URBAN AREA PLANNING COMMISSION
Meeting Minutes – June 10, 2020 at 6:00 P.M.
Council Chambers
COMMISSIONERS:
Jim Coulter (Chair)
Blair McIntire (Vice Chair) - Absent
Loree Arthur
Jennifer Aviles
Eric Heesacker
Mark Collier - Absent
Susan Tokarz-Krauss
Vacant

City/Staff/Council Liaisons:
Barry Eames (City Councilor) - Absent
Brad Clark, (Principal Planner)
Jason Maki (Assistant Planner)
Taylor Graybehl (Assistant Planner)
Dennis Louis, Temporary City Senior Planner
Guests:
Janice Posen, Citizen

Urban Area Planning Commission will now come to order. Time is 6:02. Roll call. Commissioner
McIntire, not present. Commissioner Arthur.
I'm here.
Commissioner Aviles.
Present.
What'd you say?
Present, I'm here, present.
Oh, okay. I'll have to get used to that muffled sound. Commissioner Heesacker.
Here.
Commissioner Collier, absent. Commissioner Tokarz-Krauss.
Present.
And I'm here. We have a quorum tonight. Public comment. This is an opportunity for the public
to address the Commissioner on item's not related to a public hearing or action item. The intent
is to provide information that is pertinent to the City's jurisdiction. Each speaker will be given
three minutes to address the Commission as one body, not to individuals. The Commission may
consider items brought up during this time later in our agenda during matters from Commission
members and staff. Anybody from the public that would like to comment? Okay. Moving forward
to approval of minutes.
You have a comment? Is it not on tonight's agenda? Okay, please come forward. Yeah, and go
ahead and state, is that on, do you know?
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She might have to just hit that little button on the base.
Hello?
Okay. Please state your name and address for the record.
Janice Posen. I signed for Spelling. 1011 Northwest Hawthorne Avenue. I am a homeowner and
also an employee of one of the school districts here for the last 20 years. I am here because I
am representing a group that has called ourselves "Now Neighbors on White Horse." We have a
petition of 500 people and a fairly strong nucleus that is getting stronger. I wanted to read
something very brief and then you'll know why I'm here. This is from the Autobahn Society. It is
an ornithological summary. Quote, "The strength of this site is the high species richness due to
the diversity of habitats in this small area of 20 sites surveyed April 1999 to February 2002 in
the Rogue Valley. The greatest number of species, 144, were recorded at White House County
Park. Over 170 species have been recorded here in the past 30 years." Massey and Vrom,
2003.
This site contains what may be the largest Cottonwood gallery forest in the Rogue Valley. The
impending trailer expansion has us very concerned. We want to protect the bird canopy, the tree
canopy. We feel it's irreplaceable and a jewel here, and we're going to try and curtail, or at least
we would like the plan reevaluated with perhaps an ecologist on board. We have been told that
the plan could be 10 years old.
Things of trade change drastically, as we saw with COVID, COVID changed the world in three
months. A lot has happened to the state of our environment in 10 years. And we want the plan
looked at again and we'd like some ecologist represented there. I might be past my three
minutes, but we have other ways, other ideas to raise revenue. We realize revenue is of the
essence. And I think there're things that could happen there. I think there could be a very
aggressive sponsorship solicited as well as a kiosk and a nature center. I think there's a lot of
things we could do there. A lot of ways to raise money that won't displace this rich bird
sanctuary that we so uniquely have. That is all.
Okay Ma'am. Thank you for your comments.
Hang on. I got a question. Is that okay?
I think generally this is kind of one way, isn't it? Yeah. Go ahead and ask the question.
So, we were wondering what 10 year plan you were referring to?
The parks and recreation has a plan for 20 sites to be erected at the park, and 380 trees are
ribboned to be removed.
Okay. Thank you.
You're welcome. We have a petition. If anybody is interested in seeing it, it can be accessed
online.
Ma'am would you just clarify, is this a City plan or a Josephine County plan?
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It's parks and recreation.
Yeah, I think White Horse Park would be county, I'm pretty sure.
Yeah, I think so.
You're going to want to go recommend that you go to one of their Planning Commission
meetings and make comment. Also their County Commission meetings are another way that
you can make a comment.
We have. Are you talking about the Commissioner meeting with Mr. Fowler and Lily Morgan?
Yes, we've been actively presenting ourself there, we are in communication with the planning
department.
Yeah, I was just thinking about it and that's actually in the County. It's not even in the urban
growth boundary areas.
Oh, so it wouldn't be relevant to you all.
It's not under our purview at all. So, but thanks for the comments. Much appreciated.
You're welcome. Okay, then bye-bye.
There is the Rural Planning Commission. It's the same function. Rural Planning Commission.
And that's the one that would Yeah, it would be on there, I think their information is on the Josephine County website,
government website.
That's correct.
Okie doke.
Okay. Thank you. Thank you. I feel confident we have we have no more public comment. Okay,
approval of minutes. Are there any corrections to the May 27th, 2020 minutes?
There's one correction that appears several times, and my copy printed on landscape rather
than portrait, so I don't know what page it's on. It's on one, two, three, four, probably. But in the
Orillia matter it's spelled in every case. O-R-I-L-L-I-A and I don't think anybody would recognize
we should at least get the name correct of what the item was.
Thank you.
And it appears several times. That was all I had.
Good catch. Anybody else have any corrections? Okay. I will entertain a motion to approve the
minutes for 27 May, 2020 with corrections.
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Motion to approve the minutes for May 27th, 2020.
Okay.
With the noted adjustments.
Okay.
I'll second.
We have a motion by Commissioner Aviles and a second by Commissioner Heesacker. All
those approved, or those that recommend, excuse me, all those that vote yes to approve the
minutes of 27, 2020 meeting with noted corrections signify by saying aye, aye. Posed. And one
abstention.
MOTION/VOTE
Commissioner Aviles moved and Commissioner Heesacker seconded the motion to
approve the May 27, 2020 minute, as amended. The vote resulted as follows: “AYES”:
Chair Coulter and Commissioners Arthur, Aviles, Collier, and Heesacker. “NAYS”: None.
Abstain: Commissioner Tokarz-Krauss. Absent: Vice Chair McIntire and Commissioner
The motion passed.
Okay. So no approval of findings of fact, no public hearings. And now we will move to, I'm going
to call on this anyway. Director Clark for discussion of multifamily residential development code
text amendment revisions changes.
Thank you, Chair. Members of the Commission, so we have with us tonight, Dennis Louis.
Dennis is our temporary Senior Planner who has formerly been with the City and done quite a
bit of work and then left for a while and now we're fortunate to have him back for a few days a
week for several months. He's focused on long range planning for our department and has been
spending some time helping us to get up to speed with some of the state statutes with regard to
the multifamily housing code. And this is partially relevant. I mean, it's become more relevant
because the City Council and their strategic plan, and this most recent January strategic plan
put four out of their top 10 items related to housing.
So when this particular code amendment started, of course, that wasn't known, but this is driven
by a legislative change in 2017. So that's some of behind it, but I'm going to turn it over to
Dennis. And he's going to kind of walk us through some of the highlights tonight. There's a lot of
pieces of paper in front of you. We do not expect you in any way to make any decisions or you
don't even need to make comments per se. We'd sure like them, but our goal with this was to try
to bring to the Commission prior to your public hearing, this code amendment so that we can get
at least maybe some initial feedback from the Commissioners in this more informal setting than
when we go to a public hearing.
This is definitely a priority in part, because this work was funded by the Oregon Department of
Land, Conservation and Development, DCLD, through a provision of a consultant. And so we do
have an important deadline to meet and since they did help to fund this, we need to kind of keep
this moving. So, I'll just turn it over to Dennis. And kind of walk us through.
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Thank you, Brad. Chair, Commissioners. Brad's led you into a little bit of the background, as
you're probably aware the state legislature's been actively involved in passing legislation,
putting mandates out for local government to follow in the whole matter of housing shortage and
all of that. So as Brad indicated in 2017, they pass Senate bill 1051, which put further
requirements on local governments to establish clear and objective standards in our codes for
making decisions on all sorts of applications, but in particular housing. It also added the
requirement that we allow now for accessory dwelling units in all of our residential areas and in
a few other things. As Brad indicated here, after that legislation was passed the legislature then
allocated monies to DLCD to provide technical assistance and grants to local governments to
help them meet. So the City applied, received technical assistance of DLCD, assigned Scott
Siegel and Associates as the consultant to prepare the amendments to the code. And I wasn't
around, Brad wasn't around, we are picking this up midstream here.
And over the last several days or weeks, I've taken a look at what they left behind for us in
terms of recommended amendments to the code. And I've been trying to make sure that that's
internally consistent. One of the things that I've found in terms of their markup was that their
style was a little different than we would like to do. So where things were in black and bold, I've
changed it over to red so that it pulls things out for you so you can immediately see where we're
taking things away and where we're adding things.
Another thing that I found in the editing work here is we've got five articles here we're dealing
with. When Scott Siegel and his group was doing the amendment work, they were working on
one version of the code. Because of the length of time it's taken for them to do their work and
for us to pick it up again, we've actually made some amendments to several of those articles.
Out of the five articles we're dealing with here, three of them have already had amendments to
them. So that's going to present a little bit of a challenge here for staff to go back and make sure
that we've got the correct base underlying code upon which we're doing the amendments, but
that's just a technicality for us to deal with here.
Does that give you enough background as to why we're doing this? Okay. So we're dealing with
Articles two, three 17, 19 and 22, and you have a packet there they're stapled separately. The
first three Articles that we're dealing with Two, Three and 17, the amendments are fairly minor.
On Article Two, just on the first page here, and I haven't pulled it out, but I can tell you, and this
exists in our base code and we haven't addressed it yet, but the numbering of the subtext in the
article is not quite right. The format is generally, the article number, a decimal, and then three
digits. Well, as you can indicate here on 2.30, there should be a zero in front of that three, same
thing in terms of the 2.4, 2.5, 2.6. And that carries forward into the article itself.
Those are just formatting changes that we're going to have to deal with. The most significant
thing in this particular article is called out, and you see it right there in the table of contents,
where it strikes out mediation hearing, changes it to public hearing. The comment from the
consultant is, let's see, I think it's on page Two dash 20.
Yeah. Two dash 20. And again, these comment blocks, I've left them in here simply because it
gives you a guide as to what the consultant was thinking about or in some cases it's a staff
comment. But when we take this to hearing the comment block is going to be out of there, that's
why it's red line through there. But they're basically saying that this type of a land use procedure
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is not one where a mediation is going to be taking place. It's truly a public hearing here. And so
that's what we're doing is we're making sure that the terminology is correct.
I believe that is, another significant change, I think it was 2.27, where the comment was that our
criteria, it was making an ambiguous reference to criteria here, and it should be specific. Okay. I
believe this may be Brad's amendment here and not the consultants, but it does make it more
specific as to where the criteria are for each land use action.
What page is that?
That would be two dash two seven. Yeah. It was right up above that comment block there.
Where we changed the language so that it says it's specific criteria listed in the code for each
application type.
That would be what? What this says is section 2.55? Just make sure I'm on the same Yes, correct. Correct.
Thank you.
And again, this is, this is moving towards that clear and objective standards requirement.
2.27 dash two seven.
Two dash two seven.
Section 2.55 there, on page two dash two seven.
I believe all of the other few amendments that we've got in here are strictly a style changes and
things that Word program calls out and says drop the comma there and that sort of thing. So I
think we've covered this significant proposed amendments on that article.
If I might just add Dennis, I think that is minor change, but I think it is definitely, as you kind of
indicated, reflective of the reason for this legislation. I think in general, the legislature is moving
away, and this is probably partially driven by case law, several court cases that have gone
through LUBA. And it's an effort to avoid any ambiguity when it comes to local codes. They're
basically saying you as local jurisdictions, you need to make sure that your local ordinances
have very clear and objective standards in them and the developers or whoever is following
your code shouldn't have to wonder in any way, shape or form, what the process is, nor what
the criteria is for them to get approval. So I think that's underlying all of this discussion, is
making our codes more clear and objective. And if there are sections that leave a lot of
subjectivity in them, those need to be addressed, is basically what we're saying.
So are these changes specific to Grants Pass or because the legislation passed all jurisdictions
in the state are going through the same exercise?
The latter, isn't it? Yeah. I don't know if there was a jurisdictional size in the legislation.
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There is one section in here where they out a particular case law situation in Grants Pass. But in
general, I mean this, Senate bill 1051 applies to all jurisdictions in the state and in establishing
uniform standards that everybody has to meet.
And establishing uniform standards that everybody has to meet. So it's primarily the latter,
they're not picking on us individually. It's everybody.
Thank you.
This model code, or what then, what does it, now?
Well, it's establishing new legislation, new state law, and then that follows down into, you pass
the enrolled bill, and then they translate that into where does it fit in ORS the Oregon Revised
Statutes. And most of this is fitting into chapter 197 that controls comprehensive planning.
How does this fit into our ever getting the urban growth boundary stuff finished? It's been six
years since we ended that and We have to be able to do multiple things. That's a separate project that has to be undertaken,
but at the same time, we have this continuing process of the state legislature rewriting laws and
local jurisdictions having to respond to modify our code to conform to state law.
Can you supply us with the definition section that goes with this?
We already have a definition section in the code. I think it's Article 30.
But has it been updated?
Are you referring to the definition section in Grants Pass Development Code or the statute? The
Oregon Revised Statutes?
Grants Pass one I've been waiting on for years to get it updated and this zoning article we got
addresses specifically what I've been working on since 2008, with LCDC. And specifically the
definition of family, single family. And we kept being told that we had to wait until the urban
growth boundary plan went in with the new everything, new wording, new code and everything.
And we haven't seen the definitions for years. I don't know whether any of them ever got
updated.
Well if they didn't come through this Commission, then they didn't, because they have to come
through here in terms of any amendments to the Grants Pass Development Code have to come
through you. So if you haven't seen them, then I thought that we had updated the definitions.
I don't think so.
I'm pretty sure we did. You can go back and look at it, but, maybe we I'd like to see a copy of what they actually are now.
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It seemed like I saw change on them.
Yeah, I don't know.
They may have updated something to fit in a current change.
That might've been what it was that I remember.
But I don't know that the whole thing was ever updated.
It would have been at least five, six years ago, I think.
Was that a discussion we can pin to the end of this meeting? I have a question about article
two. Would we have a chance?
Yeah, go ahead.
So on page two dash two seven, just to make sure I'm understanding, because for me, it's not
super clear. So when I'm looking at the section entitled 2.55 Final Decision Section Action and
Criteria. So there are several sentences that, fine, make sense, but then there's a sentence that
seems slightly bolded and in gray. So is that the change? Because I also see that later below it,
the strikeout. So I guess it's just difficult for me to understand the Formatting?
Who's authoring which point or just why does it look like that, I guess?
Sure. Do you want to address that?
The gray?
The gray, yeah.
It's a mystery. This was put in here by the consultant and I've had two people try to help me on
the Word program, how to remove the gray. And so far, we haven't been able to accomplish it,
but just ignore it. It has no relevance to the amendment that we're making there.
Okay.
It's only the red either strikeout or underline, strikeout is something we're removing, the
underlying without strikeout, that's language that we're adding. I believe that the purpose for
using the gray was to call it out and say, in this area, there's something that should be
considered for amendment. But when we take this to hearing, we'll have figured it out that gray
will be gone. We're going to get all of these little editing types of things cleared up and they
won't be a distraction.
Okay. So just from a formatting point of view, we're only looking at the parts that are red and it's
strikethrough -
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Exactly.
And the highlighted things indicate or signify nothing.
Right.
Because it appears a few times. Okay. All right. That makes so much more sense, thank you.
Thank you for that, that's a very good clarification. Yeah. And to be clear, there's two different,
for lack of a better word, authors, I guess, of the edits. So the first round in the vast majority of
these were made, as Dennis mentioned, by Siegel and Associates, which is a Portland based
planning firm who has done a lot of work for local jurisdictions around the state of Oregon. And
the first round was made by them. And then the other edits in red, our community development
staff in looking at Siegel and Associates, and either changing or tweaking or trying to make it a
little bit more reflective of our local code. But at the end of the day, this is going to be your
recommended edits to the City Council. So, ,this is why we're having this kind of preliminary
discussion because after the public hearing, which we anticipate to be in about three months or
so, this will be the UAPC's recommendation to the City Council.
So in some ways, where these came from and where they didn't, while I think it's important for
you to know, all of it is open for change and editing. I mean, this is what code amendments are
about.
Okay, we ready for Article Three? Again, on the numbering, on the table of contents, we got the
same problem there where we're not consistent in using three digits after the period there. The
only real significant change here is to comply with state law on page three dash five, we're
adding, the time limitation is actually shortened up. We normally have 120 days for making a
decision from the time of application until final decision. For affordable housing developments,
it's shortened down to 100 days. So that's really the only significant change that is being
proposed here in this particular article.
The rest of it is really formatting. So any questions on that, or shall we move on to 17? Okay.
Do we know why they chopped 20 days off the processing time?
They are attempting to To move it along.
Move it along, you hear it from builders all the time. Time is money, and having to wait for a
decision, there are other, as we get into these things, we show that we're providing another
shortened track for certain kinds of applications. So that's what the, I believe the legislative
philosophy is, is that they're trying to make our regulatory process as clear as possible, as
objective as possible, and as fast as possible, believing that the quicker we do it, the lower the
cost of the final product of housing. Now, I personally believe that it's a whole lot more than just
the regulatory process in order terms of getting affordable housing.
But it's definitely one area that we need to look at. And hopefully it's going to make at least
marginal improvement over the way things are right now.
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Thank you.
Yeah, adding to that, we've had lots of discussion about affordable housing, even in the state. I
think the issue there to shorten 120 to 100 is because of the need of housing, the shortage that
we have. As I understood when that session was meeting in the state level, and it ended up
being a revised statute to the state. So, I don't know how much more though we're going to get
shoved. I think 100 is about as, although isn't there some that we do 80? Eighty days for, there's
something out there. And I can't remember what that was, but I know it's there.
Well, again, we're dealing with 2017 legislation. We'll soon be dealing with 2019 legislation.
Right.
Brad will brief you at some point in terms of what's coming down the pike for that. But Wait a minute, we're going to go through this process in 2017 and it'll be about 2022 that we'll
finally be doing 2019.
That's what I'm guessing.
Okay.
Article 17 is lots and creation of lots. The only significant change here, and I think this was
internal staff change, and it has to do with removing ambiguity and bringing about some more
specificity. So that's on page 17 dash four, and it eliminates the last statement there and adds
two other statements here. It's establishing criteria for tentative property line adjustment plan
approvals, a fairly minor thing. But again, it's trying to tighten up our language, provide more
objectivity. And so that's what that article is all about.
If there are no questions we can move on to the real fun, which is Articles 19 and 22 here.
Article 19 adds, in terms of residential development, it splits things out to minor and major plan
reviews, and that's called out in the table of contents there. And then it also clarifies then too,
that in 19.4 and 19.5, when it talks about minor site plan review, major site plan review, it makes
it clear that that's referring to non-residential development or commercial or industrial
developments. So what we've done is we've separated out and we say for residential
development it infers up there in 19.30, we've added two sections there. So then you turn the
page and you start getting into a lot of red here.
You've got an expanded purpose statement there that covers the establishment of the two
different types of plan review for residential. And there's a section on where there are
exemptions. The concept section there on the 19 dash two, the comment was that, how to mold
that text language into the purpose statement, which has been done. Then there are a few
housekeeping issues about the title of the parks and community development and adding
Principal Planner instead of Senior Planner, Director of Public Works, those are all just
housekeeping measures. Then you get over onto 19 dash three, and there's more discussion
about these minor and major site plans. And eliminating the comments section and then flipping
the page to 19 dash five, you get into what major site plans are.

