION (6): Minimum Deviation. Adherence to the standards of this Code shall be
maintained to the greatest extent that is reasonably possible while accomplishing the
purpose in Subsection (3). The deviation from standards shall be the minimum
necessary to accomplish the purpose, and shall not convey a special right to the
property that is not available to properties in the same zoning district subject to the same
regulation.

Planning Commission Response: Satisfied. The requested variance is the best
alternative for development of the subject property and does not convey a special right
to the property that is not available to other properties under similar conditions.

CRITERION (7): No Hazard. The proposal shall not pose a public safety hazard such
as a visual obstruction or traffic hazard, and shall not obstruct pedestrian or vehicular
movement or impede emergency access.

Planning Commission Response: Satisfied. The proposed variance will not create
hazards to public safety. Lengthening the cul-de-sac to an additional 62 ft. with a
standard cul-de-sac turnaround will provide better emergency access then exists at this
time.

CRITERION (8): Plan and Ordinance Consistency. The proposal shall not adversely
affect implementation of the Comprehensive Plan, and shall not be materially detrimental
or injurious to the purposes of the Comprehensive Plan or Development Code; other
applicable plans, policies, or standards; or other properties in the same district or vicinity.

Planning Commission Response: Satisfied. This subject development is located in an
infill area where the proposed variance will not affect any implementation of the
Comprehensive Plan or any proposed transportation systems as discussed above.

CRITERION (9): Mitigate Adverse Impacts. Adverse impacts shall be avoided where
possible and mitigated to the extent practical. If a variance is not necessary to preserve
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a property right, or if the unique constraint in Subsection (1) was self-created, adverse
impacts may be grounds for denial.

Planning Commission Response: Satisfied with Conditions. No adverse impacts
are anticipated. As conditioned below, the proposed cul-de-sac street will be required to
meet City standards for construction and will provide an adequate fire turn-around.

CRITERION (10): No Significant Increase in Residential Density. For development of
an existing lot, if the variance is for a reduction to lot area, it shall not resuit in a
significant increase in density. For a land division, the variance shall not result in an
increase in density over that permitted by the zoning district, except that when a lot is
reduced in size due to dedication of right-of-way, minimum lot area may be reduced by
fifty square feet or less.

Planning Commission Response: Not applicable. The GC zone does not have a
minimum or maximum density. Residential development is permitted subject to the R-3
residential standards in Article 22 of the Development Code. As reflected on the
tentative plan, Lots 1 and 6-13 are proposed to be developed with single-family dwelling
units. Lots 2-4 and Lot 14 are proposed to be developed with duplexes and Lot 5 has
the option between a duplex or triplex. The Sand Creek riparian area further reduces
the density factor for the subject property.

CRITERION (11): Recommendation of City Engineer. The review body shall consider a
written recommendation of the City Engineer when the variance is to any of the following
standards:

(a) A street, access, or utility development standard in Article 27 or 28 of the Code.

(b) The Flood Hazard or Slope Hazard provisions in Article 13 of this Code.

(c) To allow encroachment into existing or planned right-of-way or public utility
easement. When a variance is authorized to allow encroachment into a right-of-
way, the owner shall sign a right-of-way use agreement that specifies the terms
and conditions under which the right-of-way may be utilized.

Plannmg Commlsswn Response Satlsfled wMendMens IheLFeques%ed

comments in support of the variance were submitted to the Planning Commission
at the August 24, 2016 public hearing, marked as Exhibit 8 to the Staff Report.

CRITERION (12): Additional Criteria. Variances from the street standards in Article 27
of this Code shall meet the additional criteria of 27.121(11)(h)(4) General Design
Standards, 27.122(5) Connectivity Standards, and 27.123(14) Street Section Design
Standards.

Planning Commission Response: Satisfied with Conditions. Other than the cul-de-
sac length, the proposed street will meet the criteria listed in Article 27 of the code as
conditioned below.
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B. SUBDIVISION

Section 17.413 of the City of Grants Pass Development Code states that the review
body shall approve, approve with conditions or deny the request based upon the
following criteria:

CRITERION (1): The plan conforms to the lot dimension standards of Article 12, the
base lot standards of Section 17.510, and the requirements of any applicable overlay
district.

Planning Commission Response: Satisfied with Conditions. The GC zone district
requires a minimum lot width or 50 feet and lot depth of 100 feet. The applicant is
proposing a subdivision plan with 14 lots ranging in size from 5,302 square feet to
21,233 square feet, and lot widths and depths meeting the minimum requirement. The
proposed lots all exceed this base requirement. All new lots in the GC commercial zone
are required to have a dedicated public street across the entire frontage. As reflected on
the tentative plan, the development is in compliance with Section 12.255(1).

There are existing structures on proposed Lot 1 but the tentative plan does not show
setback distances for those structures. As conditioned below, the applicant will be
required to submit a revised tentative, demonstrating that all required setbacks are met
on Lot 1. In addition, prior to Final Plat of Phase |, the accessory structure crossing
future Lots 2-3 must be removed.

The lots are in compliance with Section 17.510 of the Development Code specifically the
lot width to depth ratio, no through lots are created, side property lines are being created
at right angles to streets as far as practical, and curved property lines are created at the
public street intersections.

CRITERION (2): When required, the proposed future development plan allows the
properties to be further developed, partitioned, or subdivided as efficiently as possible
under existing circumstances, in accordance with requirements for typical permitted uses
in the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.

Planning Commission Response: Satisfied. The tentative plan includes a proposed
development layout for each lot. Due to the existing residence on Lot 1, Sand Creek
riparian corridor, required minimum lot width of 50 feet, further subdividing of any of the
proposed lots does not appear likely.

CRITERION (3): When one is required or proposed, the street layout conforms to the
applicable requirements of the adopted street plans, meets the requirements of Article

27 and other applicable laws, and best balances needs for economy, safety, efficiency
and environmental compatibility.

Planning Commission Response: Satisfied with Conditions. The tentative plan
reflects the possible future extension of Sand Creek Circle to serve TL 3100 and TL
3200. As reflected below, a revised tentative plan will be required reflecting the “SW”
designator added to the street names in accordance with Section 6.40.030(B) of the
Municipal Code.

Findings of Fact: Urban Area Planning Commission
File: 104-00104-16 & 301-00109-16
Pinnacle Estates Tentative Plan & Major Variance PAGE 10

Page 30



In 2004, the City Council passed Resolution 4851, which requires off-site pedestrian
paths to connect all new subdivisions to “destination” streets. Both sides of the property
will have connection via Hubbard Lane on the west and Waterstone Drive on the east to
Elmer Nelson Lane to Kellenbeck Avenue which is a destination Street. In addition, the
west side of the development on Hubbard has direct access to Redwood Highway,
another designation street. The proposed development complies with Resolution 4851.

CRITERION (4): The proposed utility plan conforms to the applicable requirements of
adopted utility plans, the requirements of Article 28 and other applicable laws, and best
balances needs for economy, safety, efficiency and environmental compatibility.

Planning Commission Response: Satisfied with Conditions.

Water: The proposal includes the extension of an 8” public water main to provide
domestic and fire services to the individual properties along the proposed Sand Creek
Circle, Shimmer Lane and Waterstone Drive. The full extension of an 8-inch public water
main shall be required within Shimmer Lane south from its current location on Shimmer
Lane to the end of the proposed cul de sac. Full extension of an 8-inch public water main
shall be required in the new public half street (Sand Creek Circle) for the service of
proposed Lots 2-5. Water system phase valves must be installed at the west end of the
public street to enable the future extension of an 8-inch public water mainline south into
1885 Hubbard Lane.

RP backflow devices shall be required as “premises” protection on all water services
(new and existing) if GPID or private wells are present. All “premises” backflow
prevention devices shall be located within 10 feet behind each water meter. As
conditioned below, the applicant shall submit a detailed utility plan to the Engineering
Division for review and approval.

Sewer: The proposal includes the extension of an 8” public sewer main in Sand Creek
Circle; and 8-inch sewer main extension in Shimmer Lane; and a partial 8-inch sewer
main in Waterstone Drive. Full extension of an 8 inch public water main shall be
required in the new public half street (Sand Creek Circle) for the service of proposed lots
2 through 5. Water system phase valves must be installed at the west end of this public
street to enable the future extension of an 8-inch public water mainline south into 1885
Hubbard Lane. Extension of an 8-inch public sewer main shall be required within the
extension of Shimmer Lane. The public sewer main shall also be fully extended from its
current location at the end of Shimmer Lane to the end of the proposed cul de sac. Full
extension of an 8 inch public sewer main shall be required in the new public half street
(Sand Creek Circle) for the service of proposed Lots 2 through 5. A public sewer
manhole shall be installed at end of the new public half street with a pipe stub out for the
future extension of a public sewer main south into 1885 Hubbard Lane. Extension of an
8 inch public sewer main shall also be required for the service of proposed lots 11
through 14 on Waterstone Drive. All public sewer mains shall be installed at depths and
grades which are acceptable to the utility division. Unutilized private sewer laterals
located on Hubbard shall be properly abandoned as directed by the wastewater
collection division. Existing private sewer laterals reutilized for new construction must be
TV inspected prior to their reuse.
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Storm Water: The proposal includes the construction of a storm drain system/outfall at
the end of Shimmer Lane cul-de-sac. As conditioned below, the applicant shall submit
storm drain calculations that must demonstrate that post-development run-off does not
exceed pre-development run-off and that storm drainage does not cross property lines
without an easement.

CRITERION (5): The tentative plan allows for the preservation or establishment of
natural features or the preservation of historic features of the property, and allows
access to solar energy to the extent possible under existing circumstances, including:

(a) Providing the necessary information to complete the tree chart identified in
Section 11.041.

Planning Commission Response: Not Applicable. Though the applicant has
submitted a tree chart, Article 11 only applies to land divisions in “residential” zones
(Section 11.030).

(b) No cuts shall result in retaining walls greater than 15 feet high in a single wall
from the finish grade or create any un-retained slopes greater than 100%.

Planning Commission Response: Satisfied. The site is relatively flat, therefore cuts
and fills are not expected to exceed 2-3 feet. No retaining walls are proposed other than
potential landscape walls less than 2’ in height. Cut fill slopes will not exceed 5:1 or 20%.

(c) No fills shall result in a retaining wall within the required setback from a property
not included in the development plan greater than 6 feet in height from the finish
grade or create any slopes which are greater than 100%.

Planning Commission Response: Satisfied. The site is relatively flat, therefore cuts
and fills are not expected to exceed 2-3 feet. No retaining walls are proposed other than
potential landscape walls less than 2’ in height. Cut fill slopes will not exceed 5:1 or 20%.

The solar lot standards in Section 22.632 requires that at least 80 percent of the lots in a
residential subdivision have a north-south dimension of at least 80 feet or have a solar
building line at least 85 feet north of the south property line. In addition, any proposed
lot that has a north-south lot dimension of at least 80 feet and a solar front line that is
oriented within 30 degrees of east-west may be counted as though two of the lots in the
subdivision meet the standards given in subsection (1). Based on the tentative plan
dimensions, Lots 1-4, 10 & 14 meet the 80 feet north-south dimension. In addition, Lots
1, 5, 7 & 14 qualify for the bonus (x2) allotment due to their solar front line. Therefore,
the development meets the 80% solar lot design standards.

The property is divided diagonally by Sand Creek which includes a 20-ft. wide stream
corridor from the edge of the stream-bank along each side of the creek. Removal of
trees within the stream corridor is not allowed without obtaining a Tree Permit through
the Parks & Community Development Department. Trimming of vegetation within the
banks is allowed or to alleviate a hazard. Noxious vegetation may be removed if
replaced within 90 days by various combinations of plant materials and/or rip rap that
stabilizes the stream bank and preserves the aquatic habitat (Section 24.340).
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CRITERION (6): The plan complies with applicable portions of the Comprehensive
Plan, this Code, and state and federal laws.

Planning Commission Response: Satisfied with Conditions. The property has
wetland/riparian area along Sand Creek. Notice to the Department of State Lands (DSL)
has been submitted. Comment has not been provided as of the date of this report. Staff
does not anticipate there will be any impact to Sand Creek as part of this development.
The applicant will be required to comply with any conditions placed on the development
by DSL. With the submittal of the tentative subdivision plan and the burden of proof, the
applicant is demonstrating compliance with all applicable Grants Pass Comprehensive
Plan, Development Code requirements, and state and federal laws given the conditions
of approval stated below.

The proposed subdivision name of “Pinnacle Estates” was not approved by the County
Surveyor as there is already a subdivision with the name of “Pinnacle at Meadow Wood
Phase 1". As conditioned below, the developer will be required to submit a new name
on a revised tentative plan for review and approval.

During the public hearing, extensive testimony was given by neighboring property
owners. Their concerns included the possibility of flooding along Sand Creek,
mixed housing units, lack of parking and safety for children. The neighbors
expressed their desire that the future lots be developed only with single-family
dwelling units, specifically Lots 6-14 (Phase ll) on the east side of Sand Creek
adjacent to the Summerfield and Candelight Subdivisions. The owner’s
representative indicated that they were willing to restrict development on Lots 6-
14 for single-family units and that they would reduce the size of Lot 14 to allow
just a single-family unit. As conditioned below, the applicant will be required to
submit a revised tentative plan for Phase Il reflecting the reduction of Lot 14 in
size. In addition, CC&Rs shall be submitted which include language prohibiting
development of multi-family dwelling units on Lots 6-14.

DECISION AND SUMMARY:

The Urban Area Planning Commission APPROVED the Major Variance to Section
27.123(1)(f). The vote was 7-1 with Commissioners Fitzgerald, Coulter, MacMillan,
Kellenbeck, Arthur and Wiegand voting in favor. Commissioner McVay abstained.

The Urban Area Planning Commission APPROVED the request for the fourteen (14) lot
development with the conditions listed below. The vote was 7-1 with Commissioners
Fitzgerald, Coulter, MacMillan, Kellenbeck, Arthur and Wiegand voting in favor.
Commissioner McVay abstained.
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CONDITIONS OF APPROVAL.

A. The following must be accomplished within 18 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit.
(Note: A Development Permit is required in order to obtain a grading
permit.):
1. Submit a revised tentative showing the following:

a. A proposed name for the subdivision for review and approval.

b. Setback distances for existing structures on Lot 1 (all setbacks must meet
or exceed required minimum setback distances).

c. Reflect “SW” directional indicator with street names.

2. Obtain a demolition permit and remove the accessory structure crossing the
property lines of future Lots 2 & 3.

3. Pay the re-assessment fees for Hubbard Lane Water Improvement AFD and
the Hubbard Lane Street Improvement AFD.

4. Submit a utility plan for Lot 1 reflecting separate sewer and water lateral.
Include the following:

a. RP backflow device as “premises” protection on water service (existing or
new).

b. DC backflow device as “point of use” protection on all water services
containing multiple zone irrigation systems.

c. All public water services shall be located within the public right of way.
d. Water services on existing water mains shall be installed by City crews.
5. Sign a Developer Installed Agreement for Public Improvements.
B. The following must occur within 18 months of issuance of the Development
Permit and prior to Final Plat for Phase | approval:

1. Separate sewer and water services are required for each lot. Private sewer
and water lines shall not cross other lots.

2. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection shall
be corrected prior to reuse by the new development.

3. Provide a copy of any proposed CC&R’s & deed restrictions. fthey-are
desired-by-the-developer—There-are-no-CC&Rs-or-deed-restrictionsrequired
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as-a-condition-of-this-approval- Include the language that Lots 6-14 are to
be developed with single-family dwellings; multi-family units are
prohibited on Lots 6-14.

4. Provide a land division guarantee issued by a title company.

5. Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify
the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of a 10-ft. CUE along Hubbard Lane along the entire frontage.
b. “SW” directional indicator on street names.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one print
of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

C. The following must be accomplished within 24 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit for
Phase Il. (Note: A Development Permit is required in order to obtain a
grading permit.):

1. Provide a letter from the Responsible Engineer who will be supervising the
construction of the subdivision. The Responsible Engineer will be required to
submit a letter at final plat application verifying that he/she supervised the
grading and construction for the entire parcel and individual lots and that the
grading and construction was completed according to approved plans.

If the responsible engineer proposes to delegate any of these responsibilities,
the arrangement shall be approved in writing by the City Engineering Division
prior to issuance of a Development Permit.

2. Submit a revised tentative plan reflecting the reduction in acreage for
Lot 14 for future development of a single-family dwelling.

3. Obtain an NPDES permit from the Department of Environmental Quality.
Submit a copy of the approved permit to the Parks and Community
Development Department.

4. Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

a. Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading plan if
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completed as part of the construction of the subdivision. If building pads
are created as part of the grading of the subdivision then a map showing
the extent of the grading will be required at the time of final plat.

b. Provide an erosion control and dust control plan for the subdivision.

c. Include any provisions of the NPDES permit on the construction plans.

d. Present engineered construction drawings stamped by a registered
Engineer, including plans and profiles if necessary, that detail the
following improvements to the City Engineering Division for review and
approval:
Street Improvements:

i. Show half street improvements to SW Waterstone Drive to City
standards.

ii. Show the extension and cul de sac for Shimmer Lane.
iii. Identify Mailbox locations.

iv. The location of the planned street light at the beginning of the cul-de-
sac is appropriate.

v. Reflect street lights in accordance with Section 27.121(16).

vi. Developer will paint 20’ yellow setbacks at the corners and paint white
stop bar at stop sign.

vii. City will install the required street name sign, and “stop” sign (if
required) and will bill developer for all costs.

viii. Any other signs will be up to the developer to install.
ix. Provide storm drain calculations demonstrating that post development
run-off does not exceed pre development run-off and that storm
drainage does not cross property lines without an easement.

Utility Plan:

i. Submit engineered drawings for review by the Ultility Division prior to
construction.

ii. Show the extension of an 8" public water main in SW Shimmer Lane
south from its current location to the end of the cul de sac.

ii. Show the extension of an 8” public sewer main in SW Shimmer Lane
south from its current location to the end of the cul de sac
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Vi,

vii.

viii.

Xi.

Show the extension of an 8” public sewer main in SW Waterstone
Drive for service for Lots 11-14.

Public sewer mains shall be installed at depths and grades which are
acceptable to the Utility Division.

RP backflow devices shall be required as “premises” protection on all
water services (new and existing) if GPID or private wells are present.

All “premises” backflow prevention devices shall be located within 10
feet behind each water meter.

DC backflow devices shall be required as “point of use” protection on
all water services containing multiple zone irrigation systems.

Separate sewer and water services shall be required for separate lots.

Unutilized private sewer laterals not utilized for the development shall
be properly abandoned as directed by the wastewater collection
division.

Provide utility plans for PPL, Qwest and Avista. Show all pedestals
and boxes to be installed (This is to verify utilities can be installed
within dedicated City Utility Easements).

5. Sign a Developer Installed Agreement for Public Improvements.

D. The following must occur within 18 months of issuance of the Development
Permit and prior to Final Plat approval for Phase lII:

1. Substantially complete all construction items related to SW Shimmer Lane
and SW Waterstone Drive.

a. Secure for any remaining construction items in accordance with City
Standards.

b. Submit a one year maintenance guarantee.

c. Submit as-built drawings of all public improvements or secure for them in
accordance with City policy.

2. Separate sewer and water services are required for each lot. Private sewer
and water lines shall not cross other lots.

3. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection shall
be corrected prior to reuse by the new development.
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4. Ifindividual lots were graded as part of the grading permit for the subdivision,
provide a map of those lots with new building pads and include the
dimensions of the area graded.

5. All adjacent streets shall be swept regularly during construction.

6. Street name sign, “stop” sign, and “no parking” signs (if needed) shall be paid
for by the developer and installed by the City. All other signs and markings
including “sidewalk ends signs”, painting curbs at 20 foot setback at
intersections for no parking, ten feet of yellow each side of hydrant and a
white stop bar at the stop signs are to be completed by the developer.

7. Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.

8. Pay all engineering inspection fees due.

9. Submit a letter from the Responsible Engineer stating that he/she supervised
the grading and construction for the entire parcel and individual lots and the
grading and construction was completed according to approved plans.

10. Properly abandon any existing wells and provide evidence of proper
abandonment to the Parks and Community Development Department.

11. All water services on existing public water lines shall be installed by City of
Grants Pass Water Distribution Crews. All encroachment fees related to the
installation of water services shall be the responsibility of the developer.

12. Complete installation of the public utility services as reflected on the
approved utility plans.

13. Provide a copy of any proposed CC&R'’s & deed restrictions. ifthey-are
as-a-condition-of-this-approval: Include the language that Lots 6-14 are to
be developed with single-family dwellings; multi-family units are
prohibited on Lots 6-14.

14. Provide a land division guarantee issued by a title company.

15. Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify
the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of SW Shimmer Lane and SW Waterstone Drive to the public.

b. All easements indicated on approved construction plans.
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c. A ten-foot wide City Utility Easement dedicated to the City of Grants Pass
along all necessary street frontages.

d. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one print
of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

E. The following must be accomplished within 30 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit for
Phase lil. (Note: A Development Permit is required in order to obtain a
grading permit.):

1. Provide a letter from the Responsible Engineer who will be supervising the
construction of the subdivision. The Responsible Engineer will be required to
submit a letter at final plat application verifying that he/she supervised the
grading and construction for the entire parcel and individual lots and that the
grading and construction was completed according to approved plans.

If the responsible engineer proposes to delegate any of these responsibilities,
the arrangement shall be approved in writing by the City Engineering Division
prior to issuance of a Development Permit.

2. Obtain an NPDES permit from the Department of Environmental Quality.
Submit a copy of the approved permit to the Parks and Community
Development Department.

3. Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

a. Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading plan if
completed as part of the construction of the subdivision. If building pads
are created as part of the grading of the subdivision then a map showing
the extent of the grading will be required at the time of final plat.

b. Provide an erosion control and dust control plan for the subdivision.

c. Include any provisions of the NPDES permit on the construction plans.

d. Present engineered construction drawings stamped by a registered
Engineer, including plans and profiles if necessary, that detail the

following improvements to the City Engineering Division for review and
approval:
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Street Improvements:

Vi.

Vii.

Show half street improvements and revertible cul de sac for SW Sand
Creek Circle to City standards. Show standard curb for the revertible
cul de sac.

Identify Mailbox locations.

Reflect street lights in accordance with Section 27.121(16).

Developer will paint 20" yellow setbacks at the corners and paint white
stop bar at stop sign.

City will install the required street name sign, and “stop” sign (if
required) and will bill developer for all costs.

Any other signs will be up to the developer to install.
Provide storm drain calculations demonstrating that post development

run-off does not exceed pre development run-off and that storm
drainage does not cross property lines without an easement.

Utility Plan:

i,

vi.

Vii.

viii.

Submit engineered drawings for review by the Utility Division prior to
construction.

Show the extension of an 8” public water main in SW Sand Creek Circle
for the service of proposed Lots 2-5. Water system phase valves must
be installed at the west end of this public street to enable the future
extension of an 8” public water mainline south into 1885 Hubbard Lane.

Show the extension of an 8” public sewer main in SW Sand Creek
Circle for the service of proposed Lots 2-5.

Public sewer mains shall be installed at depths and grades which are
acceptable to the Utility Division.

Unutilized private sewer laterals located on Hubbard shall be properly
abandoned as directed by the Wastewater Collection Division.

Existing private sewer laterals reutilized for new construction must be
TV inspected prior to their reuse.

RP backflow devices shall be required as “premises” protection on all
water services (new and existing) if GPID or private wells are present.

All “premises” backflow prevention devices shall be located within 10
feet behind each water meter.
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ix.  DC backflow devices shall be required as “point of use” protection on all
water services containing multiple zone irrigation systems.

x. Separate sewer and water services shall be required for separate lots.

xi.  Unutilized private sewer laterals not utilized for the development shall be
properly abandoned as directed by the wastewater collection division.

xii.  Provide utility plans for PPL, Qwest and Avista. Show all pedestals and
boxes to be installed (This is to verify utilities can be installed within
dedicated City Utility Easements).

4. Sign a Developer Installed Agreement for Public Improvements.

F. The following must occur within 18 months of issuance of the Development
Permit and prior to Final Plat approval for Phase lil:

1. Substantially complete all construction items related to SW Sand Creek
Circle.

a. Secure for any remaining construction items in accordance with City
Standards.

b. Submit a one year maintenance guarantee.

c. Submit as-built drawings of all public improvements or secure for them in
accordance with City policy.

2. Separate sewer and water services are required for each lot. Private sewer
and water lines shall not cross other lots.

3. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection shall
be corrected prior to reuse by the new development.

4. If individual lots were graded as part of the grading permit for the subdivision,
provide a map of those lots with new building pads and include the
dimensions of the area graded.

5. All adjacent streets shall be swept regularly during construction.

6. Street name sign, “stop” sign, and “no parking” signs (if needed) shall be paid
for by the developer and installed by the City. All other signs and markings
including “sidewalk ends signs”, painting curbs at 20 foot setback at
intersections for no parking, ten feet of yellow each side of hydrant and a
white stop bar at the stop signs are to be completed by the developer.

7. Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.

Findings of Fact: Urban Area Planning Commission
File: 104-00104-16 & 301-00109-16
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8. Pay all engineering inspection fees due.

9. Submit a letter from the Responsible Engineer stating that he/she supervised
the grading and construction for the entire parcel and individual lots and the
grading and construction was completed according to approved plans.

10. Properly abandon any existing wells and provide evidence of proper
abandonment to the Parks and Community Development Department.

11. All water services on existing public water lines shall be installed by City of
Grants Pass Water Distribution Crews. All encroachment fees related to the
installation of water services shall be the responsibility of the developer.

12. Complete installation of the public utility services as reflected on the
approved utility plans.

13. Provide a copy of any proposed CC&R'’s & deed restrictions if they are
desired by the developer. There are no CC&Rs or deed restrictions required
as a condition of this approval.

14. Provide a land division guarantee issued by a title company.

15. Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify
the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of SW Sand Creek Circle to the public.
b. All easements indicated on approved construction plans.

c. A ten-foot wide City Utility Easement dedicated to the City of Grants Pass
along all necessary street frontages.

d. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one print
of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

G. The following shall be accomplished at the time of development of
individual lots in the subdivision:

Note: The following conditions are not all-inclusive and are provided for the
information of the applicant.

Findings of Fact: Urban Area Planning Commission
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1. Payment of all System Development Charges due; including, but not limited
to, water, storm, sewer, parks and transportation.

2. Lots 6-14 are to be developed with single-family dwellings. Multi-family
units are prohibited on Lots 6-14.

3. Development of lots shall be in accordance with solar standards.
4. Each lot shall have separate utility services.

5. All utilities shall be placed underground.

6. Comply with the Uniform Fire and Building Codes.

7. Install landscaping in accordance with the approved landscape plan (Section
23.031 ~ Residential Front Yard).

8. Removal of trees within the stream corridor of Sand Creek requires the
issuance of a Tree Permit from the Parks & Community Development
Department. Vegetation within the stream corridor may be maintained in
accordance with Section 24.340.

9. Submit lot drainage plans for approval on all building plans.

10. Developed or undeveloped building lots will need to be maintained for weed
and grass control throughout the year.

11. Provide addresses visible from the public right-of-way.

12. Gravel driveway approaches and other erosion and track out control
measures shall be in place during construction of individual lots.

13. Prior to occupancy, driveways and parking and maneuvering areas shall be

paved in accordance with the requirements of the Development Code.

X. FINDINGS APPROVED BY THE URBAN AREA PLANNING COMMISSION this 14th
day of September, 2016.

Gerard Fitzgerald, Chair
Urban Area Planning Commission

Findings of Fact: Urban Area Planning Commission
File: 104-00104-16 & 301-00109-16
Pinnacle Estates Tentative Plan & Major Variance PAGE 23
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CITY OF GRANTS PASS
PARKS & COMMUNITY DEVELOPMENT DEPARTMENT

SUMMERFIEL.D NORTH
SUBDIVISION TENTATIVE PLAN
STAFF REPORT

Procedure Type: Type lll: Urban Area Planning Commission
Project Number: 104-00103-16
Project Type: Subdivision Tentative Plan
Owner/ Applicant: Oregon Ponderosa, LLC
Representative: Rhine Cross Group, LLC. Attn: Marc Cross
Property Address: 2825 & 2839 Redwood Ave., 2851 SW Elmer Nelson Lane
Map and Tax Lot: 36-06-23-CC, TL 200, 300 & 1700
See Exhibits 1 and 2.
Zoning: R-2 (City)
Size: 8.39 acres (0.44 ac, 2.95 ac & 5.0 ac)
Planner Assigned: Justin Gindlesperger
Application Date: July 14, 2016
Application Complete: August 5, 2016
Date of Staff Report: September 2, 2016 Due: 09/07/2016
Hearing Date: September 14, 2016
120 Day Deadline: December 3, 2016
L. PROPOSAL:

The proposal is to subdivide the approximately 8.39 acre property into a total of fifty (50) single
family lots located in the R-2 residential zoning district (see Exhibit 3). The tentative plan
reflects the project will be developed in three phases, labeled Phases 4-6 to continue the
recently completed Summerfield development phases 1-3 to the south.

Phase 1 will consist of Lots 1-29; half-street improvements along SW Elmer Nelson Lane, SW
Waterstone Drive and SW Kokanee Lane; and extension of SW Eastwood Lane between SW
Waterston Drive and SW Kokanee Lane. Phase 2 will consist of Lots 30-40 and partial
development of Mistybrook Drive and Ryen Court (south of Mistybrook). Phase 3 will consist of
Lots 41-50; completion of Mistybrook Drive; and extension and partial completion of Ryen Court
(north of Mistybrook).

. AUTHORITY:

Section 2.050, Schedule 2-1, Section 6.050 and Section 17.031 of the City of Grants Pass
Development Code, authorize the Planning Commission to consider the request and make a
decision to approve, approve with conditions, or deny.

Staff Report: Urban Area Planning Commission
File: 104-00103-16
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lil. CRITERIA:

The decision on the Tentative Plan must be based on the criteria contained in Section 17.413 of

the Development Code.