Page 10

And then it finishes off that page with more discussion of the minor site plan procedure and the
major site plan procedure. And I think that other than housekeeping on the rest of it, I think
that's probably the real significant stuff in Article 19 there. And again, this is responsive to the
whole legislative intent of simplifying for certain kinds of activities in this case, minor
developments. Making it for a more expedited process, and hopefully we'll get a gold star from
the state for doing that.
Question.
Yes.
Going back to page 2.2, in those kind [inaudible 00:36:45] like 2.3, when you're looking at the
schedules, I'm noticing, I don't know because I haven't read them yet of course, there's a lot of
changes going on here. Are there going to be any changes to the schedules? I mean, we're
actually making that many changes without no changes to the schedule?
See what I'm saying? I mean, it was awful lot of changes and I'm looking at schedule two dash
one, for example, and I don't see any changes. Not saying there should be, I'm just wondering.
Certainly want to make sure if there are any that we don't miss those.
So Chair you're referring to, you're going back to Article Two?
Yeah, I just went back to it, because I'm curious with all the changes that we have that we're
doing tonight Right.
Are there any schedule changes? I mean, I'm looking at none. So I mean, I'm a little surprised,
but I just need clarification on it, what I would like.
No I think this is correct. Because the application types in schedule two dash one are all of our
major types of applications, major categories, subdivisions, and, excuse me, partitions and
property line adjustments. The amendments that we're talking about tonight pretty much all fall
under number 25, which is on page two dash three.
So if you look at number 25, it says site plan review.
Yeah. I see that.
Yeah. And then, and then you see that box, which covers from type one applications all the way
over to type three.
Right.
So the intention of the way that's there is that pretty much everything in Grants Pass is a site
plan. I mean a single family house, a duplex, it's all a site, so that's why there's so many
different types of applications that fall under number 25. So I think the clarification here is a
good one and we'll certainly look at it.
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No, I just - [crosstalk 00:39:20].
Because I don't think that there actually will be any changes to that because that section 25
covers from type one to type three. It's going to fall under one of those.
Okay. Well, thank you much. Appreciate that explanation.
Now that you're drew is back there into that table. I noticed that number 27, Solar Access
Permit, as we get into 22, you'll notice that there's a recommendation to remove the whole
section on solar. And so, if that one flies, then we need to go back to this table and red line that
number 27 here, we wouldn't be doing solar access permits. So, we'll also look at that question
that you brought up too about, okay, when you make one change in an article, you need to go
back and find out, well, where else did this require attention? So that's why We've seen, I mean, it just happens because it's so time consuming, but we've seen it through
the years, but I know that you guys do a good job getting it done. So, I'll say that. That's hard
stuff here.
This is the major one right here on Article 22 Before we go on to that, on that page that we were on, 19.3, is a Director of Public Works
actually a separate director position now, I can't remember whether that Yes.
It is. Okay.
That's Jason.
Yep. Jason Canady is the Director of Public Works, In this case he does not participate on the
site plan committees, but he has an appointee.
Okay, article 22. And as you can see from the table of contents here under mobile family
dwellings, we've got changes here on approval standards, open space standards, landscaping,
parking, building mass, solid waste, public improvements. And then you go over to the next
page, 22 dash two, and that's my reference was is that it's the staff's recommendation that we
remove this whole section on solar standards. And as we get into that, there's a comment
section that gives the reasons why.
... that gives the reasons why. So the changes really begin on 22 dash 4, where it's giving the
approval standards and guidelines, and then it's following the next page, dash 5, adding the first
figure there, giving a conceptual site design, an example for people to understand graphically
what we're trying to describe in words. Then there are multiple tables that are recommended
here, starting on page 22 dash 6.
Can you hang on one second.
Sure.
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Mr. Clark, this apartment graphic looks a lot like the multifamily that was put in next to the park
and the school. Gosh, I wish I could remember the name of the school, it was on the East side
of town and it was off of, I want to say N Street and there was already a bunch of town homes
built in there and they were adding to the very south end of that project.
Oh, Sequoia Village.
That was it. Thank you very much. These plans look a lot like those. Were those plans
submitted with these new changes in mind or is it just coincidence?
I think it's just pure coincidence.
All right. I heard about you. I was just curious.
Well, I'm not going to attempt to try to cover each one of these, but you can see that this is
really a significant addition to the code here. Multiple tables, multiple illustrations, and going on
through, well, we're all, all the way up to page 20, 21 or 22 is where we end with that. And then
we start the cross outs, which is the stuff that it's replacing on a 22 dash 22. And you go there
for several pages to 22 dash 3. So we're replacing about three pages with a lot more pages, but
I believe the intent of the consultant was there to make things more clear as to what the
regulations are.
And with clarity, hopefully there's objectivity and a cleaner decision making process. Does it
meet it or does it not meet it? You're taking out some of the ambiguity in the process.
Yeah, I just to add on to that, I mean, I think this is the real guts, if you will, of this amendment.
And I'm just looking through this again for the first time in several months. Laura and I, before
she retired, she also spent some time going through here and we, we had a couple of meetings
together. I guess I'm thinking that it might be helpful for the Commission to actually have maybe
two or three specific examples here in the City that we could bring to you and actually walk you
through kind of the implications of this, if you'd find that helpful. I mean, I think obviously the first
thing is that, you know, you just, those, since this is the real crux of this amendment would be,
you know, if you're limited on your reading time to focus on these 10 pages, because this, from
a development standpoint, you know, this is really when you're designing a parcel of land for
multifamily development.
This is where you're going to go first to see what are the City of Grants Pass’s requirements for
me in terms of amenities, in terms of open space, in terms of parking. So this will have the
greatest impact. They're really, I don't think are at the end of the day, other than the open space
table, probably a lot of areas that we'll see much pushback on, but you'd never know. So I think
it would be maybe just helpful now that I'm looking at this again with kind of fresh eyes, if we
were to bring to you, you know, a couple of photos of some, you know, existing development,
kind of what elements of this they comply with or what they would have to add or change in
order to comply with the new code.
So I guess I'll just throw that out there and it's up to you as a Commission, you know, how much
more you want from staff before this comes to you as a public hearing.
I think that's a good idea.
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Me too. I like that the graphics and the examples. That'd be great. You guys, you do see the,
the problem with the numbering in this specific document, starting on page 22 dash 22. The
next page is 22 dash 2. So we have two 22 dash two pages in this particular packet. Do you
follow me? And then we have to page 22 dash fours, two 22 dash sixes, see what I'm saying?
Yeah, yeah. That'll be corrected.
We picked up some mistakes in numbering of the illustrations and, but we'll continue to, you
know, comb through and make sure that we've got those. And I noticed too that in terms of our
illustrations, we've used the same illustration twice for different things, but the illustration is not
changed. So we may, that's, that's on dash 14 and dash 16, and it's in one place called out as
the corrected 22 dash 2. And the other one is 22 dash 4. They're the same illustration being
referred to for different purposes. We could probably just eliminate one of the illustrations and
refer it for the two different purposes there. So we recognize that we're not complete on our
editing work here.
And even when we, even when you get done and it's all edited, we're going to go ahead and
recommend it to Council. Council's going to pass it the next day. Somebody's going to find a
problem or two with it never fails.
It'll be your [crosstalk 00:49:31],
I'm a little confused on one, more than one issue, probably. But the kinds of things like back on
22 8, where it's talking about outdoor children's play or adult recreation areas shall be centrally
located within the development. You know, all these things sound reasonable when if you have
a multifamily development, could it, or could it not also be a PUD (Planned Unit Development)?
It is possible to be both.
Because we haven't had to deal with much of this, but we've dealt with a lot of PUD's, and in
those cases we consistently run up against some kind of topological situation. I'm thinking the
best example, it's real obvious, is up here on F Street at the end of F Street, where you have the
Canyon running right smack through the development, and that becomes your shared area or
your open space area. Because you obviously can't build in it. And that determines how you
build. You can't just go plop something in the middle, and what takes precedence and in that
kind of situation. If we have all these rules about how things in the multifamily development
should be located, but the land doesn't agree.
Right well certainly in a PUD, the PUD gives so much flexibility to negotiate, basically between a
developer and the City, that could be addressed through the PUD process, because built into
that is, you know, this sort of greater latitude to negotiate what those amenities are. If there
wasn't a PUD, you raise a good point that we maybe should take a closer look at. That if it's
supposed to be clear objective and typography, or, you know, there's a rock outcropping or
there's a wetland or whatever. I mean, how, how does that effect. . .
And even, you know, the definition of what’s central.
Yeah.
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Can it be ten feet over this way or 20 feet over this way and still be considered central? So
you've pointed something out. We need to give some greater consideration to . .
I see a lot of specific shoulds and wills, I guess, in here that may or may not work. Okay. That's .
..
Then onto the big removal here. And since I wasn't the one that did it, I'm just going to read the
comments.
'As staff is proposing to eliminate the solar setback section 22.6 hundred solar access
standards were developed in the early 1980s as a tool for energy efficient developments. They
typically attempt to situate homes and neat road facing South. In many instances, the
regulations are difficult to meet, and this is especially true for smaller infill parcels without
adequate land area. Many jurisdictions are removing them from their development codes,
finding that they are inefficient and find that new homes today are built with energy efficient
requirements, not available when these regulations were developed in 1980'.
So that's the justification statement that staff is providing for saying, let's just remove this whole
section here.
We're not moving it. We're deleting it.
Deleting it. Yeah, that's all red strikeout.
I think that's on the planning Commission. Loree and I, we've seen over the years, I don't know
how many solar setbacks variances that we've allotted because you get into infill situations and
it becomes almost impossible a lot of times. So anytime there was a variance, I think that I've
ever seen come up for solar setbacks, we go, okay, we'll give the variance. It always makes
sense. So yeah, it doesn't hurt my feelings. And then I really do think it's [crosstalk 00:54:26].
Now we're taking away your pleasure of branding variances.
I think it's a good idea that it goes away. It's past its time. Personal opinion.
You have to use your microphone.
As the technology advances some of these things are moot anyway.
Yeah.
Well that in a quick review is all of what it's about. And as Brad has indicated here, the meat of it
is in Article 22. The other stuff is important, but this is the one that you really ought to spend
some time on to understand and make sure that when it does go to public hearing, and I think
Brad's already offered, and you've already said, it's a good idea to bring you some examples of,
'okay, let's take this project and see how that would have fared under these regulations', so that
when you have to go to public hearing and answer to questions from the development
community or citizens, that you feel comfortable that you've got something that is yours,
because that's what it's going to be.
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It's going to be yours that you are recommending to the Council for change of the code.
Are we going to take a bite of this, every meeting between now and three months from now? Is
that the plan.
We don't have a plan other than the next step. We will come back to you with a couple of
examples, but I think we'd like to get a sense from you tonight about, you know, how much you
want to spend on this prior to the hearing versus just on your own, you know, digesting it. And
you know, this is not a, this is legislative. You know, this is not quasi driven. So you can talk to
anyone you want to about this stuff. I guess my point being that if you feel like you want to
spend some more time thinking about it, I mean, I guess where I mentioned at the beginning,
there's a deadline. The deadline, truth be told already passed. DLCD (Department of Land
Conservation and Development) recognizes because of COVID-19 that, you know, most
jurisdictions are behind in terms of adopting the codes that they helped to fund the
amendments.
So it's not like we're going to get fined or anything like that, but we certainly, because there's so
much other things coming at you and we do want to have this one, it's important to move it
ahead. So we'd like not to delay it too much, but if you want another separate workshop, if you
want just one more presentation, if you want to take it home and read through it and then let us
know at your next meeting. I mean, I guess just throw it back to you chair, how you want to
handle it?
May I ask a question.
Yes, go ahead.
Is this available in PDF form?
We can do that.
Okay. I mean, I do far better on my computer being able to move quickly between things so that
would help me and why are we precluded from individually going over this and then submitting
any questions or comments outside of the meeting to Dennis, we are precluded from doing
that?
Yeah. This is, I'm glad you're bringing up because this is one of the reasons down, down the
road, we're going to have a workshop on quasi-judicial rules and legislative rules, the difference
and stuff. Basically you can talk to anybody. You can. In legislature there's no restrictions. In
face you're encouraged to talk to people. You can talk to your neighbor and say, what do you
think about this? You got any ideas? And so therefore you can submit as much feedback to that,
well, as the planning department, as you want, but what I'm saying is, yeah, yeah, go for it. You
are not restricted in any way, shape or form on who, when, to discuss form of communications.
Anything. I think the recommendation I would have is if you do submit something like in writing
to the planning department, that somehow either if it's email, you copy us, all of us planning
Commission, or we get a copy because then when it comes time, I think what we would
probably have to have one more workshop towards the end somewhere. Maybe, maybe we'll
wait and see within a month or two to see where we're at. And before we actually have to make
the recommendation to City Council. That makes sense, Susan?

Page 16

Well, yes, my thought was to mostly to expedite. So if I, you know, if one of us was reading,
then sent something off to whomever is appropriate, the both of you and copied the rest, it might
bring up something that you could ask. And by having them disseminate that information prior to
our next meeting, then it can all be brought up. I like having things in front of me before they're
being discussed so that you get the opportunity to read.
Yep.
Which we don't have here. I mean I'm a speed reader, but I'm not going to dedicate it to memory
right now. So anyway, just thinking that would help expedite when we have a, that's what I
circled, no deadline because it was yesterday. So we're obviously moving towards something
that's already passed. So what would our goal be . . . whenever?
Hmm. Well, I wouldn't say whenever.
I'm saying, can we put forth, like, for example, we'd like to have this, as you're saying, if you
need the workshops, whatever, but by the end of the month, next week, tomorrow, last week?
You know, can we come up with something since this deadline has passed or are we waiting for
some sort of a indicator from our beloved legislative body?
I think I can make a recommendation and see what you fellow Commissioners feel about this is
that, let's all take a look at it. It would be nice if we'd have it on the computer to PDF file. Let's
take a look at it. And then just give me a recommendation and go ahead and inform everybody
else on the email chain if you want. If you want another workshop, when you want it, or any
other concerns that you have, so that within, let's say a month from now, we know if we're going
to need another workshop, we'll have a suggestion, an idea. So take your time right now. Let's
just say with this next month, reading it over, looking at it, asking staff questions, whatever you
need to do. And then we'll make a recommendation and we'll let you know what we want to do.
How does that sound fellow Commissioners? That work? Laurie, you okay with that? Jennifer?
Yeah, it sounds like the City will have something prepared at our next meeting, which is in two
weeks in terms of examples, as it pertains to these Article changes.
Well, that's not so much a workshop. That's just showing a couple examples, right? Kind of a
mini workshop?
And then depending on what our schedule or agenda looks like, the 27th, is that our next
scheduled date?
24.
24
Yeah. And I believe we do have a public hearing, don't we, scheduled?
You do, yeah. You have one.
I think, I thought we had one. What happened to this last one?