Iv. APPEAL PROCEDURE:

Section 10.050, City of Grants Pass Development Code, provides for an appeal of the Urban
Area Planning Commission’s decision to the City Council. An appeal application and fee must
be submitted within twelve (12) calendar days of the Urban Area Planning Commission’s oral
decision. A statement of grounds to the appeal must be filed within seven (7) calendar days of
the Urban Area Planning Commission’s written decision.

V. BACKGROUND AND DISCUSSION:
A. Characteristics of the Property:

1. Land Use Designation:

a. Comprehensive Plan:
b. Zone District:
Special Purpose District:

2. Size:

3. Frontage:

Access:

4. Public Utilities:
a. Existing Utilities:

i. Water:

ii. Sewer:

iii. Storm Drain:

Staff Report: Urban Area Planning Commission
File: 104-00103-16
Summerfield North Tentative Plan

Moderate Density Residential

R-2

Grants Pass Irrigation District; Sand Creek
Drainage; Advanced Finance District, Ordinances
5687, 5259, 5497, 5474 & 5327

8.39 acres

Redwood Avenue, SW Kokanee Lane, SW
Waterstone Drive, and SW Elmer Nelson Lane

Lots will have access to adjacent public streets,
excluding Redwood Avnue

16-inch main in Redwood Avenue and 8-inch
mains in SW Kokanee Lane, SW Waterstone
Drive and SW Elmer Nelson Lane

8-inch mains in Redwood Avenue, SW Kokanee
Lane, SW Waterstone Drive, and 8-inch partial
main in SW Elmer Nelson Lane

12-inch partial main in SW Elmer Nelson Lane,
and 12- inch cross drains in SW Waterstone
Drive and SW Kokanee Lane
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b. Proposed Utilities:

i. Water: 8-inch main in Eastwood Lane, Mistybrook Drive
and Ryen Court;

i. Sewer: 8-inch main in Eastwood Lane, Mistybrook Drive
and Ryen Court;

iii. Storm: Extension of the storm drain in Eastwood Lane

and Ryen Court (size to be determined).

5. Topography: Relatively flat
6. Natural Hazards: None
7. Natural Resources: None

8. Existing Land Use:

a. Subject Parcels: Residential and undeveloped pasture
b. Surrounding: Moderate Density Residential

B. Background:

The proposal is to subdivide the approximately 8.39 acre property into a total of fifty (50)
single family lots located in the R-2 residential zoning district. The tentative plan reflects
the project will be developed in three phases, labeled Phases 4-6 to continue the
recently completed Summerfield development phases 1-3 to the south.

Phase 1 will consist of Lots 1-29; half-street improvements along SW Elmer Nelson
Lane, SW Waterstone Drive and SW Kokanee Lane; and extension of SW Eastwood
Lane between SW Waterston Drive and SW Kokanee Lane. Phase 2 will consist of Lots
30-40 and partial development of Mistybrook Drive and Ryen Court (south of
Mistybrook). Phase 3 will consist of Lots 41-50; completion of Mistybrook Drive; and
extension and partial completion of Ryen Court (north of Mistybrook).

Due to the number of trips generated by the subdivision, the applicant was required to
provide a Traffic Impact Analysis (TIA) (see Exhibit 4). The City’s traffic consultant
concurred with the conclusions of the TIA that no additional mitigation is required for the
project (see Exhibit 5).

The properties are subject to five (5) Advanced Finance Districts (AFDs). Ordinance
5687 established the Redwood Avenue Phase 2 Street Improvements. Ordinance
established the Redwood Avenue Water improvements between George Tweed
Boulevard and Darneille Lane. Ordinance 5497 established the Summerfield Estates
water and street improvements, but the AFD has expired. Ordinance 5474 established
the Jackson Estates improvements for water, sewer and storm drain in Kokanee Lane.
And Ordinance 5327 established the Waterstone Estates improvements for water, sewer
and storm drain in Waterstone Drive. As conditioned below, the developer will be
required to pay or finance the reimbursement charges for each AFD.

Staff Report: Urban Area Planning Commission
File: 104-00103-16
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VL. CONFORMANCE WITH APPLICABLE CRITERIA:

Section 17.413 of the City of Grants Pass Development Code states that the review
body shall approve, approve with conditions or deny the request based upon the
following criteria:

CRITERION (1): The plan conforms to the lot dimension standards of Article 12, the
base lot standards of Section 17.510, and the requirements of any applicable overlay
district.

Staff Response: Satisfied. The R-2 zone district requires a minimum lot size of 5,000
square feet. The proposed lots meet or exceed this base requirement. Each lot is
required to have a minimum width of fifty (50) feet, as required by the Development
Code, and all lots meet this base requirement.

The lots are in compliance with Section 17.510 of the Development Code specifically the
lot width to depth ratio, side property lines are being created at right angles to streets as
far as practical, and curved property lines are created at the public street intersections.
Through lots are avoided, except where necessary to provide separate of residential
developments from streets of collector and arterial status. Redwood Avenue bounds the
development to the north, is classified as an Arterial and will not be used to provide
access to interior lots.

CRITERION (2): When required, the proposed future development plan allows the
properties to be further developed, partitioned, or subdivided as efficiently as possible
under existing circumstances, in accordance with requirements for typical permitted uses
in the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.

Staff Response: Satisfied. The proposed lots in the subdivision cannot be further
divided due to minimum lot size requirements in the R-2 zoning district. The maximum
development potential of the individual lots will be completed with the construction of
single-family residences.

Tax lot 400 is located to the west of tax lot 300 and is not part of the current subdivision
application. The applicant has submitted a future development plan that depicts how tax
lot 400 could be further subdivided and connected to the existing and proposed street
network (see Exhibit 6).

CRITERION (3): When one is required or proposed, the street layout conforms to the
applicable requirements of the adopted street plans, meets the requirements of Article

27 and other applicable laws, and best balances needs for economy, safety, efficiency
and environmental compatibility.

Staff Response: Satisfied with Conditions. The tentative plan reflects the
development of three new internal local access streets (50 ft. right-of-way, 5.5 ft. planter
strips and 5 ft. sidewalks) and half-street improvements to three existing local access
streets. The first street is “Eastwood Lane” running east-west between Kokanee Lane
and Waterstone Drive. The second street is “Mistybrook Drive” running east-west from
Kokanee Lane to the third street, “Ryen Court”. Ryen Court will run north-south and end

Staff Report: Urban Area Planning Commission
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in a cul-de-sac on either side of Mistybrook Drive. This will provide future street
connections to tax lot 400.

In 2004, the City Council passed Resolution 4851, which requires off-site pedestrian
paths to connect all new subdivisions to “destination” streets. Redwood Avenue, east of
Sun Glo Drive, is listed as a destination street. Sidewalks and street improvements along
Redwood Avenue, west of Sun Glo Drive, were completed as part of the Redwood
Avenue Phase |l improvements. As reflected on the tentative plan, sidewalks will be
provided along all the new local streets and the completion of half-street improvements.
This will provide sidewalk connection to Redwood Avenue, in accordance with
Resolution 4851.

The tentative plan reflects back-to-back flagpole lots which will provide shared driveway
access for Lots 3 & 9. As conditioned below, the shared access between Lots 3 & 9 shall
be identified as a Fire Lane with No Parking signs posted on both sides of the access,
pursuant to OFC D103.

CRITERION (4): The proposed utility plan conforms to the applicable requirements of
adopted utility plans, the requirements of Article 28 and other applicable laws, and best
balances needs for economy, safety, efficiency and environmental compatibility.

Staff Response: Satisfied with Conditions.

Water: The proposal includes the extension of public water mains to provide domestic
and fire services to the individual properties. As conditioned below, the applicant shall
submit a detailed utility plan to the Engineering Division for review and approval. The
plan will need to include: location of fire hydrants, and water services for each lot within
a public right-of-way.

Sewer: The applicant proposes sewer main extensions within the dedicated public right
of way. Separate sewer laterals are required for each lot. The construction drawings will
also need to address the abandonment of unutilized private sewer laterals on Redwood
Avenue and SW Elmer Nelson Lane not utilized for the development. As conditioned
below, a detailed utility plan shall be submitted to the Engineering Division.

Storm Water: The property is located in the Sand Creek Drainage basin. Development
in the basin is subject to the Storm System Development Charges (SDCs) rate (see
Exhibit 7). The proposal includes storm mains in Eastwood Lane, Mistybrook Drive and
Ryen Court that drain into the existing line in Kokanee Lane. As conditioned below, the
applicant shall submit storm drain calculations that demonstrate that post-development
run-off does not exceed pre-development run-off and that storm drainage does not cross
property lines without an easement.

Other Utilities: As conditioned below and reflected on the tentative plan, a 10 ft. City
Utility Easement (CUE) must be dedicated along all existing and proposed public street
frontages, and along one side of each of the private streets.

CRITERION (5): The tentative plan allows for the preservation or establishment of
natural features or the preservation of historic features of the property, and allows
access to solar energy to the extent possible under existing circumstances, including:

Staff Report: Urban Area Planning Commission
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(a) Providing the necessary information to complete the tree chart identified
in Section 11.041.

(b) No cuts shall result in retaining walls greater than 15 feet high in a single
wall from the finish grade or create any un-retained slopes greater than
100%.

(¢) No fills shall result in a retaining wall within the required setback from a
property not included in the development plan greater than 6 feet in
height from the finish grade or create any slopes which are greater than
100%.

Staff Response: Satisfied with Conditions. The applicant provided a tree canopy
chart (see Exhibit 8) showing existing tree canopy and existing trees to be removed.
The site has an existing tree-canopy cover of approximately 12%. As required by
Section 11.041, residential developments in the R-2 zone shall maintain or re-establish a
tree-canopy cover of 20% to 30%, which typically requires 3-4 trees per lot. As
conditioned below, prior to final plat, the applicant shall submit a revegetation plan and
pay applicable tree deposits per Section 11.060.

Solar Standards: The solar lot design standards in Section 22.632 (1) requires,
“At least 80 percent of lots in a residential subdivision shall:
(a) have a north-south dimension of at least 80 feet; or
(b) have a solar building line located on the lot(s) to the north of the
subject lot. The solar building line shall be at least 85 feet north of the
south property line of the subject lot. Construction on the lot shall be
setback from the recorded solar building line in accordance with
Section 22.623(2).”

Section 22.632 (3) states,
“Any proposed lot where any structure built on that lot would be exempt
from solar setback standards as given in Section 22.621 of this Code
shall not be included in the total number of lots in the subdivision when
calculating the number of lots in subsection (1) above.”

Of the fifty (50) proposed lots, thirty-three (33) lots meet the eighty (80) foot minimum
north/south lot dimension, resulting in only 66% of the lots meeting the solar lot
standard where 80% is required. The applicant is requesting an exception to the
solar lot standards, pursuant to Section 22.634(2). Complying with the solar lot
standards would reduce the number of lots platted as part of the subdivision. The
properties are surrounded by residential development and the proposed infill
development is consistent with the development patterns in the area.

The site is relatively flat; therefore areas of cut and fill are not expected to exceed 1-2
feet. No retaining walls are proposed as part of the development plan. Cut fill slopes will
not exceed 5:1 or 20%.

CRITERION (6): The plan complies with applicable portions of the Comprehensive
Plan, this Code, and state and federal laws.

Staff Report: Urban Area Planning Commission
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Staff Response: Satisfied with Conditions. The proposed subdivision name of
“Summerfield North” was approved by the County Surveyor (see Exhibit 9). As
conditioned below, the proposed street names shall be amended to include the “SW”
directional identifier (Section 6.40.030.B of the Municipal Code).

Based upon the conditions listed below, along with the submittal of a revised tentative
subdivision plan and utility plans as previously discussed, the applicant is demonstrating
compliance with all applicable Grants Pass Comprehensive Plan, Development Code
requirements, and state and federal laws given the conditions of approval stated below.

VI. RECOMMENDATION:

Staff recommends the Planning Commission APPROVE the tentative plan request for
the three phase, fifty (50) lot, subdivision with the conditions listed below.

CONDITIONS OF APPROVAL.:

A. The following must be accomplished within 24 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit for
Phase | (Lots 1-29). (Note: A Development Permit is required in order to
obtain a grading permit.):

1. Provide a letter from the Responsible Engineer who will be supervising
the construction of the subdivision. The Responsible Engineer will be
required to submit a letter at final plat application verifying that he/she
supervised the grading and construction for the entire parcel and
individual lots and that the grading and construction was completed
according to approved plans.

If the responsible engineer proposes to delegate any of these
responsibilities, the arrangement shall be approved in writing by the City
Engineering Division prior to issuance of a Development Permit.

2. Submit a revised tentative showing the following:

a. Revised street names with the directional identifier of “SW” in
accordance with Section 6.40.030 of the Municipal Code.

b. Designate the access for Lots 3 & 9 as “Fire Lane No Parking".
c. Identify mailbox locations.

3. Pay the reimbursement fees for the five (5) AFDs for the subject
properties.

4, Obtain an NPDES permit from the Department of Environmental Quality.

Submit a copy of the approved permit to the Parks and Community
Development Department.

Staff Report: Urban Area Planning Commission
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SH Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

a.

Provide an engineered drainage plan for the subdivision and
tentative drainage plans for each lot. The plan shall include line
size and percentage of fall. The drainage plan shall include the
prevention of storm water from crossing property lines unless
within dedicated easements. GPID approval must be obtained
prior to drainage into their system.

Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading
plan if completed as part of the construction of the subdivision. If
building pads are created as part of the grading of the subdivision
then a map showing the extent of the grading will be required at
the time of final plat.

Provide an erosion control and dust control plan for the
subdivision.

Include any provisions of the NPDES permit on the construction
plans.

Present engineered construction drawings stamped by a
registered Engineer, including plans and profiles if necessary, that
detail the following improvements to the City Engineering Division
for review and approval.

Street Improvements:

Show full street improvements to Eastwood Lane to City
standards.

Show the half-street improvements along SW Kokanee Lane,
SW Waterstone Drive and SW Elmer Nelson Drive.

Reflect proposed street lighting in accordance with Section
27.121.16 of the Development Code.

Provide a striping and signage plan.

(a) Developer will paint 20’ yellow setbacks at the corners
and paint white stop bar at stop sign.

(b)  City will install the required street name sign, “stop”
sign, and will bill developer for all costs.

(c)  Any other signs will be the developers to install.

Staff Report: Urban Area Planning Commission
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V. Obtain encroachment permits prior to any work in the right-of-
way.

Utility Plan  Provide detailed engineered drawings containing plan
and profiles for the Utility Division Review (Specific
conditions or changes to the utility shall be approved
by the Engineering and Utility Departments).

i Show the extension of an 8” public water main in Eastwood
Lane.

ii. Show the extension of an 8” public sewer main in Eastwood
Lane.

iii. Show the extension of public storm water main in Eastwood

Lane.
iv. Show the relocation of the existing GPID irrigation line.
V. RP backflow devices shall be required as “premises”

protection on all water services (new and existing) if GPID or
private wells are present.

Vi. All “premises” backflow prevention devices shall be located
within 10 feet behind each water meter.

vii. DC backflow devices shall be required as “point of use”
protection on all water services containing multiple zone
irrigation systems.

viii. Separate sewer and water services shall be required for
separate lots.

iX. Provide utility plans for PPL, Qwest and Avista. Show all
pedestals and boxes to be installed (This is to verify utilities
can be installed within dedicated City Utility Easements).

6. Sign a Developer Installed Agreement for Public Improvements.

B. The following must occur within 18 months of issuance of the Development
Permit and prior to Final Plat approval for Phase I:

1. Substantially complete all construction items related to Eastwood Lane,
SW Kokanee Lane, SW Elmer Nelson Lane and SW Waterstone Drive.

a. Secure for any remaining construction items in accordance with
City Standards.
b. Submit a one year maintenance guarantee.

Staff Report: Urban Area Planning Commission
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C. Submit as-built drawings of all public improvements or secure for
them in accordance with City policy.

d. Install a commercial thickness approach for the approaches on the
shared driveway access.

2. Submit a tree revegetation plan in accordance with Section 11.060:

a. Location of trees or groups of trees remaining on site post
development as related to new lot lines.

b. A tree planting plan identifying general locations of where new
trees will be planted and include the height, caliper and species of
trees recommended to be planted.

C. The percentage of tree canopy proposed to be re-established.
The calculation shall be based upon the type of trees to be
planted and number of trees needed per lot, and shall meet the
conditions of tentative plan approval.

d. Demonstration of efforts to promote diversity of tree species.
e. The Tree Re-vegetation Plan shall be recorded along with the final
plat/plan.
3. Pay the tree deposit fee in the amount of $400 for each new lot in Phase |

(Section 11.060.2).

4, Separate sewer and water services are required for each lot. Private
sewer and water lines shall not cross other lots.

5. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection
shall be corrected prior to reuse by the new development.

6. If individual lots were graded as part of the grading permit for the
subdivision, provide a map of those lots with new building pads and
include the dimensions of the area graded.

7. All adjacent streets shall be swept regularly during construction.

8. Street name sign, “stop” sign, and “no parking” signs (if needed) shall be
paid for by the developer and installed by the City. All other signs and
markings including “sidewalk ends signs”, painting curbs at 20 foot
setback at intersections for no parking, ten feet of yellow each side of
hydrants, and a white stop bar at the stop signs are to be completed by
the developer.

9. Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.
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10.

11.

12.

13.

14.

15.

16.

17.

Pay all engineering inspection fees due.

Submit a letter from the Responsible Engineer stating that he/she
supervised the grading and construction for the entire-parcel and
individual lots and the grading and construction was completed according
to approved plans.

Properly abandon any existing wells and provide evidence of proper
abandonment to the Parks and Community Development Department.

All water services on existing public water lines shall be instailed by City
of Grants Pass Water Distribution Crews. All encroachment fees related
to the installation of water services shall be the responsibility of the
developer.

Complete installation of the public utility services as reflected on the
approved utility plans.

Provide a copy of any proposed CC&R’s & deed restrictions if they are
desired by the developer. There are no CC&Rs or deed restrictions
required as a condition of this approval.

Provide a land division guarantee issued by a title company.

Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will
nullify the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of Eastwood Lane to the public.

b. Half-street dedication of SW Waterstone Drive and SW Kokanee
Lane.

c. All easements indicated on approved construction plans.

d. A ten-foot wide City Utility Easement dedicated to the City of
Grants Pass along all necessary public street frontages, and along
one side of each of the private streets.

e. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one
print of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

Staff Report: Urban Area Planning Commission

File: 104-00103-16

Summerfield North Tentative Plan 11

Page 55



C. The following must be accomplished within 36 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit for
Phase Il (Lots 30-40). (Note: A Development Permit is required in order to
obtain a grading permit.):

1. Provide a letter from the Responsible Engineer who will be supervising
the construction of the subdivision. The Responsible Engineer will be
required to submit a letter at final plat application verifying that he/she
supervised the grading and construction for the entire parcel and
individual lots and that the grading and construction was completed
according to approved plans.

If the responsible engineer proposes to delegate any of these
responsibilities, the arrangement shall be approved in writing by the City
Engineering Division prior to issuance of a Development Permit.

2. Submit a revised tentative showing the following:

a. Revised street names with the directional identifier of “SW” in
accordance with Section 6.40.030 of the Municipal Code.

b. Identify mailbox locations.

3. Obtain an NPDES permit from the Department of Environmental Quality.
Submit a copy of the approved permit to the Parks and Community
Development Department.

4, Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

a. Provide an engineered drainage plan for the subdivision and
tentative drainage plans for each lot. The plan shall include line
size and percentage of fall. The drainage plan shall include the
prevention of storm water from crossing property lines unless
within dedicated easements. GPID approval must be obtained
prior to drainage into their system.

b. Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading
plan if completed as part of the construction of the subdivision. If
building pads are created as part of the grading of the subdivision
then a map showing the extent of the grading will be required at
the time of final plat.

C. Provide an erosion control and dust control plan for the
subdivision.

d. Include any provisions of the NPDES permit on the construction
plans.
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e. Present engineered construction drawings stamped by a
registered Engineer, including plans and profiles if necessary, that
detail the following improvemients to the City Engineering Division
for review and approval.

Street Improvements:

Utility Plan

Vi,

Show half street improvements to Mistybrook Drive and south
end portion of Ryen Court to City standards.

Reflect proposed street lighting in accordance with Section
27.121.16 of the Development Code.

Provide a striping and signage plan.

1. Developer will paint 20’ yellow setbacks at the corners
and paint white stop bar at stop sign.

2. City will install the required street name sign, “stop”
sign, and will bill developer for all costs.

3. Any other signs will be the developers to install.

Obtain encroachment permits prior to any work in the right-of-
way.

Provide detailed engineered drawings containing plan
and profiles for the Utility Division Review (Specific
conditions or changes to the utility shall be approved
by the Engineering and Utility Departments).

Show the extension of an 8" public water main in Mistybrook
Drive and Ryen Court.

Show the extension of an 8” public sewer main in Mistybrook
Drive and Ryen Court.

Show the extension of public storm water main in Mistybrook
Drive and Ryen Court.

RP backflow devices shall be required as “premises”
protection on all water services (new and existing) if GPID or
private wells are present.

All “premises” backflow prevention devices shall be located
within 10 feet behind each water meter.

DC backflow devices shall be required as “point of use”
protection on all water services containing multiple zone
irrigation systems.

Staff Report: Urban Area Planning Commission
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vii.

viii.

Separate sewer and water services shall be required for
separate lots.

Provide utility plans for PPL, Qwest and Avista. Show all
pedestals and boxes to be installed (This is to verify utilities
can be installed within dedicated City Utility Easements).

5. Sign a Developer Installed Agreement for Public Improvements.

D. The following must occur within 18 months of issuance of the Development
Permit for Phase Il and prior to Final Plat approval for Phase II:

1. Substantially complete all construction items related to Mistybrook Drive
and south end of Ryen Court.

a. Secure for any remaining construction items in accordance with
City Standards.

b. Submit a one year maintenance guarantee.

C. Submit as-built drawings of all public improvements or secure for
them in accordance with City policy.

d. Install a commercial thickness approach for the approaches on the
shared driveway access.

2. Submit a tree revegetation plan in accordance with Section 11.060:

a. Location of trees or groups of trees remaining on site post
development as related to new lot lines.

b. A tree planting plan identifying general locations of where new
trees will be planted and include the height, caliper and species of
trees recommended to be planted.

C. The percentage of tree canopy proposed to be re-established.
The calculation shall be based upon the type of trees to be
planted and number of trees needed per lot, and shall meet the
conditions of tentative plan approval.

d. Demonstration of efforts to promote diversity of tree species.

e. The Tree Re-vegetation Plan shall be recorded along with the final
plat/plan.

3. Pay the tree deposit fee in the amount of $400 for each new lot in Phase |

(Section 11.060.2).

Staff Report: Urban Area Planning Commission
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10.

11.

12.

13.

14.

15.

16.

17.

Separate sewer and water services are required for each lot. Private
sewer and water lines shall not cross other lots.

Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection
shall be corrected prior to reuse by the new development.

If individual lots were graded as part of the grading permit for the
subdivision, provide a map of those lots with new building pads and
include the dimensions of the area graded.

All adjacent streets shall be swept regularly during construction.

Street name sign, “stop” sign, and “no parking” signs (if needed) shall be
paid for by the developer and installed by the City. All other signs and
markings including “sidewalk ends signs”, painting curbs at 20 foot
setback at intersections for no parking, ten feet of yellow each side of
hydrants, and a white stop bar at the stop signs are to be completed by
the developer.

Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.

Pay all engineering inspection fees due.

Submit a letter from the Responsible Engineer stating that he/she
supervised the grading and construction for the entire parcel and
individual lots and the grading and construction was completed according
to approved plans.

Properly abandon any existing wells and provide evidence of proper
abandonment to the Parks and Community Development Department.

All water services on existing public water lines shall be installed by City
of Grants Pass Water Distribution Crews. All encroachment fees related
to the installation of water services shall be the responsibility of the
developer.

Complete installation of the public utility services as reflected on the
approved utility plans.

Provide a copy of any proposed CC&R’s & deed restrictions if they are
desired by the developer. There are no CC&Rs or deed restrictions
required as a condition of this approval.

Provide a land division guarantee issued by a title company.
Submit a final plat in accordance with Section 17.422 of the City of Grants

Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must

Staff Report: Urban Area Planning Commission
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survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will
nullify the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of Mistybrook Drive and Ryen Court to the public.
b. All easements indicated on approved construction plans.

C. A ten-foot wide City Utility Easement dedicated to the City of
Grants Pass along all necessary public street frontages, and along
one side of each of the private streets.

d. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shali file one
print of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

E. The following must be accomplished within 36 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit for
Phase lll (Lots 40-50). (Note: A Development Permit is required in order to
obtain a grading permit.):

1. Provide a letter from the Responsible Engineer who will be supervising
the construction of the subdivision. The Responsible Engineer will be
required to submit a letter at final plat application verifying that he/she
supervised the grading and construction for the entire parcel and
individual lots and that the grading and construction was completed
according to approved plans.

If the responsible engineer proposes to delegate any of these
responsibilities, the arrangement shall be approved in writing by the City
Engineering Division prior to issuance of a Development Permit.

2. Submit a revised tentative showing the following:

a. Revised street names with the directional identifier of “SW” in
accordance with Section 6.40.030 of the Municipal Code.

b. Identify mailbox locations.

3. Obtain an NPDES permit from the Department of Environmental Quality.
Submit a copy of the approved permit to the Parks and Community
Development Department.

4, Submit four (4) copies of civil drawings with appropriate review fees to the
City Engineering Division for review and approval:

Staff Report: Urban Area Planning Commission
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Provide an engineered drainage plan for the subdivision and
tentative drainage plans for each lot. The plan shall include line
size and percentage of fall. The drainage plan shall include the
prevention of storm water from crossing property lines unless
within dedicated easements. GPID approval must be obtained
prior to drainage into their system.

Provide a grading plan and receive a grading permit prior to any
earthwork. Include the creation of building pads in the grading
plan if completed as part of the construction of the subdivision. If
building pads are created as part of the grading of the subdivision
then a map showing the extent of the grading will be required at
the time of final plat.

Provide an erosion control and dust control plan for the
subdivision.

Include any provisions of the NPDES permit on the construction
plans.

Present engineered construction drawings stamped by a
registered Engineer, including plans and profiles if necessary, that
detail the following improvements to the City Engineering Division
for review and approval.

Street Improvements:

Show half street improvements to north end portion of Ryen
Court to City standards.

Reflect proposed street lighting in accordance with Section
27.121.16 of the Development Code.

Provide a striping and signage plan.

1. Developer will paint 20’ yellow setbacks at the corners
and paint white stop bar at stop sign.

2. City will install the required street name sign, “stop”
sign, and will bill developer for all costs.

3. Any other signs will be the developers to install.

Obtain encroachment permits prior to any work in the right-of-
way.

Utility Plan  Provide detailed engineered drawings containing plan

and profiles for the Utility Division Review (Specific
conditions or changes to the utility shall be approved
by the Engineering and Utility Departments).

Staff Report: Urban Area Planning Commission
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i. Show the extension of an 8” public water main in Ryen Court.
ii. Show the extension of an 8” public sewer main in Ryen Court.
iii. Show the extension of public storm water main in Ryen Court.
iv. RP backflow devices shall be required as “premises”

protection on all water services (new and existing) if GPID or

private wells are present.

V. All “premises” backflow prevention devices shall be located
within 10 feet behind each water meter.

vi. DC backflow devices shall be required as “point of use”
protection on all water services containing multiple zone
irrigation systems.

vii. Separate sewer and water services shall be required for
separate lots.

viii. Provide utility plans for PPL, Qwest and Avista. Show all
pedestals and boxes to be installed (This is to verify utilities
can be installed within dedicated City Utility Easements).

5. Sign a Developer Installed Agreement for Public Improvements.

F. The following must occur within 18 months of issuance of the Development
Permit for Phase Il and prior to Final Plat approval for Phase II:

1. Substantially complete all construction items related to north end portion
of Ryen Court.

a. Secure for any remaining construction items in accordance with
City Standards.

b. Submit a one year maintenance guarantee.

c. Submit as-built drawings of all public improvements or secure for

them in accordance with City policy.

d. install a commercial thickness approach for the approaches on the
shared driveway access.

2. Submit a tree revegetation plan in accordance with Section 11.060:

a. Location of trees or groups of trees remaining on site post
development as related to new lot lines.

Staff Report: Urban Area Planning Commission
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b. A tree planting plan identifying general locations of where new
trees will be planted and include the height, caliper and species of
trees recommended to be planted.

C. The percentage of tree canopy proposed to be re-established.
The calculation shall be based upon the type of trees to be
planted and number of trees needed per lot, and shall meet the
conditions of tentative plan approval.

d. Demonstration of efforts to promote diversity of tree species.
e. The Tree Re-vegetation Plan shall be recorded along with the final
plat/plan.
3. Pay the tree deposit fee in the amount of $400 for each new lot in Phase |

(Section 11.060.2).

4. Separate sewer and water services are required for each lot. Private
sewer and water lines shall not cross other lots.

5. Existing private laterals reutilized by the new development shall be TV
inspected prior to reuse. All defects discovered during the TV inspection
shall be corrected prior to reuse by the new development.

6. if individual lots were graded as part of the grading permit for the
subdivision, provide a map of those lots with new building pads and
include the dimensions of the area graded.

7. All adjacent streets shall be swept regularly during construction.

8. Street name sign, “stop” sign, and “no parking” signs (if needed) shall be
paid for by the developer and installed by the City. All other signs and
markings including “sidewalk ends signs”, painting curbs at 20 foot
setback at intersections for no parking, ten feet of yellow each side of
hydrants, and a white stop bar at the stop signs are to be completed by
the developer.

9. Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.

10. Pay all engineering inspection fees due.

11. Submit a letter from the Responsible Engineer stating that he/she
supervised the grading and construction for the entire parcel and
individual lots and the grading and construction was completed according
to approved plans.