Page 17

The Nelson?
Yeah.
The storage unit. This is on the Rogue River Highway, the old roller skating rink, conversion to
multi or to a mini storage in indoor, yeah. The applicant has been working through some
architectural issues and has.
Architectural issues and it hasn't gotten the final drawings. We probably accepted it a little
prematurely to be honest, but we wanted to help move it along, but they really need to do some
more work before it comes to the Commission. So they're doing that.
Then we don't know when we're going to see it quite yet.
Yeah.
Okay. Thanks.
We will certainly, Dennis we have, we can email it out to all the Commissioners tomorrow and
then you'll have that document. Then we can just start an email string, however you want to
handle that. Then we'll come at your next meeting prepared with a few examples.
Long term, we have the Urban Growth Boundary Rezone Project that we've talked about a
couple of times here with the Commission that has been... We didn't hold the community forum
in March and we had the survey. We are anticipating a community forum in July that will be
capped at the number of 25, but we'll have... We'll offer like four different times to try to help
space that out. We can still comply with the governor's executive order on COVID-19. After that,
then we are anticipating that coming through, maybe October-ish as hearings for you. I think
starting around that late September, mid-October through the end of the year you're going to be
pretty busy with applications as well as this Urban Growth Boundary Rezone Project. So I guess
what I'm saying is it would probably be wise for us to try to move this one prior to those starting.
Just with... The understanding, too, here is that we need to get to the point where everybody's
comfortable with it to say, "Okay, this is what we're taking to hearing that." So the point that we
send notice to DLCD for 45 days, we can't have the hearing until after that. We don't want to
send this to DLCD right now, because it's not what we're taking to hearing but whatever you
finalize and say, "Yes, we're ready to take public input in the hearing." That's when we give
notice to DLCD and your hearing has got to be 45 days after that.
Yeah, I mentioned, do you think a month is reasonable that we're at the point where we say,
"Hey, we just need one last workshop or we're good to go?" You know we're at a point where... I
guess what I'm saying is when I think about it, if we need to push this along, if we can get our
understanding and questions and things like that, do you guys think if we can do that in a
month? I don't want to push you too hard because two weeks wouldn't be fair. We need, you
guys have life and your jobs, and stuff. So would a month do you think work for you all? To
really look it over and questions, and make recommendations and pretty much be in a position
where we've done what we're going to do. Except approve it.
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As of this moment, we still have two members that have yet to see these articles. I think it would
be pretty prudent if we just sent it over to our next session, get the examples from City staff,
have the larger discussion and then maybe set a date. I don't see why it would take us much
longer than another session after that. But if it did, at least we would have other members input,
insight before moving forward with any decisions.
Yeah, that's a good point.
That's a good idea.
They will receive it tomorrow and then as you mentioned at the next hearing after you hold the
public hearing on that Nelson project, and we'll just set on the agenda for this discussion again
and...
Good idea.
We'll have those site specific examples for you.
That would be perfect. Because then we'd all have a feeling of where we're at, each one of us
and so forth.
I would still like to get a copy of whatever the current definitions are of the code. I get confused
there. This one talks about single attached development, single attached units. And then of
course the ADU, which was more recently put in. I've always been confused about the
townhouse thing because on the planning Commission I was on in Michigan, townhouse didn't
mean you own the lot under your building necessarily. It was not a legally definitive term and I
still don't know what it is used here. It seems to meSometimes they use townhouse and condominium in interchangeably and they're not because
condominium is an ownership issue. Not a land use type or housing type.
Yeah.
You're right. We need to go through our definitions and make sure that we're state-of-the-art, we
got it all straightened out.
Yeah, we can. There are currently no proposed amendments to article 30. Right. But we can
certainly send that. Pull that article out and include it with the rest of these. So you can look at
those.
Okay. So to be clear, we're going to have next hearing is the 24th, should have a public hearing
and then we'll have this on the agenda item again. Have a couple recommend- examples to
show us and then we can discuss where we're at on it. Go from there.
We have our marching orders.
That's good. You did a good job on that. I appreciate it. Saw a little double vision, but it was
pretty good.
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It's hard on this end too. You know, I had a Council president up in Lynnwood, Washington tell
me some years ago here. He says, "I don't know how you do this. This is the most boring,
tedious work I've ever done." Thank you. This is my life.
Are we done with this part of the presentation. Do you have anything else that you want to bring
up to us?
No. Nope. That's all staff had. Okay. Well, we'll move on to fellow Commissioners. Susan, do
you have anything?
I do not.
Jennifer?
I'm curious about the appeals that went before City Council. Can we get an update on this?
Oh, yeah.
Is the time expired so we can talk about it?
Yes. We can send you the decisions, but on the Southview subdivision off of F street, the City
Council by a vote of three to two upheld the planning Commission decision to approve that.
And remind me, is that the one that required the irrigation approval of some kind?
No, this is the one that is adjacent to the Forest Hills subdivision and Crescent. It was a 12 lot
subdivision. Two cul-de-sacs that were accessed through Williamsburg.
Oh, okay. And you said that was upheld, that decision was upheld?
It was.
Then all the other?
The other as the Blackberry Glen and that's the one that has the Grants Pass Irrigation District
easement. That was about an hour and 10 minutes, an hour and 15-minute discussion by
Council. It was long for them. They also upheld the decision. Well, I shouldn't say that. They
amended the zoning Commission decision. In your decision, the irrigation easement for Grants
Pass Irrigation District was required, but there was no dimension. As you recall? I think
Commissioner Heesacker made the motion to still require, which basically put the responsibility
of Gail Atkins, the developer, to go to Grants Pass Irrigation District and basically work it out.
The argument from Grants Pass Irrigation District's attorney was that hunting and the zoning
Commission really should have been more specific. One of the counselors very much agreed
with that sentiment and was for pretty vocal about wanting the Commission to be more specific
with the Council in the decision.
At the end of the day they required a two and a half foot wide easement that's centered on the
irrigation pipe, which doesn't affect the build ability of those lots. As you recall, there was, I think
it was five lots that were along the edge and the seven foot wide easement from the irrigation
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district would have meant that houses had to be changed in size because there's only a five foot
he's been required, setback. They did require the two and a half, which impacts just one of the
lots. The others, there is no impact because the irrigation line is off site.
Didn't the applicant come in with a changed request? Reason I'm asking is the counselor said
we didn't do our job, expected us to have a definitive resolution. Something has happened
consistently, meaning like once a year, maybe, where somebody comes before us and there's
something that isn't quite right, but we have to act on what's in front of us. We can't change it.
And between the time they were at us and got to the Council they have a different version that
gets accepted. Then it sounds like we were wrong because we didn't do it, but they fixed what it
was that we disagreed with, but we have no ability to change their plan.
I think maybe that counselor needs to be a little educated. I kind of take a little offense to that
we didn't do our job.
I don't know that's exactly the same because you...
I'm on record to saying that.
Yeah, you have that third party involved that nobody had any control over.
I don't see how we could have done it any different at that time with the information that we had
in front of us.
The key information that came out was the whole reason they wanted the seven feet was that
their Kuboto, what was it, scraper loader diggers, something was seven feet wide. I think they
bought the wrong equipment if they have five foot easements all over the territory.
When that counselor was irate in talking about that, you did tell him it was Commissioner
[inaudible 01:12:27] idea to not have a dimension in there, right?
It's one thing to be quite honest, and I bring it out at the meeting is to say they're in the politics
business, City Council is, that's fine. But when things are at our level, we pretty much try to do
our jobs. So when I take that a little, a little personal, when somebody says we didn't do our job,
it's like, come on. I'll shut up about that. But they see my remarks. They'll know how I feel. Tell
us where we could do better or something, but don't criticize us about not doing our job. Where
did I leave off at? Jennifer?
That was it. I was just curious and wanted to follow up since that was something we touched on
briefly as we ended our last session. Thank you.
Thank you. Marie.
Eric.
So the only thing I wanted to say was that I won't be here for the July 8th meeting.
Be suntanning in Hawaii, huh?
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I'll be on vacation.
Good deal. Okay. And for me, I do have a question. Is it everybody... Is there anybody not
receiving the weekly site plan review agenda that, this comes out... Email is from Carolyn
[Nealon 01:12:27] who sends these out. There... It's about what procedures, new procedures,
are coming up, what type, type point. Have you not received these on a weekly basis? Okay.
And you're not either, Jennifer?
[inaudible 00:15:01].
Oh boy. And you're not, have not received them either. Eric?
I get those as a result of my job with the County.
Okay. We're going to need to add pretty much everybody, but Blair and me, onto her list of
sending them out. And the reason I say that, I know you do, I know Blair does, is that's where
we find out if we've got a type three coming up, what it is, when it's scheduled. It puts us on
notice at that point, if it's a public hearing land use type that we're now in quasi-judicial mode,
and we've got to be by the strict guidelines of those rules and ex-parte rules. So we really need
to make sure that they're getting those. This was something I requested years ago because we
really weren't finding out until the last minute what was going on. And my concern was we could
be discussing an application and not even realize that we were discussing something that we
weren't.
And the reason I say this is technically, technically, once an application is approved and
accepted by the planning department we're now on the clock. Now, obviously we can't know
that until we get that information. Therefore this. So I would ask you, she sends them out every
Tuesday on schedule. And this last Wednesday, for example, we didn't have any type three
before us. The one before, for example, on July 8th, we're going to have a hearing on, well, it's
scheduled. And it's a hearing for a minor site plan review on a change of use from retail to office
to climate controlled storage units. This is at... Owner applicant is Mike Richardson. This is out
on Redwood Avenue. So you hear that when come up now, anybody asks you about that. You
can't discuss it. We're under the rules to not discuss it. Okay? So I wanted to make sure that we
get, we get that to everybody.
Other thing, when we do have a hearing or a workshop and we do discuss quasi-judicial and
legislative, been thinking about it and Brad and I have discussed it a little bit particular ex-parte
rules. There are some things that we quit doing according to the rules a long time ago, there are
some other things that aren't real clear. I imagine that article will have to be changed somewhat.
Not only do I want to go over at a workshop and discuss basic quasi-judicial rules and those
kinds of things, but also talk about some of those things and get your feelings on what you think
should be changed. We're restricted to a degree, of course, but then there are other things that
we don't do now that maybe we can get them out of there. It hasn't been updated. What did we
say, eighties or something? Maybe the nineties, early nineties. It's been a long time since it's
been updated. That's all I have. Meeting's adjourned. Time is 7:24.
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Meeting adjourned: 7:24 pm.
Next meeting: June 24, 2020

____________________________________

________________

Jim Coulter, Chair
Urban Area Planning Commission

Date

Minutes transcribed by www.rev.com and given a cursory review/edit by Julia Wright, City of Grants Pass Administration.
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CITY OF GRANTS PASS
COMMUNITY DEVELOPMENT DEPARTMENT
ASANTE – SPEARS CANCER CENTER EXPANSION
MAJOR SITE PLAN DISCRETIONARY REVIEW
STAFF REPORT
Procedure Type:
Project Number:
Project Type:

Type III: Planning Commission Hearing
201-00329-20
Major Site Plan Review, with Discretionary Arch. Review

Owner:
Representative:

Asante
Kim Olson (Mahlum)

Property Address:
Map and Tax Lot:
Zoning:
Parcel Size:

510 SW Ramsey Ave
36-05-19-CC, TL 400, 401 & 500
General Commercial
12.29 acres (11.34 + 0.71 + 0.24)

Planner Assigned:

Donna Rupp

Application Received:
Application Complete:
Date of Report:
Date of Hearings:
120-Day Deadline:

May 11, 2020
May 19, 2020
June 17, 2020
June 24, 2020
September 12, 2020

I.

Exhibits 1 & 2
(City)

PROPOSAL:

The application is for a Major Site Plan Review to expand an existing Hospital building
through the addition of a 23,500 square foot two-story structure, which will include a clinic,
imaging, and laboratory departments on the ground floor and treatment and pharmacy
space on the second floor. A new parking area will be added to the existing hospital
campus located at 510 SW Ramsey Avenue. The project is located in the General
Commercial zoning district and the Three Rivers Medical Overlay District. The applicant’s
submitted narrative, site plan and building elevations are attached (see Exhibit 3). The
applicant has requested a discretionary review for the commercial design standards of
Article 20.

II.

AUTHORITY AND CRITERIA:

Section 2.020, Schedule 2-1, Section 2.050, Section 12.029 and Schedule 12-2 of the
Grants Pass Development Code authorize the Planning Commission to consider the
request and make a decision to approve, approve with conditions, or deny. The decision
must be based on the criteria contained in Section 19.052 of the Development Code.
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III.

APPEAL PROCEDURE:

Section 10.050, City of Grants Pass Development Code, provides for an appeal of the
Urban Area Planning Commission (UAPC) decision to the City Council. Based on
Section 10.051, an appeal must be filed with the Director within twelve (12) calendar
days from the date the written notice of decision is mailed.

IV.

BACKGROUND:
A. Characteristics of the Property:
1.

Land Use Designation:
a. Comprehensive Plan:
b. Zone District:
c. Special Purpose District:

General Commercial
GC
Enterprise Zone, Three Rivers
Medical Overlay District (MOD-2)

2.

Size:

12.29 total acres (11.34 + 0.71+ 0.24)

3.

Frontage:

SW Ramsey and Union Avenues

4.

Access:

SW Ramsey and Union Avenues – Collector Streets

5.

Existing Public Utilities
Water:

8-inch main north of the building site
16-inch main in Union Avenue
8-inch main in SW Ramsey Avenue

Sewer:

8-inch main north of the building site
12-inch main in Union Avenue

Storm:

36-inch main to the east of the building site
Open curb/gutter in SW Ramsey Avenue

6.

Topography:

Relatively flat

7.

Natural Hazards:

None identified

8.

Natural Resources:

None identified

9.

Existing Land Use
Subject Parcels:

Tax lot 400 includes a hospital compound with
several medical buildings and parking areas. Tax
lot 401 contains storage units which will be
demolished for the new parking area. Tax lot 500 is
vacant.

Surrounding:

The structure is interior to the existing site, with the
parking area abutting General Commercial zoning
to the west.
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B. Discussion:
The application is for a Major Site Plan Review to expand an existing hospital building
through the addition of a 23,500 square foot two-story structure, which will include a
clinic, imaging, and laboratory departments on the ground floor and treatment and
pharmacy space on the second floor. A new parking area is proposed to be added to the
existing hospital campus located at 510 SW Ramsey Avenue. The parcel where the
addition is planned is developed as a hospital campus within the Three Rivers Medical
Overlay District. The parcel where the parking area is planned (707 Union Ave.) currently
has hospital storage units and miscellaneous structures, which will be demolished.
The property is currently served by public utility services. The applicant is required to
submit a utility plan identifying all utility connections; indicating abandonment of any
unused laterals; and including stormwater plans and calculations. As conditioned below,
all new utilities must be underground.
The application is also subject to meeting the commercial design standards of Article 20.
As the proposed structural addition does not meet the exact measurable requirements
outlined in Article 20, the applicant has elected the discretionary architectural review
process citing the following reasons:
1. The average window/door coverage on the exterior walls exceeds the
required minimum, while the west wall is below the required 25% coverage.
2. Due to patient privacy concerns, some windows will be frosted, rather than
the required transparent windows.
3. The architectural design of the proposed addition reflects the established
design on the campus, which does not meet all current commercial design
standards.
4. The existing campus layout limits the design, and the proposed massing
details reflect the specific needs of the program within the building.
5. The large landscaped areas, generous window length, and simplicity of the
design combine to meet the intent to “break larger building spaces and wall
surfaces into human-scaled elements.”

V.