12. Properly abandon any existing wells and provide evidence of proper
abandonment to the Parks and Community Development Department.

Staff Report: Urban Area Planning Commission
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13.

14.

15.

16.

17.

All water services on existing public water lines shall be installed by City
of Grants Pass Water Distribution Crews. All encroachment fees related
to the installation of water services shall be the responsibility of the
developer.

Complete installation of the public utility services as reflected on the
approved utility plans.

Provide a copy of any proposed CC&R’s & deed restrictions if they are
desired by the developer. There are no CC&Rs or deed restrictions
required as a condition of this approval.

Provide a land division guarantee issued by a title company.

Submit a fina! plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will
nullify the approval of the Tentative Plat. Include the following on the plat:

a. Dedication of Mistybrook Drive and Ryen Court to the public.

b. All easements indicated on approved construction plans.

C. A ten-foot wide City Utility Easement dedicated to the City of
Grants Pass along all necessary public street frontages, and along
one side of each of the private streets.

d. Include any necessary drainage and cross access easements.

After all signatures are obtained, the plat must be recorded with the

Josephine County Recorder within 30 days. The subdivider shall file one

print of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

G. The following shall be accomplished at the time of development of
individual lots in the subdivision:

Note: The following conditions are not all-inclusive and are provided for the
information of the applicant.

1.

Payment of all System Development Charges due; including, but not
limited to, water, storm, sewer, parks and transportation. The City’s
System Development Charges Brochure is attached as Exhibit 7.
Development of lots shall be in accordance with solar standards.

Each lot shall have separate utility services.
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10.
11.

12.

All utilities shall be placed underground.
Comply with the Uniform Fire and Building Codes.

Install landscaping in accordance with the approved landscape plan
(Sections 11.041 ~ Tree Canopy and 23.031 ~ Residential Front Yard).

Submit lot drainage plans for approval on all building plans.

Tree refund in the amount of $400 per lot is available within one (1) year
of final inspection and submittal of a valid receipt meeting or exceeding
that amount of trees only.

Developed or undeveloped building lots will need to be maintained for
weed and grass control throughout the year.

Provide addresses visible from the public right-of-way.

Gravel driveway approaches and other erosion and track out control
measures shall be in place during construction of individual lots.

Prior to occupancy, driveways and parking and maneuvering areas shall
be paved in accordance with the requirements of the Development Code.

VIii. PLANNING COMMISSION ACTION:

A

C.

Positive Action: Approve the request
1. as submitted.
2. with the conditions stated in the staff report.
3. with the conditions stated in the staff report as modified by the
Planning Commission (list):
Negative Action: Deny the request for the following reasons (list):

Postponement: Continue item

1. indefinitely
2. to atime certain.

NOTE: State law requires that a decision be made on the application within 120
days of when the application was deemed complete.
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IX. INDEX TO EXHIBITS:

Location Map

Aerial Photo

Tentative Plan & Narrative

Traffic Impact Analysis

Replinger & Associates comments
Future Development Plan

SDC Brochure

Tree Canopy Retention Plan
County Surveyor comments

©CONSORWN =
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BURDEN OF PROOF

STATEMENT FOR APPLICATION FOR

LANDON ESTATES SUBDIVISION APPROVAL

GRANTS PASS, OREGON

Applicant:

Owner:

Representatives:

Location:

Address:

Reference Parcel No.:

Northridge Enterprises,

Po Box 891

Grants Pass, OR 97528
Phone: (541) 541-472-1100

Oregon Ponderosa, LLC
1 Fire Mountain Way
Grants Pass, OR 97528
Phone: (541) 218-3111

Rhine-Cross Group, LLC
112 N 5th Street, Suite 200
PO BOX 909

Klamath Falls, OR 97601
Phone: (541) 851-9405

The property is between Kokanee Ln and Waterstone Dr, south of
Redowood Ave and north of Elmer Nelson Lane on the southwest side
of Grants Pass, OR.

2825 Redwood Ave. & 2857 SW Elmer Nelson Ln

Tax Lot 200,300, & 1700, Map # 36-06-23CC

Comp. Plan

Designation: Residential

Zoning Designation: R-2 — Moderate Density Residential

Property Size: +8.39 Acres

Proposal: Subdivision application for 50 single family residential lots ranging in
size from 5001 sq.ft. to 8244 sq.ft.

Date: July, 2016

Summerfield North Subdivision Application — Grants Pass, OR 1

EXHIBIR sc3es



PROJECT OVERVIEW & DESCRIPTION

The applicant intends to develop the site in accordance with Article 12 and 17 of the Grants
Pass Municipal Code (GPMC). The development will be named Summerfield North
Subdivision, being phases 4-6 of the approved and constructed Summerfield Estates Phase 1-3.
A master plan showing the proposed street layout and the underlying zoning of the proposed
development will be provided with the application.

The 8.39 acre property is located within the Urban Growth Boundary on the southwest side of
Grants Pass, Oregon. The site is bounded to the west by be developed residential property
known as Waterstone Estates subdivision. To the East is a developed single family residential
property known as Jackson Estates and Jackson Estates Phase 1. To the south is developed
residential property known as Summerfield Estates. The north end of the property sits along
Redwood Ave. The site is surrounded by single family development and is therefore irrevocably
committed to similar use.

The site enjoys direct access to SW Elmer Nelson Lane , SW Kokanee Lane , SW Waterstone
Dr, and SW Mistybrook Dr. The property is currently under-developed with three separate
homes with each home sitting on one of the three existing legal lots. Each structure will
removed for development. Fire protection services are provided by the Grants Pass Fire District.
The site is located within the Grants Pass service area for water service, sanitary sewerage
service, and storm water management. Other utilities readily available are power, telephone, and
cable TV all existing within the right of way of Kokanee Lane, SW Waterstone Drive, SW Elmer
Nelson Lane, and Mistybrook Dr.

The site consists of Clawson Sandy Loam (#17B), and Baron Coarse sandy loam (#5B), with
hydrologic soil classification B. The site is currently occupied by three existing residential
homes, with a mix of trees, weeds and grasses covering the areas. The site is “located” on Panel
No. 41033C — 0492E of the Flood Insurance Rate Map (FIRM) for Josephine County. The
property is outside of all Zone A mapped flood areas.

The subject property is currently designated as Moderate Density Residential by the
Grants Pass Comprehensive Plan. The applicant is proposing a subdivision master plan with
approximately 50 lots ranging in size from 5001 sq.ft. to 8,244 sq.ft.

This application for a Land Subdivision is subject to both City and State criteria and
standards and is processed by the City administratively and is reviewed by the Planning
Commission and City Council, pursuant to Grants Pass Municipal Code. Accordingly, the
applicant shall address all of the applicable criteria and standards of the Grants Pass Municipal
code that pertain to these requests. As required by the City’s land subdivision review process
and by the State, the applicant shall also address the applicable criteria and standards of the
Oregon Administrative Rules (OAR) and the Oregon Revised Statutes (ORS), particularly the
elements of these State rules and statutes that apply to subdividing land.

Summerfield North Subdivision Application — Grants Pass, OR 2
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GRANTS PASS MUNICIPAL CODE

1. Article 17 — Lots and Creation of Lots

17.413 Criteria for Tentative Subdivision Plan Approval. The review body shall approve,
approve with conditions or deny the request, based upon the following criteria:

(1) The plan conforms to the lot dimension standards of Article 12, the base lot standards of
Section 17.510, and the requirements of any applicable overlay district.

Response: All lots meet or exceed the minimum lot size of 5000 sq.ft. and minimum
50 ft width for R-2 zoning.

(2) When required, the proposed future development plan allows the properties to be further
developed, partitioned, or subdivided as efficiently as possible under existing circumstances, in
accordance with requirements for typical permitted uses in the applicable zone and
comprehensive plan district, and in conjunction with other development in the neighborhood.

Response: All of the property owned by the applicant is included in the tentative
subdivision plat. The proposed project is bounded to the west by existing developed
residential property known as Waterstone Estates also zoned R-2. To the eastis a
developed residential property known as Jackson Estates Phase 1 also zoned R-2. To
the south is developed single family residential properties known as Summerfield
Estates zoned R-2 as well. The north property line of this development sits on
Redwood Avenue. A future development plan of the adjacent parcel on the Northwest
corner of the property is included

(3) When one is required or proposed, the street layout conforms to the applicable
requirements of the adopted street plans, meets the requirements of Article 27 and other
applicable laws, and best balances needs for economy, safety, efficiency, and environmental
compatibility.

Response: The street pattern for this property is mostly determined by existing platted
local streets. The platted half widths of Kokanee Ln and Waterstone Dr that front the
properties will be completed as part of this project. Eastwood Ln terminates on the east
and west side of the property and will be connected through as required by the City.
Mistybook Dr also terminates on the east side of the property, this project will continue
the street corridor for future connection to Mistybrook Dr to the west through adjacent
properties. The only new street proposed is Ryen Court, it is proposed as a cul-de-sac
because a new connection to Redwood Ave is not warranted or wanted by the City.

(4) The proposed utility plan conforms to the applicable requirements of adopted utility plans,
the requirements of Article 28 and other applicable laws, and best balances needs for economy,
safety, efficiency, and environmental compatibility.

Response: The proposed utility plan will provide utility service to all of the lots
within the proposed development. Public sewer and water already exist within

Summerfield North Subdivision Application — Grants Pass, OR 3
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Kokanee Lane, SW Waterstone Drive, SW Elmer Nelson Lane, and SW Mistybrook
Dr. An existing GPID irrigation main that diagonals through the site will be re-located
as part of this project.

(5) The tentative plan allows for the preservation or establishment of natural features or the
preservation of historic features of the property, and allows access to solar energy to the extent
possible under existing circumstances including:

Response: The proposed development does not contain established natural features or
historic features. All roof tops will be available for solar energy installation, however
the applicant is not proposing such use at this time. See Solar Lot Standard Note on the

tentative plat for more discussion on this subject.
(a) Providing the necessary information to complete the tree chart identified in Section 11.041.

Response: The property is mostly vacant, with several trees around the existing home
sites. Approximately 63 of the existing 99 trees will need to be removed to facilitate
development of the proposed streets and lots. See percentages below for information to

complete the tree chart.

Existing % of % of Exist. Target % Total % of # of Trees
Canopy Cover Canopy Cover Based on Canopy Cover To Be
Prior to To Remain Post Zoning Proposed Post Planted
Development Development District Development Per Lot
12.2% 36% 20-30% (R2) 20% 2

(b) No cuts shall result in retaining walls greater than 15 feet high in a single wall from the
finish grade or create any un-retained slopes greater than 100%.

Response: The site is relatively flat, therefore cuts and fills are not expected to exceed
2-3 feet. No retaining walls are proposed other than potential landscape walls less than
2’ in height. Cut fill slopes will not exceed 5:1 or 20%.

(c) No fills shall result in a retaining wall within the required setback from a property not
included in the development plan greater than 6 feet in height from the finish grade or create any
slopes which are greater than 100%.

Response: The site is relatively flat, therefore cuts and fills are not expected to exceed
2-3 feet. No retaining walls are proposed other than potential landscape walls less than

2’ in height. Cut fill slopes will not exceed 5:1 or 20%

(6) The plan complies with applicable portions of the Comprehensive Plan, this Code, and state
and federal Laws.

Summerfield North Subdivision Application — Grants Pass, OR
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Response: With the submittal of the tentative subdivision plan and this burden of
proof, the applicant is demonstrating compliance with all applicable Grants Pass
Comprehensive Plan, Development Code requirements, and state and federal laws.

17.510 Base Lot Standards: All new lots shall conform to the provision of Article 12, other
applicable sections of this Code, and the following standards:

Response: All lots in the proposed development are equal to or greater than 5000
sq.ft., equal to or wider than 50 feet, and the setbacks will meet the requirements for 20
ft front yard, 10 ft exterior side yard, and 5 ft side and rear yard per the requirements in
the R2 zone.

17.511 Lot Width to Depth Ratio. Lot depth shall not exceed four times lot width. This
standard may be exceeded where a portion of a lot is located within the floodway and the portion
outside of the floodway cannot be further divided.

Response: No lots within the proposed development have depths that exceed four
times the lot width. The proposed development is not within a floodway or flood plain.

17.512 Buildable Lots. The lot arrangement shall be such that there will be no foreseeable
difficulties, by reason of topography or other conditions, in securing development permits or
building permits for typical permitted uses allowed in that zone in compliance with this Code,
with the exception of properties designated for open space use.

Response: The subject property is relatively flat and the applicant does not foresee
difficulty in constructing the proposed single family residences.

17.513 Through Lots. Lots that have frontage on more than one street, except corner lots,
shall be avoided except where necessary to provide separation of residential developments from
streets of collector and arterial street status or to overcome specific disadvantages of
topography and/or orientation.

Response: The proposed lot layout does not create any through lots between public
streets. Access to each lot will be limited to the proposed local street. Lots 4-8 on
Elmer Nelson Lane are being platted with a common access easement along the rear
side of the lots that will allow the structures to be constructed as rear entry properties,
mirroring the existing rear entry homes that exist on the south side of Elmer Nelson.

17.514 Side Property Lines. As far as practical the side property lines of a lot shall run at
right angles to the street upon which it faces, except that on a curved street the side property line
shall be radial to the curve.

Response: All proposed property side lines are perpendicular to the streets to the
greatest extent possible.
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17.515 Curved Property Line at Street Intersections. At all street intersections, an arc along
the property line shall be established to allow construction of standard curb and sidewalk wholly

within the right-of-way.

Response: Curved property lines at each street intersection are included in the lot
layout that is demonstrated on the Tentative Plat.

17.516 Commercial Properties. Any modification to a commercial property through a
property line vacation, property line adjustment, partition, or subdivision shall address the

following:

(a) The applicant has demonstrated the property configuration does not preclude development
in accordance with Article 20, including the building orientation standards.

(b) The applicant has demonstrated the property configuration meets public street block
length and perimeter standards of Articles 17 and 27, and has provided right-of-way and public
street and pedestrian way improvements as necessary to meet these standards.

(c) The applicant has provided, or revised as necessary, vehicular, pedestrian, and bicycle
easements on and between properties to meet the connectivity requirements of Article 27.

(d) When required by the Director, the applicant has provided a conceptual site planto
demonstrate the property configuration will enable development in compliance with the

provisions of this Code.

(e) Conditions relating to the issues in this section may be imposed as part of the decision as
may be necessary to enable future coordinated development of the properties in accordance with

the provisions of this Code.

Response: The subject property is not commercial, therefore this section is not
applicable to this development.

17.520 Flag lots. No flag lot shall be approved by the review body unless the following
requirements are met:

(a) A street cannot reasonable or practically be created to serve the properties.

Response: There are six flag lots proposed on the development to ensure each lot has
the minimum street frontage allowed by code. The applicant has tried to minimize the
use of flag lots within the proposed development. However existing street patterns

have required some flag lots to be proposed to efficiently layout 5000 sq.ft. lots within

the constraints of the property lines.

(b) The flag pole shall be at least the minimum width allowed in the appropriate zone. T he
maximum length for a flag pole shall be twice the width of the lot, or twice the length of the lot,

whichever is less.
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Response: Each flag lots meets the minimum width allowed in R2 zone and the flag
pole lengths are less than twice the width of each lot.

(c) The flag pole shall be designed such that a driveway meeting the standards of Section
27.121(8) could be constructed within the flag pole, unless an alternative access is provided by
easement. The access shall not encroach upon or cross a live stream, ravine, irrigation ditch, or
similar topographic feature without provision of an adequate structure, fill, or culvert to provide
access for emergency vehicles. Any such required structure shall be constructed prior to final
plat or plan approval. The review body may require the structure to be certified by a registered
engineer as meeting this standard.

Response: Each flag lot stem is a minimum of 20” wide and will allow a driveway to
be constructed by the home builder. None of the proposed flag lots cross a stream,
ditch, or ravine.

(d) Flag lots shall not be created off minimum access streets.
Response:_The flag lots are proposed from public full width streets.
(e) Not more than two abutting flag poles are permitted.

Response: No more than two abutting flag lots are proposed within the Summerfield
North Subdivision.

2. Article 12 — Zoning Districts
12.140 Determining Maximum Residential Density. (12.44 du/acre)

(1) The maximum number of dwelling units (du) allowable under either Base Development
Standards or Alternative Development Options shall be determined according to the following
Jormula:

Total Site (Acres) - dedicated public right of way (acres) = Useable Site (Acres) x maximum
density allowed by zone (du/acre) = Maximum Dwelling Units allowed on site (round to whole
number by dropping all fractions).

(2) Using the Base Development Standards, the minimum lot size, the particulars of site layout
and topography, and the access requirements may result in yielding less than the allowable
maximum dwelling units for any given proposal. In this case, the most restrictive requirement
shall govern.

(3) The maximum density for any given zone is not subject to increase using the variance
process or the subdivision process. The maximum density for any given zone may be increased
only by using the PUD process, small lot allowance, or density incentives as provided in this
Code.
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(4) The maximum net density for all residential zones shall be as given in the following
schedule. Net density in Schedule 12-4 generally corresponds to the following calculation:
Divide the area in an acre (43,460 square feet) by the minimum area per dwelling unit (du) from
Column 3 in Schedule 12-5. For example, in the R-2 zone: 43,560 sq ft / 3,500 sq ft minimum
land area per dwelling / = 12.44 dw/acre.

However, the maximum density measurement of dwellings/acre in Schedule 12-4 provides
guidance for other provisions of this code intended to provide greater flexibility for unique site
conditions and other issues, such as small lot allowances, cluster lots, and Planned Unit
Developments (PUD:s).

Response: The density is calculated by taking the total developable area (8.39 acres)
and subtracting the area for street right of ways (1.49 acres) which equals 6.90 acres.
Then taking the total developable area (6.9 acres) x 12.44 dw/acre (R2 zone maximum
density) = maximum dwelling units (85 units). The applicant is proposing 50 single
family residential lots and therefore the maximum density will be 7.25 dw/acre, meeting
this code requirement.

12.145 Determining Minimum Residential Density (12.44du/acre)

In order to ensure an adequate supply of sites zoned for different housing types at appropriate
locations, some residential zones have minimum density requirements. Zones with minimum
density requirements are designated on the zoning map with an “M” suffix following the name of
the zoning district. This allows ‘legacy’ zones to continue to be subject to the original standards,
while most newly zoned properties will meet the newer requirements.

Response: The subject property is zoned R-2 and not R-2M, therefore the minimum
density does not apply.

12.150 Residential Base Development Standards

12.151 Purpose. The purpose of this Section is to provide the Base Development Standards
for all residential uses, including lot size, lot dimension, setbacks, structure height and lot
access.

12.152 Lot Requirements

(1) Minimum lot requirements shall be as given in Schedule 12-5, except as specified in
Section 12.152(2)(d) for zero-lot line development for attached housing or as otherwise specified
in Subsection (2).

Response: All lots in the proposed development are equal to or greater than 5000
sq.ft., equal to or wider than 50 feet, and the setbacks will meet the requirements for 20
ft front yard, 10 ft exterior side yard, and 5 ft side and rear yard per the requirements in
the R-2 zone.
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OREGON ADMINISTRATIVE RULES (OAR)

3. Chapter 660: Land Conservation & Development Department

(4) Division 3: Procedure For Review & Approval Of Compliance Acknowledgment Request

Response: The Land Conservation & Development Commission granted acknowledgement
of the City of Grants Pass Comprehensive Plan, pursuant to the process outlined under this
OAR Section. Therefore, the applicant’s request for a Land Subdivision is being made within
a jurisdiction that possesses an acknowledged Comprehensive Plan.

(B) Division 12: Transportation Planning

(i)  660-012-0060 — Plan and Land Use Regulation Amendments

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or
a land use regulation would significantly affect an existing or planned
transportation facility, the local government shall put in place measures as provided
in section (2) of this rule to assure that allowed land uses are consistent with the
identified function, capacity, and performance standards (e.g. level of service,
volume to capacity ratio, etc.) of the facility. A plan or land use regulation
amendment significanily affects a transportation facility if it would:

Response: The proposed land subdivision will not significantly affect an existing or
planned transportation facility.

(C) Division 15: Statewide Planning Goals & Guidelines

(ii)  660-15-0000(1), Goal 1 — Citizen Involvement

To develop a citizen involvement program that ensures the opportunity for citizens to be
involved in all phases of the planning process.

Response: The applicant is working through the City of Grants Pass process to apply for
the proposed subdivision as regulated by the City’s development code. As such, notice of
the application will be sent to neighboring property owners, printed in a newspaper of
general circulation in Grants Pass for two consecutive days not less than 20 days prior to
the hearing and posted on site. Review of the proposed subdivision shall undergo a
Planning Commission hearing at the discretion of the planning staff. The mailed notices,
posted notice, printed notice, and hearing will provide sufficient opportunities for citizens
of Grants Pass to comment on the proposal.

(iii)  660-15-0000(2), Goal 2 — Land Use Planning

To establish a land use planning process and policy framework as a basis for all
decision and actions related to use of land and to assure an adequate factual base for such

decisions and actions.
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City, County, State and Federal Agencies and special district plans and actions related
to land use shall be consistent with the Comprehensive Plans of cities and counties and
regional plans adopted under ORS Chapter 268.

Response: Through the submittal of this application, along with all of the
accompanying information, the applicant is demonstrating and justifying that the
proposed land subdivision is in conformance with all applicable standards of the
Comprehensive Plan and the Development Code.

(iv) 660-15-0000(3), Goal 3 — Agricultural Lands
To preserve and maintain agricultural lands.

Response: This property is not zoned Agricultural, therefore this section is not
applicable.

(v)  660-15-0000(4), Oregon Land Use Planning Goal 4 — Forest Lands

To conserve forest lands by maintaining the forest land base and to protect the state's
forest economy by making possible economically efficient forest practices that assure the
continuous growing and harvesting of forest tree species as the leading use on forest land
consistent with sound management of soil, air, water, and fish and wildlife resources and
to provide for recreational opportunities and agriculture.

Forest lands are those lands acknowledged as forest lands as of the date of adoption of
this goal amendment. Where a plan is not acknowledged or a plan amendment involving
forest lands is proposed, forest land shall include lands which are suitable for commercial
forest uses including adjacent or nearby lands which are necessary to permit forest

operations or practices and other forested lands that maintain soil, air, water and fish and
wildlife resources.

(a) Guidelines
B. Implementation

1. Before forest land is changed to another use, the productive capacity of the
land in each use should be considered and evaluated.

Response: This property is not zoned forestry, therefore this section is not
applicable.

(vi)  660-15-0000(5), Goal 5 — Open Space, Scenic, and Historic Areas and Natural
Resources

To protect natural resources and conserve scenic and historic areas and open spaces.

Response: The site proposed for the land subdivision does not exhibit any historic
resources or wetland potential. Therefore, the encouragement of the protection and
management of significant resources in mutual cooperation with appropriate Federal or
State agencies will be accomplished with this development.

(vii) 660-15-0000(6), Goal 6 — Air, Water and Land Resources Quality
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To maintain and improve the quality of the air, water and land resources of the state.

Response: If the City approves this application, the site would subsequently be
developed into residential lots for single family dwellings. The development of this site
would only include enough site disturbance to build a single-family dwelling on each lot.
Once home construction is complete, trees and other vegetation would be landscaped by
homeowners and allowed to grow indefinitely, thereby continuously improving air

quality.
(viii) 660-15-0000(7), Goal 7 — Areas Subject to Natural Disasters and Hazards

To protect people and property from natural hazards.

Response: The site is not located within a fire hazard area, existing vegetation is grass
and weeds and the property is currently being used as a property management office and
also one residential home. The site is located within the Grants Pass Fire District.

(ix) 660-15-0000(8), Goal 8 — Recreational Needs
To satisfy the recreational needs of the citizens of the state and visitors and, where
appropriate, to provide for the siting of necessary recreational facilities including
destination resorts.
Response: The proposed subdivision is not seeking to develop the site as one that would
meet the recreational needs of Grants Pass. The subject site enjoys close access to the
Rogue River and associated parks.

(x) 660-15-0000(9), Goal 9 — Economic Development

To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon's citizens.

Response: The approval of the land subdivision application for residential uses would
expand and increase the productivity from several existing industries and firms. First, it
would utilize several components of the development, construction and building industries
and trades through site development work, home construction and ongoing home
improvement. Second, it would create additional residents / consumers within the area that
would utilize the many firms and industries that provide residents with the many goods and
services that are typically demanded by residents of the area.

(xi) 60-15-0000(10), Goal 10 — Housing
To provide for the housing needs of citizens of the state.
(b) Guidelines
A. Planning

1. In addition to inventories of buildable lands, housing elements of a
comprehensive plan should, at a minimum, include:

(1) a comparison of the distribution of the existing population by income with the
distribution of available housing units by cost;
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(2) a determination of vacancy rates, both overall and at varying rent ranges and
cost levels;

(3) a determination of expected housing demand at varying rent ranges and cost
levels;

(4) allowance for a variety of densities and types of residences in each
community; and

Response: Approval of this subdivision request will allow the development of
approximately 50 single family home sites meeting the increasing demand in
Josephine County for residential homes.

(xii) 660-15-0000(11), Goal 11 — Public Facilities and Services

To plan and develop a timely, orderly and efficient arrangement of public facilities and
services to serve as a framework for urban and rural development.

Response: The individual lots will be served by city sewer and water facilities. The
properties will receive additional public services from Grants Pass Fire District; Grants
Pass Police Department; Josephine County social services programs; applicable school
district(s); applicable waste collection services; and applicable ambulance / medical
facilities and services. No new public facilities or services are proposed as part of this
application as these services are already in place.

(xiii) 660-15-0000(12), Goal 12 — Transportation

To provide and encourage a safe, convenient and economic transportation system. A
transportation plan shall:

(9) Conform with local and regional comprehensive land use plans. Each pOlan shall
include a provision for transportation as a key facility.

Response: Approval of this request would lead to development of single family
residential homes as allowed by the existing underlying city zoning.

(xiv) 660-15-0000(13), Goal 13 — Energy Conservation

Land and uses developed on the land shall be managed and controlled so as to
maximize the conservation of all forms of energy, based upon sound economic principles.

Response: If the site is developed into a subdivision, new homes on the property shall be
constructed pursuant to the energy efficient standards that are required by the current
edition of the International Building Code (IBC). Electric utilities shall be installed
underground, thereby minimizing the need for repair and replacement of electric energy
infrastructure.

Technological strides continue to be made in the solar energy and the ground source
heating and cooling field that will continue to make these alternatives more attractive each
year. There are tax rebates and incentives available for such systems that will also help to
persuade homeowners to the advantages of such technologies.
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(xv) 660-15-0000(14), Goal 14 — Urbanization

To provide for an orderly and efficient transition from rural to urban land use, to
accommodate urban population and urban employment inside urban growth boundaries,
to ensure efficient use of land, and to provide for livable communities.

(c) Single-Family Dwellings in Exception Areas

Notwithstanding the other provisions of this goal, the commission may by rule
provide that this goal does not prohibit the development and use of one single-family
dwelling on a lot or parcel that:

(a) Was lawfully created;

(b) Lies outside any acknowledged urban growth boundary or unincorporated
community boundary;

(c) Is within an area for which an exception to Statewide Planning Goal 3 or 4 has
been acknowledged; and

(d) Is planned and zoned primarily for residential use.

Response: If the proposed land subdivision is approved, the site would be developed
into single family dwellings as allowed by the underlying City zoning. The
subdivision will be legally created through the platting process, and utilities will be
installed and extended to each new lot.

(xvi) Statewide Planning Goals 15 — 19 do not apply to the City of Grants Pass.
(D) Division 18: Plan & Land Use Regulation Amendment Review Rule

(xvii) 660-018-0005 — Purpose
This division is intended to implement provisions of ORS 197.610 through 197.625. The

overall purpose is to carry out the state policies outlined in ORS 197.010 and Or Laws
2003, Chapter 800, Section 17(2).

Response: OAR 660-018 provides the requirements for notices, timelines, appeal procedures
and other items relating to Land Use applications. It is understood that the process, submittal
requirements, procedure, appeal options, timelines, etc., of the proposed application, is subject
to all of the applicable definitions, criteria, standards, etc., that are outlined in this Division.
Further, the applicant will work with City Staff to assure that all procedures are properly
followed.
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OREGON REVISED STATUTES (ORS)

ORS Chapter 92 — Subdivisions and Partitions

92.014 Approval of city or county required for specified divisions of land. (1) A person may
not create a street or road for the purpose of subdividing or partitioning an area or tract of
land without the approval of the city or county having jurisdiction over the area or tract of

land to be subdivided or partitioned.

(2) Notwithstanding ORS 92.175, an instrument dedicating land to public use may not
be accepted for recording in this state unless the instrument bears the approval of the
city or county authorized by law to accept the dedication

Response: This application for a land subdivision meets the requirements of ORS 92.014 if the
applicant receives approval from the City of Grants Pass.

92.040 Application for approval of subdivision or partition; tentative plan; applicability of
local government laws. (1) Before a plat of any subdivision or partition subject to review
under ORS 92.044 may be made and recorded, the person proposing the subdivision or
partition or authorized agent or representative of the person shall make an application in
writing to the county or city having jurisdiction under ORS 92.042 for approval of the
proposed subdivision or partition in accordance with procedures established by the
applicable ordinance or regulation adopted under ORS 92.044. Each such application shall
be accompanied by a tentative plan showing the general design of the proposed subdivision
or partition. No plat for any proposed subdivision or partition may be considered for
approval by a city or county until the tentative plan for the proposed subdivision or partition
has been approved by the city or county

Response: The applicant has included a tentative plan map with the land subdivision
application for review to the City of Grants Pass. The final plat map for this subdivision will not

be recorded until tentative plan approval is obtained from the City.
92.050 Requirements of survey and plat of subdivision and partition.

(1) A person shall not submit a plat of a subdivision or partition for record, until all the
requirements of ORS 209.250 and the plat requirements of the subdivision or partition have
been met.

(2) The survey for the plat of the subdivision or partition shall be done in a manner to
achieve sufficient accuracy that measurements may be taken between monuments within one-
tenth of a foot or one ten-thousandth of the distance shown on the subdivision or partition
plat, whichever is greater.

(3) The survey and plat of the subdivision or partition shall be made by a registered
professional land surveyor.

(4) The plat of the subdivision or partition shall be of sufficient scale and lettering size,
approved by the county surveyor, so that:

(a) The survey and mathematical information and all other details are clearly and legibly

shown on the plat.
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(b) Each lot or parcel is numbered consecutively.

(¢) The lengths and courses of the boundaries of each lot or parcel are shown on the plat.

(d) Each street is named and shown on the plat.

(5) The locations and descriptions of all monuments found or set. must be carefully
recorded upon all plats and the proper courses and distances of all boundary lines,
conforming to the surveyor’s certificate, must be shown.

(6) The location, dimensions and purpose of all recorded and proposed public and private
easements must be shown on the subdivision or partition plat along with the county clerk’s
recording reference if the easement has been recorded by the county clerk. Private easements
become effective upon the recording of the plat.

(7) The area of each lot or parcel must be shown on the subdivision or partition plat.

(8) In addition to showing bearings in degrees, minutes and seconds and distances in feet
and hundredths of a foot, the following curve information must be shown on the subdivision
or partition plat either on the face of the map or in a separate table:

(a) Arc length;

(b) Chord length;

(c) Chord bearing;

(d) Radius,; and

(e) Central angle.

(9) A city or county may not require that a final subdivision, condominium or partition
plat show graphically or by notation on the final plat any information or requirement that is
or may be subject to administrative change or variance by a city or county or any other
information unless authorized by the county surveyor. [Amended by 1955 ¢.756 §10; 1983
.309 §3; 1989 ¢.772 §8; 1991 ¢.763 §10; 1993 ¢.702 §3; 1995 ¢.382 §4; 1997 ¢.489 §2;

1999 ¢.1018 §1; 2005 ¢.399 §5

Response: The applicant has retained the services of Rhine-Cross Group, LLC to prepare the
Tentative Subdivision Plan and application for the land subdivision. The final plat map will be
prepared by an Oregon Registered Land Surveyor in accordance with ORS 92.050 should the
applicant receive tentative plan approval from the City. The subdivision will be monumented in

accordance with ORS 92.060.

92.075 Declaration required to subdivide or partition property, contents.

(1) In order to subdivide or partition any property, the declarant shall include on the face of the
subdivision or partition plat, if a partition plat is required, a declaration, taken before a notary
public or other person authorized by law to administer oaths, stating that the declarant has
caused the subdivision or partition plat to be prepared and the property subdivided or
partitioned in accordance with the provisions of this chapter. Any dedication of land to public
purposes or any public or private easements created, or any other restriction made, shall be
stated in the declaration.

(2) If the declarant is not the fee owner of the property, the fee owner and the vendor under
any instrument of sale shall also execute the declaration for the purpose of consenting 1o the
property being subdivided or partitioned.
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(3) If the subdivision or partition plat contains any dedication or donation of land to public
purposes, the holder of any mortgage or trust deed shall also execute the declaration for the
purpose of consenting to the property being submitted to the provisions of this chapter.

(4) Notwithstanding the provisions of subsections (1) to (3) of this section, the fee owner,
vendor or the mortgage or trust deed holder may record an affidavit consenting to the
declaration of property being subdivided or partitioned and to any dedication or donation of
property to public purposes. The affidavit must indicate the recorded document by which the
interest in the property was acquired and all information required by ORS 93.410 to 93. 530 and
must be recorded in deed records at the same time as the subdivision or partition plat. The
county clerk shall note the recording information of the affidavit on the original and any exact
copies of the subdivision or partition plat. [1991 ¢.763 §3; 1995 ¢.382 §8; 2005 ¢.399 §9]

Response: The final plat map will be prepared by an Oregon Registered Land Surveyor and will
contain a declaration, taken before a notary public, stating the requirements of ORS 92.075

92.080 Preparation of plat.

Notwithstanding ORS 205.232 and 205.234, all plats subdividing or partitioning land in a
county in this state, dedications of streets or roads or public parks and squares and other
writings made a part of the subdivision or partition plats offered for record in a county in this
state must be made on material that is 18 inches by 24 inches in size with an additional three-
inch binding edge on the left side when required by the county clerk or the county surveyor, that
is suitable for binding and copying purposes, and that has the characteristics of strength and
permanency required by the county clerk and county surveyor. All signatures on the original
subdivision or partition plat must be in archival quality black ink. The subdivision or partition
plat must be of a scale required by the county surveyor. The lettering of the approvals, the
declaration, the surveyor’s certificate and all other information must be of a size or type to be
clearly legible, but the information may not come nearer an edge of the sheet than one inch. The
subdivision or partition plat may be placed on as many sheets as necessary, but a face sheet and
an index page must be included for subdivision or partition plats placed upon three or more
sheets. [Amended by 1955 ¢.756 §12; 1973 ¢.696 §15; 1985 ¢.582 §1; 1989 ¢.772 §12; 1991
c.763 §14; 1993 ¢.321 §6; 1993 ¢.702 §5; 1997 ¢.489 §5; 1999 ¢.710 §3; 2005 ¢.399 $10]

Response: The final plat map will be prepared by an Oregon Registered Land Surveyor and will
be on approved material 18”°X24” in size with all the requirements of ORS 92.080.

92.095 Payment of taxes, interest or penalties before subdivision or partition plat recorded.

(1) A subdivision or partition plat may not be recorded unless all ad valorem taxes have been
paid, including additional taxes, interest and penalties imposed on land disqualified for any
special assessment and all special assessments, fees or other charges required by law to be
placed upon the tax roll that have become a lien upon the land or that will become a lien during
the tax year.

(2) After July 1, and before the certification under ORS 311.105 of any year, the subdivider
or partitioner shall:

(a) If the exact amount of taxes, penalties, special assessments, fees and charges can be
computed by the assessor, pay the amount to the tax collector. The assessor is authorized to levy
and the tax collector is authorized to collect the amount.
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(b) If the assessor is unable to compute the amount at the time, either:

(4) Pay the amount estimated by the assessor to be needed to pay the taxes, penalties, special
assessments, fees and other charges to become due; or

(B) Deposit with the tax collector a bond or irrevocable letter of credit with a good and
sufficient undertaking in an amount the assessor considers adequate to ensure payment of the
taxes to become due. The bond or irrevocable letter of credit amount may not exceed twice the
amount of the previous year’s taxes, special assessments, fees and other charges upon the land.

(3) Taxes paid or for which security is given under subsection (2)(a) or (b) of this section are
entitled to the discount provided by ORS 311.503.

(4) ORS 311.370 applies to all taxes levied and collected under subsection (2) of this section,
except that any deficiency constitutes a personal debt against the person subdividing or
partitioning the land and not a lien against the land and must be collected as provided by law for
the collection of personal property taxes.

(5) If a subdivision or partition plat is recorded, any additional taxes, interest or penalties
imposed upon land disqualified for any special assessment become a lien upon the land on the
day before the plat was recorded

Response: If the applicant receives approval from the City of Grants Pass for the land
subdivision, all ad valorem taxes shall be paid prior to recording the final plat.

92.100 Approval of plat by city or county surveyor; procedures; approval by county assessor
and county governing body; fees.

(1)(a) Except as provided in subsection (4) of this section, before a subdivision or partition plat
that covers land within the corporate limits of a city may be recorded, the county surveyor must
approve the plat.

(b) Notwithstanding ORS 92.170, the governing body of the city may, by resolution or order,
designate the city surveyor to serve in lieu of the county surveyor or, with concurrence of the
county surveyor, a contract surveyor to act as city surveyor.

(c) Except as provided in subsection (4) of this section, if the land is outside the corporate
limits of any city, the subdivision or partition plat must be approved by the county surveyor
before it is recorded.

(d) All subdivision plats must also be approved by the county assessor and the governing
body of the county in which the property is located before recording.

(e) Notwithstanding paragraph (d) of this subsection, a county may provide by ordinance for
the approval of subdivision plats by:

(A) The county assessor; and

(B)(i) The chairperson of the governing body of the county;

(ii) The vice chairperson of the governing body of the county; or

(iii) A person designated in lieu of the chairperson or vice chairperson.

(D(A) A partition plat is subject only to the approval of the city or county surveyor unless:

(i) The partition plat includes a dedication of land for public road purposes, or

(ii) Provided otherwise by ordinance of the governing body.

(B) The city or county surveyor shall review the partition plat only for compliance with the
survey-related provisions of ORS 92.010 to 92.192 and 209.250.

(2) Before approving the subdivision plat as required by this section, the county surveyor
shall check the subdivision site and the subdivision plat and shall take measurements and make
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computations and other determinations necessary to determine that the subdivision plat complies
with the survey-related provisions of ORS 92.010 to 92.192 and 209.250 and with survey-related
requirements established pursuant to an ordinance or resolution passed by the governing body
of the controlling city or county.

(3) Before approving the partition plat as required by this section, the county surveyor shall
check the partition plat and make computations and other determinations that the partition plat
complies with the survey-related provisions of ORS 92.010 to 92.192 and 209.250 and with the
survey-related requirements established pursuant to an ordinance or resolution by the governing
body of the controlling city or county.

(4) Before a subdivision or partition plat prepared by the county surveyor in a private
capacity may be recorded, the plat must be approved in accordance with subsection (2) or (3) of
this section, whichever is applicable, by the surveyor of a county other than the county in which
the land is located and who has been designated by the county surveyor.

(5) For performing the service described.:

(a) In subsection (2) of this section, the county surveyor shall collect from the subdivider or
declarant a fee of $100 plus 85 for each lot contained in the subdivision. The governing body of
a city or county may establish a higher fee by resolution or order.

(b) In subsection (3) of this section, the county surveyor shall collect from the partitioner or
declarant a fee to be established by the governing body.

(c) In subsection (4) of this section, the designated county surveyor shall collect the
applicable subdivision or partition plat check fee, and any travel expenses incurred, as
established by the designated county surveyor’s board of commissioners. The subdivision or
partition plat check fee and other expenses must be paid by the subdivider, partitioner or
declarant prior to approval of the subdivision or partition plat by the designated county
SUrveyor.

(6) Nothing in this section prohibits a city, county or special district from requiring
engineering review and approval of a subdivision plat to ensure compliance with state and local
subdivision requirements that relate to matters other than survey adequacy.

(7) Granting approval or withholding approval of a final subdivision or partition plat under
this section by the county surveyor, the county assessor or the governing body of a city or
county, or a designee of the governing body, is not a land use decision or a limited land use
decision, as defined in ORS 197.015.

Response: The final plat map will be prepared by an Oregon Registered Land Surveyor and
will be submitted to the City and the Josephine County Surveyor for review and approval. All
fees required by the County Surveyor will be paid by applicant. The plat map will be recorded by
Josephine County after all required jurisdictional signatures and approvals have been obtained in
accordance with ORS 92.100.
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ORS Chapter 197 — Comprehensive Land Use Planning Coordination

4. Comprehensive Planning Responsibilities

(J) 197.175 — Cities’ and counties’ planning responsibilities, rules on incorporations;
compliance with goals.

(1) Cities and counties shall exercise their planning and zoning responsibilities,
including, but not limited to, a city or special district boundary change which shall
mean the annexation of unincorporated territory by a city, the incorporation of a new
city and the formation or change of organization of or annexation to any special
district authorized by ORS 198.705 to 198.955, 199.410 to 199.534 or 451.010 to
451.620, in accordance with ORS chapters 195, 196 and 197 and the goals approved
under ORS chapters 195, 196 and 197. The Land Conservation and Development
Commission shall adopt rules clarifying how the goals apply to the incorporation of a
new city. Notwithstanding the provisions of section 15, chapter 827, Oregon Laws
1983, the rules shall take effect upon adoption by the commission. The applicability of
rules promulgated under this section to the incorporation of cities prior to August 9,
1983, shall be determined under the laws of this state.

Response: It is understood that in the review of this proposed land subdivision, the City
of Grants Pass is required to abide by the applicable planning responsibilities and
compliance with the Goals in the manner that is outlined above.

(2) Pursuant to ORS chapters 195, 196 and 197, each city and county in this state shall:

(a) Prepare, adopt, amend and revise comprehensive plans in compliance with goals
approved by the commission;

~ (b) Enact land use regulations to implement their comprehensive plans;

(c) If its comprehensive plan and land use regulations have not been acknowledged
by the commission, make land use decisions and limited land use decisions in
compliance with the goals;

(d) If its comprehensive plan and land use regulations have been acknowledged by
the commission, make land use decisions and limited land use decisions in
compliance with the acknowledged plan and land use regulations; and

(e) Make land use decisions and limited land use decisions subject to an
unacknowledged amendment to a comprehensive plan or land use regulation in
compliance with those land use goals applicable to the amendment.

Response: The City of Grants Pass possesses an acknowledged Comprehensive Plan
that is in compliance with the Statewide Goals. It has also adopted land use regulations
through the Grants Pass Development Code. The City makes land use decisions and
limited land use decisions in compliance with its Plan and the Development Code. In
turn, the City’s land use decision on the proposed land subdivision must be in compliance
with its Plan and the Development Code.
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5. Goals Compliance

(E) 197.250 — Compliance with goals required.

Except as otherwise provided in ORS 197.245, all comprehensive plans and land use
regulations adopted by a local government to carry out those comprehensive plans and all
plans, programs, rules or regulations affecting land use adopted by a state agency or special
district shall be in compliance with the goals within one year after the date those goals are
approved by the Land Conservation and Development Commission.

Response: The City of Grants Pass Comprehensive Plan and Development Code — along
with all plans, programs, rules or regulations affecting land use that are adopted by a State
agency or special district — are in compliance with the Statewide Goals. In turn, the City’s
decision on the proposed land subdivision must be in compliance with the Statewide Goals.

(F) 197.251 — Compliance acknowledgment; commission review, rules; limited
acknowledgment; compliance schedule.

(1) Upon the request of a local government, the Land Conservation and Development
Commission shall by order grant, deny or continue acknowledgment of compliance
of comprehensive plan and land use regulations with the goals. A commission order
granting, denying or continuing acknowledgment shall be entered within 90 days of
the date of the request by the local government unless the commission finds that due
to extenuating circumstances a period of time greater than 90 days is required.

Response: The Land Conservation & Development Commission granted
acknowledgement of the City of Grants Pass Comprehensive Plan, pursuant to the
process outlined under this Section. Therefore, the applicant’s request for a land
subdivision is being made within a jurisdiction that possesses an acknowledged
Comprehensive Plan. In turn, the City’s decision on the proposed land subdivision must
be in compliance with the City’s acknowledged Comprehensive Plan.

6. Enforcement Of Planning Requirements

(G) 197.340 — Weight given to goals in planning practice; regional diversity and needs.

(1) The Land Conservation and Development Commission, the Department of Land
Conservation and Development, other state agencies and local governments shall
give the goals equal weight in any matter in which the goals are required to be
applied.

Response: The applicant has addressed and provided findings that pertain to all 19
goals, each of which has been weighed equally. Goals 1 through 2 and 5 through 14
apply directly to this proposal. Goal 3 and 4 do not apply to this proposal because the
subject property is not designated as Agricultural or Forestry. Goal 15 does not apply
because the subject property does not impact the Willamette River Greenway. Goals 16
through 19 do not apply because the subject property is not located within a coastal
community and does not exhibit any of the natural coastal features or environments that
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are addressed by these Goals. In turn, the City’s review and decision on the proposed
land subdivision must apply each Goal equally.

(2) The commission and the department shall consider and recognize regional diversity
and differences in regional needs when making or reviewing a land use decision or
otherwise applying the goals.

Response: It is understood that DLCD, and if necessary LCDC, shall consider and
recognize regional diversity and differences in regional needs, such as those peculiar to
the City of Grants Pass and the area of the subject property, when reviewing the City’s
land use decision on the proposed land subdivision and applying the Goals in its review.
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I. EXECUTIVE SUMMARY

Summary

Southern Oregon Transportation Engineering, LLC prepared a traffic analysis for a proposed 50-lot
single family residential development in Grants Pass, Oregon. The subject property is located south of
Redwood Avenue between SW Waterstone Drive and Kokanee Lane at Township 36S Range 6W
Section 23CC, tax lots 200, 300, and 1700.

Access to the site is provided from SW Waterstone Drive, Kokanee Lane, SW Elmer Nelson Lane, an
extension of SW Eastwood Lane, and an extension of SW Mistybrook Drive from the east. Proposed
development is estimated to generate 476 average daily trips (ADT) to the transportation system with
50 trips occurring during the p.m. peak hour. Distribution of peak hour trips shows 25 reaching the
intersection of Kokanee Lane and Redwood Avenue, which is the single study area intersection. The
study area was evaluated under existing year 2016 and design year 2018 (no-build and build) conditions
during the p.m. peak hour.

Conclusions

The findings of the traffic impact analysis conclude that the proposed 50-lot single family residential
development can be approved on the transportation system without creating adverse impacts. Results of
the analysis are as follows:

1. The intersection of Kokanee Lane and Redwood Avenue is shown to operate within performance
standards under existing year 2016, design year 2018 no-build, and design year 2018 build
conditions during the p.m. peak hour.

2. 95" percentile queue lengths were not shown to exceed available link distances under any analysis
scenario.

Sight distance is shown to be adequate from Kokanee Lane at Redwood Avenue.

4. A westbound left turn lane is currently provided on Redwood Avenue at Kokanee Lane, and the
eastbound right turn movement is too low to meet criterion for a right turn lane.

5. There were no safety concerns as a result of crash history at the intersection of Kokanee Lane and
Redwood Avenue.

The proposed 50-lot single-family residential development is shown to be in compliance with the City
of Grants Pass Comprehensive Plan and Land Development Code. Streets that serve the subject
property are shown to have adequate capacity to support proposed development.

§.0. Taansponrarion Enainceame, LLC| Tuly 14,2016 | Summerfield 50-lot SER Dev Traffic Analysis | 5
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I. INTRODUCTION

Background

Southern Oregon Transportation Engineering, LLC prepared a traffic analysis for a proposed 50-lot
single-family residential development in Grants Pass, Oregon.

A traffic analysis is required to address development impacts in accordance with the City of Grants Pass
Urban Area Master Transportation Plan and Land Development Code pursuant to Section 27.121(3).
The scope of the analysis includes evaluating impacts to the surrounding transportation system under
existing and design year conditions. One intersection was shown to be reached with 25 or more peak
hour trips during the p.m. peak hour, which is the threshold for when an intersection is considered to be
impacted and included as a study area intersection. This included the intersection of Kokanee Lane and
Redwood Avenue.

Access to the site is provided from SW Waterstone Drive, Kokanee Lane, SW Elmer Nelson Lane, an
extension of SW Eastwood Lane, and an extension of SW Mistybrook Drive from the east.

Project Location

The subject property is located at 2825 Redwood Avenue and 2857 SW Elmer Nelson Lane on
Township 36S Range 6W Section 23CC, tax lots 200, 300, and 1700 in Grants Pass, Oregon. Refer to
Figures 1 and 2 for a vicinity map and site plan.

Project Description

The subject property is currently occupied by three single family residences, which take access from
Redwood Avenue and SW Elmer Nelson Lane. Proposed development includes 50 single family
residential dwelling units, which are estimated to generate 476 average daily trips (ADT) to the
transportation system with 50 trips occurring during the p.m. peak hour. Access from the proposed
development will no longer be taken from Redwood Avenue.

§.0. Tannseonrarion Lnaveenane, LLC| Tuly 14, 2016 | Summerficld 50-lot SFR Dev Traffic Analysis | 6
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Figure 1 : Vicinity Map
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4 Figure 2 : Site Plan \
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III. EXISTING YEAR 2016 NO-BUILD CONDITIONS

Site Conditions

The subject property is located south of Redwood Avenue and north of SW Elmer Nelson Lane
between SW Waterstone Drive and Kokanee Lane at 2825 Redwood Avenue and 2857 SW Elmer
Nelson Lane in Grants Pass, Oregon. Streets that provide direct access to the site are classified as local
streets, The nearest higher order streets include Redwood Avenue to the north, Hubbard Lane to the
west, Willow Lane to the east, and Redwood Highway to the south.

Roadway Characteristics

The project study area is defined by higher order streets impacted by 25 or more peak hour trips. The
only intersection shown to be reached with 25 or more peak hour trips was the intersection of Kokanee
Lane at Redwood Avenue. This intersection is under City of Grants Pass jurisdiction. Table 1 provides
a summary of existing roadway classifications and descriptions in the study area.

Table 1 - Roadway Classifications and Descriptions

Nl Functional Operational Posted Speed
Roadway Jurisdiction Classification Lanes Standard (MPH)
Redwood Avenue City of Grants Pass  Arterial 3 LOSD 35
Kokanee Lane City of Grants Pass ~ Local 2 None 25
Traffic Counts

Year 2016 manual traffic counts (3:00-6:00 pm) were collected in June at five intersections within the
vicinity of the proposed development to determine existing traffic patterns. Counts were seasonally
adjusted using ODOT’s 2015 Seasonal Trend Table. A commuter adjustment produced an average
seasonal adjustment of 4.2%. Traffic volumes were then adjusted to reflect 30™ highest hour volumes.
Refer to Figures 3 and 4 for intersection lane configurations and year 2016 design hour volumes during
the p.m. peak hour. Counts are provided in Appendix A.

§.0. Taanseonrarion Enaneenme, LLC| Tuly 14, 2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 9
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Figure 3 : Intersection Lane Configurations
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Figure 4 : Year 2016 No-Build Traffic Volumes, PM Peak Hour
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Intersection Capacity and Level of Service

Intersection capacity calculations were conducted utilizing the methodologies presented in the Year
2010 Highway Capacity Manual. Capacity and level of service calculations for unsignalized
intersections were prepared using “SYNCHRO” timing software.

Level of service quantifies the degree of comfort afforded to drivers as they travel through an
intersection or along a roadway section. The level of service methodology was developed to quantify
the quality of service of transportation facilities. Level of service is based on total delay, defined as the
total elapsed time from when a vehicle stops at the end of a queue until the vehicle departs from the
stop line. Level of service ranges from “A” to “F”, with “A” indicating the most desirable condition
and “F” indicating an unsatisfactory condition. The HCM LOS designations for stop-controlled
intersections are provided in Table 2.

Table 2 - HCM Level of Service Designations for Stop-Controlled Intersections

Level of Service Delay Range

A <10
>10-15
>15-25
>25-35
>35-50
>50

- le> N vl NN llev]

Streets within the study area are under City of Grants Pass jurisdiction. The City of Grants Pass
maintains a level of service “D” minimum for the critical movement at unsignalized intersections.
Mitigation is required if proposed development causes a study area intersection to exceed the
operational standard and is shown to operate worse than no-build conditions.

§.0. Teaanspoararion Lnaineerme, LLC | uly 14, 2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 12
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Year 2016 No-Build Intersection Operations

The unsignalized intersection of Kokanee Lane and Redwood Avenue was evaluated under existing
year 2016 no-build conditions during the p.m. peak hour. Results are summarized in Table 3.

Table 3 - Year 2016 No-Build Intersection Operations, PM Peak Hour

Intersection Performance Standard Traffic Control Year 2016 No-Build

Kokanee Ln / Redwood Ave LOSD Stop Controlled B (southbound)

L.OS = Level of Service, V/C = volume-to-capacity

Results of the analysis show study area intersections operate acceptably (within performance standards)
under year 2016 no-build conditions. Refer to Appendix C for synchro output sheets.

Year 2016 No-Build 95™ Percentile Queuing

Queuing is the stacking up of vehicles for a given lane movement, and it can have a significant effect on
roadway safety and the overall operation of a transportation system. Long queue lengths in through
lanes can block access to turn lanes, driveways, and minor street approaches, as well as spill back into
upstream intersections. As a result of this, the estimation of queue lengths is an important aspect of the
analysis process for determining how a transportation corridor operates.

Queue lengths are reported as the average, maximum, or 95™ percentile queue length. The 95
percentile queue length is used for design purposes and is the queue length reported in this analysis.
Five simulations were run and averaged in SimTraffic to determine 95" percentile queue lengths.
Queues were evaluated at study area intersections under existing year 2016 no-build conditions. Queue
lengths were rounded up to the nearest 25 feet (single vehicle length) and reported in Table 4 for the
p.m. peak hour.

Table 4 — Year 2016 No-Build 95 Percentile Queue Lengths, PM Peak Hour

Intersection Available Link Distance (Ft) 95" Percentile Queue (Ft) Exceeded Roadway
Kokanee L.n / Redwood Ave

Northbound Left/Thru/Right 400° 25° None

Southbound Left/Thru/Right 725° 50 None

Westbound Left 250° 25’ None

Westbound Thru/Right 600’ 0’ None

Eastbound Left 250° 25° None

Eastbound Thru/Right 550° 0 None

Note: Exceeded performance standards are shown in bold, itatic
Results of the queuing analysis show no link distances are exceeded at the intersection of Kokanee Lane

and Redwood Avenue under existing conditions during the p.m. peak hour. Refer to Appendix C for a
full queuing and blocking report.

Crash History

Crash data for the most recent 5-year period was provided from ODOT’s crash analysis unit. Results
for the period of January 1, 2011 through December 31% 2015 on Redwood Avenue at Kokanee Lane
showed no collisions. No further review is shown to be necessary.

§.0. Transpoararion Lncinceame, LLC | Tuly 14, 2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 13
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IV. DESIGN YEAR 2018 NO-BUILD CONDITIONS

Design Year 2018 No-Build Description

Design year 2018 no-build conditions represent development build year conditions for the study area
without consideration of proposed development trips. This condition is evaluated to determine how a
study area will be impacted by area background growth. Background growth in this report was derived
using the ODOT Future Volume Table. Growth was calculated for Redwood Highway at Redwood
Avenue and at Willow Lane. An average growth rate of 1.4% per year from these two locations was
then applied to existing design hour volumes to develop design year 2018 no-build conditions. Refer to
Figure 5 for estimated growth between the existing year 2016 and design year 2018. Refer to Figure 6
for design year 2018 no-build traffic volumes.

Design Year 2018 No-Build Intersection Operations

The unsignalized intersection of Kokanee Lane and Redwood Avenue was evaluated under design year
2018 no-build conditions during the p.m. peak hour. Results are summarized in Table 5.

Table 5 - Design Year 2018 No-Build Intersection Operations, PM Peak Hour

Intersection Performance Standard Traffic Control Year 2018 No-Build

Kokanee Ln / Redwood Ave LOSD Stop Controlled B (southbound)

LOS = Level of Service, V/C = volume-to-capacity

Results of the analysis show study area intersections operate acceptably (within performance standards)
under design year 2018 no-build conditions. Refer to Appendix D for synchro output sheets.

Design Year 2018 No-Build 95" Percentile Queuing

Five simulations were run and averaged in SimTraffic to determine 95™ percentile queue lengths under
design year 2018 no-build conditions. Queue lengths were rounded up to the nearest 25 feet (single
vehicle length) and reported in Table 6 for the p.m. peak hour.

Table 6 — Design Year 2018 No-Build 95 Percentile Queue Lengths, PM Peak Hour

Intersection / Movement Available Link Distance (Ft) 95% Percentite Queue (Ff) Exceeded Roadway
Kokanee Ln / Redwood Ave

Northbound Left/Thru/Right 400° 25° None

Southbound Left/Thru/Right 725° 50 None

Westbound Left 250° 25 None

Westbound Thru/Right 600° 0’ None

Eastbound Left 250° 25 None

Eastbound Thru/Right 550° 0’ None

Note: Exceeded performance standards are shown in bold, italic

Results of the queuing analysis show no link distances are exceeded at the intersection of Kokanee Lane
and Redwood Avenue under design year 2018 no-build conditions during the p.m. peak hour. Refer to
Appendix D for a full queuing and blocking report.
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Figure 5 : Background Growth Year 2016-2018, PM Peak Hour w
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i Figure 6 : Design Year 2018 No-Build Traffic Volumes, PM Peak Hour )
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V. SITE TRAFFIC

Trip Generation

Trip generation calculations for the proposed 50-lot single-family residential development were
prepared utilizing the Institute of Transportation Engineers (ITE) Trip Generation, 9™ Edition. Rates
were used for land use code 210 — Single Family Detached Housing. Refer to Table 7 for a summary of
trip generations. ITE trip generation sheets are provided in Appendix B.

Table 7 — Development Trip Generations
Land Use Unit Size  DailyRate Daily Trips PM Rate PM Peak Hour

Total In Out

210-Single Family Detached
Housing

Total Trips 476 262 139 124

* DU = dwelling unit

DU 50 9.52 476 1.00 50 31 19

Trip Distribution and Assignment

Development trips were distributed to the transportation system in accordance with existing traffic
patterns and splits from counts at surrounding intersections. This produced the following distribution
percentages:

Inbound Trips Qutbound Trips

46% Redwood Avenue from the east 53% Redwood Avenue to the east
5% Redwood Avenue from the west 0% Redwood Avenue to the west
19% Willow Lane from the east 23.5% Willow Lane to the east
30% Hubbard Lane from the west 23.5% Hubbard Lane to the west

Refer to Figure 7 for development trip distributions and assignments during the p.m. peak hour.

§.0. Taanspoararion Encincerme, LLC| July 14, 2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 17
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V1. DESIGN YEAR 2018 BUILD CONDITIONS

Design Year 2018 Build Description

Build conditions in this analysis represent no build conditions for the study area with the addition of
proposed development trips. Build conditions are compared to no-build conditions to determine what
impacts and/or mitigation measures will result from proposed development. Refer to Figure 8 for
design year 2018 build conditions during the p.m. peak hour.

Design Year 2018 Build Intersection Operations

The unsignalized intersection of Kokanee Lane and Redwood Avenue was evaluated under design year
2018 build conditions during the p.m. peak hour. Results are summarized in Table 8.