CONFORMANCE WITH APPLICABLE CRITERIA:
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 Base Development Standards of the 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 Response: Satisfied if approved by the UAPC. As noted above, the subject
property is 12.05 acres located within the General Commercial zoning district.
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The proposed use is permitted within the Three Rivers Medical Overlay District per
Section 13.320. Schedule 13-1 allows a maximum building height of 65 feet. The
proposed addition height is well within this limit at 32.5 feet. Parking is a permitted use
for serving the hospital complex.
Article 20, Commercial Design Standards: Commercial design standards applicable to
this application are evaluated as follows:
Section 20.300 Building Length and Connectivity. Satisfied with condition. The
site orientation standards listed in Section 20.300 address overall building length to
allow for connectivity standards, and location and orientation of outdoor service
areas. The building is just under 200 feet on the longest elevation. As the Spears
Cancer Center is internal to an existing medical campus, connectivity cannot be
measured by city block. The hospital campus is designed to allow for both
automobile and pedestrian traffic and meets the intent of this section.
The new parking area contains only one crosswalk access to the hospital campus,
connecting to a sidewalk on the northside of the building. The new addition will have
a staff entrance facing the new parking lot (on the west), however there is no
pedestrian connection at this point. For the safety of employees and the survival of
the parking lot landscaping, as a condition of approval, applicant will adjust the
landscaping plan to have another cross walk added to allow employees a direct path
from the new parking area to the employee entrance on the west side of the new
building addition. (Also see Criteria 12).
Pre-existing outdoor service areas will not be modified and as such, meet the criteria
for location and orientation.
Section 20.405 Building entrances. Satisfied. Supplied building elevations meet
the intent of the Development Code by providing both pedestrian and auto access to
the main entrance. The existing entrance site will continue to be used. It does not
face the street, but because this is an established medical campus, transportation
flows bring traffic to the front entrance. Sheltering elements in the form of a canopy
are included in the design and meet Development Code requirements for Section
20.405.
Section 20.410 Windows and Glass Doors in Exterior Walls. Satisfied if
approved by the UAPC.
1. Windows and glass doors are transparent to the extent that they reveal public
inside spaces.
Not all windows will be transparent. Some exam room windows will be frosted to
allow for patient privacy.
2. For buildings less than 18 feet tall or the ground floor of multi-story buildings
with walls longer than 25 feet which are visible from a public right of way,
pedestrian path, on-site parking or circulation area, the walls must contain glass
doors/windows at least 3 feet tall for at least 25% of the width of the elevation.
The north elevation of the structural addition faces an internal courtyard –
not applicable.
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The east elevation provides 49.4% window/door coverage – meets.
The south elevation provides 62.6% window/door coverage – meets.
The west elevation provides 14.4 % window/door coverage – does not
meet 25% coverage requirement.
Applicant is requesting discretionary architectural review and approval of
the submitted plans as the west wall does not meet the 25% required
window/door coverage on the first floor, but when averaged together the
three outward-facing, first floor walls exceed the requirement by providing
43.3% window/door coverage.
3. For the upper floors of occupied buildings, at least 10% of the exterior walls of
the elevation must provide windows.
The proposed design meets this criteria.
4. Buildings shall be designed so at least part of any building elevation facing a
public right-of-way or on-site parking and circulation area will contain glass doors
or windows for at least part of the elevation.
The proposed design meets this criteria.
Section 20.420 Massing and Detailing. Satisfied if approved by the UAPC.
Per Section 20.422(1), for overall building length of more than 50 feet,
(b) A flat roof building shall have a horizontal or vertical change in the wall plane
at the cornice line at least every 50 feet in accordance with Section 20.423(2), or
shall provide articulation of the building face up to 100 feet in accordance with
Section 20.425. These requirements for the entire elevation may be met by
using either alternative for different building segments.
(c) In addition to the either of the above, no wall shall be more than 100 feet in
length without providing a combined horizontal and vertical offset in accordance
with Section 20.424.
The supplied plans for the structural addition do not meet the horizontal and
vertical change in the walls for a flat roof building (b) and do not provide the
required offsets (c).
Applicant is requesting discretionary architectural review and approval of
the submitted plans as the intent is to match existing architecture on the
campus with a design that will allow the addition to blend with the campus.
Additional landscaping near the building, generous window length and a
simple design are intended to create the necessary human scale that is the
intent of the design features required by the Development Code.
Section 20.440 Signs. Satisfied.
Building designs shall include locations for signs that are integral to the design and
scale of the building. The supplied plans meet this requirement. All signs will be
reviewed under a separate permit.
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Section 20.450 Use of Parapets. Satisfied if approved by the UAPC.
Principles: Flat Roof Buildings: With a flat roofed building, the parapet does not alter
the building’s form, it merely increases the height of the wall… The standards require
that the parapet wrap from the high wall to all the other walls surrounding the roof, to
avoid the appearance of a “movie-set façade” and screen rooftop mechanical
equipment and vents.
Per Section 20.450(1), Use of Parapets with Flat Roofs, a building with a flat roof
shall have parapet that extends above the roof plane. The parapet shall wrap around
all sides the flat roof, except for the side that faces a service drive, service corridor,
service courtyard or alley. The parapet height shall meet the requirements of Article
23 for screening of rooftop mechanical equipment.
The supplied plans meet the requirements for the parapet itself, however it does not
meet the full screening requirements for rooftop mechanical equipment as follows:
Per Section 23.036(4)(d), when located on the roof mechanical equipment shall be
screened from public ground level view with a rooftop equipment screen set back
from the exterior wall, at least 6 inches taller than the equipment, with materials,
colors, and detailing similar to the primary building materials and design.
The submitted plans indicate that the equipment will be color matched to the
building, but will not include a screen. Applicant shows an example of existing roof
top mechanical unit on page 15 of Exhibit 3.
Applicant is requesting discretionary architectural review and approval of the
submitted plans to allow current installation model for rooftop mechanical
equipment without a screen.
Section 20.460 Cornice Treatment and Eave Lines. Satisfied if approved by the
UAPC.
Principles: A cornice provides an important visual cue or ‘cap’ to the top of a wall
that gives a more finished appearance to the façade. Cornices must be properly
proportioned and articulated to provide a high-quality appearance to the building.
Per Section 20.460(2), a building with a flat roof shall have a decorative threedimensional cornice along the top of each wall…A painted cornice with no threedimensional relief does not meet this requirement.
The submitted plans indicate there is no cornice in order to match the existing
architecture on the campus, as shown on page 31 of Exhibit 3.
Applicant is requesting discretionary architectural review and approval of the
submitted plans to allow the building addition to match the pre-existing
architectural style.
Section 20.490 Materials, Colors and Textures. Satisfied.
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Principles: Commercial buildings subject to this Article should use materials that
avoid the appearance of industrial or temporary buildings. Substantial flexibility in
the choice of materials is desirable, therefore, only a few material types are
restricted.
The submitted plans do not indicate use of any prohibited materials, colors or
textures and meet this criteria.
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.
Staff Response: Satisfied with conditions.
Traffic Plan: The applicant is proposing to add an 23,500 sq. ft. addition on an
existing cancer treatment center. The “Hospital (Use 610)” category from the Institute
of Transportation Engineers (ITE) Manual 9th edition was used to estimate traffic
impact. This use is calculated to generate 10.72 average daily trips (ADT) per 1,000
sq. ft. on a weekday and 0.97 per 1,000 sq. ft. PM Peak Hour trips. Calculating per
1,000 sq. ft. for ADT results in 251.92 daily trips (10.72 x 23.5). PM Peak hours trips
calculate to 22.80 trips (0.97 x 23.5). As the total daily trips will not exceed 500 ADT
or 25 PM peak hour trips, a Transportation Impact Analysis is not required for the
proposed complex.
Water and Sewer Plan: The property is currently served by public water and sewer
services. As conditioned below, the applicant shall submit a detailed utility plan that
identifies the water and sewer laterals that will be used for the proposed
development. All unused laterals must be abandoned. Utilities that were previously
connected to the demolished structures on tax lots 401 and 500 need to be indicated
on the plan and properly abandoned. Utility plan shall be compliant with all Public
Works Comments (Exhibit 4).
Storm Drainage Plan: As a condition of approval, the applicant is required to submit
storm drainage calculations as shown in Public Works Comments (Exhibit 4) to the
Engineering Division as part of the civil engineering submittals.
The applicant will also be required to submit to the Engineering Division for review
and approval an erosion, sedimentation and dust control plan, grading plan and
obtain an encroachment permit for any work done in the right of way.
Recommended, but not required: Installation of an approved stormwater filter is
recommended prior to water entering any swale and/or ditch.
Bicycle Plan: There is an existing bicycle lane along Redwood Avenue. No
additional bicycle plan improvements 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 offstreet parking, landscaping, buffering and screening, signage, environmental standards,
and special purpose district standards.
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Staff Response: Satisfied with conditions.
Off Street Parking: Section 25.034 provides specifications for parking lot plan and
Section 25.035 is used to calculate the minimum number of spaces needed.
The submitted plans include the requirements listed in Section 25.034, however they
are not contained on one page marked as the “Parking Lot Plan.” Disabled person
parking spaces are not indicated on the plan. As a condition of approval, disabled
person parking spaces shall meet the requirements of Section 25.033, ORS 447.233
and other applicable regulations and shall be indicated on a new parking plan.
The medical center has been undergoing expansion and in light of that expansion,
the parking areas have been analyzed and required parking calculated. This project
is removing 40 parking spaces, however the new parking area will add 93 spaces.
The applicant provided an accounting of spaces for the entire medical campus (page
21 of Exhibit 3) indicating a 253 space surplus over the Development Code required
number of parking spaces. The submitted plan meets this criteria.
In accordance with Section 25.062, general commercial uses greater than 4,000 sq.
ft. require one (1) bicycle parking space for every 10,000 sq. ft. of floor area. The site
plan indicates three (3) bicycle parking spaces. The spaces are indicated within 50
feet from a public entrance per Section 25.063. The submitted plan meets this
criteria.
All driveways and parking and maneuvering areas shall be constructed in
accordance with the requirements of Section 25.033. Submitted site plan meets this
criteria.
Landscaping: Per Section 23.032 front and exterior yards require landscaping.
However the established landscaping along Ramsey Avenue (front) will not be
disturbed. The front of the building faces an interior area of the campus, making the
exterior yard landscaping not applicable. The submitted plan meets these
requirements.
Landscaping adjacent to the new structural addition shall be required per Section
23.035(4)(a), with landscape beds or planters at least 5 feet deep present along at
least 30 percent of the building face when a sidewalk is present. The submitted plans
do indicate a (private) sidewalk next to the building. Per 23.035(4)(d), minimum
landscape requirements per 1000 square feet of required planter, or any portion
thereof shall be:
i) Ten 5-gallon and twenty 1-gallon shrubs or accent plants
ii) Remaining area treated with living ground cover, 50% upon installation and
100% coverage within 2 years.
Submitted plans do not meet this criteria. The north elevation faces an interior
courtyard and is not required to meet this criteria. See table below for calculations on
the remaining three elevations.
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Landscaping Adjacent to Building Table

Elevation

Full
Length

Required
Linear
Coverage
(30% minimum)

North

-

-

East

193 ft.

57.9 ft

South

110 ft.

33 ft.

West

105 ft.

31.5 ft.

Proposed
Proposed
plant materials
Linear
meet criteria
Coverage; Sq.
per 1,000 sq.
Ft. of Coverage
ft.
85 ft.;
~ 900 sq. ft.
110 ft.;
~ 1,650 sq. ft.
0

Meets
Overall
Criteria

-

N/A

Yes

Yes

Yes

Yes

No

No

Applicant stated: “The west building face is aligned with an entry to the existing
building, and is adjacent to existing parking. The EW dimension of the building is
constricted by existing site design, and so the design team has chosen to place
landscaping on the south and east faces where it will have the most impact for
users.”
Staff disagrees with this assessment. When this project is completed, along with the
new parking area, there will be an excess of 253 parking spaces on the campus per
applicant’s calculations. Removal of an additional 2-3 spaces for a landscaping strip
on the west side of the addition is completely within reason. The entry to the building
mentioned in their application is the staff entry at the far north end of the west wall
(see page 28 of Exhibit 3). This entry location allows plenty of space for landscaping
south of this point. Additionally, applicant has requested relief from the required
window coverage on the west elevation (if approved by UAPC) as stated in Criteria 1.
Requesting relief from landscaping on the west elevation in addition to relief from
required windows, will create an elevation that does not meet the intent of the
Development Code for Commercial Design. Landscaping on the west side of the
building will also reduce solar heating within the building by providing relief from the
setting sun during the hot summer months.
As conditioned below, the applicant is required to provide a landscaping plan that
includes landscaping adjacent to the building on the east, south and west elevations
pursuant to the requirements outlined in Section 23.035.
The application also includes a parking lot landscaping plan.
Per Section 23.035(2), Screening Abutting Property Lines, the submitted plan
exceeds the required 3 foot buffer and 18 -inch hedge between the parking lot
and abutting property.
Per Section 23.035(3), Landscape Standards, the submitted plan meets all
requirements.
The submitted landscape plan does not meet criteria Per Section 23.040 and 23.041
Submittal Requirements for Landscape Plans, specifically item 23.041(1):
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Identification and location of all existing trees over 8 inches in diameter as
measured 3 feet from ground level, with notations indicating whether that are to
be removed or utilized in the development.
As conditioned below, the applicant is required to provide a landscaping plan that
meets all submittal requirements listed in Section 23.041.
Buffering and Screening: The property is zoned General Commercial and will be
commercially developed. Adjacent properties are General Commercial. Parking area
shall be buffered as indicated under “Landscaping” section above.
Development subject to the commercial design standards of Article 20 shall also
provide screening for refuse containers. Submitted plans indicate that refuse
containers shall be part of the existing utility area on the campus, which meets
standards set in Section 23.036.
Mechanical equipment location and screening was discussed in Criteria 1, under
commercial design standards.
Signage: The existing sign will be removed and a new sign installed on the addition.
Signs are reviewed under a separate application and are not part of this application.
Environmental Standards: No environmental constraints appear to exist on the
subject parcel.
Special Purpose District Standards: The property is located within the Three
Rivers Medical Overlay District and meets the criteria established for the district per
Section 13.
Criterion (4): Potential land use conflicts have been mitigated through specific
conditions of development as required by this Code.
Staff Response: Satisfied. No land use conflicts have been identified. The proposed
project provides allowed medical uses within the Three Rivers Medical Overlay District.
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 Response: Satisfied with conditions. As noted above, public sewer utility
services are available to the site. As conditioned below, unutilized private sewer laterals
and water lines shall be properly abandoned using trenchless methods within the public
mainline and utilities must meet all requirements as listed in attached Public Works
Comments (Exhibit 4). Submitted plans must meet requirements for water supply and
fire hydrant location and distribution as outlined in the Department of Public Safety
Comments (Exhibit 5).
Criterion (6): Provision of public facilities and services to the site will not cause service
delivery shortages to existing development.
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Staff Response: Satisfied. As noted in Criterion 5 above, City utility services are
available to the property and the proposed development will not affect utility services for
any of the adjacent parcels.
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 Response: Satisfied with conditions. A significant redwood tree at the
northwest corner of tax lot 500 is within the landscaped area of the new parking area,
but there is no indication of plans for it within the submitted plan.
As conditioned below, the applicant is required to provide a landscaping plan that
specifically addresses the plans for this tree.
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, direct 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 of existing signs, whichever is less.
e) Lighting. Exterior lighting shall not impact adjacent development or traveling
motorist.
Staff Response: Satisfied with conditions.
a) The development will not cause a new land use conflict. Any conflicts
identified will be mitigated through the conditions of approval.
b) The proposed structure will meet the minimum setback requirements for the
General Commercial zoning district.
c) The application is also subject to meeting the commercial design standards of
Article 20. If approved by the UAPC, the request will meet the intent of the
code.
d) No new signs are being reviewed under this application.
e) Lighting placement is indicated on submitted plans and shall not glare on
adjacent development or the travelling public.
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Criterion (9): Traffic conflicts and hazards are minimized on-site and off-site, as
provided in Article 27.
Staff Response: Satisfied. No traffic impact analysis required based on Average Daily
Trips and PM Peak Hour numbers.
Criterion (10): If phased development, each phase contains adequate provisions of
services, facilities, access, off-street parking and landscaping.
Staff Response: Not applicable. The request does not include phased development.
The remaining undeveloped lots will be reviewed under separate submittals.
Criterion (11): There are adequate provisions for maintenance of open space and other
common areas.
Staff Response: Not applicable. The proposed development does not require open
space, or common areas pursuant to Section 22.102.
Criterion (12): Internal circulation is accommodated for commercial, institutional, and
office park uses with walkways and bikeways as provided in Article 27.
Staff Response: Satisfied with conditions. Per Section 27.321, Provisions for
Private Pedestrian Ways, private pedestrian ways are required for all commercial and
office park uses....Where required, pedestrian ways shall be provided as follows:
(1) From the public sidewalk or right-of-way to the building(s). At a minimum,
walkways shall be located to connect focus points of pedestrian activity such as
street crossings to the major building entry points.
(2) Adjacent to and along the full length of the building on any side which provides
access to the building from adjacent parking areas or public or private streets.
(3) To connect to potential walkway locations on adjoining properties to create an
integrated internal walkway system along desired lines of pedestrian travel.
The submitted plan meets requirements for subsection (1) and (2), however the walkway
system between the new parking area and the building “along desired lines of pedestrian
travel” is not adequate, as mentioned in Criterion 1, Section 20.300 regarding
connectivity.
As conditioned below, the applicant is required to provide a revised site plan that
adequately meets the conditions of Section 27.321(3).
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 Response: Not applicable. The proposed development contains no existing
nonconforming use or development.
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VI.

RECOMMENDATION:

Staff recommends that the Planning Commission APPROVE the request for a Major Site
Plan and Discretionary Review for Commercial Design Standards with the following
conditions:
Conditions of Approval:
Note: Within 18 months following the effective date of the written decision
approving a tentative plan, the applicant shall fulfill all conditions and submit the
final plat and all required documents, 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. The Director
may, upon written request by the applicant, grant up to two extensions of the
expiration date of six months each. Upon granting such an extension, the Director
shall make written findings that the facts upon which the approval was based
have not changed to an extent sufficient to warrant re-filing of the tentative plan
and that no other development approval would be affected.
A.

The following shall be accomplished within eighteen (18) months of the date this
report is signed and prior to issuance of a Development Permit.
NOTE: A development permit is required prior to commencement of
construction.
1.

Submit four (4) copies and one electronic file (pdf) of a revised site plan reflecting
the following items:
a. Pedestrian connectivity between the new parking area and the west side
of the building to create an internal walkway system along desired lines of
pedestrian travel.
b. Revised parking plan indicating ADA parking.
c. Landscape and irrigation plans in accordance with Section 23.032,
Commercial Front and Exterior Yards, and Section 23.035, Parking Lot
Landscaping. The revised landscape plan should include the following:
i.

All landscaping as shown in submitted proposed plan.

ii. Location of existing mature trees and where they fit in the future plan,
including the large Redwood tree in the Northwest corner of tax lot 500.
iii. Pedestrian access from the parking lot to the employee entrance on
the west side of the addition.
iv. Five foot wide landscape area at least 31.5 feet long abutting the west
side of the building.
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v. Location of backflow devices as “point of use” protection on all water
services containing multiple zone irrigation systems.
vi. Location of connection to the public water main and location of stubouts to separate landscape areas.
vii. Identification of the type of irrigation system to be used, location of
irrigation lines, and coverage to be achieved.
viii. An accompanying letter from the designer of the landscape plan
stating that the design of the proposed irrigation system can provide
irrigation sufficient for the health and survival of the tree and plan
species specified in the landscape plan.
2.

Provide eight (8) copies and one electronic file (pdf) of the following to the City
Engineering Division for review and approval:
a. A grading plan if applicable. Note: A grading permit is required prior to
any grading on site.
b. An erosion and dust control plan. Note: A NPDES permit is required prior
to construction for areas greater than 1 acre.
c. Storm drain plan per Exhibit 4 to include:
i.

Storm drain calculations and locations.

ii.

Provide detention which limits the storm water run-off to not exceed
.65 cfs per acre for the proposed area of new pavement and new
storm drainage during a 25-year storm event (Reference Master
Storm Drainage Facilities and Management Plan May 1982). As an
alternative, provide detention which limits the post development runoff to not exceed the undeveloped (not existing) site conditions runoff for the proposed area of development during a 25-year storm
event.

iii.

Design and construct the development to not alter off-site existing
drainage patterns.

iv.

Collect on-site storm runoff and discharge to City approved
downstream drainage facilities.

v.

Location and type of stormwater filter, if included in plan.

d. A detailed Utility Plan reflecting the following, as required by Public
Works:
i.

Connect 4” PVC sewer service to existing 4” PVC Manufactured
WYE at 7.4 feet (service right) upstream from manhole N151. Note:
This service was intended for future use for this project, and was
covered with duct tape and is currently a source of Infiltration. This
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“SHALL” be abandoned properly, if not utilized.
ii.

Show the location of water and sewer laterals serving the facility.
Existing laterals utilized by new development should be TV inspected
prior to reuse.

iii.

All unused laterals must be abandoned.

iv.

Utilities that were previously connected to the demolished structures
on tax lots 401 and 500 need to be indicated on the plan and properly
abandoned.

v.

Location of underground utility service laterals.

vi.

RP backflow devise shall be required on all water services as
“premises” protection.

vii.

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

viii.

The location of public water meters. All public water meters shall be
located only within the public right-of-way and outside of the
commercial driveway approaches.

ix.

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

x.

All “on-site” public fire lines and hydrants located within a 20 foot
unobstructed and drivable public water line easement.

xi.

Submitted plans must meet requirements for water supply and fire
hydrant location and distribution as outlined in Public Safety
Comments (Exhibit 5).

xii.

If private fire sprinkler systems are utilized, each fire sprinkler system
shall be protected with a DC backflow device with a detector meter. If
anti-freeze agents are utilized within the private sprinkler system, an
RP backflow device shall be required in place of the DC backflow
assembly.

xiii.