Table 8 — Design Year 2018 Build Intersection Operations, PM Peak Hour

Intersection Performance Standard Traffic Control Year 2018 Build

Kokanee Ln / Redwood Ave LOSD Stop Controlled B (southbound)

LOS = Level of Service, V/C = volume-to-capacity

Results of the analysis show study area intersections continue to operate acceptably (within
performance standards) under design year 2018 build conditions. Refer to Appendix E for synchro
output sheets.

Design Year 2018 No-Build 95" Percentile Queuing

Five simulations were run and averaged in SimTraffic to determine 95" percentile queue lengths under
design year 2018 build conditions. Queue lengths were rounded up to the nearest 25 feet (single vehicle
length) and reported in Table 9 for the p.m. peak hour.

Table 9 — Design Year 2018 Build 95" Percentile Queue Lengths, PM Peak Hour

Intersection / Movement Available Link Distance (Ft) 95" Percentile Queue (Ft) Exceeded Roadway
Kokanee Ln / Redwood Ave

Notthbound Left/Thru/Right 400° 50 None

Southbound Left/Thru/Right 725° 50 None

Westbound Left 250° 25° None

Westbound Thru/Right 600° 0’ None

Eastbound Left 250° 25 None

Eastbound Thru/Right 550° 0 None

Note: Excecded performance standards are shown in bold, italic

Results of the queuing analysis no link distances are exceeded at the intersection of Kokanee Lane and
Redwood Avenue under design year 2018 build conditions during the p.m. peak hour. The northbound
queue length increased from 25 feet to 50 feet as a result of development traffic, but this is still well
within the available link distance. No other queue lengths were shown to change from no-build
conditions. Refer to Appendix E for a full queuing and blocking report.

$.0. Tannspoararion Lncinecame, LLC| July 14,2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 19
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Sight Distance
Redwood Avenue has been improved within the study area to include a center two-way-left-turn-lane
(TWLTL) and bike lanes. These improvements have improved sight distance from side streets,

including the intersection at Kokanee Lane. Minimum stopping sight distance (SSD) and intersection
sight distance (ISD) are both shown to be met.

Design Year 2018 Build Turn Lane Criterion

Right Turn Lane Criterion

Right turn lane criterion is not met on Redwood Avenue at Kokanee Lane. The eastbound right turn
movement from Redwood Avenue to Kokanee Lane during the peak hour is well below what would
require a turn lane. No further evaluation is shown to be necessary.

Left Turn Lane Criterion

A center left turn lane is currently provided on Redwood Avenue at Kokanee Lane. No further left turn
analysis is shown to be necessary.

§.0. Taansvorrarion Encinecame, LLC| July 14, 2016 | Summerfield 50-lot SFR Dev Traffic Analysis | 20
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Figure 8 : Design Year 2018 Build Traffic Volumes, PM Peak Hour 3
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VII. CONCLUSIONS

Conclusions

The findings of the traffic impact analysis conclude that the proposed 50-lot single family residential
development can be approved on the transportation system without creating adverse impacts. Results of
the analysis are as follows:

1. The intersection of Kokanee Lane and Redwood Avenue is shown to operate within performance
standards under existing year 2016, design year 2018 no-build, and design year 2018 build
conditions during the p.m. peak hour.

2. 95™ percentile queue lengths were not shown to exceed available link distances under any analysis
scenario.

Sight distance is shown to be adequate from Kokanee Lane at Redwood Avenue.

4. A westbound left turn lane is currently provided on Redwood Avenue at Kokanee Lane, and the
eastbound right turn movement is too low to meet criterion for a right turn lane.

5. There were no safety concerns as a result of crash history at the intersection of Kokanee Lane and
Redwood Avenue.

The proposed 50-lot single-family residential development is shown to be in compliance with the City
of Grants Pass Comprehensive Plan and Land Development Code. Streets that serve the subject
property are shown to have adequate capacity to support proposed development.
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REPLINGER & ASSOCIATES LLC
TRANSPORTATION ENGINEERING

July 28, 2016

Ms. Lora Glover

City of Grants Pass

101 NW A Street
Grants Pass, OR 97526

SUBJECT: REVIEW OF TRAFFIC IMPACT ANALYSIS - SUMMERFIELD SUBDIVISION

Dear Lora:

In response to your request, | have reviewed the Traffic Impact Analysis (TIA) submitted in
support of the proposed Summerfield Subdivision. The TIA was prepared under the direction of
Kimberly Parducci, PE of Southern Oregon Transportation Engineering. The TIA is dated July
14, 2016.

The proposed development is south of Redwood Avenue and north of SW Elmer Nelson Lane
between SW Waterstone Drive and Kokanee Lane. The development is proposed to have 50
single-family detached homes.

Overall

| find the TIA addresses the city’s requirements. The TIA provides an adequate basis to assess
the impacts of the proposed development.

Comments

1. Study Area. The city code requires analysis of intersections where the impact of the
proposal causes an increase of 25 or more trips during either the AM or PM peak hour. The
trip generation during the PM peak hour produces volumes that exceed this threshold only
at the intersection of Redwood Avenue and Kokanee Lane. The analysis included the
collection of data at five intersections in the area that helped assess traffic patterns and led
to the operational analysis of one intersection where the volume threshold was met.

The analysis area is appropriate and covers the key intersections impacted by the
development of the site.

2. Traffic Counts. The traffic counts were conducted in June 2016. The traffic volumes were
adjusted to account for seasonal variations using ODOT’s methodology. The traffic counts
and adjustments appear reasonable.

3. Trip Generation. The engineer estimated trip generation from the proposed subdivision

using trip generation rates from the Institute of Transportation Engineers’ Trip Generation
Manual for single-family detached housing, Land Use Category 210. The development is
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Ms. Lora Glover
July 28, 2016
Page 2

predicted to generate 38 AM peak hour trips, 50 PM peak hour trips, and 476 weekday trips.
This trip generation estimate appears reasonable.

4. Trip Distribution. The TIA presents information on trip distribution. Approximately half of
the traffic was predicted to use Redwood Avenue to and from the east. Approximately one-
quarter of the traffic is predicted to use Hubbard Lane to and from the southwest and
another approximately one-quarter is predicted to use Willow Lane to and from the
southeast. The ftraffic patterns were based on turning movements at five nearby
intersections. The percentages using each route vary somewhat for inbound and outbound
movements predicted for the PM peak hour.

The trip distribution appears to reflect logical routes to origins and destinations. The trip
distribution seems reasonable.

5. Traffic Growth. The development is expected to be completed in 2018. The TIA provides
estimates for the year 2018 background traffic based on 1.4 percent annual growth. The
engineer derived this growth rate from volumes at the intersections of Redwood Highway at
Redwood Avenue and at Willow Lane. The 2018 background volumes used in the analysis
appear reasonable.

6. Analysis. Traffic volumes were calculated for the intersection identified in #1, above. The
analysis was conducted for base year 2016 conditions, 2018 background conditions, and
2018 conditions with the development.

Intersection level of service (LOS) and delay calculations were provided to assess
operations relative to the city’s intersection LOS standard.

The TIA presents the results of the operational analysis for the intersection of Redwood
Avenue and Kokanee Lane. Kokanee Lane has stop-control for both the northbound and
southbound movements. The critical (more delayed) minor street approach for Kokanee
Lane was determined to be the southbound approach. The southbound Kokanee Lane
approach is predicted to operate at LOS B during the PM peak hour without or with the
proposed subdivision. The predicted performance of the intersection meets the city's
operational standards, which allows operation at LOS D.

The TIA also includes an analysis of queuing. During the PM peak hour, with the
development, the 95"-percentile queues for the westbound and eastbound left turns from
Redwood Avenue to Kokanee Lane were predicted to be less than 25 feet. Queues for
northbound and southbound Kokanee Lane were predicted to be less than 50 feet.
Changes in queue lengths due to the subdivision were predicted to be minimal and
sufficient storages space is available on all approaches for the predicted queues.
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Ms. Lora Glover
July 28, 2016
Page 3

The engineer shows that traffic operations at the study area intersections will meet
operational standards during the PM peak hour and concludes that no off-site mitigation is
required for this development proposal. | concur with this conclusion.

7. Crash Information. The TIA states that no crashes were reported at the intersection of
Redwood Avenue and Kokanee Lane. The engineer concluded no further analysis is
necessary. | concur.

8. Site Plan and Access. The development proposes to extend Eastwood Lane between
Kokanee Lane and Waterstone Drive; extend Mistybrook Drive westerly from Kokanee
Lane; and create new culs-de-sac intersecting with Mistybrook Drive. In addition to these
streets, individual lots are proposed to take access to Kokanee Lane, Waterstone Drive,
and Elmer Nelson Lane. The configuration of the subdivision reinforces a grid system and
provides logical street extensions.

9. Sight Distance. The engineer states that sight distance at the intersection of Redwood
Avenue and Kokanee Lane is adequate. This is an existing intersection and is not proposed
for modification.

10. Conclusions and Recommendations. The engineer concludes that the proposal does not
cause intersection operations to deteriorate below adopted performance standards and
does not cause queuing or safety concerrs. The engineer also concludes that mitigation for
transportation impacts is not necessary. | concur with these conclusions.

Conclusion and Recommendations

| find that the TIA addresses city requirements for analysis of the impacts of the proposed
subdivision. The applicant's traffic engineer uses appropriate methods and accurately
describes the analysis of traffic operations. | concur with the applicant’s engineer that no
mitigation is required for operational or safety issues.

If you have any questions or need any further information concerning this review, please
contact me at replinger-associates@comcast.net or at 503-719-3383.

Sincerely,
\yﬁ%w?e],mﬁgov

John Replinger, PE
Principal

Grants Pass\2016\Summerfield\SummerfieldTIAQ72816
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Josephine County, Oregon

County Surveyor

Peter D. Allen, P.L.S.

Josephine County Courthouse

500 NW 6™ Street / Grants Pass, OR 97526
(541)474-5311 / FAX (541) 474-5312
surveyor@co.josephine.or.us

May 7, 2016

Ms. Kayla Wallace
City of Grants Pass

101 NW A St.

Grants Pass, OR 97526

RE: Subdivision name approval

Dear Ms. Wallace,

Per your email to me on April 19, 2016, T have reviewed and approve the following subdivision name for use in
a new subdivision application:

1) Summerfield North

Although there is already a subdivision named “Summerfield Estates” that is comprised of three phases, the
ownership of this “new” Summerfield is under the same ownership and therefore permissible.

However, for the second name submitted, “Hubbard Lane Development,” I am not certain that this is going to be
the “official” platted name or just the project reference. You will need to have the applicant clarify the desired

subdivision name to be submitted.

Should the applicant have another subdivision name to submit, I would be happy to review that as well. Thank
you for your help in this matter. Please feel free to contact me should you have any questions.

Sincerely,

G 2D, A0,

Peter D. Allen
Josephine County Surveyor

cc: (via email) Surveyor’s Office, Lora Glover, Joe Slaughter, Justin Gindlesperger, Shelly Stichter,
Otto Ribansky

Page 1 of 1

EXHIBIT..5



CITY OF GRANTS PASS

PARKS & COMMUNITY DEVELOPMENT DEPARTMENT

CASCADE SELF STORAGE

MAJOR SITE PLAN/DISCRETIONARY REVIEW
STAFF REPORT - URBAN AREA PLANNING COMMISSION

Procedure Type:

Type llI: Planning Commission Decision

Project Number:

201-00130-16

Project Type:

Major Site Plan/Discretionary Review

Owner/Applicant:

Cascade Self Storage ~ Grants Pass

Representative:

HCA Management Co LLC

Map & Tax Lot: 36-05-06-00, TL 4300

Address: 2450 NW Vine Street
(see Exhibits 1 and 2)

Total Acreage: 7.3 acres

Zoning: Industrial Park (IP)

Planner Assigned: Lora Glover

Application Received:

August 8, 2016

Application Complete:

August 12, 2016

Date of Staff Report:

September 3, 2016

Date of UAPC Hearing:

September 14, 2016

I PROPOSAL:
The request is for a self-storage complex consisting of two phases.

 Phase | ~ 703 storage units, 24’ x 48’ two-story office with managers’ quarters, and a
397 sq. ft. relief managers’ unit. The proposed structures would total approximately
157,692 sq. ft. The site plan also reflects “covered” RV storage between Building A and
Building E. This structure is not calculated in the overall building area for Phase | and
occupies the area indicated as Phase Il.

o Phase Il ~ proposes to add 48,426 sq. ft. of additional storage.
The property is approximately 7.3 acres in size and is located in the Industrial Park (IP) zoning
district. The request includes discretionary review for the architectural standards listed in Article
20 of the Development Code. The applicant’s site plan is attached as Exhibit 3 and the
application narrative discussing the request for Discretionary Review is attached as Exhibit 4.
Il. AUTHORITY AND CRITERIA:
Section 2.050, Schedule 2-1, and Sections 2.050, 7.040 and 12.027 of the Development Code

authorize the Urban Area Planning Commission to consider the request and make a decision to

201-00130-16: Cascade Self Storage Major Site Plan/Discretionary Review
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approve, approve with conditions, or deny. The decision must be based on the criteria
contained in Section 19.052 of the GPDC.

. APPEAL PROCEDURE:

Section 10.050, City of Grants Pass Development Code, provides for an appeal of the Urban
Area Planning Commission’s decision to the City Council. An appeal application and fee must
be submitted within twelve (12) calendar days of the Urban Area Planning Commission’s oral
decision. A statement of grounds to the appeal must be filed within seven (7) calendar days of

the Urban Area Planning Commission’s written decision.

Iv. BACKGROUND AND DISCUSSION:

A. Property Characteristics

1.

Land Use Designation:
a. Comprehensive Plan:
b. Zone District:

c. Special Purpose District:

Industrial Park
P
None identified.

2. Size: 7.31 acres
3. Frontage: Vine Street
4,  Access: Vine Street
5.  Existing Public Utilities:
a. Water: 8-inch east of site in Hawthorne Ave
b. Sewer: 8-inch via Heidi Lane
c. Storm: along west property line.
6. Proposed Public Utilities: 8-inch sewer main along south
property line
7.  Topography: Relatively flat w/riparian on west.
8.  Natural Hazards: Wetlands
9. Natural Resources: Riparian Area/Gilbert Creek
10.  Existing Land Use: Vacant
11.  Surrounding Land Use:

a. North: RR-5 (UGB); animal shelter

b. South: R-3-1/l; private school; industrial
c. East: Mixed industrial

d. West R-3-1/IP industrial

manufactured dwelling park;

201-00130-16: Cascade Self Storage Major Site Plan/Discretionary Review
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B. Discussion
Major Site Plan Review

The applicant is proposing to construct a self-storage facility in two phases. The
proposed development is being reviewed as a Major Site Plan and is subject to the
criteria in Section 19.052 of the Development Code. Because the development is
located in the IP zone, the business office and managers' quarters are subject to the
Commercial Design Standards of Article 20. The applicant has elected for the
Discretionary Review option pursuant to Section 20.210(2)(b). The applicant has
provided a narrative covering the applicable elements of the design standards (see
Exhibit 4).

Throughout this report, we will be discussing square footage of the proposed
development for “lot coverage” and “building size”. The IP zone has specific limitations
concerning lot coverage for new development. Schedule 12-9 allows for maximum lot
coverage of 50%. The application materials include conflicting building and lot coverage
sizes (possibly as a result of design revisions). Lot coverage is defined in Article 30 as
the percentage of a development site area covered by the vertical projection of any
structures or buildings. This review will be focusing on the building sizes and lot
coverage reflected on Sheet A1.1. The proposed lot coverage in Phase | is 105,853 sq.
ft. while the proposed building size is 157,692 sq. ft. The two figures are different due to
the multi-story buildings in Phase |. The building size and lot coverage is the same for
Phase Il (48,426 sq. ft.).

The applicant initially submitted a pre-application for an 115,745 sq. ft. seif-storage
complex in July 2015. During that review, staff made the determination a Traffic Impact
Analysis was required. According to the Institute of Transportation Engineers (ITE)
Manual, mini-warehouse classification (Use 151) is calculated to generate 2.5 total daily
trips (ADT) per 1000 sq. ft., or 289 ADT on a weekday and 0.29 PM Peak Hour Trips per
1000 sq. ft., or 33.56 trips. Section 27.121(3) requires a TIA when the number of peak
hour trips exceeds 25. The applicant responded it was not their experience the use
generated that high a number of daily or peak hour trips. The applicant’s traffic
consultant prepared a local trip generation study (Exhibit 5). The trip generation study
focused on five local sites with an average rate of 0.13 trips/1000. Based upon the intial
115,745 sq. ft. project (115.745 x 0.13 = 15.046) a TIA is not required. The study was
reviewed and the conclusions supported by the City’s traffic consultant (Exhibit 6).
Since the pre-application, the applicant has redesigned the project and has increased
the proposed building square footage up to 157,692 for Phase | (not including the
referenced proposed covered RV parking) and an additional 48,426 sq. ft. for Phase 1l (a
total of 206,118 sq. ft.). A TIA would not be required for Phase | (provided no covered
RV parking). The trip rate for Phase | calculates out to: 157.692 x 0.13 = 20.499 PM
peak hour trip. However, based upon the total square footage for the overall project with
Phase Il, a TIA is required: 206.118 x 0.13 = 26.795 PM peak hour trips.

The project has nonconforming development aspects along NW Vine Street, to include
rural road design (no curb, gutter, planter strip or sidewalk). In addition, sewer and
water are not installed on NW Vine along the property’s frontage. Sewer and water are
located south of the subject parcel via the school property and Heidi Lane. The pre-
application report indicated that sewer and water would be required to be installed along
NW Vine Street as part of the project. Half-street improvements could be deferred
through a Deferred Development Agreement (Exhibit 7). The site plan (Sheet A1.1)
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reflects the sewer being extended to the property’s south property line and east to NW
Vine at the property's east property line. The site plan does not reflect the location of
water for the property and does not include extension of water or sewer along the
frontage (a utility plan was not submitted as part of the application materials). As
submitted, the Public Works/Utility Division does not support the approval of the
development without the extension of sewer and water along NW Vine. The recently
adopted Collection System Master Plan Update (Carollo) reflects the extension of a
gravity sewer main through the property to provide future service for the UGB area on
the north side of I-5. A condition of approval will require the necessary sewer main
extensions and a revised site plan to provide for the unobstructued easements over the
sewer main. Public Works’ comments and conditions are incorporated below under the
criteria responses.

The project is subject to the zone buffer building setbacks as reflected in Schedule 23-4.
This includes a 20-ft. building setback from the residential zoned properties along the
west and south property lines, a 3-ft. buffer strip and a 6-ft. sight-obscuring fence.

The property abuts Gilbert Creek along its west property line, and has “not locally
significant” wetlands along the riparian corridor. Notice of the application has been
forwarded to the Department of State Lands (DSL) (Exhibit 8). As of the date of this
staff report, comments have not been received from DSL. A condition of approval will
required that the applicant meet any conditions imposed by DSL. The site plan reflects a
20-ft setback from the “stream center line”. As conditioned below, the applicant will be
required to submit a revised site plan reflecting all structures are meeting the stream
corridor setback of 20-ft. from the edge of the stream (i.e., ordinary high water line)
(Section 24.341).

Architectural Standards

The applicant has elected the “Discretionary Review” procedure to deviate from the
Commercial Design Standards of Article 20 of the City of Grants Pass Development
Code (GPDC). The design is not fully compliant with the Code due to construction
requirements for the proposed use.

The architectural standards require that buildings present a “face” towards streets,
sidewalks and other public areas. Windows and glass doors in exterior walls (Section
20.410), overall building length of more than 50 feet (Section 20.422), change in
massing at maximum of 50 feet (Section 20.423), detailing (Section 20.425) and
treatment of blank walls without windows or glass doors (Section 20.430) provide
building design guidelines to break up massing, minimize the feeling of long, continuous
blank wall and creating human scale.

The applicant’s narrative (Exhibit 4) addresses these issues and notes that the 20-ft.
perimeter landscaping will reduce the impact on the adjoining properties. The use of
“high quality elements” in the development (such as brick veneer, patterned and textured
stucco, and flush metal canopies) will assist in accomplishing the purpose and intent of
the commercial designs standards in Article 20.

201-00130-16: Cascade Self Storage Major Site Plan/Discretionary Review
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V. CONFORMANCE WITH APPLICABLE CRITERIA:

A. Maijor Site Plan Review Criteria - Section 19.052

Section 19.052 of the City of Grants Pass Development Code states that the review
body shall approve, approve with conditions, or deny the request based upon the
following criteria:

Criterion (1): Complies with applicable development standards: Base standards of
zoning district, special development standards, residential development standards, or
standards as previously approved under the provisions of an optional development plan
or other approved permit.

Staff’'s Response: Satisfied with conditions. The project area is comprised of a
single parcel, approximately 7.3 acres in the IP zoning district. The applicant proposes
two phases for the development:

e Phase | ~ 703 storage units, 24' x 48’ two-story office with managers’ quarters,
and a 397 sq. ft. relief managers’ unit. The proposed structures would total
approximately 157,692 sq. ft. The site plan also reflects “covered” RV storage
between Building A and Building E. This structure is not calculated in the overall
building area for Phase | and occupies the area indicated as Phase II.

e Phase Il ~ proposes to add 48,426 sq. ft. of additional storage.

The IP zone has specific limitations concerning lot coverage for new development.
Schedule 12-9 of the Development Code limits the maximum lot coverage for structures
in the IP zone to 50%. Sheet A1.1 of the application materials is being used for the
basis of the conditions of approval. The proposed lot coverage in Phase | is 105,853 sq.
ft. while the proposed building size is 157,692 sq. ft. The two figures are different due to
the multi-story buildings in Phase |. The building size and lot coverage is the same for
Phase Il (48,426 sq. ft.). Phase | (excluding any covered RV parking) is recommended
for approval with the conditions listed below.

Phase |l or any additional coverage exceeding 50% of lot coverage or exceeding an
overall combined PM peak hour trip rate of 25 trips for Phase | and Phase |l requires a
TIA and possible zone change.

The project is subject to the Environmental Standards listed in Article 24 of the
Development Code. Specifically, potential wetland compliance and the 20-ft. stream
corridor setback for all structures pursuant to Section 24.341. As conditioned below, the
applicant will be required to submit a revised site plan reflecting the 20-ft. stream corridor
setback and will be subject to any conditions required by DSL.

The proposal is also subject to meeting the commercial design standards of Article 20 of
the Development Code. Subject to the approval of the applicant’s request for
Discretionary Review, the proposed building will comply with these standards.

Criterion (2): Complies with applicable elements of the Comprehensive Plan, including:
Traffic Plan, Water Plan, Sewer Plan, Storm Drainage Plan, Bicycle Plan, and Park Plan.

201-00130-16: Cascade Self Storage Major Site Plan/Discretionary Review
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Staff's Response: Satisfied with conditions.

Traffic Plan: According to the Institute of Transportation Engineers (ITE) Manual, mini-
warehouse classification (Use 151) is calculated to generate 2.5 total daily trips (ADT)
per 1000 sq. ft., or 289 ADT on a weekday and 0.29 PM Peak Hour Trips per 1000 sq.
ft., or 33.56 trips. Section 27.121(3) requires a TIA when the number of peak hour trips
exceeds 25. The applicant’s traffic consultant prepared a local trip generation study
apparently based upon the initial proposed development plan consisting of 115,745 sq.
ft. The trip generation study focused on five local sites with an average rate of 0.13
trips/1000. Based upon the intial 115,745 sq. ft. project (115.745 x 0.13 = 15.046) a TIA
is not required. The study was reviewed and the conclusions supported by the City's
traffic consultant (Exhibit 6). Since the pre-application, the applicant has redesigned the
project and has increased the proposed building square footage up to 157,692 for Phase
| (not including the referenced proposed covered RV parking) and an additional 48,426
sq. ft. for Phase Il (a total of 206,118 sq. ft.). A TIA would not be required for Phase |
(provided no covered RV parking is included). The trip rate for Phase | calculates out to:
157.692 x 0.13 = 20.499 PM peak hour trip. However, based upon the total square
footage for the overall project with Phase 11, a TIA is required: 206.118 x 0.13 = 26.795
PM peak hour trips. As conditioned below, only Phase | is recommended for approval,
limited to the 157,692 sq. ft. of structures. Any further expansion may require a TIA for
the overall project and possibly a zone change to Industrial.

Access to the property is proposed along NW Vine Street, a substandard rural road. NW
Vine Street lacks curb, gutter, sidewalk and planter strip. As a condition of approval, the
applicant will be required to enter into a Deferred Development Agreement and submit a
cash deposit (see Exhibit 7). In addition, the applicant shall obtain an encroachment
permit for work within any right-of-way.

Water and Sewer Plan: As currently reflected on the site plan, the Public Works
Department/Utility Division does not support the proposal without the extension of a
sewer and water main in NW Vine Street. The recently adopted Collection System
Master Plan Update (Carollo) reflects the extension of a gravity sewer main through the
property to provide future service for the UGB area on the north side of I-5 (see Exhibit
9). The extension of the gravity sewer main through the property will require a revised
elevation and site plan for Building D as a structure cannot be located on top of a public
sewer main. A condition of approval will require the submittal of a detailed utility plan
reflecting the sewer and water main extensions and accompanying unobstructued
easements across private property.

Storm Drain Plan: The applicant has submitted storm drainage calculations prepared
by Map Engineering, Inc. (Exhibit 10). The Post development storm water runoff shall
not exceed runoff from pre development conditions. The stormwater plan reflects a
detention area in the southwest corner of the property. Prior to installation of such
detention near the riparian/wetland area on the site, confirmation will be required from
DSL that the wetland area will not be impacted.

The current Master Storm Drain Plan indicates the installation of a 12-inch storm drain
along NW Vine Street at the time the street is redevelopment. A condition of approval
will require the deferment of the storm drain in conjunction with the half-street
improvements for NW Vine Street.
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The property is located within the Grants Pass Irrigation District (GPID). Comments
received from GPID indicated that the applicant will need to contact their office for
specific information regarding the project. GPID may be reached via email at
don@gpid.com. No specific conditions are being included in this report regarding GPID.

Bicycle Plan: There are no existing bicycle facilities along the frontage of the property.
Installation of bicycle facilities will be installed at the time NW Vine Street is rebuilt. No
new bicycle facilities are required at this time.

Park Plan: The subject property is not listed as park land in the Parks and Recreation
Master Plan.

Criterion (3): Complies with all other applicable provisions of this Code, including off-
street parking, landscaping, buffering and screening, signage, environmental standards,
and Special Purpose District standards.

Staff's Response:  Satisfied with Conditions.

Parking: The site plan depicts eight (8) parking spaces. The Development Code does
not provide a specific parking requirement for the mini-warehouse use. Section
25.035(2) of the Development Code authorizes the Director to determine the number of
spaces for uses not specifically listed. The closest parking calculation in the Code is
“Storage Warehouse”. Using this as the calculation rate the applicant would be required
to provide 1 parking space per 2000 square feet. The American Planning Association
developed the guide, Parking Standards, which uses the ratio of one (1) parking space
for every one hundred (100) storage units, plus two (2) spaces for the caretakers units.

Office space will be calculated at one (1) space for every four hundred (400) feet of
gross floor area. In addition, one (1) van accessible ADA compliant space is required for
every twenty five parking spaces provided.

Since customers park next to their units in unmarked loading areas, the Director has
determined that the eight (8) proposed parking spaces, including a van accessible ADA
compliant space, adjacent to the office area provide ample parking area for customers
when visiting the manager's office. Additional parking will not be required for this
complex.

Three (3) Type IV bicycle parking spaces are required for every 15,000 sq. ft. of building
space in accordance for storage or warehouse and one (1) Type | bicycle parking space
for the 3,300 sq. ft. office building, in accordance with Section 25.064, Schedule 25-2.
The site plan reflects a proposed location for bicycle parking. As conditioned below, the
applicant will be required to provide ten (10) Type IV bicycle parking spaces and one (1)
Type | bicycle parking space.

Landscaping: The site is subject to the Type B — Commercial and Indoor Industrial
Front and Exterior Yards landscape requirements listed in Section 23.032 and the Type
D Buffering Between Zones requirements of Section 23.034. As conditioned below, the
applicant is required to provide a landscaping and irrigation plan for landscaping and
screening installed along the front yard, the parking area and adjacent to the new
structure, including the following:

a. Parking Lot Landscaping (Section 23.035(3)).
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i. One (1) tree per 16 sq. ft. of landscaping per 10 parking spaces.

ii. Landscaped area shall be planted with shrubs or living ground cover to
assure 100% coverage within 2 years.

iii. Landscaped end islands provided at end of parking rows.

iv. A three (3) foot landscaped strip where parking abuts a property line.

v. A sight obscuring hedge where parking abuts a required front or exterior
yard. The screen shall be eighteen (18) inches higher than the finished
grade of the parking area.

b. Ten (10) Ft. Front Yard; Ten (10) Ft. Exterior Yard Landscaping (Section 23.032)
per 1,000 sq. ft. of landscaping area.

i. Three (3) trees, at least ten (10) feet in height, two (2) inches in caliper
measured three (3) feet from the base

ii. Fifteen (5) five-gallon shrubs or accent plants.

ii. Remaining area treated with living ground cover. Coverage shall be at least
fifty (50) percent upon installation and eighty (80) percent after three (3)
years.

c. Buffering between zones or conflicting uses (Section 23.034) with one of the
following buffer types between the proposed use and the residential zoned
properties to the south:

i. D-1 buffer type:
a) 20-foot building setback;
b) 3-foot buffer strip;
c) 6-foot sight obscuring fence

ii. D-2 buffer type:
a) 5-foot building setback;
b) Landscape/maintenance easement;
c) 6-foot sound obscuring wall, no building openings

Buffering and Screening: Parking areas adjacent to neighboring properties shall
provide additional buffering. As conditioned below, the applicant shall provide screening
between the adjacent properties and the proposed parking area with an 18-inch hedge
included in the three (3) foot landscaped buffer.