A signed Developer Installed Agreement for plan check and
engineering inspection services.

3.

Obtain an encroachment permit prior to any work within the right of way,
including landscaping, removal or installation of trees, installation of drive
approaches or sidewalks, or installation of utilities.

4.

All engineering fees must be paid prior to issuance of a Development Permit
(see Exhibit 7).
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B.

The information provided below is provided for your information only. The
following must be accomplished prior to issuance of a Building Permit:
1.

Pay all System Development Charges (SDC) including, but not limited to,
water, sewer, parks and transportation and storm drain (see Exhibit 6).

2.

Submit construction documents to the Building Division for their review and
approval to determine compliance with all Building, Fire and Life Safety, and
the adopted Oregon Structural Specialty Code requirements. Building plans
shall be consistent with the approved site plan.
Note: Building must comply with all applicable building and fire codes. The
plans must be prepared by an Oregon-licensed design professional.

C.

The following must be accomplished prior to issuance of a Certificate of
Occupancy:
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 Community Development Department and
arrange for a final inspection prior to occupancy to insure compliance.

2.

Comply with all Building, Fire and Life Safety, and the current Oregon
Structural Specialty Code Act requirements.

3.

Comply with all requirements of the Engineering and Utility Divisions.

4.

The situs address numbers to be installed so they are clearly visible from the
street frontage.

5.

Install parking spaces, including disabled parking space, as reflected on
approved site plan. Parking lots and maneuvering areas must be paved and
surrounded with a 6-inch curb (Section 23.035(2) GPDC). Individual parking
spots shall be striped and ADA signs installed.

6.

Install at least three (3) Type-3 bicycle parking spaces as indicated on plans.

7.

Installed lighting shall be directional, non-glare and shall not cause glare
onto adjacent properties or passing motorists.

8.

Install landscaping and irrigation according to approved plans.

9.

Vegetation shall be maintained throughout the year.

10.

All existing unutilized private sewer laterals shall be properly abandoned as
directed by the utility division. All lateral abandonment shall be field verified
by the utility division or the City of Grants Pass Plumbing Inspector.

11.

All private fire sprinkler systems shall be protected with DC backflow
devices. RP backflow devices shall be required on all fire systems
containing antifreeze agents.
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12.

An RP backflow device shall be required as “premises” protection on the
existing domestic water service.

13.

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.

14.

All “premises” backflow devices shall be located within 10 feet of the public
water service.

15.

All utilities shall be placed underground.

16.

Pay all inspection fees incurred by the Engineering and Utility Divisions (see
Exhibit 7), as well as all City bills due.

17.

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.

VII. PLANNING COMMISSION ACTION:
A. Approve the request
1. As submitted.
2. With the conditions stated in the staff report.
3. With amended conditions (list):
B. Deny the request for the following reasons (list):
C. Postponement: Continue item
1. Indefinitely.
2. To a certain time.
NOTE: Law requires that a decision be made on the application within 120 days of when
the application was deemed complete. The 120 day deadline for this application is
September 12, 2020.

VIII.

INDEX TO EXHIBITS:
1.
2.
3.
4.
5.
6.
7.

Location map
Aerial photo
Applicant Narrative
Public Works Comments
Public Safety Comments
SDC Brochure
Engineering Fee Schedule
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DISCLAIMER: The Geographic Information Systems (GIS) data made available on this map are developed and maintained by the City of Grants Pass and Josephine County. Every reasonable effort has been made to assure the accuracy of the maps and associated data.
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Public Works Staff Report – Site Plan Application
To:

Planning Division, City of Grants Pass

Date: June 9, 2020

From: Michael Thornton, P.E.
Project Name:
Address:
Map and Tax Lot:
File:

Asante Spears Cancer Center Major Site Plan Review
500 SW Ramsey Ave
36-05-19-CC, TL 400
201-00329-20

This Staff Report presents the comments generated during the review of the subject application
on behalf of the City of Grants Pass Public Works Department. The objective of the review is to
assist the City and the Applicant in determining requirements for public works improvements
and other pertinent requirements as specified in the Grants Pass Development Code, applicable
master plan documents, Standard Specifications, and current policy. The following comments are
composed as either recommended conditions of approval directed to the Approving Authority
and Applicant, or as an emphasis of select City policies and standards directed to the Applicant’s
engineer. Not all pertinent Codes and Standards are listed herein:
A. Prior to Issuance of a Development Permit:
The Applicant shall submit plans, maps and other required documents, for review and
approval by the Public Works Department, which specify the design and construction of the
public and private improvements in compliance with the following conditions and comments:
1. General:
a. Submit a ‘Developer Installed Improvements’ application, including all required
submittals and the appropriate fees specified therein. Refer to the application form for
the submittal requirements. A partial list of the submittal requirements includes the
following:
i.
A grading plan which includes all proposed earthwork and creation of building
pads.
ii.
A detailed drainage and detention plan – if required.
iii.
A utility plan.
iv.
An erosion and sediment control plan.
v.
A digital file (PDF format) of the complete set of approved plans.
vi.
A CAD file of the complete set of the approved plans for the proposed public
improvements.
b. Submit a ‘Grading/Fill Permit’ application, if applicable, including all required
submittals and the appropriate fees. Refer to the application form for the submittal
requirements.
c. Submit an ‘Encroachment Permit’ application, if applicable, including all required
submittals and the appropriate fees. Refer to the application form for the submittal
requirements.

PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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Public Works Staff Report – Site Plan Application
2. Streets:
a. SW Ramsy Ave. Classification – Local Collector Street
i.
Required Right-of-Way dedication: None.
ii.
Required Street Improvements: None.
b. Union Ave. Classification – Local Collector Street
i.
Required Right-of-Way dedication: None.
ii.
Required Street Improvements: Planter None.
3. Storm Drainage:
a. Provide detention and/or calculations that indicate that the storm water run-off does
not exceed 0.65 cfs per acre for the proposed area of increased impervious area
during a 25-year storm event (Reference Master Storm Drainage Facilities and
Management Plan – May 1982).
b. Design for the collection of on-site storm runoff and discharge to City approved
downstream drainage facilities. Provide a storm drain extension from downstream
facilities to the project.
4. Sanitary Sewers:
a. Connect 4” PVC sewer service to existing 4” PVC Manufactured WYE at 7.4 feet
(service right) upstream from manhole N151. Note: This service was intended for
future use for this project, and was covered with duct tape and is currently a source of
Infiltration. This “SHALL” be abandoned properly, if not utilized.
b. Design all new sanitary sewer facilities in conformance with the City’s Sanitary
Sewer Standards and Specifications.
5. Water System:
a. Design all new water facilities in conformance with the City’s Water Standards and
Specifications.
b. Design all service meters in the serviced property’s improved adjacent Right of Way.
Service meters will not be allowed in easements. Wherever possible, install all service
meters in the sidewalk per GP274. Do not install service closer than 5 feet to a front
property corner. Locate meter boxes to avoid driveways and roof drains. Install water
service lines in a straight line perpendicular to the waterline from the service meter.
Install service line taps to not have less than 2 feet of separation between each other.
Do not install a service tap in a main closer than 18" to a joint or fitting.
c. Determine the water service and meter size. The aforementioned determination is not
required for single-family residential units, where a 5/8" x 3/4" meter per GP274 each
unit shall be standard. Furnish and install meters 3" and above. The City will furnish
and install all meters smaller than 3”.
B. Prior to Issuance of a Building Permit:
The Applicant shall substantially complete all construction items specified in A above, and
perform the following:
No project specific requirements.
C. Prior to Issuance of a Certificate of Completion:
The Applicant shall substantially complete all construction items specified in A above, and
perform the following:
PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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Public Works Staff Report – Site Plan Application
1. General:
a. Pay all outstanding fees, including engineering inspection fees.
b. The Applicant shall retain the Engineer to prepare and submit ‘Record Construction
Drawings’ prepared by the Engineer for all public improvements, and which includes
a statement on the drawings as to the source(s) of information, surveying, and testing,
including the dates of the site visits, the Engineer relied upon to complete the ‘Record
Drawings.
2. Streets:
Sweep all adjacent streets regularly during construction.
3. Storm Drainage:
Maintain erosion and sediment control measures until disturbed areas are re-established.
4. Sanitary Sewers:
a. Test all new sewer facilities in conformance with the City’s Water Standards and
Specifications.
b. Abandon all un-used sewer laterals in conformance with City Sewer Standards.
c. Provide a mini-tv inspection video of existing laterals planned for use to the
Wastewater Collections Division.
5. Water System:
a. Test all new water facilities in conformance with the City’s Water Standards and
Specifications.
b. Provide backflow prevention measures per City of Grants Pass requirements if onsite
irrigation is utilized or if GPID is on site.
c. Properly abandon any wells on site, unless they are to be used for irrigation.
6. Public Utilities:
a. Place underground all utility facilities, including, but not limited to, electrical lines
and other wires, street lighting and communication and cable television services.
b. If none exists, dedicate a City utility easement (C.U.E.) across the frontages of the
development in conformance with the requirements of the public utility companies.

PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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Site Plan Review
Date of Review: May 26, 2020

Permit Number: 201-00329-20

Map/Tax Lot: 36-05-19-CC, Tax lot 4000.
Address of Project: 500 SW Ramsey Ave
Planner: Donna Rupp

Comments:
1. If building is required to have a fire alarm or fire sprinkler, a KNOX Box is
required for afterhours access before final fire signoff. Contact the Fire
Prevention Division for the required form. OFC 506.1.2.
2. If building is required to have a Fire Department Connection, a locking
KNOX FDC Caps required before final signoff. Contact the Fire Prevention
Division for the required form. OFC 912.3.1.
3. If the building does not meet the excluding requirements of OFC 510, the
building shall be provided with Emergency Responder Radio Coverage as
provided in OFC 510 & Appendix J. OFC 510.1 (4).
4. Water supply will be determined using the building fire flow requirement
listed in OFC B105. Lacking sufficient information to determine fire flow,
the most restrictive will be provided and may be reduced on provided
specific building construction and use. In no case shall the required fire
flow be reduced by 50%.
a. 23,600 square feet type V-B = 4250 gpm @ 20 psi for 4 hours
b. Required Fire Flow: 4250 gpm
c. 50% reduction for NFPA 13 Sprinkler System .5 X 4250 = 2125
gpm @ 20 psi
5. Fire hydrant location and distribution will be determined using OFC
Appendix C. In no case shall hydrant spacing exceed 500 feet nor more
than 75 feet from a required FDC.
a. Required Hydrants and Spacing: 2 hydrants with average spacing
on 450 feet and minimum distance of 225 feet from any point on
frontage to hydrant.
Hydrant # 1006 & # 1007 fulfill this
requirement.
6. Fire Department Access Roads shall be provided to within 150 feet of all
portions of the exterior wall of the first story of the building as measured by
an approved route around the exterior of the building or facility. (OFC
503.1.1) Fire apparatus access roads shall be of an all-weather surface
that is easily distinguishable from the surrounding area and is capable of
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supporting not less than 12,500 pounds point load (wheel load) and
75,000 pounds live load (gross vehicle weight). Documentation from a
registered engineer that the final construction is in accordance with
approved plans or the requirements of the Fire Code may be requested.
(OFC 503.2.3) The inside turning radius and outside turning radius shall
not be less than 28 feet and 48 feet respectively, measured from the same
center point. (OFC 503.2.4 & D103.3) If vertical distance between the
grade plane and the highest roof surface exceeds 30’, approved access
for aerial fire apparatus roads shall be provided. [26’ wide exclusive of
shoulders in the immediate vicinity of the building D105.2]

Submitted By:

Michael Meyer, Fire Inspector
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It does not include information on other fees
which may be due including Planning Review
Fees, Engineering Fees, Building Permit Fees,
Water and Sewer Connection Fees, Reimbursement District Fees and Business Licenses.
Please contact the Parks & Community Development office at (541) 450-6060 for information on
SDC’s specific to your project and information on
other potential costs.

What are SDCs?

Storm Water and Open Space SDC’s were adopted by the City Council on February 4, 2004. At that
time, two separate charges were created, one applying to all lands within the urban growth boundary,
and one specifically limited to properties which fall
within the Sand Creek Drainage Basin.

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 within the City of Grants Pass and the urbanizing area
that connects to 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 development and demand on the City’s infrastructure.

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.

Our Planning Division can assist you with
questions on Storm Drain, Parks and Transportation
SDC’s.

Storm Drain SDC’s are due and payable upon
issuance of a building permit for any new construction or expansion which creates additional residential
units and any construction which expands or remodels a business building which includes an increase in
impervious surface of 25% or more.

Our Building Permit Technician can assist you
with Water and Sewer SDC questions and estimates.

The Storm Drain and Open Space Plan SDC
For residential and commercial development is
$525.11 per development permit.

Who to contact at Community Development:

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 Transportation Systems.

Visit our website at:

http://www.grantspassoregon.gov

***NEW Online Fee Estimator***
https://gpweb.grantspassoregon.gov/
EnerGov_Prod/SelfService#/estimate

On January 2, 2002, the Council
adopted a resolution establishing Cost
of Living (COLA) Adjustments for
SDCs.

Parks & Community Development
office is located at:
101 NW A Street
Upstairs, Room 202
Grants Pass, Oregon 97526
(541) 450-6060

For further assistance…
If you would like more
information on
System Development Charges
call (541) 450-6060.

Open 8 am – 5 pm Monday – Friday
Building Counter Hours 8 – 10 am M – F

(Submittal Hours 8 – 10 am & 2 – 4 pm M – F)

Planning Counter Hours 8 – 5 pm M – F
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SYSTEM
DEVELOPMENT
CHARGES

Exhibit 6

This brochure is intended to be used as a guideline only for estimating System Development
Charges as a part of total project costs. Actual costs
for your project may differ due to site specific requirements.

Storm Drain System

Fees Effective
January 18, 2020 through
August 4, 2020

This brochure is only a guideline
for anticipating potential system
charges for new development and
is subject to change.

Water System

Sewer System

Transportation

The Water SDC was first adopted by the City
Council on August 21, 1991 and last amended on December 18, 2019. It is charged and payable for development at the time of permit to connect to the water
system.

The Sewer SDC was first adopted by the City
Council on October 19, 1994 and last amended on
December 18, 2019. The Sewer SDC is charged
and payable for development at the time of permit
to connect to the sewer system.

The method of calculating the Water SDC for residential development is based on dwelling and water
meter size , as follows:

Sewer SDCs for residential use are based on
dwelling size as follows:

The Transportation SDC was adopted by the
City Council on September 15, 1999. The Transportation SDC helps to pay for the expansion and capital development of the transportation system to accommodate and control motorized vehicular traffic,
pedestrian traffic, and bicycle traffic.

Single Family (SF) or Manufactured Home:

Small (<= 1,700 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..

$ 2,081
$ 5,202
$10,404

Standard (1,701—2,900 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..

$ 3,060
$ 7,650
$15,299

Large (>2,900 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..

$ 4,192
$10,480
$20,960

The method of calculating the Water SDC for nonresidential development depends on what Water Pressure Zone service area the development is connecting
to, as follows:
Water Pressure Zones 1, 2&3:
(based on water meter size)
3/4” ……….. $ 3,060
1” …………. $ 7,653
1-1/2” …….. $15,311
2” …………. $24,502
Water Pressure Zones 4, 5 & up:
(based on water meter size)
3/4” ……….. $ 3,561
1” …………. $ 8,905
1-1/2” …….. $17,813
2” …………. $28,500

Small (<= 1,700 sf)………………………... $ 2,200
Standard (1,701—2,900 sf)………………. $ 3,235
Large (>2,900 sf)………………………….. $ 4,432

Duplex
(x1.64 of SF amount based on dwelling size):
Small (<= 1,700 sf)……………………. $ 3,608.00
Standard (1,701—2,900 sf)…………. $ 5,305.40
Large (>2,900 sf)…………………….. $ 7,268.48

In September 2011, the City Council adopted
Ordinance 5546 which identifies the method of calculating 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 interpreted
by the City. If the ITE Trip Generation Report includes multiple measure that can be used to determine average daily trip generation including area,
the measure of square footage (area) will be used.
The Director may consider an alternative trip calculation when a report is supplied by a licensed traffic
engineer and said alternative is reviewed and approved by the City Engineer.
The Transportation SDC is due and payable at
the time of building permit issuance for construction.

Triplex
(x2.28 of SF amount based on dwelling size):
Small (<= 1,700 sf)……………………. $ 5,016.00
Standard (1,701—2,900 sf)…………. $ 7,375.80
Large (>2,900 sf)…………………….. $10,104.96

Sewer SDCs for commercial, public and quasipublic development are determined by the number
of fixture units and strength of discharge. A worksheet is available to estimate the sewer SDC for
individual projects.

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 towards the Transportation SDC for previous uses
on the site. Please contact Planning for an estimate of the Transportation SDC’s for your project.
Below is an example using the $119.56/trip rate:

Single Family Residence
Category: Single-family (9.57 trips/unit)
1 unit x 9.57 trips/unit x $119.56/trip = $1,144.19

Water meter size required for your project can vary
and is site specific please contact our office for actual
cost for your connection.

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 system.
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 issuance
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 Acquisition ……… $496.17 per residence
Park Development ………… $398.54 per residence
Total per unit $894.71
The Parks SDCs for non-residential development is based upon the number of provided parking
spaces built to serve the development.
Parkland Acquisition ……. $45.43 per new parking
space built
Park Development ………. $35.47 per new parking
space built
Total per parking space $80.90
The City Council adopted Resolution 15-6338 to
establish the Parks SDC rates. These rates are a
30% reduction from the previous rates.

See other side for Storm Drain
SDC Information
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ADOPTION
10,001 – 100,000 (CY)
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 ARE 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 $564.93
base fee + $60.06 per lot. This fee will be paid
in full at the time of plan submittal.
The Encroachment Permit Fee is a flat fee of
$74.05 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

$ 74.31

51 – 100 (CY)

$ 110.95

101 – 1,000 (CY)

Base Fee $123.17

1,001 – 10,000 (CY)

Base Fee $249.39

100,001 (CY) or more

Base Fee $500.81

Geographical Information System (GIS)
Fee

Base Fee $1,006.70

Each Additional 10,000 (CY)

$59.04 / 10,000 (CY)

The Inspection Services Fee will be based on
the estimated construction costs (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 following table applies for all projects requiring
inspection for public facilities:
Estimated Const. Cost
$100,000 or less
$200,000
$300,000
$400,000
$500,000
$600,000
$700,000
$800,000
$900,000
$1,000,000 or more

Service Charge
5.00%
4.60%
4.30%
4.10%
3.90%
3.80%
3.70%
3.60%
3.50%
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.

Exhibit 7
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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 $74.05 plus the following
charges apply for the applicable items:
Encroachment Item

Charge

Excavation (100 sq ft or less) (ea)
Excavation (101-1000 sq ft) (ea)
Excavation (1001-3000 sq ft) (ea)
Excavation > 3001 sq ft (ea)
Driveway Approach (per sq ft)
Sidewalk (per sq ft)
Pavement (per sq ft)
Valley Gutter (per sq ft)
Manhole or Catch Basins (ea)
Fire Hydrant (ea)

$ 22.94
$ 98.03
$199.20
$249.26
$ 0.39
$ 0.26
$ 0.26
$ 0.26
$249.26
$375.46

Encroachment Item

Charge

Pedestrian Benches (ea)
Traffic Survey Counts (ea)
Annual Blanket (ea)
Tree/Stump Removal (ea)
Deposit Material in ROW (ea)
Curb/Gutter (per lf)
Storm Drain (per lf)
Water Laterals (per lf)
Sewer Laterals (per lf)
Fences (ea)
Walls less than 3’ in height (ea)
Walls more than 3’ in height (ea)

$ 22.94
$149.14
$ 91.77
$ 22.94
$ 45.89
$ 0.39
$ 1.26
$ 1.26
$ 1.26
$ 59.45
$ 59.45
$ 59.45

+ $1.51/sf of wall area

Grading Permit Only:

ENGINEERING
CHARGES
FOR
PRIVATE
DEVELOPMENTS

The following permit charges apply for all projects
either filling, grading or removing soil:
Grading Volume

Charge

50 cubic yards (CY) or less

$ 74.31

51 – 100 (CY)

$ 110.95

101 – 1,000 (CY)

Base Fee $123.17

1,001 – 10,000 (CY)

Base Fee $249.39

10,001 – 100,000 (CY)

Base Fee $500.81

100,001 (CY) or more

Base Fee $1,006.70

Each Additional 10,000 (CY)

$59.04 / 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 Item

Charge

Partitions

$148.95

Property Line Adjustments

$138.86

Subdivision, Pre-Monumented

$301.69
+ $27.78/lot

Subdivision, Post-Monumented

$454.43

City of Grants Pass
Public Works
101 Northwest “A” Street
Grants Pass, OR 97526

Revised 1/1/2020

Phone: (541) 450-6078
Fax: (541) 476-9218
www.grantspassoregon.gov
A Guideline For Anticipating
Potential Engineering Division
Charges For Your Development

+ $42.92/lot

Condominiums

Fees Effective
September 12, 2011

$531.44
+ $42.92/unit

Exibit
7
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CITY OF GRANTS PASS
COMMUNITY DEVELOPMENT DEPARTMENT
NELSON SELF STORAGE
MAJOR SITE PLAN
STAFF REPORT
Procedure Type:
Project Number:
Project Type:

Type IlI: Urban Area Planning Commission
201-00326-20
Major Site Plan

Owner:
Applicant:
Engineer:
Property Address:
Map and Tax Lot:
Zoning:
Parcel Size:

Nelson Investments
Cliff Woodruff Construction
Rhine-Cross Group, LLC
1270 Rogue River Highway
36-05-20-DB, TL 2600
See Exhibits 1 & 2
General Commercial (GC) (City Limits)
0.68 acres

Planner Assigned:

Taylor Graybehl

Application Received:
Application Complete:
Date of Report:
Date of Hearing:
120-Day Deadline:

April 20, 2020
May 5, 2020
June 17, 2020
June 24, 2020
September 11, 2020

I.

PROPOSAL:
The application is for a Major Site Plan Review to redevelop an existing vacant 10,958
square foot (sf) building including a 4,228 sf building addition for a total of 15,186 sf,
interior remodel, and modifications to existing parking lot to include landscaping, loading
areas, and a one-way drive isle to permit a new indoor storage facility use. The applicant
proposes to place an Indoor Storage (Self-Storage) use at the property.
The property is located at 1270 Rogue River Highway in the General Commercial
(GC) zoning district and abuts Rogue River Highway, a State Highway, and Clara
Avenue, a City Local Street. The project is subject to the Commercial Design
Standards as listed in Article 20 of the Grants Pass Development Code (GPDC) per
Section 20.220(1) and (4).
The property is in the General Commercial (GC) zoning district. Development of a SelfStorage is an allowed Secondary Use in the GC zone per Schedule 12-2 of the GPDC.
(Self-storage is only allowed as a Primary Use in the Business Park (BP) and Industrial
Park (IP) zones.)
Secondary uses are permitted when developed in conjunction with primary permitted
uses on the same lot in accordance with Section 12.028. Secondary uses must meet
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additional requirements found in Schedule 12-2 (under special notes). Special note (r)
requires self-storage in General Commercial zones to adhere to Section 14.710. SelfStorage development in Commercially zoned properties must meet standards found in
Section 14.710.
The proposed change of use to a Self-Storage use would require a Type III Planning
Commission Decision as there is the need for code interpretation for the placement of
Self-Storage use in an existing building.
Staff recommends the Planning Commission deliberate on whether the proposed re-use
of the existing structure should be classified and regulated in a manner different than
construction of a new self-storage business or whether the proposed self-storage use as
a principal use should be allowed within the existing structure due to specific site
conditions.
The applicant’s application attached (see Exhibit 3). The applicant’s submitted
building elevations are attached as Exhibit 4.
A hearing notice was sent out on May 6th, 2020, for the hearing scheduled May 20th,
2020. The applicant requested the hearing be moved to the June 10th meeting for
which a notice was sent out on May 20th. On June 9th the applicant requested one
more extension to have a hearing on June 24th, 2020 which was re-noticed on June
16th, 2020.
II.

AUTHORITY AND CRITERIA:
Review procedures are provided in the Grants Pass Development Code (GPDC)
§2.020 and Schedule 2-1.
This decision shall be based upon the criteria contained in Sections 14.710 and
19.052 of the Development Code.

III.

APPEAL PROCEDURE:
Section 10.050 of the GPDC, provides the procedure for an appeal of the Urban Area
Planning Commission’s decision to the City Council. An appeal must be filed with the
Director within 12 calendar days from the date the written notice of decision was mailed,
on a form provided by the Director.

IV.

BACKGROUND
A. Characteristics of the Property:
1.

Land Use Designation:
a.
Comprehensive Plan:
b.
Zone District:
c.
Special Purpose District:
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General Commercial (GC)
General Commercial (GC)
500 Year – FEMA Flood Zone

2.

Size:

+/- 0.68 acres

3.

Frontage:

Clara Avenue,
Rogue River Highway

4.

Access:

Clara Avenue

5.

Existing Public Utilities:
a.

Water:

12-inch main in Rogue River Highway
8-inch main along 20 feet in the southern
portion of Clara Avenue frontage

b.

Sewer:

8-inch main in Rogue River Highway
12-inch main in Clara Avenue

c.

Storm:

12-inch main in Rogue River Highway
24-inch main in Clara Avenue

6.

Topography:

The site is lightly sloping to the north
east.

7.

Natural Hazards:

None identified

8.

Natural Resources:

None identified

9.

Existing Land Use:
a. Subject Parcel:

Vacant Building

b. Surrounding:

West: Commercial Use
East: Commercial Use
South: Residential Use and
Commercial Use
North: Residential Use

B. Discussion:
The property is located at 1270 Rogue River Highway and is within the GC zoning
district. The site is developed with an existing vacant 10,958 square foot (sf) building and
non-conforming parking lot with two approaches on to Clara Avenue.
The subject property has curb, gutter, sidewalk, and planter strip improvements along
Rogue River Highway where a Josephine County Transit bus stop is located as well.
Clara Avenue is improved with curb and gutter.
The site is located within the “Rogue River Highway Waterline Between Parkdale Drive
and Cloverlawn Drive” Advance Finance District. As a condition of approval, prior to the
granting of a development permit the applicant shall pay any fees due.
The subject property is located within the Enterprise Zone.
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All front and exterior yards for Commercial and Indoor Industrial Uses require
landscaping in accordance with Section 23.032 of the Development Code. Minimum
landscape requirements are applied per 1,000 square feet to any required front or
exterior yard. Vehicle parking is not allowed to intrude upon the required landscaped
yards.
V.

CONFORMANCE WITH APPLICABLE CRITERIA
Major Site Plan Review:
Section 19.052 of the 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 Response: Requires Planning Commission Interpretation. The subject
property is approximately 0.687 acres in size and zoned General Commercial (GC). The
application is for a Major Site Plan Review to redevelop an existing vacant 10,958
square foot (sf) building including a 4,228 sf building addition (38.6% expansion), interior
remodel, and modifications to existing parking lot to include landscaping, loading areas,
and a one way drive isle to permit a new indoor storage facility use. The applicant
proposes to place an Indoor Storage (Self-Storage) use at the property.
The property is in the General Commercial (GC) zoning district. Development of a SelfStorage is an allowed Secondary Use in the GC zone per Schedule 12-2 of the GPDC
(Self-storage is only allowed as a Primary Use in the Business Park (BP) and Industrial
Park (IP) zones).
Secondary uses are permitted when developed in conjunction with primary permitted
uses on the same lot in accordance with Section 12.028. Secondary uses must meet
additional requirements found in Schedule 12-2 (under special notes). Special note (r)
requires self-storage in General Commercial zones to adhere to Section 14.710. SelfStorage development in Commercially zoned properties must meet standards found in
Section 14.710. Due to the existing, nonconforming development, this property does not
and physically cannot meet the standards in Section 14.710. (See more detailed
discussion under Criterion 3 below.)
The proposed change of use to a Self-Storage use requires a Type III Planning
Commission Decision as there is the need for code interpretation for the placement of
Self-Storage use in an existing building.
Staff recommends the Planning Commission deliberate on whether the proposed re-use
of the existing structure should be classified and regulated in a manner different than
construction of a new self-storage business and whether the proposed self-storage use
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as a principal use should be allowed within the existing structure due to constrained site
conditions. If the Planning Commission determines the standards in Section 14.710
should apply only to new self-storage developments and not to renovation or
redevelopment of pre-existing structures, Staff recommends approval of the application.
If the Commission determines the standards in Section 14.710 should apply to both new
and existing development, the application cannot be approved as submitted because the
criterion in Section 14.710 must be met.
The applicant’s application is attached (see Exhibit 3).
Since the subject property is within the General Commercial (GC) zoning district and
proposes an expansion of over 25%, the new expansion and changes to architectural
features are subject to the Commercial Design Standards as listed in Article 20 of the
Grants Pass Development Code (GPDC) per Section 20.220(1). As permitted in Section
20.210(2)(b), the applicant has requested discretionary architectural review which
provides flexibility in respect to design standards.
Commercial Design Standards Review:
The existing structure does not meet commercial design standards found in Article 20.
The applicant proposes an expansion of 38.6% and the placement of a self-storage use.
Portions of the building that are new construction and expand the building over 25% are
subject to Article 20 commercial design standards per Section 20.220(1) and (4).The
applicant has requested discretionary review by the Planning Commission. The
proposed elevations are attached as Exhibit 4. Applicant’s response to Commercial
Design standards are found in Exhibit 3. In the sections below, Staff will outline how the
proposed structure meets or fails to meet the design standards in Article 20. The
Commission has the authority to approve the alternative design provided the overall
design and purpose of Article 20 is met.
20.410 Windows and Glass Doors in Exterior Walls
Buildings shall have sheltering elements, of at least five feet deep, to provide protection
from the weather at primary or public entrances. A public entrance is proposed on the
front, rear, and right elevations. The submitted plans indicate a four (4) foot overhang
over the above-mentioned entrances in nonconformance with the required depth of at
least five feet in compliance with Section 20.405(2).
All building elevations which are less than 18 feet in height or taller at the top of the
exterior wall, which are longer than 25 feet, which are visible from a public right-of-way
or onsite parking, or adjoining property, shall contain windows and/or glass doors a
minimum of 3 feet tall, including the area between 3 feet and 6 feet tall, for at least 25%
of the width of the elevation Section 20.140(2). Features in lieu of windows are permitted
in special circumstances per Section 20.410(iii). The rear, right, left, and front additions
elevations do not meet these standards.
Buildings greater than 18 feet in height shall provide windows or features in lieu of
windows that are at least 3 feet tall for 10% of the elevation between 18 to 21 feet in
height. The right, rear, and left additions elevations fail to meet this standard.
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The applicant may provide treatment of blank walls without windows and glass doors per
design guidelines found in Section 20.430. The proposed rear and left elevations fail to
meet the multi-story height requirements.
As the front and right elevations face a street, they should have elements projecting from
the wall to break up the height of the wall and provide depth and shadow for a minimum
of 25% of the wall width for example canopies, awning, projecting roofs, or overhangs.
The right addition elevation fails to provide the above requirement.
20.420 Massing and Detailing
Structures subject to commercial design standards are required to comply with massing
and detailing standards found in Section 20.420. Building lengths 50 feet or less are not
required to meet said standards while building lengths greater than 100 feet must meet
standards found in Section 20.424. The applicant has proposed a flat and pitched roof
building with the following building lengths and additions:
Rear: 99. Feet (99-foot addition)
Front: 77 feet (23-foot addition)
Left: 149 feet (149-foot addition)
Right: 153 feet (15-foot addition)
20.422 Building Length of more than 50 feet
Building lengths 50 feet or more shall comply with standards of Section 20.422. A
pitched roof must have a break in the roof plane between the top of the roof and eave
line in accordance with Section 20.423(1). A flat roof building shall have a horizontal or
vertical change in wall plane at the cornice line at least every 50 feet in accordance with
Section 20.423(2) or shall provide articulation of the building face up to 100 feet in
accordance with Section 20.425.
Rear: The rear elevation provides a flat and sloped roof. There is a vertical offset in the
cornice line of the flat roof and within that vertical offset in the cornice line is a section of
pitched roof over 50 feet in length. This pitched roof area fails to meet massing
standards.
Front: The front addition conforms with massing standards.
Left: The left addition fails to provide the required massing.
Right: The right elevation addition will provide a horizontal offset in the wall plane in
accordance with Section 20.423(1)(a).
If an elevation does not meet standards found in Section 20.422, articulation in
conformance in accordance with Section 20.425 can be used to meet required standards
of Section 20.422 for a wall up to 100 feet without providing for massing. See Figure 2025 below.
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The proposed left and rear additional fails to meet detailing standards in Section 20.425.
The left elevation proposes a contiguous section of bays that repeat for more than 100
feet in nonconformance with Section 20.425(2). The left and rear elevations fail to
provide articulation of varying vertical and horizontal elements as required by Section
20.425(3). The left and rear elevation fail to provide the three-part façade required by
Section 20.425(4) for the first and second floor.
20.424 Change in Massing at Maximum of 100 feet
Per Section 20.424 no wall shall be more than 100 feet in length without at least one
combined horizontal and vertical offset in the wall plane for the full height of the building.
The left elevation fails to provide a combined offset in the wall plane which meets design
standards in Section 20.424. The addition on the right elevations will create a wall longer
than 100 feet.
Though no signs are permitted as part of this project the applicant has provided
elevations with draft sign placement. The proposed sign placement meets standards by
being located within the “middle” building level and within areas defined by vertical
elements per Section 20.425(5).
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20.450 Use of Parapets
The applicant has proposed a pitched roof of less than 5:12 and has failed to provide a
parapet that fully screens the roof as required by Section 20.450(2)(b).
20.460 Cornice Treatments and Eave Lines
The proposed elevations fail to meet cornice treatments and eave lines as required in
Section 20.460. The pitched roofs fail to provide a minimum 12-inch overhang. The flat
roofs partially lack cornice as required in Section 20.460(2) and the provided cornice do
not meet standards found Section 20.460(3) and (4).
20.470 Treatment of False Roofs, Varied Roof Heights, Wall Heights, and Parapets
The applicant has proposed the addition of two taller roof features along the front
elevations. The west taller roof feature fails to meet full volume standards in Section
20.470(2)(b). The west taller roof feature does not offer a change in the projection in a
wall surface, while the east does, as required by Section 20.470(3)(a). Taller wall
features should maintain the same materials and colors on all sides of the volume to
provide a finished appearance.
20.490 Materials, Colors, and Textures
Development subject to commercial design standards should use materials that avoid
the appearance of industrial or temporary buildings and shall adhere to standards found
in Section 20.490. The proposed development shall follow standards found in Section
20.490(1) for prohibited materials for building faces and 20.490(2) for fences or walls.
The applicant should consider the transition between materials, colors, and textures as
laid out by Section 20.490(3).
As a condition of approval, the applicant shall provide revised elevations which indicate
the local of mechanical equipment which are located and screened in conformance with
Section 23.036(4).
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.
Staff Response: Satisfied with conditions.
Traffic Plan: The proposed indoor storage is classified as Mini-Warehouse (ITE 151)
and is calculated to generate 2.50 average daily trips (ADT) per 1000 sq. ft. on a
weekday and 0.26 PM Peak Hour Trips per 1000 sq. feet. With the 4,228-sf expansion
added to the existing 10,958 sf structure the project is expected to create 15,186 sf of
indoor storage space. This use will generate approximately 37.97 ADT and 3.94 PM
peak hour trips. As the project is expected to generate under 500 ADT and 25 PM peak
hour trips, no transportation impact analysis is required per Section 27121(3)(a).
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Water and Sewer Plan: Public water and public sewer services are available to the
property. As a condition of approval, the applicant shall conform with all requirements
found in the Public Works Staff Report attached as Exhibit 5.
Storm Drain Plan: Storm services are available to the property. As a condition of
approval, the applicant shall conform with all requirements found in the Public Works
Staff Report attached as Exhibit 5.
Bicycle Plan: There are painted/stiped bike lanes along Rogue River Highway. Clara
Avenue is classified as a local street collector which not required to provide a bicycle
lane according to Schedule 27-3.
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 offstreet parking, landscaping, buffering and screening, signage, environmental standards,
and Special Purpose District standards.
Staff Response: Satisfied with conditions. The applicant provided a site map and
landscaping/irrigation plan as part of their submittal. The project abuts a residential use
to the north and will be required to provide screening between the proposed use and the
residential use.
Off-street Parking: The applicant’s submitted site plan provides seven (7) standard
stalls and one (1) assessable ADA parking stall with three (3) parking spaces provided
along Clara Avenue. Parking requirements for the site are calculated from the gross floor
area of the proposed individual uses and combined according to Section 25.031(8).
Section 25.042 provides off-street parking requirements per use.
The applicant has provided a parking lot plan as part of their site plan. As a condition of
approval, the parking lot area shall meet design standards found in Section 25.033 of the
GPDC.
Off street parking shall be provided at time of expansion and when that expansion is less
than 50% new parking shall be provided in proportion of to the increase only per Section
25.031(1)(b).
The Development Code does not provide a specific parking requirement for the selfstorage 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 one (1) parking space per 2000 square feet. The
15,186 sf Storage Warehouse, requires, at minimum, 7.593 spaces which is rounded up
to eight (8) parking spaces as half spaces will be rounded up per Section 25.035(1).
Though the applicant fails to provide the required eight (8) parking spaces on site, the
applicant can count on-street parking towards required parking. Including on-street
parking, the applicant provides for ten (10) parking spaces, in excess of the required
eight (8).
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Off-Street loading spaces shall be provided when the use will require the receipt or
distribution of materials by truck or similar vehicle according to Section 25.031(3)(a).
Commercial facilities between 5,000 to 29,998 sf in size require one (1) loading birth per
Section 25.041(a). The applicant indicates one (1) loading birth on their site plan in
compliance with Section 25.031(3)(a) and Section 25.041(a).
As a condition of approval, the project shall provide at minimum ADA parking as required
by the Oregon Building Code.
As a condition of approval, the provision for and maintenance of off-street parking and
loading spaces are the continuing obligation of the property owner per Section
25.031(5).
As a condition of approval, parking lots shall be maintained by the property owner or
tenant in a condition free of litter and dust per Section 25.031(7).
All new commercial uses are required to provide bicycle parking per Section 25.061. The
gross floor area of each individual use is used to determine the number of bicycle
parking spaces required. The proposed uses have been classified as a General
Commercial Use over 4,000 sf, which require one (1) Type 3 space that meets design
standards found in Section 25.064. The applicant has indicated a bicycle space, as note
7 of the submitted site plan, which is in conformance with standards found in Section
25.064.
Landscaping: The applicant has provided a tentative landscaping and irrigation plan
including. As a condition of approval, the applicant shall submit a revised landscaping in
accordance with Section 23.032, Section 23.034, Section 23.035, and Section 23.036 of
the GPDC. The landscaping plan does not indicate tree height; as a condition of
approval, the applicant shall submit a revised landscaping plan which indicates tree
height and percent living ground coverage at time of planting.
Front and Exterior yard landscape requirements, for commercial uses within commercial
zones, are detailed in Section 23.032, Type B: Commercial and Indoor Industrial Front
and Exterior Yards. As the applicant is proposing a commercial use within the GC zone
the applicant must provide landscaping standards in compliance with Section 23.032.
The project site has approximately 153.33 linear feet of frontage along Rouge River
Highway. The applicant is required to provide a landscaped yard with a 10-foot front and
exterior yard setback (Schedule 23-2) or a landscaped area of 1690 sf. The applicant is
required to provide:
•
•
•