The applicants are proposing to provide a zone buffer between the propased
development and the adjacent residential development to the south and west. The blank
walls of the storage units will serve as the screening wall and the applicants are
proposing to install additional landscaping to screen the uses. As conditioned below, the
applicant will be required to submit a detailed landscaping and irrigation plan.

Signage: The installation of signs is subject to the Municipal Code, requiring a separate
review and permit by the Community Development office. Proposed signs are not being
included as part of this review.

Environmental Standards: The property has Gilbert Creek along the west property
line. The current site plan reflects a twenty (20) ft. setback from the center line of the
stream bead. In accordance with Section 24.341, the applicant will be required to submit
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a revised site plan reflecting the maintenance of a twenty (20) ft. setback from the
riparian area/ordinary high water line will be required. As conditioned below, prior to
any disturbance within the riparian/wetland area, the applicant will be required to obtain
approval from DSL.

The property has a questionable history of fill material deposited on site. A Geotechnical
Engineering report will be required to confirm compaction and stability of any fill placed
on site.

Special Purpose District standards: The property is not located within a Special
Purpose District.

Commercial Design Standards: The proposed development is subject to the
commercial design standards and requirements of Article 20. The applicant has elected
the discretionary review option outlined in Section 20.210 of the GPDC. As discussed
above, the construction of mini-warehouse does not permit the installation of windows
and glass doors due to security reasons. The use of “high quality elements” in the
development (such as brick veneer, patterned and textured stucco, and flush metal
canopies) will assist in accomplishing the purpose and intent of the commercial designs
standards in Article 20.

Criterion (4): Potential land use conflicts have been mitigated through specific
conditions of development.

Staff’s Response: Satisfied with conditions. The proposed development will be
located adjacent to residential properties to the west and south. The applicants are
proposing to provide a zone buffer between the uses. The blank walls of the storage
units will serve as the screening wall along with the installation of landscaping
conditioned above with provide adequate separation of uses.

Criterion (5): Adequate basic urban services are available, or can be made available by
the applicant as part of a proposed development, or are scheduled by the City Capital
Improvement Plan.

Staff's Response: Satisfied with conditions. As noted in Criterion 2 above, the
applicant will be required to provide the necessary water and sewer main
extensions. In addition, the applicant will be required to install private water and
sewer services for the site. NW Vine is a substandard rural road, lacking curb,
gutter, sidewalk and planter strip. A condition of approval will require the applicant
to enter into a Deferred Development Agreement and pay a cash deposit for the
future half-street improvements.

Criterion (6): Provision of public facilities and services to the site will not cause service
delivery shortages to existing development.

Staff Response: Satisfied with conditions. The proposed use will require new
connections for water and sewer services. The site will use water for potable use and
landscaping. Based upon the required sewer and water main extensions, this project
will not cause delivery shortages to surrounding developments. As conditioned, the
developer will be required to submit a utility plan to the Utility Division and Public Safety
which includes a fire safety plan, to include either public or private fire lines and fire
hydrants. A condition of approval will include a 24-hour “unobstructed access” be
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provided for any public “on site” fire lines and fire hydrants. Any proposed public fire
hydrant must be located outside of the gated compound to enable unobstructed access.

Criterion (7): To the extent possible, identified significant resources, such as
intermittent and perennial creeks, stands of pine, fir, and oak trees, wildlife habitats,
historic sites, and prominent land features have been preserved and designed into the
project. Alternatives shall be considered and the proposal shall represent the most
effective design to preserve these resources.

Staff’'s Response: Satisfied with conditions. The property has Gilbert Creek along
its west property line. The current site plan reflects a twenty (20) ft. setback from the
center line of the stream bead. In accordance with Section 24.341, the applicant will be
required to submit a revised site plan reflecting the maintenance of a twenty (20) ft.
setback from the riparian area/ordinary high water line will be required. As conditioned
below, prior to any disturbance within the riparian/wetland area, the applicant will be
required to obtain approval from DSL.

Criterion (8): The characteristics of existing adjacent development have been
determined and considered in the development of the site plan. At a minimum, special
design consideration shall be given to:

a. Areas of land use conflicts, such as more restrictive use adjacent or
across the street from proposal. Mitigate by orienting business
operations away from use, additional setbacks, screening/buffering,
landscaping, directing traffic away from use.

b. Setbacks. Where existing buildings are setback deeper than required by
Code, new setbacks to be compatible.

c. Building Size and Design. Existing surrounding architecture and building
size to be considered to insure compatible scale and balance to the area.

d. Signs. New signs shall not block primary view to existing signs, and shall

be sized consistent with Code or existing signs, whichever is less.
e. Lighting. Exterior lighting shall not impact adjacent development or
traveling motorists.

Staff's Response: Satisfied with Conditions.

a. The proposed development will be located adjacent to residential
properties to the west and south. As noted above, the applicants are
proposing to provide a zone buffer between the uses. Any refuse
container or disposal area shall be screened from view and any
development subject to the commercial design standards shall screen
mechanical equipment from view. As conditioned below, the applicant
shall reflect the location of the mechanical equipment and proposed
screening and provide details of the trash enclosures.

b. The proposed structures will meet the minimum setback requirements for
the Industrial Park zoning district.

C. The proposal is also subject to meeting the commercial design standards
of Article 20 of the Development Code. Subject to the approval of the
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applicant’s request for Discretionary Review, the proposed building will
comply with these standards.

d. No new signs are being reviewed under this application.

e. Lighting will not glare on adjacent development or the travelling public.

Criterion (9): Traffic conflicts and hazards are minimized on and off site, as provided in
Article 27.

Staff's Response: Satisfied with conditions. As discussed in Criterion 2 above, the
property was not required to submit a TIA based upon the initial proposal of 115,745 sq.
ft. of structures. Therefore, only Phase | is recommended for approval, limited to the
157,692 sq. ft. of structures. Any further expansion may require a TIA for the overall
project and possibly a zone change to Industrial. Prior to any work within a public right-
of-way, the applicant will be required to obtain an encroachment permit.

Criterion (10): If phased development, each phase contains adequate provisions of
services, facilities, access, off-street parking, and landscaping.

Staff’s Response: Satisfied with conditions. The site plan depicts a second phase
for development between Buildings A and E. Prior to review of a second phase, the
applicant will be required to submit a TIA for the entire project (Phase | and Il), along
with a zone change from IP to | in order to comply with the lot coverage standards of
Schedule 12-9.

Criterion (11): There are adequate provisions for maintenance of open space and
other common areas.

Staff's Response: Not applicable. There is no open space or common area
proposed as part of this application.

Criterion (12): Internal circulation is accommodated for commercial, institutional and
office park uses with walkways and bikeways as provided in Article 27.

Staff’s Response: Satisfied with conditions. As conditioned below, the applicant will
be required to defer for future frontage improvements along NW Vine Street. No further
improvements are required at this time.

Criterion (13): If the property contains existing nonconforming use or development to
remain, the application and the Review Body’s decision shall also be consistent with the
provisions of Article 15, including any additional standards, relief from the Code, or
conditions imposed.

Staff’'s Response: Satisfied with conditions. As previously noted, NW Vine Street is
a nonconforming street, lacking curb, gutter, sidewalk and planter strip. A condition of
approval requires that the applicant enter into a Deferred Development Agreement and
pays cash deposit for half-street improvements (Section 29.060).
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VI. RECOMMENDATION:

It is recommended that the Urban Area Planning Commission APPROVE the Major Site
Plan/Discretionary Review with the following conditions:

Conditions of Approval:

A. The following shall be accomplished within eighteen months of the date
this report is signed and prior to issuance of a Development Permit.
Otherwise, the approval shall expire. Extension of the Site Plan Review
approval is permitted pursuant to Section 3.077(2) of the Development
Code. Extension of the Development Permit is permitted pursuant to
Section 3.093(2) of the Development Code. (NOTE: A development permit
is required prior to commencement of construction).

1. Submit four (4) copies of a revised site plan reflecting the following items:

a. 12-inch public water main along NW Vine.

b. 8-inch public sewer main along NW Vine as required by Public
Works.

c. 8-inch public sewer main along the southern property line from
existing sewer main in Heidi Lane.

d. 12-inch public sewer main north from the existing public sewer
cleanout F349 (located near the north property line of 2250 NW
Heidi Lane) across TL 4300 to the centerline of NW Vine at the
1144 elevation contor.

e. Reflect the location of mechanical equipment and screening in
conformance with Figure 23-6.

f. Detail of trash enclosures.

g. Reflect 24-hour unobstructed and drivable access to any
proposed public utilities, including fire lines/hydrants and sewer
lines.

h. Reflect the location of the ten (10) Type IV and one (1) Type |
bicycle parking spaces.

2. Landscape and irrigation plan in accordance with Section 23.032,

Commercial Front and Exterior Yards, and Section 23.035, Parking Lot
Landscaping. The approved plant materials installed in the area between
the curb and the sidewalk may be used in meeting the landscaping
requirements for the front yard. The revised landscape plan should
include the following:

a.

Parking Lot Landscaping (Section 23.035(3)).

One (1) tree per 16 sq. ft. of landscaping per 10 parking spaces.
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ii. Landscaped area shall be planted with shrubs or living ground
cover to assure 100% coverage within 2 years.

ii.  Landscaped end islands provided at end of parking rows.

iv.  Athree (3) foot landscaped strip where parking abuts a property
line.

v. A sight obscuring hedge where parking abuts a required front or
exterior yard. The screen shali be eighteen (18) inches higher
than the finished grade of the parking area.

b. Ten (10) Ft. Front Yard; Ten (10) Ft. Exterior Yard Landscaping
(Section 23.032) per 1,000 sq. ft. of landscaping area.

i. Three (3) trees, at least ten (10) feet in height, two (2) inches in
caliper measured three (3) feet from the base
ii. Fifteen (5) five-gallon shrubs or accent plants.
iii. Remaining area treated with living ground cover. Coverage shall
be at least fifty (50) percent upon installation and eighty (80)
percent after three (3) years.

c. Buffering between zones or conflicting uses (Section 23.034) with one
of the following buffer types between the proposed use and the
residential zoned properties to the west and south:

i D-1 buffer type:
a) 20-foot building setback;
b) 3-foot buffer strip;
c) 6-foot sight obscuring fence

ii. D-2 buffer type:
a) 5-foot building setback;
b) Landscape/maintenance easement;
c) 6-foot sound obscuring wall, no building openings

3. Submit draft documentation (including legal description and maps) for a
ten (10) foot CUE along all NW Vine Street.

4, Submit approval from DSL for any work within the riparian/wetland area of
Gilbert Creek.
5. Provide four (4) copies of the following to the City Engineering Division for
review and approval:
a. An engineered drainage plan including detention calculations and
detention plan with details for drainage swales and detention
basins.

b. A grading plan if applicable. Note: A grading permit is required
prior to any grading on site.

c. An erosion and dust control plan. Note: A NPDES permit is
required prior to construction.
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d. Engineered details for any retaining wall greater than four (4) feet
in height, including footings.

e. Submit a geotechnical report for previous fills placed on the
property.
f. Submit a 1200c permit for disturbance to more than one acre.

g. A detailed Utility Plan reflecting the following, as required by
Public Works:

vi.

vii.

The installation of a public sewer main along the Vine Street
frontage is required. The exact length of the public sewer main
will be determined based upon existing grades on NW Vine.
The public sewer main on Vine must be at depths and grades
which will enable sewer service to be extended by means of a
bore to the east side of Interstate 5. Sewer flows in this
segment of public sewer main must connect to the existing
public sewer manhole on 2250 NW Heidi Lane.

. Two separate extensions of public sewer mains, located within

20-ft. public sewer easements crossing two separate portions
of TL 4300 are required to provide future access to the utility for
adjacent TL 100 (located north of the property) and future
development east of Interstate 5.

The extension of a 12-inch public sewer main north from the
existing public sewer cleanout F349 (located near the north
property line of 2250 NW Heidi Lane) across TL 4300 to the
centerline of NW Fine at the 1144 elevation contour. A City
standard public sewer cleanout shall be required at the end of
this section of public sewer main.

The extension of an 8-inch public sewer main east from the
existing public sewer manhole F315 east to a point at least 10
feet each of the west property line of TL 4300.

From the above location, the installation of a public sewer
manhole and extension of an 8-inch section of public sewer
main north across TL 4300 to a point at least 10 ft. north of the
south property line of TL 100.

From the above point, install a sewer manhole, extend a
section of 8-inch sewer main west to the west property line of
TL 4300 (east property line of TL 100). This section of sewer
main shall terminate with a City standard public sewer
cleanout).

A 24-hour unobstructed access shall be provided to all public
“on-site” public sewer mains and manholes.

201-00130-16: Cascade Self Storage Major Site Plan/Discretionary Review

Staff Report — Planning Commission

14

Page 134



viii.

Xi.

Xii.

Xiii.

Xiv.

XV.

XVi.

XVii.

Xviii.

XiX.

XX.

XXi.

All segments of public sewer mains, not located within the
public right-of-ways shall be located within 20-ft. unobstructed
and drivable public sewer main easements.

A sampling manhole shall be required upon the private sewer
lateral serving the mini-storage facility.

All private wells and septic systems shall be properly
abandoned. (Private wells may be maintained for irrigation
purposes only).

RP backflow devices shall be required as “premises” protection
on all water services if GPID or private wells are present.

If GPID and private wells are absent, an RP backflow device
shall be required as “premises” protection on the domestic
water service serving the mini storage facility.

If GPID or private wells are absent, a DC backflow device shall
be required as “premises” protection on any separate irrigation
service.

All “premises backflow prevention devices shall be located
within 10 feet behind of each water meter.

All water meters shall be located within the public right-of-way
of NW Vine Street.

A “point of use” DC device shall be required on any water
service containing a multiple zone irrigation system.

Additional “point of use” backflow prevention devices may be
required internal to the mini storage facility dependent upon the
types of uses present.

The extension of a 12-inch public water main from its current
location at the intersection of NW Hawthorne Avenue,
northwest within NW Vine Street to the northwest property line
of TL 4300.

If a private fire sprinkler line is required, the fire sprinkler line
shall be protected with a DC backflow device containing a
detector meter. If anti-freeze agents are added to the fire line,
an RP backflow device shall be quired in place of the DC
assembly.

If “on site” public fire lines are required, the fire lines and fire
hydrants shall be located within 20-ft. unobstructed and
drivable public water main easements.

Twenty-four hour unobstructed access shall be provided to all
public “on site” fire hydrants. If such access cannot be
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provided, a private fire line with “City” standard fire hydrants
shall be required. The private fire line shall be protected with a
DC backflow device with a detector meter. Conditions and
requirements related to private fire systems are available from
the Public Works Department.

xxii. A City Utility Easement (CUE) is required along all street
frontages. The applicant shall provide documentation
demonstrating a CUE along NW Vine Street.

6. Obtain an encroachment permit for any work within the public right-of-
way.
7. Submit a signed/notaried Deferred Development Agreement and pay the
cash deposit for half-street improvements, including storm drain on NW
Vine Street.
B. The following must be accomplished prior to issuance of a Building Permit:
1. Pay all System Development Charges including, but not limited to, water,

sewer, and storm drain (Exhibit 11).

2. Submit construction documents to the Building Division for their review
and approval to determine compliance with all Building, Fire and Life
Safety, and Americans with Disabilities Act requirements. Buildings plans
shall be consistent with the approved site plan.

Note: Plans must be prepared by an Oregon licensed architect or
structural engineer. The building must comply with all applicable building
and fire codes.

3. Submit a sign permit for any proposed freestanding or attached signs.

C. The following must be accomplished prior to issuance of a Certificate of
Completion:

1. Development must occur according to the approved site plan, landscape
plan, and construction drawings including the items listed below. The
developer must contact the Parks & Community Development
Department and arrange for a final inspection prior to occupancy to insure

compliance.
2. Provide recorded copies of the ten (10) foot CUE along NW Vine Street.
3. Install access approach along NW Vine Street as reflected on the

approved site plan.

4, Install parking spaces as reflected on the approved site plan.
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5. Parking lots and maneuvering areas must be paved and surrounded with
a 6-inch curb (Section 25.033(5) GPDC). Individual parking spaces shall
be striped.

6. Install inlets as needed per the detailed drainage plan and as shown on
the submitted drawings.

7. All signs are the developers to install. Install signs and pavement
markings for the required ADA parking space.

8. Install at least ten (10) Type IV bicycle parking spaces and one (1) Type |
bicycle parking space.

9. Comply with all Building, Fire and Life Safety, and the adopted Oregon
Structural Specialty Code Act requirements.

10. Comply with all requirements of the Engineering and Utility Divisions.

11. Installed lighting shall be directional, non-glare and shall not cause glare
onto adjacent properties or passing motorists.

12. Install landscaping according to approved plans.
a. Parking Lot Landscaping (Section 23.035(3)).

i. One (1) tree per 16 sq. ft. of landscaping per 10 parking
spaces.

ii. Landscaped area shall be planted with shrubs or living
ground cover to assure 100% coverage within 2 years.

iii. Landscaped end islands provided at end of parking rows.

iv. A three (3) foot landscaped strip where parking abuts a
property line.

v. A sight obscuring hedge where parking abuts a required front
or exterior yard. The screen shall be eighteen (18) inches
higher than the finished grade of the parking area.

b. Ten (10) Ft. Front Yard; Ten (10) Ft. Exterior Yard Landscaping
(Section 23.032) per 1,000 sq. ft. of landscaping area.

i. Three (3) trees, at least ten (10) feet in height, two (2) inches
in caliper measured three (3) feet from the base

ii. Fifteen (5) five-gallon shrubs or accent plants.

iii. Remaining area treated with living ground cover. Coverage
shall be at least fifty (50) percent upon installation and eighty
(80) percent after three (3) years.

C. Buffering between zones or conflicting uses (Section 23.034) with
one of the following buffer types between the proposed use and
the residential zoned properties to the west and south:

i.  D-1 buffer type:
a) 20-foot building setback;
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VII.

b) 3-foot buffer strip;
¢) 6-foot sight obscuring fence

ii. D-2 buffer type:
a) 5-foot building setback;
b) Landscape/maintenance easement;
¢) 6-foot sound obscuring wall, no building openings

13. Vegetation should be maintained throughout the year.
14, All new utilities should be placed underground.
15. An RP backflow device shall be required as "premises” protection on the

existing domestic water service. All “premises” backflow devices shall be
located within 10 feet of the public water service.

16. A DC backflow device shall be required as “point of use” protection on
any water service with a multiple zone irrigation system. A DC backflow
device shall be required as “premises” protection on any irrigation only
service.

17. Pay all inspection fees incurred by the Engineering and Utility Divisions,
as well as all City bills due.

18. A sign permit is required prior to erection of any signs. Location of a sign
within the CUE must be in compliance with Section 9.21.130 of the
Municipal Code.

19. Future development of the property will require a TIA for the entire project
(Phase | and Phase Il) and a zone change to the Industrial zone to
maximize lot coverage.

PLANNING COMMISSION ACTION:
Positive Action: Approval of the request:

1. as submitted.

2. as modified by the Planning Commission (list):
Negative Action: Denial of the request for the following reasons (list):
Postponement: Continue item

1. indefinitely.

2. to a time certain.

NOTE: State law requires that a decision be made on the application within 120 days of
when the application was deemed complete.
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Vill. INDEX TO EXHIBITS:

Vicinity

Aerial Photograph

Site Plan & Elevations

Discretionary Review Narrative

Trip Study

Replinger's Comments

Deferred Development Agreement w/Cash Deposit Estimate
DSL Notification

Collection Master Plan Proposed Improvements Figure ES.7
10. Stormwater Management Report

11. SDC Brochure

12.  Engineering Brochure
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L GENERAL INFORMATION

Property Information:
Project:
Parcel Number:
Property Address:

Development Team:

Developer:

Architect:

GRANT PASS SELF-STORAGE — DISCRETIONARY REVIEW

Grants Pass Self-Storage
36050600004300 & 4390
2450 NW Vine Street
Grants Pass, OR 97526

HCA Management Co, LLC
Chris Compton

7250 Redwood Bivd.
Northwood, CA 94945

Bruce Jordan
131 Calle Iglesia, Suite 100
San Clemente, CA 92672

. PURPOSE AND INTENT — Article 20

Article 20.100 - Purpose and Intent:

Purpose. The purpose of this Article is to provide development standards that:

August 12, 2016

(1) Preserve and enhance the natural and built environment through standards intended to ensure new
development is sensitive to the architectural, historical, geographical, and natural context that is unique to

Grants Pass.

(2) Ensure new development is built to high quality standards that will enhance the community and
preserve and contribute to the economic strength and vitality of the city.

(3) Protect the unique character of Grants Pass to ensure it remains competitive as a unique tourist
destination, with commercial development that serves as an amenity to continue to attroct tourism as the
City grows, rather than detract from the unique character and attractiveness as a tourist destination.

O#sce (407 388-8090 - Fax: 1 @49 385 8240
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{4) Protect the capital improvements and investments already made in the community, through standards
intended to ensure new development is designed and built in @ manner that will preserve or enhance,
rather than diminish, the economic value of nearby properties.

{5) As new investment occurs in transitioning areas, ensure new development, infill development, and
redevelopment occur in accordance with these standards to enhance the character of these areas and
contribute to economic vitality.

(6) Provide clear and objective standards to enable review of new development through the standard site
plan review process.

(7) Provide an alternative review process to enable flexibility in accomplishing the guiding principles
behind the standards, when a development can equally or better accomplish the intent, even if the
development does not strictly comply with the objective standards. in order to ensure this process
provides high-quality products, and does not become a way to avoid the standards, this process requires
review with a higher level of oversight and greater amount of discretion by the review body to ensure the
intent is accomplished.

(8} Provide a high level of flexibility in architectural design choices, styles, and concepts by focusing on the
human scale and detailing of buildings, and human activity and interest rather than individual styles.

(9) Provide flexibility to establish standards specific to special districts when desired to achieve a unique
character or effect.

Grants Pass Self Storage Adherence to Article 20.100 - Purpose and Intent: Grants Pass Self Storage development
accomplishes the purpose and intent of the zoning code even if it is not strictly complying with each objective
standard. The project design presents a face to the Public Street and pedestrian ways, screens mechanical
equipment behind building's roof parapets and locates dumpster areas in enclosed spaces.

A 20°-0" landscaping strip is provided around the entire exterior of the project which softens the length of the
elevations. Due to the nature of the project, it is not feasible to include fandscaping within the development as it
will interfere with the operation of the facility.

Special care has been taken to incorporate high quality elements in this development traditlonally found in
commercial architecture such as a combination of brick veneer, patterned and textured stucco, and flush metal

canopies to create an interplay of light and shadows on the fagade.

Article 20.300 - Site Orientation Standards:

20.310 Overall Building Length:

“0Overall building length shall be limited in order to provide vehicular and pedestrian connectivity through
on-site circulation and connections to the adjoining street network and to provide visual relief through a
combination of building mass and open space.”

Grants Pass Self Storage Adherence to Article 20.30 - Site Orientation Standards

The self-storage site plan is designed to create a perimeter of buildings that will shield the view of the interior
operations of the project from neighboring sight lines and provide security to the belongings being stored. The
connectivity is not desired as it breaks the continuity of the building thus providing a view of the inner facade that
is driven exclusively by the functionality of the use and can impede with on-site security by allowing multiple
access points.

131 Cade 0leza, Sute 700, Sar, Clemente, JA 82572
Office: 1949 388-B040 - Fay: 19441 JRA-B250 - = -Mail. JA@{zrdanarchitects cam - Web Sile wwiw jrisdanarchaects com
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Article 20.400 - Architectural Standards:

20.410 Window and Glass Doors in Exterior Walls:

“Principle: Buildings shall provide a “face” toward streets, sidewalks, and on-site parking and circulation
areas with transparent windows and glass doors that provide “eyes on the street” to promote a feeling of
safety and community, to provide interest by creating a connection between interior and exterior space
and activity, to provide views of human and retail activity within buildings to provide interest from the
outside of the building, and to provide relief from the massing of exterior walls by providing views of
interior building spaces and volumes.”

Grants Pass Self Storage Adherence to Article 20.410 - Window and Glass Doors in Exterior Walls:

See through openings are not desirable in self-storage units. In lieu of these requirements, towers containing
storefront systems with faux roll up doors provide transparency to the street front fagade. In addition, a series of
roll up door skins have been provided so that there is no more than 100 feet without windows or doors within the
same elevation.

Building elevations have been designed to be 20 feet height along the street elevation to achieve a better height to
length proportion ratio, but the interior ceiling height of the storage unit is only 10 feet.

20.420 Massing and Detailing:

“Principles: Buildings shall be articulated through massing and/or detailing in @ manner that breaks larger
building spaces and wall surfaces into human-scaled elements appropriate to the form of the building.
Large, unbroken building masses and wall surfaces shall be avoided through the use of vertical and
horizontal offsets and articulation of the building face.

This is especially important for large sections of wall that do not contain windows or gloss doors, since
they don’t offer transparency into the building which would otherwise provide human interest and relief

from the building surface.

Special provisions for retail development larger than 30,000 square feet are intended to ensure the larger
areas with otherwise simple, boxy volumes are human-scaled.”

Grants Pass Self Storage Adherence to Article 20.420 — Massing and Detailing:

All buildings along the street frontages will share a common architectural theme and will be constructed of a
combination of brick veneer, patterned and textured stucco, and flush metal canopies to protect entrances and
create a pattern of shadows on the fagade.

Special care has been taken in providing design elements that will break up the fagade and avoid unarticulated and
monotonous building facades. A variety of building heights and roof line articulation have been introduced in
order shield roofing materials from the public right-of-way.

The building street front fagade provides articulation of a major element of 20 feet wide by 5 feet deep and 25 feet
high, and a minor element of 35 feet wide by 3 feet deep and 20 feet high. The street front fagade provides a
constant height of 20 feet from which these elements project. In no case the maximum distance between the
major and minor elements exceed 20 feet. In addition, the entrance to the project is flanked by two towers with
visually appealing glass corners that resemble a mixed used development of an upscale nature.

"
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Cornices and flush metal canopies run along the perimeter of the street front facade projecting from the wall plane
to break up the height of the wall and provide depth and shadows.

The street front facades massing, articulation, and glass wraps around the west fagade to provide continuity and 3-
dimensional treatment for a length of 65 feet. The west fagade, which is located adjacent to a stream, is mainly
shielded from street view because of bushes and trees existing on the site. The south fagade is offset from the
property line 37 feet for almost half the length and 20 feet for the remaining portion. This separation from the
property line will allow far the design of a landscaped strip that will smooth the building transition and shield it
with plant material from view.

We believe that the use and design of this project will have a positive impact on the surrounding area and will

enhance the character of the area. In summary, the proposed architecture creates height and massing at key
points, generating a distinctively iconic and a uniquely recognizable project with retail character for the area.

131 Calle iglesia, Suite 100, San Clemente, TA 82672
Office: (94391 3B8B-BI90 - Fax: (949) 385-8290 - E-Mail: JA@jordanarchitects.cam - Web Site’ www.jordanarchitects.com
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SANDOWENGINEERING

160 Madison Street Suite A Eugene, Oregon 97402 541.513.3376

September 30t", 2015

TO: LoraGlover
Parks & Community Development Director

City of Grants Pass
FROM: Kelly Sandow PE
Sandow Engineering

RENEWAL 06/30/16

RE: Cascade Storage-TIA Applicability

Sandow Engineering prepared a local trip generation study (date September 29, 2015) to
determine the trip generation rate for mini storage facilities in Grants Pass, Oregon. The intent
of the study was to establish a local rate to estimate the trip generation for the proposed
Cascade Storage on Vine Street in lieu of using the data within ITE (Institute of Traffic Engineers)
Trip Generation Manual.

TRIP GENERATION

The trip generation study prepared by Sandow Engineering evaluated 5 local sites in accordance to the
standard ITE methodology to determine a local rate for mini storage facilities in Grants Pass. The
evaluation determined that the weighted average trip generation rate during the pm peak hour is 0.13
trips/1000 square feet of building space.

The Cascade Storage facility on Vine Street is proposed at 187,440 square feet. At a trip generation rate
of 0.13 trips/1000 sf the new building is estimated to generate 24 trips in the pm peak hour.

TIA APPLICABILITY

As per the City of Grants Pass Development Code, Section 27.121 (3), a traffic impact analysis is required
when a development generates 25 or more peak hour trips. As shown above, the site is estimated to
generate 24 pm peak hour trips, therefore the threshold for warranting a traffic impact analysis is not
met.

CONCLUSION
As described within this letter, the proposed Cascade Storage will not generate 25 or more trips,
therefore a traffic impact analysis is not required for this development.

EXHIBIT_5~
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Local Trip Generation Study

Cascade Self Storage

RENEWAL 06/30/16

Eugene, Oregon
September 29, 2015

SANDOW

Kelly Sandow PE ENGINEERING

Sarah McCrea EIT 160 Madison Street, Suite A
Eugene Oregon 97402

541.513.3376
sandowengineering.com

project # 5570
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EXECUTIVE SUMMARY

This report provides a local trip generation rate established for Mini Storage land uses within Grants
Pass, Oregon. The purpose of the study, and the established local rate, is to more accurately estimate
the number of PM peak hour trips for mini storage facilities in Grants Pass will generate. This study is
performed evaluating Mini Storage land uses comparable to the proposed Cascade Storage.

FINDINGS

The analysis finds that the trips per unit for all five local sites were consistent ranging from 0.07 to 0.29
trips/1000 sq ft GFA. The weighted average rate for this specific land use is found to be 0.13 trips/1000
sq ft GFA, which is lower than the ITE Trip Generation rate of 0.26 trips/1000 sq ft GFA. The statistical
validity standards applied to the Trip Generation Data was satisfied in accordance to the ITE Trip
Generation Manual. The local rate of 0.13 trips/1000 sq ft GFA should be applied to the proposed

Cascade Storage facility.
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1.0 INTRODUCTION

This report provides a local trip generation rate established for mini storage land uses within Grants
Pass, Oregon. The purpose of the study and the established local rate is to more accurately estimate
the number of PM peak hour trips for the proposed Cascade Storage.