Five (5) trees, at least eight (8) feet in height, and one and one half (1 ½) inches
in caliper measured three (3) feet from the base; select from street tree list
Section 23.076 and plant within 10 feet of the right of way.
Eight (8) five-gallon shrubs, Fifteen (15) one-gallon shrubs or accent plants.
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.

As indicated on the submitted landscaping plan the applicant provides for the required
tree, 1-gallon, 5-gallon requirements. However, a powerline runs along the frontage of
Rogue River Highway and trees placed under powerlines must meet standards found in
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Section 23.073(6). As a condition of approval, the applicant shall submit a revised
landscaping plan which indicates trees selected from the Approved City Trees List that
are listed with the comment “PF” or Power Line Friendly along Rogue River Highway. In
addition, it is not clear if there will be adequate ground cover at time of planting. As a
condition of approval, the applicant shall submit a revised landscaping plan which
indicates 50% living ground at time of installation.
The project site has approximately 209 linear feet of frontage along Clara Avenue which
two access points totaling in 40 feet in size for a total of 169 feet of linear frontage. The
applicant is required to provide a landscaped yard with a 10-foot front and exterior yard
setback (Schedule 23-2) or a landscaped area of 1690 sf. The applicant is required to
provide:
•
•
•

Five (5) trees, at least eight (8) feet in height, and one and one half (1 ½) inches
in caliper measured three (3) feet from the base; select from street tree list
Section 23.076 and plant within 10 feet of the right of way.
Eight (8) five-gallon shrubs, seventeen (17) one-gallon shrubs or accent plants.
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.

As indicated on the submitted landscaping plan the applicant provides for the required
tree and 5-gallon requirements. The landscaping plan fails to indicate the number of
required one-gallon shrubs; as a condition of approval, a revised landscaping plan shall
indicate the required seventeen (17) one-gallon shrubs along Clara Avenue.
All parking lots, which includes areas of vehicle maneuvering, parking, and loading shall
be landscaped and screened according to Section 23.035. The applicant has proposed a
parking lot as part of their site plan application; as a condition of approval, the applicant
shall submit a revised landscaping plan which meets standards found in Section 23.035
prior to the granting of the development permit.
Parking lot landscaping shall provide at minimum one (1) tree and sixteen (16) square
feet of landscaping per ten (10) parking spaces to create a canopy effect according to
Section 23.035(3). The applicant proposes seven (7) parking spaces as indicated on the
submitted site plan. The applicant has met the required number of trees and landscaping
space with the submitted landscape plan. However, the trees selected for the parking
area were not selected from the approved City street tree list and were found not
appropriate for parking lots by the City Urban Forester. As a condition of approval, the
applicant shall submit a revised landscaping plan selecting a tree species from the
approved City tree list which are noted with the comment “PT” for Parking Lot within the
parking lot.
Buffering and Screening: The applicant proposes a commercial use abutting a
residential use.
Existing residential uses are protected through Section 23.034 Type D: Buffering
Between Zones or Conflicting Uses from the impacts of Commercial or Indoor Industrial
Uses. As the applicant is proposing to place a commercial use on a property abutting a
residential property to the north the applicant shall provide for landscaping as required in
Section 23.034. Schedule 23-4 requires a building setback and buffer strip standards,
including a 20-foot building setback, 3-foot buffer strip, and 6-foot fence between
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proposed use and the residential use to the north. The building is located 20 feet from
the property line and the applicant indicates a buffer strip of 15 feet with seven (7)
Chanticleer Flowering Pear spaced at approximately 25 feet. As a condition of approval,
the applicant shall indicate more trees within the buffer strip to place trees not more than
15 feet apart as required in Section 23.034(2). As a condition of approval, the applicant
shall indicate a 6-foot-tall sight obscuring fence in compliance with Schedule 23-4 on the
revised site plan and landscaping plan.
Where a parking area or drive would be located adjacent to a residential building a
hedge, mound, or other screen in compliance with Type E-3 Concept Sketch may be
required per Section 23.034(5). As the parking area is adjacent to a to the north
residential property and window and those turning in or out of the parking lot may cast
light into the neighboring properties window screening shall be provided to protect the
existing use. As a condition of approval, the applicant shall submit a revised landscaping
plan which indicates screening in conformance with the Section 23.034(5) for 30 feet
perpendicular from the property line abutting Clara Avenue five (5) feet past the southeastern portion of the building.
The applicant proposes a commercial use. All developments must screen refuse
containers or disposal areas per Section 23.036(1). As a condition of approval, the
applicant shall submit a detailed elevation of the refuse screening, including materials
and colors, prior to the granting of the development permit and indicate its placement on
the revised site plan and landscaping plan.
Artificial lighting shall be arranged and constructed as not to produce direct glare on
adjacent residential properties or streets. As a condition of approval, the applicant shall
submit an exterior lighting plan in conformance with Section 19.072(2)(f) which
demonstrates direct glare is not produced on adjacent residential properties or streets.
Development subject to commercial design standards must meet placement and
screening standards of Section 23.036(4) for mechanical equipment. As a condition of
approval, the applicant shall indicate the location and any necessary screening of
mechanical equipment in conformance with Section 23.036(4) on the revised tentative
plan, landscape plan, and elevations prior to the granting of the development permit.
Signage: No new signs are currently proposed by the applicant. Signs are reviewed
under a separate application and are not part of this application.
Environmental Standards: The project as proposed will not adversely impact air
quality.
As a condition of approval, the applicant shall comply with Section 24.441 which requires
all materials and equipment to be stored, and all grounds shall be maintained in a
manner that will not attract aid in the propagation of insects or rodents otherwise create
a health hazard.
The open storage of materials and equipment is permitted providing the storage area is
contained within screening in conformance of Section 23.036. As a condition of
approval, the applicant shall indicate on the revised tentative site plan and the revised
landscape plan the location of storage areas, if provided, which are to conform with
standards found in Section 23.036 prior to the granting of a development permit.
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Special Purpose District Standards: The property is located within no Special
Districts as described in Article 13 of the Development Code. The property is partially
located within the 500-year FEMA flood zone for which no special permits are required.
Self-Storage Development in Commercially Zoned Properties: Development
Standards for Self-Storage in General Commercial Zones are provided by Section
14.710. Due to lot configuration the applicant has requested deviation from these
standards and asks the Planning Commission to approve the use. These standards, the
applicant’s response to the standards, and staff’s response are listed below.
The Planning Commission should deliberate if proposed re-use of an existing structure
should be classified and regulated in a manner different than construction of a new selfstorage business or have the applicant submit a Development Code text amendment to
GPDC 14.710 that would allow self-storage as a principal use within existing structures.
Applicant response: In the pre-application conference (file #001-0030229) the staff
response noted that the proposed site plan does not and physically cannot meet the
requirement for a primary use between the self-storage and all street frontages. The
requirement for 2,500 square feet or more devoted to a primary commercial use is not
feasible because of the existing building's close proximity to Rogue River Highway.
Further, the building's placement leaves no room for parking as a buffer between the
building and Rouge River Highway. Under the perspective that long driveways, ominous
fencing and rollup doors of self-storage facilities are to be avoided in a primary
commercial area, this complex proposes a totally enclosed and tastefully designed
exterior which will not simply obscure storage units, but completely eliminate all such
visibility.
The final aspect of Section 14.710 deals with landscaping and buffering standards will
be reviewed later in this narrative under the heading Section 23.
The applicant’s full response can be found in Exhibit 3.
(1) An approved primary use or uses must exist on the same property between the
Self-Storage and all street frontages.
Staff response: The proposed site plan does not and physically cannot meet these
standards. The distance between the existing structure and the Rogue River Highway
right-of-way is approximately 16 feet which is not sufficient width to construct a new,
principal use building and comply with the front 10-foot setback. The distance between
the existing structure and the Clara Avenue right-of-way is approximately 50 feet. Since
the majority of off-street parking for the site is located on the Clara Avenue frontage and
there is a 10-foot exterior side setback, it is also not feasible to construct a new, principal
use along this frontage. The proposed office space is secondary to the Self-Storage and
would not be categorized as a principal use.
(2) The approved primary use(s) must be in a building or buildings totaling at least
2,500 square feet in area.
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Staff response: The proposed site plan does not and physically cannot meet these
standards. The proposed space to be used as office is secondary to the Self-Storage
and is only 315 sq. ft. To comply, the applicant would need to provide a primary use or
uses on the property which exceed 2,500 s.f. in area. (See discussion above.)
(3) The building(s) containing the approved primary use(s) shall be oriented to
obscure view of the Self-Storage from all rights-of-way to the greatest extent
practical.
Staff response: See discussion above.
(4) All buildings containing the approved primary uses(s) must meet the Architectural
Standards in Section 20.400-20.495.
Staff response: As noted, there are no proposed buildings that contain an approved
primary use. If the existing building was authorized to contain the self-storage units, the
building does not conform to Architectural Standards in Section 20.400-20.495 and will
need to be modified to meet these standards. The applicant has requested discretionary
design review by the Planning Commission, as discussed in criterion 1 above.
(5) The development of the site must meet Article 23 Landscaping and Buffering
Development Standards. These standards are discussed in further detail below.
Staff response: The site does not conform to Article 23 Landscaping and Buffering
standards and will need to be modified to meet these standards. These standards are
discussed in further details in criterion one above.
(6) The development must meet all other applicable provisions of this Code.
Staff response: The development must meet all other applicable provisions, as
discussed in the staff report.
Criterion (4): Potential land use conflicts have been mitigated through specific
conditions of development.
Staff Response: Satisfied with conditions. The property is located in the GC zoning
district is bordered by commercial uses to the west, east, and south and a residential
use to the north. As mentioned above, the applicant shall provide screening of parking
lot areas and mechanical equipment to minimize impacts of the development.
The Josephine County Transit Department has submitted a letter (see Exhibit 6)
requesting that the transit stop located along Rogue River Highway is not disturbed as
part of development. As a condition of approval, the applicant shall comply with the
memo. If the applicant needs temporary limitation of sidewalk access to or from the
existing transit site, please contact (541) 474-5441.
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.
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Staff Response: Satisfied with conditions. Public water and sewer services are
located within Rogue River right of way. Clara Avenue is improved with sewer services
and partially improved with water services. As a condition of approval, the applicant shall
comply with the Public Works Staff report (Exhibit 5).
The Grants Pass Department of Safety has provided comment for the proposed project
(see Exhibit 7). As a condition of approval, the applicant shall comply with the attached
memo.
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. As noted in Criterion 5 above, City utility
services are partially available to the property and the proposed development will not
affect utility services for any of the adjacent parcels. As conditioned below, the applicant
shall dedicate a 10’ CUE along all frontages.
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 Response: Satisfied. No significant resources are identified on site.
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 orientating 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 Response: Satisfied with conditions.
a) Areas of land use conflict: The proposed use will create a land use
conflict with the abutting residential property to the North. As discussed
under Criterion 2, the applicant shall provide screening to mitigate
possible impacts of the project.
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b) Setbacks: Commercial buildings abutting a residential use must maintain
a 20-foot setback from the common property line. As proposed the 20foot setback is met.
c) Building Size and Design: The building is subject to the architectural
feature standards contained in Article 20. As discussed under Criterion 1,
revised elevations will be required.
d) Signs: The application as proposed did not include signage. Any future
signage at this location will be reviewed under a separate sign permit
application.
e) Lighting: The applicant indicates that any new building lighting will be
shielded from adjacent properties. Any proposed lighting shall be
included on the amended site plan as a condition of approval. All lighting
shall be downlight and unobtrusive. As a condition of approval, the
applicant shall submit an exterior lighting plan in conformance with
Section 19.072(2)(s) prior to granting of the development permit.
Criterion (9): Traffic conflicts and hazards are minimized on and off site, as provided in
Article 27.
Staff Response: Satisfied with conditions. The applicant proposes the modification
of existing lot with two access points, the southern access point is non-conforming due
to distance from the intersection. The applicant proposes to bring the site into greater
conformance by moving the southernmost access point further from the intersection.
Both access points are proposed as one-way,20 feet in width, with the southern
approximately 35 feet from the intersection of Rogue River Highway and Clara Avenue
and the northern 150 feet from the intersection. The southern access point is proposed
as one-way in while the northern approach is one-way out. Due to the limited distance
between Rogue River Hwy and the northern driveway entrance (approx. 35 feet) and the
short amount of time to make a left turn into the site from Clara Ave, Staff recommends
the parking lot entrance be relocated to the southern approach and the northern
approach be made the exit.
Driveways and approaches shall meet standards found in Section 27.121(11). The width
of one-way commercial driveways is limited to 12 to 16 feet per Schedule 27 -1. The
applicant has proposed the two driveways to be 20 feet in width; as a condition of
approval, the applicant shall submit a revised site plan which indicates the two
approaches with maximum widths of 16 feet.
As a condition of approval, the applicant shall meet all conditions found in the Public
Works Staff Report attached as Exhibit 5.
The proposed indoor storage is classified as Mini-Warehouse (ITE 151) and is
calculated to generate 2.50 average daily trips (ADT) per 1000 sq. ft. on a weekday and
0.26 PM Peak Hour Trips per 1000 sq. feet. With the 4,228-sf expansion added to the
existing 10,958 sf structure the project is expected to create 15,186 sf of indoor storage
space. This use will generate approximately 37.97 ADT and 3.94 PM peak hour trips. As
the project is expected to generate under 500 ADT and 25 PM peak hour trips, no
transportation impact analysis is required per Section 27121(3)(a).
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The Oregon Department of Transportation has submitted comment for the proposed
project (see Exhibit 8). Any work within the State Right of Way will require a misc./utility
permit, the applicant should contact Julee Scruggs at
Julee.Y.SCRUGGS@odot.state.or.us or 541.864.8811 to begin the process.
Criterion (10): If phased development, each phase contains adequate provisions of
services, facilities, access, off-street parking, and landscaping.
Staff Response: Not Applicable. The request does not include phased development.
Criterion (11): There are adequate provisions for maintenance of open space and other
common areas.
Staff Response: Not Applicable. There is no open space or common areas 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 Response: Satisfied. Private pedestrian ways are required for all commercial
uses and shall be provided in compliance with Section 27.321. These standards include
the connect from public sidewalk or right-of-way to building(s), adjacent to and along the
full length of the building from adjacent parking areas or public or private streets, and to
connect to potential walkways on neighboring properties. These private pedestrian ways
must meet design standards found in Section 27.322.
The applicant has provided a private pedestrian way along the northern portion of the
property line to the proposed office in conformance with Section 27.320.
Criterion (13): If the property contains 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 Response: Satisfied with conditions. The subject property contains
nonconforming access, parking lot, commercial design, and landscaping. As discussed
above the applicant will bring access into better conformance, the parking lot into
conformance, and the building into better conformance with commercial design
standards.
VI.