This study is performed evaluating Mini Storage land uses comparable to the proposed Cascade Storage
in Grants Pass. The proposed Cascade Storage is planned to have 187,440 Sq Ft of Building space with
an additional 1,568 Sq Ft of Office.

The closest land use from the Institute of Transportation Engineers (ITE) Trip Generation Manual is land
use code 151 — Mini Warehouse. The rate for this land use is 0.26 /1000 sq ft gross floor area (GFA) for
the PM peak hour.

In lieu of using the rate from the ITE Trip Generation Manual, a local trip generation study was
performed evaluating trips at similar mini storage land uses as the proposed Cascade Storage.

2.0 SITE INFORMATION

Descriptions of the five sites selected for the study are provided below.

A. MILL STREET MINI STORAGE:

696 SE J St

Size: 128,000 sq ft

Entrance: Single point access controlled by gate requiring access cade to enter and exit. Secondary
access for emergency and special circumstances.

Description: This site has a total of 896 ?,'ﬁbr,_ Y
secured storage units ranging in size P

from 5'x10’ to 12'x40’, Each unit is '
individually alarmed and the property is
fenced with an electronic gate. A
portion of the units are heated and
climate controlled. Additionally, the
site has RV and Boat storage.

Figure 1: Mill Street Mini Storage: Aerial View
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B. LEE’S MIN! STORAGE:

1249 Rogue River Hwy.

Size: 66,000 sq ft + 2,380 sq ft Office
Entrance: Single point access
controlled by gate requiring access
code to enter and exit.

Description: This site has storage
units ranging in size from 5'x5’ to
12'x30’. Each unit is individually
alarmed and the property is fenced
with an electronic gate. All of the
units are heated and climate
controlled.

C.BOOTH STREET SELF STORAGE
214 NW Booth Street

Size: 47,000 sq ft + 2,400 sq ft Office
Entrance: Single point access
controlled by gate requiring access
code to enter and exit. Secondary
access for emergency and special
circumstances.

Description: This site has storage
units ranging in size from 5'x5’ to
15’x30’. The property is fenced with
an electronic gate. A portion of the
units are heated and insulated.

Figure 3: Booth Street Self Storage: Aerial View
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D. AMERICAN SECURE
STORAGE:

3134 Foothill Bivd

Size: 48,700 sq ft

Entrance: Single point

access controlled by gate

requiring access code to

enter and exit.

Description: This site has
storage units ranging in
size from 5'x5’ to 12'x30".
The property is fenced
with an electronic gate.

Figure 4: American Secure Storage: Aerial View

E. A-1 MINI STORAGE:
" 1935 Redwood Ave.

"= size: 125,000 sq ft
Entrance: Single point
access controlled by gate
requiring access code to

enter and exit.

Description: This site
has a total of 718 units.
The property is fenced

with an electronic gate.

_——

e
e
=
N =

=i

Figure 5: A-1 Mini Storage: Aerial View
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3.0 TRIP GENERATION CALCULATION

3.1 METHODOLOGY

A trip generation study is performed to estimate the local trip generation rate for Mini Storage land
uses. This study follows standard methodologies from the Institute of Transportation Engineers {ITE).
Trip counts were performed at five sites with similar characteristics as the proposed land use. Counts
were taken during typical weekdays; specifically Tuesdays, Wednesdays, and Thursdays. This data is
then evaluated to determine the average vehicle trips per square feet of building space.

The traffic count study was performed by taking manual trip counts during the PM peak period to
capture the inbound and outbound trips at all the site driveways. The traffic counts were taken for the

time period of 4:00 PM to 6:00 PM. The counts are provided in Appendix A.

The counted trips were evaluated and a weighted average rate of trips/unit was determined over all
five sites. Table 1 illustrates the trip rates.

TABLE 1 TRIP GENERATION RATES

Name 1000 sq ft GFA Peak Volume Trips/Unit
Mill Creek Mini Storage 128.0 13 0.10
Lee’s Mini Storage 63.38 13 0.19
Booth Street Self Starage 49.40 4 0.08
American Secure Storage 48.70 14 0.29
A-1 Mini Storage 125.0 9 0.07
Weighted Average Rate 0.13

3.2 VALIDATION OF LOCAL RATE
The ITE Handbook provides guidance for the validation of local trip generation rates. The following
details the process and how this study meets the criteria:

1. Collect local data for a minimum of 3 sites. This study collected data for 5 locations, meeting

this requirement.
2. The local rate is at least 15% different than the ITE TRIP Generation Rate. The comparable
land use within ITE Trip Generation Manual is Land Use 151 Mini-Warehouse. The comparison

between ITE and the local rate is illustrated in Table 2.

TABLE 2: COMPARISON OF ITE AND LOCAL RATES
PM Peak Hour

ITE Rate ] Local Rate %Difference- -
026 | 0.13 50%

3. The standard deviation is no more than 110% of the weighted average rate. This criteria is
met as illustrated in Table 3.
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TABLE 3: STANDARD DEVIATIONS

L PM Peak Hour B
Local | Standard % Standard
Rate Deviation Deviation of

. [ LocalRate
0.13 0.092 71%

4. The local counts provide consistent data. As show in Tables 1 through 3, thereis not a
significant difference in the trip rate for each site. Therefore, the local data is valid to use over

the ITE Trip Generation Rates.

3.3 RESULTS

The analysis finds that the trips per unit for all five local sites were consistent ranging from 0.07 to 0.29
trips/1000 sq ft GFA. The weighted average rate for this specific land use is found to be 0.13 trips/1000
sq ft GFA, which is lower than the ITE Trip Generation rate of 0.26 trips/1000 sq ft GFA.

The standard deviation was 0.092 which is less than 110 percent of the weighted average rate, as
mentioned in the ITE Trip Generation Manual.

4.0 CONCLUSION

Following the methodology provided within the ITE Trip Generation Manual, this study developed a
local trip generation rate for Mini Storage land uses within Grants Pass, Oregon. The statistical validity
standards applied to the Trip Generation Data was satisfied in accordance to the ITE Trip Generation
Manual. Therefore, the established local trip generation rate can be used to distinguish the trips
generated from this specific land use type. The local rate of 0.13 trips/1000 sq ft GFA should be applied

to the proposed Cascade Storage.
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160 Madison Street, Sulte A
Eugene, Oregon 97402
541.513.3376
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REPLINGER & ASSOCIATES LLC
TRANSPORTATION ENGINEERING

September 30, 2015

Mr. Justin Gindlesperger
City of Grants Pass

101 NW A Street

Grants Pass, OR 97526

SUBJECT: REVIEW OF CASCADE SELF STORAGE TRIP GENERATION STUDY

Dear Justin:

| reviewed the Local Trip Generation Study prepared in support of the proposed development of the
Cascade Self Storage facility in Grants Pass. The Local Trip Generation Study was prepared by
Kelly R. Sandow, PE. and is dated September 29, 2015.

The study summarizes the results of traffic studies performed at five existing facilities in Grants
Pass. The study does a good job of describing the sites and presenting the data. The engineer
reports that the average rate was 0.13 trips per thousand square feet. The engineer accurately
assesses the validity of the approach and addresses the factors specified for such studies in the
ITE Trip Generation Manual.

Based on the evidence presented, | think that the applicant has demonstrated an adequate basis
for asking to be exempt from requirements for a traffic impact study. The trip generation calculated
using the results of the study indicate that the facility will generate fewer than 25 trips during the
weekday PM peak hour.

If you have any questions or need any further information concerning this letter, please contact me
at replinger-associates@comcast.net or at 503-719-3383.

Sincerely,

%WJV&U
John Replinger, PE

Principal

Granls Pass\2015\CascadeStorage\CascadeStorage TripGen093015

EXHIBIT_co
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After Recording Return To:
City of Grants Pass, Oregon
101NW A Street

Grants Pass OR 97526

Attn: Lora Glover

DEFERRED DEVELOPMENT AND
WAIVER OF REMONSTRANCE AGREEMENT
#

PARTIES: The City of Grants Pass, Oregon, hereinafer referred to as "City" and Cascade Self

Storage — Grants Pass, hereinafter referred to as "Owner".

WHEREAS:

A.

Owner is the owner of real property, (hereinafter referred to as Property) more particularly
described as Address, Assessor's Map and TaxLot:, with a legal description of which is labeled
as Exhibit "A"; an illustrative map of which is labeled as Exhibit "B", both of which are attached
hereto and incorporated herein.

Owner has made application to the City for a development permit to diide or develop Property,
which makes it subject to City Ordinances because it is inside the City or it is within the Urban
Growth Boundary and therefore governed by the intergovernmental agreement between the City of
Grants Pass and Josephine County. Theapplication was reviewed and approved by the City,
subject to Owner meeting certain conditions; and some of Owner's obligation for the construction
of public facilities may be deferred to the future if (a) this agreement is executed as security
guaranteeing their future construction; and (b) Pursuant to the City of Grants Pass Development
Code, Owner provides a cash deposit for deferred improvements, equal to 115% of the estimated
public cost for deferred improvements, as calculated in Exhibit "C", whichs attached hereto and
incorporated herein.

NOW, THEREFORE, based on the above, the Parties agree to the following terms and conditions:

1.

OWNER'S OBLIGATION FOR CONSTRUCTION OF FUTURE PUBLIC
FACILITIES TO CITY STANDARDS: Owner's Obli gation for Public Facilities which are

Deferred Development and Waiver of Remonstrance Agreement, Pagd of 5
T:DEPARTMENTS/CDIPLA NNING/FORMS/DDA/2005-DDA-NonRemonstiance03201 Revised 10/18/07
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checked below may be deferred to a later date (hereinafter referred to as Deferred Facilities). The
lengths specified below are approximate and may be exceeded by up to 15% depending on the
final configuration of the Defered Facilities.

l]Z/A. Street Improvements and Appurtenances.

1. Planned Public Facilities: Street improvements and appurtenances, to the standard
specified below for the following street frontages and approximate distances. The
street standard includes rcadway surface and base (including bike lanes, where
applicable), and full 5-foot wide sidewalk, curb, and gutter on one side, (plus a Sfoot
wide planter strip, where applicable).

Streel Frontage Distance Street Standard & Roadway Surface Widih
NW Vine Street 1199 ft. Arlerial % street to include travel lane, 7.5°

planter strip; 6” sidewalk, curb and gutler.

2. Owner's Deferred Obligation: A portion of the street improvements and
appurtenances for the distance and street frontage described above, equivalent to one
half of a 36-foot wide local street and appurtenances, including a 18-foot wide
roadway surface and base, and full 3foot wide sidewalk, curb, and gutter on one side.

2. Owner's Deferred Obligation: A portion of the sewer main and appurtenances
described above, equivalent to onehalf of an 8-inch sewer main and appurtenances.
EA. Storm Drain Facilities and Appurtenances.

1. Planned Public Facility: A public storm drain facility and appurtenances for the
pipe size specified below for the following street frontages and approximate distances.

Street Frontage Distance Pipe Size

NW Vine Street 1199 ft. 12-inch

2. Owner's Deferred Obligation: A portion of the storm drain facility and
appurtenances for the distance and street frontage described above, equivalent to one
half of a 24-inch storm drain facility and appurtenances.

2. TERM OF AGREEMENT. (Except for Early Termination noted below) this agreement shall
be effective from the date of execution by all Parties and is binding until such time aall
referenced Deferred Facilities arefully constructed to City Standards. Once fully constructed, this
agreement may be extinguished upon written application filed with the City together with proper
documentation to be filed with the County Clerk. If a portion of the obligation is completed, a
substitute agreemert indicating the reduced obligation may be recorded concurrent with a release
of this agreement, in accordance with City policy.

Deferred Development and Waiver of Remonstrance Agreement, Page of 5
T:DEPAR TMENTS/CD/PLANNING/FORMS/DDA/2005-DDA-NonRemonstrance0320a — Revised 10/18/07
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3. EARLY TERMINATION. If the Owner (in writing, signed by the Owner) formally withdraws
their application to divide or devdop the property by filing said withdrawal with the City
Community Development Department within 120 days of the signing ofhis agreement by the
Owner, this agreement will be terminated in its entirety.

4, INITIATION OF FUTURE PARTICIPATION: Owner agrees to participate in the
construction of the Deferred Facilities and to pay Owne's share, when billed, of all costs of those
portions of the following Public Facilities which aradeferred for the Property when any of the
following conditions arise:

A. A Local Improvement District is formed;or

B. (Subject to prior approval by the City Council) another Developer initiates construction of
similar facilities for other properties in the area of the subject Property, in whichase
Owner's obligation is limited to the cash deposit paid in the amount identified in Exhibit
"C" and the accrued interest; or

C. A Local Government Improvement Project is initiated by the City, County, or State to
install the Deferred Facilities;or

D. Subject to approval by the City Council, anReimbursement District is formed; or

E. The City sends a written notice to Owner mandating installation.

s. COST ESTIMATES. The City makes no representation as to the final costs which may be
charged to the Owner. Any estimates provided by the City are for general information only and
Owner has had an opportunity to contact private contractors to determine more accurate estimates
of said costs. Owner understands the costs of said facilities are not specifiederein since they
cannot be fully and specifically calculated until the date of installation and until it is known how
the overall project will extend to other properties and public facilities. If Deferred Facilities are
constructed in coordination withsimilarly situated properties, the Owner's share is usually based
on a combination of street frontage and area.

6. WAIVER OF REMONSTRANCE.

A, Owner, agrees not to remonstrate or oppose any Local Improvement District or
Reimbursement District and to participate in a Local Government Improvement Project
regarding the construction of any one or all of the Deferred Facilities (although Owner
may speak in opposition to the advisability of a project which shalhot be construed as a
remonstrance). Ownerretains the right to remonstrate against the construction of
facilities, which are not noted herein as Deferred Facilities, to the extent the Owner is
assessed costs for such additional facilities.

B. Owner further waives any right to object to the reqirement to contribute Owner's portion
of the cost of the installation of the Deferred Facilities by another developer who has
initiated construction of similar facilities for other properties in the area of the subject
Property so long as (a) Owner was ndified in writing of the intent to construct the
Deferred Facilities by the other developer not less than 30 days prior to installation, and
(b) Owner's obligation does not exceed the cash deposit paid in the amount identified in
Exhibit "C" and the accrued interest.

Deferred Development and Waiver of Remonstrance Agreement, Pagd of 5
T DEPARTMENTS/CD/PLANNING/FORMS/DDA/2005-DDA-NanRemonstrance0320a - Revised 10/18/07
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10.

CITY CODES AND ORDINANCES. From and after the date this agreement is executed by all
Parties, the Property and all structures or improvements hereafter in or thereupon shall be subject
to and shall comply with all City Codes and Ordinaces including but not limited to the City
Building, Development, and Utility standards and procedures.

EXAMINATIONS AND INSPECTIONS. Owner grants City and any of its authorized
representatives the right to go upon the Property at all reasonable timeto make such examinations
and inspections as are reasonably necessary in City's opinion to inspect connections to the City
sewer, water, and storm drain facilities and determine the regulations relative to utility services and
development conditions arebeing complied with by the Owner or occupant. City shall make
reasonable efforts to contact the Owner or a representative prior to entrance of any building on the
Property unless such a delay would represent a threat to the public health or safety.

BINDING EFFECT OF AGREEMENT. This agreement is binding on the heirs, executors,
administrators, personal representatives, successors and assigns of Owner, including but not
limited to lessors, lessees, renters and any other occupants of the Property. Ihere is more than
one Owner, each Owner is jointly and severally bound hereby. Owner shall assist City in the
enforcement of any and all of the conditions of this agreement upon persons bound hereby.

EXPENDITURE OF DEPOSIT. The Deposit will be placed in a trust account and will accrue
interest at a rate established by City Council. At the time construction of the Deferred Facility is
completed and accepted by the City, the deposit and accrued interest will be applied to Owner's
deferred obligation. At the time the project is complete, and final cost has been determined, any
difference between the amount of the deposit and the property's obligation will be determined and
the difference will be assessed against the property or refunded to the propest owner at the time
construction of the Deferred Facility is completed and accepted by the City, as provided for in the
City of Grants Pass Development Code.

IN WITNESS WHEREOF, the Parties hereto, on the dates indicated, set their hands by and throgh
their duly authorized agents and affirm the responsibilities and covenants contained herein

OWNER(S):

Signature Date

Signature Date

STATE OF OREGON )
County of Josephine ) ss.

This Deferred Development Agreement Was Signed Befoe Me on
the Day of , 20
by And

And Was Acknowledged as Their Voluntary Act anl Deed.

IN WITNESS WHEREOF, I set my hand and seal hereto

on this same date.

Notary Public for Oregon:
My Commission Expires:

Deferred Development and Waiver of Remonstrance Agreement, Pagel of 5
1-DEPARTMENTS/CD/PLANNING/FORMS/DDA/2005-DDA-NonRemonstrance032 05 — Revised 10/18/07

Page 205



CITY OF GRANTS PASS by Lora Glover, Parks & Community Development Director

Date

Attest: Karen Frerk, City Recorder

Date

Copies: County Clerk
Property File

Deferred Development and Waiver of Remonstrance Agreement, Pagé of 5
T:DEPARTMENTS/CD/PLANNING/FORMS/DDA/2005-DDA-NonRemonstrance0320a - Revised 10/18/07
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EXHIBIT 'C' TO DEFERRED DEVELOPMENT AGREEMENT #
CALCULATION OF UP-FRONT CASH SECURITY DEPOSIT (AMOUNT BASED ON 115% OF ESTIMATED PUBLIC COST)

The amount of the deposit is an estimate only, and it does not reflect actual construction costs. The cash security deposit is not the entirety of the owner's obligation.

It is provided in conjunction with the Deferred Development Agreement, which specifies the extent of the owner’s obligation as part of the agreement.

ROUGH ESTIMATE OF DEPOSIT AMOUNT: ONLY FOR SPECIFIED DEFERRED PUBLIC IMPROVEMENTS.*
This information does NOT identify all applicable improvements and owner obligations, only those for which the party requested information.

ROUGH ESTIMATE OF DEPOSIT AMOUNT: FOR REQUIRED DEFERRED PUBLIC IMPROVEMENTS.*

* Rough estimates are provided in response to public inquiries and provide generalized information. Specific requirements for the subject property have not yet been researched.
The calculations may represent only a portion of the amount of the deposit due. The rough estimate is based on an assumption that the only obligation is along existing public street frontages.
Due to unique property conditions, required deferrals may not be limited to existing public street frontages. This determination has not yet been made.

ACTUAL AMOUNT DUE. This is the actual amount the owner is obligated to pay with the Deferred Development Agreement for the project described below,
valid as of the date identified in the 'Project Information’ section. This information is only to be attached to the Deferred Development Agreement if this box is checked.

|PROJECT _Z_uO_N_s.P._._OZ

172 FRONTAGE AND 1/2 AREA INFORMATION AND CONVERSIONS

¥ FRONTAGE (Stree! Name) FULL HALF EQUIVALENT]
PERSON REQUESTING INFORMATION: Cascade Self Storage NW Vine Street 1193.00 599.50
PROJECT NAME: 2 0.00 0.00|
ADDRESS. 2450 NW Vine Street 3 0.00 0.00!
MAP & TAX LOT: 36-05-06, TL 4300 4 0.00 0.00
LAND USE APP. NUMBER: 201-00130-16 SUBTOTAL mwlmuo 599.50
BUILDING PERMIT NUMBER: AREA CONVERSION FULL HALF
CALCULATED BY: Lora Glaver Area (acres) 0.00
DATE: 9/5/2016 ArealFrontage Conversion (LID/AFD avg fi/acre) 160.00
FRONTAGE/AREA EQUIVALENT (feet) 0.00 0.00
— Wﬁc?.hhmz T .nﬁO.H._.. AGE (feet) — 559.50
STREET IMPROVEMENTS (34-FOOT WIDE LOCAL STREET EQUIVALENT)
Item Unit SiUnit SILF (24 Full Equiv.) SILF (17" Half Equiv.) Obligation (feet) Build _ Defer Total Deferred 1/2 Street
1. 3" AC on 8" Agg. Base & Appurtenances SF $399 $135.66 $67.83 589.50 0.00| £99.50 $40,664.08)
2. Curb and Gutter & Appurtenances LF $1505 $15.05 539,50 0.00 599.50 $9,022.48
3. Sidewalks (5' Wide) & Appurtenances LF $56.33 $56.33 588.50 0.00 599.50 $33,769.84
STREET SUBTOTAL 38345640
WATER, SANITARY SEWER, AND STORMWATER IMPROVEMENTS
Iem Unit SiUnit SILF (HaH-Pipe Equiv.) Obligation (feet) Build Defer Total Deferred 1i2 Pipe
1. Water-8" Equivalent Pipe & Appurtenances LF $88,50 §33.25 599,50 0.00
2. Sanitary Sewer-8" Equivalent Pipe & Appurtenances LF $78.40 $39.20 599.50 0.00
3. Storm Drain-24" Equivalent Pipe & Appurienances LF $79.10 $39.55 599,50 0.00 599.50

! |WATER, SANITARY SEWER, AND STORMWATER SUBTOTAL

PROJECT COST

1. 100% Construction Total for Deferred Cbligations $107,165.62
2. Design (9% of Construction Cost) $9,645.00
3. Inspection and Contract Management (8% of Construction Cost) $8,573.33)
SUBTOTAL $§125,384.95
15% OF PROJECT COST $18,807.74
DEPOSIT AMOUNT: 115% OF PROJECT COST FOR DEFERRED OBLIGATIONS $144,192.69

cc: TL File, DDA File

DDA-WORKSHEET 2005-Cascade Self Storage

Revised 2007

Page 207



Submission Completed

Wetland Land

QREGUN DEPAR TMENT OF

STATE LANDS

Page 1 of 3

Use Notification

OREGON DEPARTMENT OF STATE LANDS

775 Summer Street NE, Suite 100, Salem, OR 97301-1279

Phone: (503) 986-5200

This form is to be completed by planning department staff for mapped wetlands and waterways.

Responsible Jurisdiction

Municipality
@ City of O County of Grants Pass
Staff Contact Phone
Lora Glover 541-450-6071

Applicant

Name
HCA Management Co LLC

Mailing Address
Street Address
P.O.Box 7
Address Line 2

City

Novato

Postal / Zip Code
98948

Phone
216

Property Owner

Date
9/3/2016
Email
Iglover@grantspassore
go.gov
State / Province / Region
CA
Country
Email
chris@hcamgmt.com

EXHIBIT_<

https://forms.dsl.state.or.us/Forms/F orm/shovigoanasgb518§'on/a478fd43-25 76-440f-9d21-e... 9/3/2016



Submission Completed Page 3 of 3

Proposed

(] Building Permit (new structures) [ Conditional use Permit

(] Grading Permit [J Planned Unit Development
Site Plan Approval [J Subdivision

[ Other (please describe)

Project

The request is for a self-storage complex to include 703 storage units, two-
story office and managers’ quarters, relief managers’ unit. The proposed
structure total approximately 158,191 sq. ft. The property is approximately
7.3 acres in size and is located in the Industrial Park (IP) zoning district.

Required attachments with site marked: LWI/NWI, tax map and site plan(s). (?)

Site Plan.pdf 124.88KB
Assessor Map.pdf 484.01KB

Additional Attachments
Wetland Map.jpg 962.88KB

https://forms.dsl.state.or.us/F orms/Form/shmigoanélseubﬁlbséon/a478fd43 -2576-440f-9d21-e... 9/3/2016
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l@l MAP ENGINEERING, INC

Stormwater
Management Design Report

for:
Cascade Self Storage Grants Pass
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1.0 INTRODUCTION

This report describes the proposed stormwater management plan for the Cascade Self
Storage Grants Pass Facilty (the Project), and provides the criteria, methodologies and
assumptions used to form the basis of the design. The proposed project includes the
development of a self-storage facility located on +/-7.31 acres of land located at 2450

NW Vine St, in the Town of Grants Pass, Oregon.

The goal of the proposed stormwater management plan is to incorporate stormwater
management as part of the overall project design. This includes protecting the natural
resources and environmentally sensitive areas, minimizing development impacts and
impervious areas by using effective site planning principles, and incorporating design
features that effectively manage stormwater runoff. Specifically, the objectives of the
stormwater management plan are to enhance the quality of stormwater runoff to prevent
water quality degradation, and preserve water quality in receiving water bodies, promote
infiltration and evapotranspiration, and to prevent increased runoff from developed land
to reduce the potential for flooding, erosion and flood damage.

2.0 PROJECT LOCATION

The Project is located in North West Grants Pass, Josephine County Oregon. The site
address is 2450 NW Vine Street. See Site Location Map on plans.

3.0 PROJECT DESCRIPTION

Cascade Self-Storage will consist of a 4 building configurations across a 7.31-acre
property with access off NW Vine Street in Grants Pass, Oregon. The driveway access
off of NW Vine St. will service the entire facility. Parking for the units will be within
their respective area.

The proposed construction of the self-storage umnits and parking lot will create
impervious surfaces in way of rooftops, paved parking lot, roadways, and sidewalks.
The project will result in a total gross area of 142,874 square foot storage buildings for
phase 1 and 57,813-sqft storage to be added in phase 2. A total gross storage area of
200,687-sqft. Net arca estimated at 85% or 170,584-sqit. Since the new structure will be
placed in a location that is currently an open field, the increase in building impervious
area on the 7.3 1-acre site will be 54%, or 3.91-acres total of building impervious area on
the site. The new 76-space parking lot (including roadways and sidewalks) will increase
the impervious parking/sidewalk area by 85,000-sqft or 1.95-acres on the 7.31-acre site.

(3

Page 214



Stormwater Management Plan Cascade Self Storage Grants Pass

Since the new parking area and building will be placed on existing open field, there will
be a reduction of field area by 5.86-acres leaving a total of 1.45-acres of managed field
area after construction.

Tn summary, the construction of the new self-storage facilities and new parking lot will
result in the following;:

Existing

Total Site Area: 7.31-acres
Total Lawn/Field Area: 7.31-acres
New Storage/Parking Lot

Total Site Area: 7.31-acres
Total Roof Area: 3.91-acres
Total Parking/Sidewalk Area: 1.95-acres
Total Lawn/Field Area: 1.45-acres

Currently, drainage from the site flows to the South and West of the property where
existing drainage swale and creek collection runoft.

Due to the increase of impervious area on the subject property, detention of the runoff is
required to minimize impact to downstream stormwater facilities. This stormwater
report details how the drainage is directed to a detention facility, detained, and released
to the system. The stormwater directed to the detention facility will be meter released at
low flows so that the total runoff from the 7.31-acre site is equal to pre-developed flows
for 2-year, 10-year, and 25-year, 24-hour storm events.

4.0 EXISTING SITE CONDITION

The projects existing topography directs flow to the South and West of the property
where water is collected and drained in a drainage swale to the South and Gilbert Creek

to the West.

Soils

Detailed analysis of the soils where development is proposed was prepared by Applied
Geotechnical Engineering and Geologic Consulting LLC certified soil scientists.
According to the Applied Geotechnical Engineering and Geologic Consulting LLC’s
Soil Survey, soils on-site are mantled with structural fill over silt soils.

Hydrology
Overall, the site drains from Eastern boundary of NW Vine St to Southwest corner of the

property.
Topography

The topography within the portions of the project site proposed to be developed ranges
from a maximum elevation of 1,146 feet above mean sea level (AMSL) near the
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Southeast corner to a minimum elevation of 1,124 feet AMSL at the Southwest corner of
Gilbert Creek. Detailed topography information has been provided by G. Marcus
Brittain Professional Land Surveyor.

As per the Jordan Architects, proposed units will be built only on flat slope less than or
equal to 1%.

5.0 METHODOLOGY

Based on the City of Grants Pass storm water management plan, including specific
design criteria developed by HGE, the Rational Method and Standard Maximum Runoff
Coefficient Method have been utilized for storm water intensity and detention
calculations.

6.0 PRE-DEVELOPMENT MAPPING AND ANALYSIS

DETENTION ABILITY AND CAPACITY - Pre-Developed Condition

As mentioned above, the City of Grants Pass/Josephine County Drainage Manual was
used as the Standard for designing the treatment and detention facilities. The SCS TR-55
method was the hydrologic method used to design flow control facilities and to provide
estimated pre-developed and post-developed storm drainage peak flows for treatment
calculations. MAP Engineering, Inc uses Hydroflow Hydrograph to provide a computer
model of the peak flows and to aide in the design of flow control facilities. The
following are parameters used in the design of the treatment and flow control facilities:

Peak 2-year, 24-hour precipitation: 3.00 inches
Peak 10-year, 24-hour precipitation: 4.00 inches
Peak 25-year, 24-hour precipitation: 5.00 inches

Precipitation Intensity data was obtained from isopluvials for the Josephine County
Region. The entire 7.31-acre site was broken down as follows as pre-developed
condition:

AREA TYPE Soil Hydrologic Group CN
0.1 ACRES Gravel Parking/Sidewalks 98
7.21 ACRES Lawn/Managed D 90

The furthest reach on this 7.31-acre site is 1000 feet with an average slope of 2%.
This resulted in peak flow rates for pre-developed conditions as follows:

Pre-Developed Peak 2-year, 24-hour Flow: 1.52 cfs
Pre-Developed Peak 10-year, 24-hour Flow: 3.49 cfs
Pre-Developed Peak 25-year, 24-hour Flow: 4.46 cfs
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7.0 POST DEVELOPMENT MAPPING AND ANALYSIS

DETENTION ABILITY AND CAPACITY - Post-Developed Condition

Following the City of Grants Pass / Josephine County Drainage Manual, storm water
generated from a new development must not exceed the pre-developed 2-year, 10-year,
and 25-year peak flow rates. Therefore, the entire developed portion of the 7.31-acres
will require a detention facility that will attenuate the flow so that the sum of post-
developed peak flows will not exceed pre-developed rates. The following is a
breakdown of area data and flow conditions from Hydroflow Hydrograph:

AREA Soil Hydrologic Group CN
Roof Top 3.91 ACRES 98
Parking/Sidewalk 1.95 ACRES 98
Lawn/Field 1.45 ACRES D 90

The furthest reach is 1000 feet with an average slope of 2%.

This resulted in peak flow rates for post-developed conditions as follows:

Post-Developed Peak 2-year, 24-hour Flow: 9.91 cfs
Post-Developed Peak 10-year, 24-hour Flow: 22.83 cfs
Post-Developed Peak 25-year, 24-hour Flow: 29.14 cfs

8.0 STORMWATER MANAGEMENT PLAN AND DESIGN

DETENTION FACILITY

Based on the city of Grants Pass design criteria the Standard Maximum Runoff
Coefficient Method can be used to calculate necessary detention volume. The follow
data represents Design Detention Parameters based on the criteria:

In order to meet the City of Grants Pass Manual requirements, the development of the
7.31-acre site cannot generate peak storm flows greater than the pre-developed 2-year,
10-year, and 25-year 24-hour storm events. This will require a detention facility and a
flow control structure that will release rates as follows:

Pre-Developed Peak 2-year, 24-hour Flow: 0.75 cfs
Pre-Developed Peak 10-year, 24-hour Flow: 1.12 cfs
Pre-Developed Peak 25-year, 24-hour Flow: 1.23 cfs

The required Detention Volume from the computer calculations is 13,246 cubic feet,
with a design channel depth of 2.0-feet.

The following data are the Design Channel Parameters:
6
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Volume To Be Detained: 13,246 cf

Channel Capacity (2°): 13,768 cf

Channel Length: 575 ft

Design Water Depth: 2.0 feet

Freeboard: 1.0 feet

Side Slopes: 3:1

Outlet Structure: Orifice + Overflow Wier

Channel Bottom Elevation: 1123.00
25-year Event Elevation: 1125.00

As can be seen in the attached A, the flow control facility contains a multiple orifice
structure that will meter release rates at the allowable flow, therefore the entire
developed site will generate peak flows less than pre-developed peak flows.

The detention facility will be equipped with an emergency overflow spillway.

9.0 POST DEVELOPMENT MANAGEMENT PLAN

MAINTENANCE PLAN

HCA Management, or Owner of the property, will maintain all stormwater structures
inside of the 7.31-acre property. The detention facility was designed with 3 to 1 side
slopes and 6’ bottom width, which present more of a depressed area that maintenance
crews will be able to maintain. Treatment of stormwater should not be required,
however catch basin fillers will bee installed and maintained and vegetation will be
planted in the detention channel to prevent any pollution from entering Oregon
waterways. Operation and maintenance of the detention facility will be managed by
HCA Management Co., LLC.

10.0 CONCLUSION

The Storm Drainage Master Plan for the Cascade Self-Storage Grants Pass Facility will
not adversely impact the existing storm drainage system. The new storm detention
system within the facility is of adequate size and meets the city requirements for
detention volume. The implementation of the improvements should not have a negative
effect on the long-term operation of the storm system for the City of Grants Pass.

Page 218



Stormwater Management Plan Cascade Self Storage Grants Pass

APPENDIX A
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Pipe Drainage System

Q (chs) Hyd. No. 3 - 2r Q (chs)
10.00 10.00
8.00 8.00
6.00 - 6.00
4.00 4.00
2.00 2.00

00 08 17 25 33 42 50 58 67 75 83

Time [hrs)
wwee HydNo. 3 === HydNo.2  [T11 Req. Stor= 4,368 cuft
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Pipe Drainage System

Q (cfs) Hyd. No. 3 10¥r Q(efs)
24,00 24.00
20.00 - 20,00
16.00 16.00
12,00 1200
8.00 8.00
4,00 400
0.00 0.00
00 08 17 25 33 42 50 58 9.2
Time (hrs)

wmee HydNO. 3 === HydNo.2 [T Req. Stor = 10,303 cuft

Page 221



Pipe Drainage System

Q (chs) Hyd. No. 3 - 25 Q(cfs)
30.00 30.00
25.00 - 25.00
20.00 - 20.00
15.00 15.00
10.00 10.00
5.00 5.00
0.00 —— N NN 0.00
00 08 17 25 33 42 50 58 67 75 83 92
Time (hrs)

= HydNo. 3 == HydNo.2 [IT11 Req. Stor=13,246 cuft
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Detention Pond - Stage { Storage

Stage (ft) Pond No. 1 Stage (ft)
3.00 3.00
2.00 ot 2.00

#
M
',,.d"‘
1.00 / 1.00
el
/
L
000 L~ 0.00

0 1,000 2,000 3,000 4,000 5,000 6,000 7,000 8,000 9,000 10,00011.00012,00013,00014,000

Storage (cuft)
= Storage
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This brochure is intended to be used as a guide-
line only for estimating System Development
Charges as a part of total project costs. Actual costs
for your project may differ due to site specific re-
quirements.

Tt does not include information on other fees
which may be due including planning review
fees, engineering fees, building permit fees, wa-
ter and sewer connection fees, reimbursement
district fees and business licenses.

Please contact the Parks & Community Devel-
opment office at 541-450-6060 for information on
SDC’s specific to your project and information on
other potential costs

Who to contact at Community Development:

Our Planning Division can assist you with
questions on our Parks and Transportation SDC’s.

Our Building Permit Technician can assist with
Water, Sewer and Storm Drain SDC questions and
estimates.

Visit our website at:
WWW.grantspassoregon.gov

Parks & Community Development Office
is located at:

101 NW A Street
Upstairs Room 201
Grants Pass, Oregon 97526
541-450-6060

Open 8 am — 5 pm Monday — Friday
Building Counter Hours 8 — 10 M—F
Planning Counter Hours § -5 M —F

Storm Drain System

Storm Water and Open Space SDC’s were adopt-
ed by the City Council on February 4, 2004. At that
time, two separate charges were created, one apply-
ing to all lands within the urban growth boundary,
and one specifically limited to properties which fall
within the Sand Creek Drainage Basin

The Storm Water and Open Space SDC’s are an
incurred charge for the planning, acquisition and

capital development of facilities to accommodate and

control storm water runoff, directly associated open
space, and water quality control facilities to clean
surface water runoff prior to return to natural surface
water conveyances.

Storm Drain SDC’s are due and payable upon
issuance of building permit for any new construction
or expansion which creates additional residential
units and any construction which expands or remod-
els a business building which includes an increase in
impervious surface of 25% or more.

For residential and commercial development is
$488.11 per development permit.

The Sand Creek Drainage Basin Storm Drain SDC

For residential and commercial development is .33
per square foot of the lot or improvement.

What are SDCs?

The City of Grants Pass is committed to providing
quality services to our community.
As our community grows, old systems need to be
updated and new systems must be built.
System Development Charges are one way to fund
those improvements,

System Development Charges (SDCs) are fees
imposed upon new and expanding development with~
in the City of Grants Pass and the urbanizing area
that connects fo or otherwise will use City services of
the water system, sanitary sewer system, parks,
streets and storm drainage.

The objective of SDCs is to charge new users an
equitable share of the cost of services and to pay for
improvements necessary as a result of increased de-
velopment and demand on the City’s infrastructure

SDC Fee Adoption
& Adjustments

On July 17, 1991 the City of Grants Pass
adopted an ordinance allowing the creation of
system development charges. SDCs are now
in place to fund the Water, Sewer, Parks,
Storm Drain and Transpertation Systems.

On January 2, 2002, the Council adopted a
resolution establishing Cost of Living (COLA)
Adjustments for SDCs.

The figures in this brochure reflect the fees
for January 1, 2016 through December 31,
2016 only.

For further assistance...
If you would like more
information on
System Development Charges
call (541) 450-6060

SYSTEM
DEVELOPMENT
CHARGES

GRANTS
ASS

ST

WHERE THE ROGUE RIVER RUNS

Sy

EXHIBIT_,/
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Water System

The Water SDC was first adopted by the City
Council on August 21, 1991 and last amended on
July 25, 2005, Tt is charged and payable for devel-
opment at the time of permit to connect 10 the water
system.

The method of calculating the Water SDC de-
pends on what Water Pressurc Zone service area the
development is connecting to, as follows:

Water Pressure Zones 1, 2&3:

3447 .. 83311
1" . ......88279
1-1/2" ... 816,559
2 A . $26,494

Water meter size required for your project can vary
and is site specific please contact our office for ac-
tual cost for your connection.

Per Municipal Code 3.11.400 All Residential De-
velopment. The water system development charge
shall be the preater of the charge based on water
meter size or the charge based on residential living
units.

Sewer System

The Sewer SDC was first adopted by the City
Council on October 19, 1994 and last amended on
July 25, 2005 The Sewer SDC is charged and paya-
ble for development at the time of permit to connect
to the sewer systcm.

Sewer SDCs for residential use are hased on
Equivalent Residential Units (ERUs) as follows:

Single-family or Manufactured Home ....... $3,009
Duplex ... eo.....%4814
Tri-plexX oo e .. $7222

Sewer SDCs for commercial. public and quasi-
ublic development are determined by the number
of fixture units and strength of discharge. A work-
sheet is available to estimate the sewer SDC for
individual projects.

Redwood Sewer District

Properties located within the Redwood
Sanitary Sewer Service District (RSSSD) are Sub-
Ject to a different sewer SDC schedule, *and may
be subject to additional assessment charges or cligi-
bie for credits. Please contact the Community De-
velopment office for an estimate of RSSSD charges.

*For typical new construction within the
RSSSD, the following schedule applies:
Residential in Redwood Sewer District:
1toilet... ... $3,835 4 toilets . $4,735
2 toilets .. $4,135 5 toilets  $5,035
3 toilets ..... $4,435

uasi-public development are determined by the
number of fixtures units, strength of discharge and
water meter size A worksheet is available to esti-
mate the sewer SDC for individual projects.

Transportation

The Transportation SDC was adopted by the
City Council on September 15, 1999, The Transpor-
tation SDC helps to pay for the expansion and capi-
tal development of the transportation system to ac-
commodate and control motorized vehicular traffic,
pedestrian traffic, and bicycle traffic

In September 2011, the City Council adopted
Ordinance 5546 which identifies the method of cal-
culating the SDC’s to be based on the Institute of
Transportation Engineers Trip Generation Report.
Trips are calculated based on the Land Use and
Title that best fits the Development as intcrpreted
by the City. Ifthe ITE Trip Generation Report in-
cludes multiple measure that can be used to deter-
mine average daily trip generation including arca,
the measure of square footage (area) will be used
The Director may consider an alternative trip calcu-
lation when a report is supplied by a licensed traffic
engineer and said alternative is reviewed and ap-
proved by the City Engineer

The Transportation SDC is due and payable al
the time of building permit issuance for construc-
tion.

The City Council adopted Resolution 15-6338 to
establish the current Transportation SDC trip rate.
This rate is a 30% reduction from the previous rate,

In certain cases, a credit may be applied to-
wards the Transportation SDC for previous nses
on the site. Please contact Planning for an esti-
mate of the Transportation SDC’s for your pro-
Ject.

Below is an example using the $111.13/trip rate.
Single Family Residence

Category: Single-family (9.57 trips/unit)
1 unit x 9.57 trips/unit x $111 13/trip = $1063 51

Parks

The City of Grants Pass has adopted two SDCs
for Parks. The Parkland Acquisition SDC was
adopted by the City Council on June 30, 1997, The
SDC pays for the purchase of parkland, trails, and
open space for the parks and recreation master plan
On December 18, 2006 the City Council adopted a
Park Development SDC effective June 1, 2007
This SDC will help fund capital improvements and
development of the park, trail and open space sys-
tem

Parks SDCs are due and payable upon issuance
of a building permit for: any new construction or
expansion which creates additional residential units:;
any construction which creates a new business
building or enlarges a business building; or issuancc
of the first manufactured home placement permit
granted upon an individual building lot.

The Parks SDCs for residential development is
based on the number of units:

Parkland Acqwsition . .... . $461 21 per residence
Park Development ..... ... .. $370 45 per residence
Total per unit $831.66

The Parks SDCs for non-residential develop-
ment is based upon the number of required parking
spaces built to serve the development

Parkland Acquisition ... .... $42.23 per new parking
space built

Park Development ... $32 97 per new parking
space built

Total per parking space $75.20

The City Council adopted Resolution 15-6338 to
establish the current Transportation SDC trip rate
This rate is a 30% reduction from the previous rate

See other side for Storm Drain
SDC Information
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Grading Permit Only:

The foliowing permit charges apply for all projects
either filling, grading or removing soil:

Grading Volume Charge
50 cubic yards (CY) or less $ 70.00
51-100 (CY) $ 103.00
101 - 1,000 (CY) Base Fee $115.00
1,001 - 10,000 (CY) Base Fee $233.00
10,001 - 100,000 (CY) Base Fee $467.00
100,001 (CY) or more Base Fee $937.00

Each Additional 10,000 (CY) $56.00 / 10,000 (CY)

Plat Check Charges:

Plat Check Charges are required to be paid in full
upon application for final plat.

The following table applies for all surveying
charges:

Survey ltem . Charge
Partitions $115.00
Property Line Adjustments $110.00
Subdivision, Pre-Monumented $233.00
: + $22.00/10t
Subdivision, Post-Monumented $350.00
+ $34.00/Iot

Condominiums $409.00
+ $34.00/unit

[3]

RANTS
ASS

WHERE THE ROGUE RIVER RUNS

City of Grants Pass
Parks & CD Department
101 Northwest “"A" Street
Grants Pass, OR 97526

Phone: (541) 450-6060
Fax: (541)476-9218
rantspassoreqon.qov

ENGINEERING
CHARGES
0]

PRIVATE
DEVELOPMENTS

W
5
[
-
5
-4
" <
g 9
R ==} %v
m 00 ©
= -
= : >
=

Fees Effective
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ADOPTION

Engineering charges were adopted by the City
Council on September 7, 2011. Hourly billing
was eliminated and a fixed rate fee schedule for
all charges was enacted. For more specific
information, please refer to Resolution No. 5850.

ENGINEERING CHARGES FOR
SERVICES WILL NOW BE
BASED ON THE FOLLOWING:

Developer Installed Projects:

The following fees will be assessed and
collected for all Developer Installed Projects:
Plan Review Fee, Encroachment Permit Fee,
Grading Permit Fee, Inspection Services Fee
and GIS Fee.

The Plan Review Fee consists of a $526.00
base fee + $57.00 per lot. This fee will be paid
in full at the time of plan submittal.

The Encroachment Permit Fee is a flat fee of
$70.00 and will be paid in full and the permit
issued prior to the start of construction.

The Grading Permit Fee is determined by the
quantity of soil being excavated and/or
deposited. This fee will be paid in full and the
permit issued prior to the start of construction.
Fees are calculated as follows:

Grading Volume Charge
50 cubic yards (CY) or less $ 70.00
51-100 (CY) $ 103.00
101 - 1,000 (CY) Base Fee $115.00

1,001 — 10,000 (CY) Base Fee $233.00

10,001 — 100,000 (CY) Base Fee $467.00

100,001 (CY) or more Base Fee $937.00
Each Additional 10,000 (CY) $56.00/ 10,000 (CY)

The _Inspection Services Fee will be based on
the estimated construction costs (to be provided
by the developers engineer before approved
construction  drawings are submitted to
Engineering). Fees will be collected prior to the
pre-construction meeting and start of construction
and before issuance of the Development Permit by
Planning.

The following table applies for all projects requiring
inspection for public facilities:

Estimated Const. Cost Service Charge
$100,000 or less 5.00%
$200,000 4.60%
$300,000 4.30%
$400,000 4.10%
$500,000 3.90%
$600,000 3.80%
$700,000 3.70%
$800,000 3.60%
$900,000 3.50%
$1,000,000 or more 3.40%

Public facilities include all City owned and operated
public waterlines, storm drain lines, wastewater
lines, streets and signals. It also includes
appurtenances for all of the above such as fire
hydrants, manholes, and signage. Private
developments will be required to provide the City
with the estimated costs for the public facilities. The
City will check the estimated costs to ensure they
are consistent with current industry construction
standards prior to requiring payment for inspection
charges.

Geogqgraphical Information System (GIS
Fee

Per City of Grants Pass Resolution No. 5935
adopted April 18, 2012, a 5% GIS Fee will be
added to the Inspection Services Fee calculated
from the Valuation Form and paid at the time
that the Inspection Services Fee is collected.

Encroachment Permit Only:

When an engineering plan review of the
proposed improvements is not required, a
base fee of $70.00 plus the following
charges apply for the applicable items:

Encroachment Item Charge

Excavation (100 sq ft or less) (ea) $ 22.00
Excavation (101-1000 sq ft) (ea) $ 93.00
Excavation (1001-3000 sq ft) (ea) $187.00

Excavation > 3001 sq ft (ea) $233.00
Driveway Approach (per sq ft) $ 035
Sidewalk {per sq ft) $ 024
Pavement (per sq ft) $ 024
Valley Guitter (per sq ft) $ 024
Manhole or Catch Basins (ea) $233.00
Fire Hydrant (ea) $350.00
Encroachment Item Charge
Pedestrian Benches (ea) $ 22.00
Traffic Survey Counts (ea) $140.00
Annual Blanket (ea) $ 87.00
Tree/Stump Removal (ea) $ 22.00
Deposit Material in ROW (ea) $ 44.00
Curb/Gutter (per If) $ 035
Storm Drain (per If) $ 117
Water Laterals (per If) $ 117
Sewer Laterals (per If) $ 1.7
Walls less than 3' in height (ea) $ 56.00

Walls more than 3’ in height (ea) $ 56.00
+ $1.40/sf of wall area
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ENGINEERING PLAN REVIEW
SUBMITTAL REQUIREMENTS & APPLICATION FOR
DEVELOPER INSTALLED IMPROVEMENTS

SUBMITTAL REQUIREMENTS:

Before submitting civil construction drawings for review by the Engineering Division, you must
complete the Land Use Decision Process, if applicable. (However, if the proposed public
improvement is not based on a Land Use Decision please contact the Engineering Division directly
for staff input prior to beginning design and then proceed to "Plan Review Submittals”.)

Listed below are the steps you must complete through the Planning Department prior to submitting
civil construction plans to the Engineering Division for review. (These are general in nature. Please
refer to Article 3 in the Grants Pass Development code for complete details at:
http://www.grantspassoregon.gov/363/Development-Code )

Pre-Application Conference

Submittal of Formal Application Materials
Determination of Procedure Type

Application Completeness and Processing Timeline
Referral and Review of Complete Application
Decision or Recommendation

Appeal Process

O 0 O0CO0O0O0O0

Once you receive the final decision from the Planning Department (either in the form of a Director's
Decision for Type 1 Procedure or in the form of Findings of Fact for Types 2-5 Procedures) and the
conditions require your development to install public improvements, you can submit your construction
plans to the Engineering Division for review.

Plan Review Submittals:

Listed below are the items required for a complete plan review submittal:

1% Plan Review Submittal:
— Completed and signed application (attached)
— Complete number of sets of 24 x 36 civil construction plans (see below)
— Storm Drainage Calculations by Oregon Professional Engineer
— Copy of Approved Site Plan or Tentative Plat (whichever is applicable)
— Copy of the Staff Report or Findings of Fact issued by the Planning Department (whichever is
applicable)
— Plan Review Fee
— Geo Tech Report (if applicable)
— Traffic Impact Mitigation (if applicable)
— ODOT Permit (if applicable)
— Josephine County Public Works Permit (if applicable)
— NPDES Permit (if applicable)
— DSL Permit (if applicable)
— DEQ Permit (if applicable)
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2" plan Review submittal and/or each Subsequent Review until approved:

— One copy of revised 24 x 36 civil plans including any additional sheets signed and stamped by
the Registered Engineer

— City review redlines

—_ One copy of any revised report signed and stamped by a registered engineer

— Any report or permit that was not available during the 1% plan review

— Signed & notarized Developer Installed Agreement. (Engineering Division to provide
agreement with return of 15! review. Developer to provide with 2" Plan Review Submittal.)

— Estimated Public Infrastructure Costs (must be submitted & approved prior to City approval of
construction plans)

— Any outstanding fees (see below — must be paid prior to the start of construction)

Plan Review Timeframes:

Plan review submittals will be logged in and out by the Parks & Community Development Department
Support Staff Technician and reviewed for completeness by the Engineering Technician in
accordance with the above checklists. If the submittal is incomplete, it will be immediately rejected
and returned without review. If the submittal is complete, it will be routed for City staff and outside
agencies review. Staff review times are listed below:

1t Plan Review: 2 weeks from date of complete submittal

2" & Subsequent
Plan Reviews: 1 week from the date of complete submittal

Number of Sets:

Submitted plans shall be 24 x 36 civil plans; signed and stamped by a Registered Professional
Engineer with the State of Oregon designed in accordance with the staff report or findings of fact (if
applicable), current City of Grants Pass Standard Drawings and Specifications
(http://www.grantspassoregon.qov/283/Standard-Drawings ), and Oregon Standard Specifications for
Construction, current edition.

The number of sets of plans required for submittal to the City of Grants Engineering Division is as
follows:

1! Plan Review: Minimum 4 sets
if installing a Fireline Add additional set
State Highway is Involved Add additional set
Josephine County is Involved Add additional set
GPID is Involved Add additional set
. 2™ & Subsequent Reviews 1 revised set plus City redline drawings
Fees:

The following fees will be assessed and collected for all Developer Installed Projects: Plan Review
Fee, Encroachment Permit Fee, Grading Permit Fee, GIS Fee & Inspection Services Fee.

Plan review fee: $526 base fee + $57 per lot.
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Encroachment Permit Fee: Flat fee of $70

Grading Permit Fee: This fee is determined by the quantity of soil being excavated and/or deposited
and is calculated as follows:

Grading Volume Charge

50 cubic yards (cy) or less $ 70.00
51— 100 (cy) $103.00
101 - 1,000 (cy) Base Fee $115.00

1,001 — 10,000 (cy) Base Fee $233.00
10,001 - 100,000 (cy) Base Fee $467.00

100,001 (cy) ormore  Base Fee $936.00
Each Additional 10,000 {(cy) $56.00 / 10,000 (cy)

Inspection Services Fee: This fee is based on the estimated public infrastructure improvements,
installed complete (to be provided by the developer’s engineer before approved construction
drawings are submitted to Engineering). Fees will be collected prior to the pre-construction meeting
and start of construction and before issuance of the Development Permit by Planning. The fee is
calculated as follows:

Est. Const. Cost Service Charge
$100,000 or less 5.00%
$200,000 4.60%
$300,000 4.30%
$400,000 4.10%
$500,000 3.90%
$600,000 3.80%
$700,000 3.70%
$800,000 3.60%
$900,000 3.50%
$1,000,000 3.40%

Geographical Information System (GIS) Fee: Per City of Grants Pass Resolution No. 5935,
adopted April 18, 2012, a GIS fee has been added. This fee is calculated as follows:

Estimated Public Infrastructure Cost x Service Charge = Inspection Services Fee
Inspection Services Fee x 5% = GIS Fee

Construction Drawing Approval:

Upon completion of the plan review process, Developer's engineer must submit final plans to the City
for a two step signature process.

Step 1: The City will sign-off for approval of City jurisdiction public infrastructure improvements. The

Developer’s engineer will then take the final plans to be signed-off by other agencies (i.e. GPID, Power,
Gas, Phone, Cable, ODOT, JoCPW, etc.).
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Step 2: After the Developer's Engineer receives sign-offs from the other agencies, the final plans must
then be resubmitted to the City to be signed-off for Approval of Construction. Developer's Engineer
shall provide two sets of approved plans prior to start of construction. (Please note: The sign-off for
approval of construction does not constitute approval to start construction).

Construction Drawing As-builts:

“As-built” Mylars with a signed and dated “Project Certification” on the front page must be submitted to
the Engineering Department prior to Final Plat approval, issuance of a Certificate of Occupancy or final
inspection, which ever is applicable. The Project Certification shall state the following:

“| hereby certify that this project was constructed to the lines, grade and section as shown on
these plans and that all materials and workmanship are in conformance with the plans and
applicable specifications.”

Pre-Construction Meeting:

The pre-construction meeting will not be held until the following items are complete:

Issuance of Development Permit

Issuance of Other Qutside Agency Permits (i.e. ODOT, JoCPW, NPDES, DSL/Corp etc.)
Payment & Issuance of Encroachment Permit

Payment & Issuance of Grading Permit

Payment of Inspection Services Fee

Payment of the GIS Fee

Once the above items are complete a pre-construction meeting will be scheduled prior to the start of
construction by the PCDDSST with the following parties:

Developer

Developer's Engineer

Surveyor

Power, Phone, Gas, Cable, GPID
Contractor

City Inspector

Public Works

Planner

Once the above items are complete and the pre-construction meeting is held construction
may begin.

Page 231



CONSTRUCTION PLANS DESIGN CHECK LIST

The requirements referred to on this checklist can be found in the City of Grants Pass Standard
Drawings and Specifications.

General Requirements for submitted Construction Plans

o Oregon professional engineer stamp and signature

o Storm drainage calculations by Oregon professional engineer.

o Owner or fiduciary will be responsible for obtaining approvals (signatures in the
signature block) from other agencies (i.e., power, telephone, gas, cable, etc.), prior to
the City authorizing construction to proceed.

Items to be shown or specified on the plans:

— Title Block:
o Locate in lower right-hand corner of each sheet

Scale (Horizontal and vertical).
Revisions block.
o Sheet of
— North arrow.
— Basis of bearing: with ties to two Geodetic Control Points.
— Basis of elevation: on a true datum.
— TBM’s: minimum of two temporary bench marks, with elevations, locations and descriptions.
— Right-of-way survey monuments that shall be set as part of the project.
— Right-of-way survey monuments found.
— Right-of-way width on Plan View.
— Street wide on Plan View.
— Vicinity map, on front page.
— Property Owner’'s names and Assessor’s map and tax lot numbers.
— Curve Data: (If applicable)
o Construction centerline.
o Right-of-way centerline (If different than construction centerline).
o Street intersection radii.
o Right-of-way intersection radii.
o Cul-de-sac radius and returns: Finish surface and right-of-way.
— Typical Road Section: (If applicable)
o State road classification.
Subgrade specifications.
Base course specifications.
Leveling course specifications.
Surfacing specifications.

o Project title (Subdivision, Partition, etc.)

o Project Engineer/Surveyor (Name, address, telephone)

o Project Engineer's Stamp

o Project Owner/Developer (Name, address, telephone)

o Project location (Township, Range, Section, Quarter)

o Project description (Street, sanitary sewer, water main, storm drain, etc.)
o Street Name

o Drawn by , Designed by , Checked by .
o Date.

O

o

O 00O
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o Curb and gutter and sidewalk specifications.
o Utility tocations (i.e., power, gas, telephone, etc.)

— Centerline profile, showing both existing ground and finished grade. Ditch line grades in areas
not requiring curb and gutter, including profile and section of intercepting ditches. Submit cross
sections at 50-foot intervals, at critical sections and as required by Engineering Department of
the City of Grants Pass.

— Erosion control measures and slope design consistent with a report submitted by a qualified
professional engineer or geotechnical engineer if any cut or fill exceeds 4 feet in height;
grading on slopes of 15% or greater; or grading granitic soils.

— Culverts and Storm Sewers and Sanitary Sewer:

o Size.
o Material type and gauge or class of pipe.
o Coating, if applicable.
o Invert elevations.
o Slope grades
— Water Lines:
o Size.
o Material type and gauge or class of pipe
o Coating, if applicable.
o Slope grades.
o All fittings and appurtenances.

— Special drainage ditches, drainage structures, bridges.

— Traffic regulatory and warning sign plan; also showing pass/ no pass zones.

— Notes, including General Project Requirements.

— Show street plugs, if applicable.

— Road approach and driveway locations and details.

— Standard drawings and details.

— Agency approval block, front page.

— Show all easements on plans.

— Show striping plan, if applicable.

— Show traffic mitigation improvements
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ENGINEERING PLAN REVIEW APPLICATION

PRIMARY CONTACT INFORMATION: | PROJECT INFORMATION:
Name: Development Name:
Address: Subdivision Name:
City/State/Zip: Map/Tax Lot #:
Phone: Alternate: Project Address:
Email: Estimated Construction Costs:
(Attach Backup Detail)
) R e Additional Parties:
Owner/Address/Phone;

Email address:

Developer/Address/Phone:

Email address:

Design Engineer/Address/Phone:

Email address:

Description of Project:

Additional Jurisdictions:
~ (Mark “X" to all:that apply).

JoCPW: o | ODOT: o | DSL/Corp: o | DEQ: o | GPID: o | Other: 0

Contractor/Contact lnformation

AII work within pubuc rights-of- ways must be performed by licensed prequalified contractors per Chapter 9.37 of the Grants Pass Municipal Code at
hilp:/iwww arantspassoreqon.gov/316/Municipal-Code#litleg, then select Title 9.

Please list the licensed contractors you will be using on this project:

Contractor/Company Name License Number [ Class | Business License | Expiration
Owner/Applicant:
I venfy that the mformatlon presented on this application is true to the best of my knowledge:
Printed Name: | Signature:
X HEEER G #e) __For Engineering Use Only:
 Submittals Attached H Reviews Completed
Description: Comment: Description: Completed By & Date
Plan Review Application 1" Review
Complete # of sets of plans 2™ Review
SD Calcs 3" Review
Approved Site Plan 4" Review
Approved Tent. Plat Sign Off Signatures
Staff Report Const. Dwgs. Appvd
Findings of Fact __@'rniltéfo’dEu’fﬁenWFéés@;im.;im
Plan Review Fee DIA Signed/Recorded Date:
Estimated Construction Costs Develop Permit Issued Date:
Geo Tech Report Number:
Traffic Impact Analysis Enc Permit Issued/Pd Permit No. Date:
ODOT Permit Grading Pmt Issued/Pd Permit No, Date:
Josephine County Permit Inspection Fee Date Paid:
NPDES Permit GIS Fee Date Paid:
DSL Permit
DSL Permit
Precon Mtg Held Date Held:
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