RECOMMENDATION:
Staff recommends the Planning Commission deliberate on whether the proposed re-use
of the existing structure should be classified and regulated in a manner different than
construction of a new self-storage business or whether the proposed self-storage use as
a principal use should be allowed within the existing structure due to specific site
conditions.
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Should the Planning Commission find the re-use of the existing building should allow
self-storage as the primary use, staff recommends the Planning Commission APPROVE
the request for a Major Site Plan Review with the conditions listed below.
Items are listed in order of submittal – The revised site plan and conditions listed in
A1 must be submitted to, and approved by, the Planning Department PRIOR to
submitting utility plans and all other “A” list items.
Conditions of Approval:
A.

The following shall be accomplished within eighteen months of the date this
report is signed, prior to issuance of a Development Permit otherwise, the
approval shall expire. (NOTE: A development permit is required prior to
commencement of grading or construction).
1.

Provide eight (8) copies and a pdf of revised site plan for approval in
conformance with Section 19.072(2). The plan shall display the following
information:
a. Reflect the change in entrance and exit arrows along Clara Avenue.
b. Reflect a revised parking lot striping plan in conformance with Section
25.033.
c. Reflects the two approaches with widths between 12 to 16 feet.
d. Reflect at minimum ADA parking as required by the Oregon Building
Code.
e. Reflect the location of a 6-foot-tall sight obscuring fence in compliance
with Schedule 23-4 along the northern property line.
f. Reflect the location and any necessary screening of mechanical
equipment in conformance with Section 23.036(4).
g. Reflect the location of storage areas which are to conform with
standards found in Section 23.036.

2.

Provide two (2) copies and a pdf of a revised Landscaping and Irrigation
plan which meet requirements found in Section 23.041 and 23.042. The
plan shall display the following information:
a. Indicates the height of a trees in compliance with standards found in
Article 23.
b. Reflect the following within ten feet of Clara Avenue Street right-ofway:
i.

Seventeen (17) one-gallon shrubs or accent plants.
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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. Remaining area treated with
attractive living ground-cover as defined in Article 30. Coverage
with shrubs and living ground-cover shall be at least 50% upon
installation and 100% after 2 years.

c. Reflect the following within ten feet of Rouge River Highway right of
way:
i.

Indicate trees selected from the Approved City Trees List that
are listed with the comment “PF” or Power Line Friendly

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.

d. Indicate tree species from the approved City tree list which are noted
with the comment “PT” for Parking Lot within the parking lot.
e. Indicate trees within the required buffer strip as to place trees not more
than 15 feet apart as required in Section 23.034(2).
f. Indicate a 6-foot-tall sight obscuring fence in compliance with Schedule
23-4 on the revised site plan and landscaping plan.
g. Reflect the location and any necessary screening of mechanical
equipment in conformance with Section 23.036(4).
h. Reflect the location of storage areas which are to conform with
standards found in Section 23.036.
i. Detailed elevation of the refuse screening, including materials and
colors, prior to the granting of the development permit.
j. Irrigation plan requirements:

3.

i.

Location of connection to the public water main and location of
stub-outs to separate landscape areas;

ii.

Identification of the type of irrigation system to be used, the
location of irrigation facilities, and coverage to be achieved by
the irrigation system, and

iii.

An accompanying letter from the designer of the landscape
plan stating that the design of the proposed irrigation system
can provide irrigation sufficient for the health and survival of the
tree and plant species specified in the landscape plan.

Submit revised elevations which reflect compliance with the Architectural
Design Standards found in Article 20.
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B.

4.

Submit an exterior lighting plan in conformance with Section 19.072(2)(f)
which demonstrates direct glare is not produced on adjacent residential
properties or streets.

5.

The applicant shall conform with all requirements found in the Public
Works Staff Report attached as Exhibit 5.

6.

Pay all fees due for the “Rogue River Highway Waterline Between
Parkdale Drive and Cloverlawn Drive” Advance Finance District.

7.

Comply with the Josephine County Transit memo attached as Exhibit 6. If
the applicant needs temporary limitation of sidewalk access to or from the
existing transit site, please contact (541) 474-5441.

8.

Comply with the Grants Pass Public Safety Memo attached as Exhibit 7.

9.

The Oregon Department of Transportation has submitted comment for the
proposed project (see Exhibit 8). Any work within the State Right of Way
will require a misc./utility permit, the applicant should contact Julee
Scruggs at Julee.Y.SCRUGGS@odot.state.or.us or 541.864.8811 to
begin the process.

10.

Submit map and legal description for CUE.

The information provided below is provided for your information only. 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, transportation and storm drain (see Exhibit 6).

2.

Submit construction documents to the Building Division for their review
and approval to determine compliance with all Building, Fire and Life
Safety, and current Oregon Structural Specialty Code requirements.
Building plans shall be consistent with the approved site plan.
Note: Building must comply with all applicable building and fire codes.
The plans must be prepared by an Oregon-licensed design professional.

C.

3.

The applicant shall conform with all requirements found in the Public
Works Staff Report attached as Exhibit 5.

4.

Comply with the Josephine County Transit memo attached as Exhibit 6. If
the applicant needs temporary limitation of sidewalk access to or from the
existing transit site, please contact (541) 474-5441.

5.

Comply with the Grants Pass Public Safety Memo attached as Exhibit 7.

The following must be accomplished prior to issuance of a Certificate of
Completion:
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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.

Comply with all Building, Fire and Life Safety, and the current Oregon
Structural Specialty Code Act requirements.

3.

Comply with all requirements found in the Public Works Staff Report
attached as Exhibit 5.

4.

Pay all inspection fees incurred by the Engineering and Utility Divisions,
as well as all City bills due.

5.

Install landscaping and irrigation according to approved plans.

6.

Any new parking spaces and maneuvering areas must meet design
standards found in Section 25.033.

7.

Provide for and maintain off-street parking and loading spaces per
Section 25.031(5).

8.

Parking lots shall be maintained by the property owner or tenant in a
condition free of litter and dust per Section 25.031(7).

9.

Vegetation shall be maintained throughout the year.

10.

Any refuse container or disposal area shall be screened from view by
placement of a solid wood fence or masonry wall from five (5) to eight (8)
feet in height. Trash containers shall be stored behind the fenced area as
indicated on the site plan.

11.

All materials and equipment to be stored, and all grounds shall be
maintained in a manner that will not attract aid in the propagation of
insects or rodents otherwise create a health hazard per Section 24.441.

12.

Place all new utilities underground.

13.

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

14.

A sign permit is required prior to installation of any signs, temporary or
permanent.

15.

Any work within ODOT right of way will require a permit. Contact Julee
Scruggs at (541) 864-8811 for a permit.

16.

Submit a recorded copy of the CUE.
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VII.

PLANNING COMMISSION ACTION:
A.

Approve the request
1. As submitted.
2. With the conditions stated in the staff report.
3. With amended conditions (list):

B.

Deny the request for the following reasons (list):

C.

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.
VIII.

INDEX TO EXHIBITS:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Aerial Photo
Parcel Map
Applicant’s Submitted Narrative and Site Plan
Applicant’s Submitted Elevations
City of Grants Pass Public Works Staff Report
Josephine County Transit
Grants Pass Department of Public Safety
Oregon Department of Transportation
System Development Brochure
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self-storage. This service entrance is designed to be the least ostentatious, but convenient to the
office.
The storage facility endeavors to have the minimum number of entrances/exits for
security reasons. Other than the office and loading area entrances, all others are fire exits,
meeting applicable fire codes, the determinant factor in their location. Located on the Rogue
River Highway side at the comer of the building (see front elevation, left side) is a fire exit. To
follow the intent of the GPDC a second fake or simulated entrance is placed at the opposite
comer. An additional simulated door is located at the SE building's comer (see right elevation).
The left elevation shows no entrance. At the rear of the building (rear elevation) one fire exit is
planned. There is no parking on the rear, front or left elevations. All entrances, both actual or
simulated, will have covers or awnings as shown in the included elevations, except the rear. In
light of the limitations necessitated by this existing structure, the proposed concepts meet the
intent of the GPDC.
20.410 Window & Glass Exterior: 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 relieffrom the massing of exterior walls by providing views of interior
building spaces and volumes. (6) Exceptions. When a building abuts a public sidewalk or
exterior front or side landscaped front yard, it is recommended, but not required, that at least
one public or main entrance should be oriented to the public sidewalk, as well as the primary
public parking area, so the entrance abuts the public sidewalk or landscaped front yard with a
direct pedestrian path to the public sidewalk.
Applicant's Response: The indoor climate controlled self-storage unit requires the
security of solid exterior walls and the entrances/exits are designed to meet fire safety standards,
but the concept does not allow for glass/windows. In lieu of windows, the proposed alternative
would be to install decorative grills giving the appearance of a window grid. Section 20.430 of
the GPDC provides for creative and innovative designs which are incorporated within this
proposal (see elevations). The building abuts two public sidewalks, one on Rogue River
Highway and the other on Clara Street which, according to GPDC, should have glass/windows.
Section 20.410 (6) provides for exceptions for special circumstances 1) a wall that cannot have
glass openings due to fire resistive rating requirements is not required to have openings and 2) a
movie theater or performing arts auditorium or such, where use of the interior space cannot have
openings. Allowance: There will be an elevation section more than 100 feet without windows,

architectural treatments or features to provide similar effect shall be provided. These may be
structural elements, offiets, false windows, decorative grilles or louvers, openings, etc., to create
a sense of depth and scale similar to the effect achieved through provision of windows and glass
doors.
The overall exterior dimensions of the proposed structure will be 147' x 123'. In lieu of
windows and multiple entrances, especially on the Rogue River Highway (front elevation) the
design involves metal grills simulating windows and inserted columns meeting or exceeding the
minimum requirements of GPDC.

RECEIVED
.!UN i G ·.
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20.420 Massing and Detailing: 20.425 (3) Structural Relationship of Vertical and Horizontal
Elements. This section requires certain elements to articulate the building face, to reduce the
appearance of a continuous flat wall. In order to accomplish this effect, the elements must have
variation in depth, width, spacing, and layering. This is accomplished by providing different
emphasis of elements, where some elements are more prominent than others. Without this
variation, elements are provided, but do not reduce the appearance of a continuous flat wall that
has only surface treatment.
Applicant's Response: On the attached elevation drawings, the intent of this section has
been implemented. The front elevation which borders Rogue River Highway has metal grids
simulating windows, giving the appearance of a store front. Over each metal grid is an overhang
which breaks up the long expanse. The tasteful design of the siding also employs a diagonal
color difference to enhance aesthetic visibility on both the front and right elevations. Through
changes in massing and detailing of building faces, ensure human-scale and interest is
maintained by breaking large expanses of wall into smaller elements. Building Less Than 18
Feet Tall or Ground Floor of Multi-Story Building. Except as provided in Subsection (6), all
building elevations less than 18 feet in height at the top of the exterior wall, which are longer
than 25 feet, which are visible from a public right-of-way, pedestrian path, on-site parking or
circulation area, or adjoining property shall contain windows and/or glass doors a minimum of
3 feet taU, including the area between 3 feet and 6 feet above the exterior ground surface, for at
least 25% of the width of the elevation. Except as provided in Subsection (6), there shall not be
wall sections longer than 100 feet without glass doors and/or windows.
20.430. Treatment of Blank Walls without Windows and Glass Doors:_Principle: Where
wall sections qualify for an exception to the standards for windows and glass doors, minimize the
feeling of a long, continuous blank wall by breaking the surface of the wall into smaller elements
with a human scale and relating the blank wall to the rest of the building through common
design elements.
Walls which face a street or on-site parking and circulation area shall incorporate
elements projecting from the wall plane to break up the height of the wall and provide depth and
shadow. These features shall be provided/or a minimum o/25% of the width of the wall.
Examples include canopies, awnings, ground floor height projecting roofs or overhangs,
projecting trellises, pergolas, etc.
Applicant's Response: On three of the four elevations, walls have been designed with variation
of depth and spacing, different colored siding to break up the monotony of a long wall. The left
elevation faces the Caveman Bowl building and their parking lot. No entrance exists on this side
of the building and, of necessity, this wall is a fire resistive rating requirements as per GPDC so
it presents unique challenges that are met by implementing both smooth-face and split-face block
with dark grey block simulating windows. The rear elevation faces a residential area and the
requirement for trees and landscaping, described in more detail in Article 23 - Landscape and
Buffering, will positively impact that elevation.
20.440 Signs Principle: Buildings shall be designed to include a location for signs that relate to
the overall design and scale of the building consistent with the amount and type of signage
anticipated for the use of the building.

RECEIVED
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Applicant's Response: The final design is not yet complete. Elevations reflect probable

location and size. The final design will meet city code and approval.
Article 23: Landscape and Buffering Standards:
Applicant's Response: Please refer to the landscape plan submitted herewith.
Article 25: Parking and Loading Standards:
Applicant's Response: In the pre-application conference (file #001-0030229) the staff

determined that a Transportation Impact Analysis (TIA) is not required for the expansion.
Further the staff reported under item 17 of the Proposal that the nine (9) parking and one loading
berth and parking for seven (7) standard off-street spaces is adequate. See the included drawings
for the relevant parking plan.

Craig Nelson, applicant

RECEIVED
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PRELIMINARY SITEPLAN PLAN

NELSON INVESTMENTS - INDOOR STORAGE

APRIL 8, 2020

PARCEL 1 - PARTITION PLAT 2006-57
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Cliff Woodruff Construction
Attn: Cliff Woodruff
1075 Plumtree Ln
Grants Pass, OR 97526
(541) 479-3621
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Public Works Staff Report – Site Plan Application
To:

Planning Division, City of Grants Pass

Date: May 18, 2020

From: Michael Thornton, P.E.
Project Name:
Address:
Map and Tax Lot:
File:

Nelson Storage Minor Site Plan Review
1270 Rogue River Hwy
36-05-20-DB, TL 2600
201-00326-20

This Staff Report presents the comments generated during the review of the subject application
on behalf of the City of Grants Pass Public Works Department. The objective of the review is to
assist the City and the Applicant in determining requirements for public works improvements
and other pertinent requirements as specified in the Grants Pass Development Code, applicable
master plan documents, Standard Specifications, and current policy. The following comments are
composed as either recommended conditions of approval directed to the Approving Authority
and Applicant, or as an emphasis of select City policies and standards directed to the Applicant’s
engineer. Not all pertinent Codes and Standards are listed herein:
A. Prior to Issuance of a Development Permit:
The Applicant shall submit plans, maps and other required documents, for review and
approval by the Public Works Department, which specify the design and construction of the
public and private improvements in compliance with the following conditions and comments:
1. General:
a. Submit a ‘Developer Installed Improvements’ application, including all required
submittals and the appropriate fees specified therein. Refer to the application form for
the submittal requirements. A partial list of the submittal requirements includes the
following:
i.
A grading plan which includes all proposed earthwork and creation of building
pads.
ii.
A detailed drainage and detention plan – if required.
iii.
A utility plan.
iv.
An erosion and sediment control plan.
v.
A digital file (PDF format) of the complete set of approved plans.
vi.
A CAD file of the complete set of the approved plans for the proposed public
improvements.
b. Submit a ‘Grading/Fill Permit’ application, if applicable, including all required
submittals and the appropriate fees. Refer to the application form for the submittal
requirements.
c. Submit an ‘Encroachment Permit’ application, if applicable, including all required
submittals and the appropriate fees. Refer to the application form for the submittal
requirements.

PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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2. Streets:
a. Rogue River Highway. Classification – State Highway
i.
Required Right-of-Way dedication: None requested by the City.
ii.
Required Street Improvements: The Applicant shall obtain approval from ODOT
regarding the proximity of the proposed driveway approach on Clara Avenue in
relationship with the state highway. No improvements are proposed for Rogue
River Highway.
b. Clara Ave. Classification – Local Street
i.
Required Right-of-Way dedication: None.
ii.
Required Street Improvements: The Applicant is proposing frontage
improvements in conformance with City Standards. Driveway approaches shall
conform to current City Standards for accessible routes.
3. Storm Drainage:
a. The Applicant is proposing to design detention which limits the storm water run-off
to not exceed .65 cfs per acre for the proposed area of development during a 25-year
storm event (Reference Master Storm Drainage Facilities and Management Plan –
May 1982).
b. Design the development to not alter off-site existing drainage patterns.
c. Design for the collection of on-site storm runoff and discharge to City approved
downstream drainage facilities. Provide a storm drain extension from downstream
facilities to the project.
d. Design erosion and sediment control measures.
4. Sanitary Sewers:
a. Connect the new development to public sewer and do not use septic systems unless
exempted by section 28.071 (1).
b. Design all new sanitary sewer facilities in conformance with the City’s Sanitary
Sewer Standards and Specifications.
c. Design 4-inch or larger service laterals for single dwellings and small single stores or
offices, provided the current Plumbing Code does not require the building sewer to be
larger than 4-inches. Install 6-inch or larger, and at least equal to the size of the
building sewer, all other service laterals.
5. Water System:
a. Design all new water facilities in conformance with the City’s Water Standards and
Specifications.
b. Design all service meters in the serviced property’s improved adjacent Right of Way.
Service meters will not be allowed in easements. Wherever possible, install all service
meters in the sidewalk per GP274. Do not install service closer than 5 feet to a front
property corner. Locate meter boxes to avoid driveways and roof drains. Install water
service lines in a straight line perpendicular to the waterline from the service meter.
Install service line taps to not have less than 2 feet of separation between each other.
Do not install a service tap in a main closer than 18" to a joint or fitting.
c. Determine the water service and meter size. The aforementioned determination is not
required for single-family residential units, where a 5/8" x 3/4" meter per GP274 each
unit shall be standard. Furnish and install meters 3" and above. The City will furnish
and install all meters smaller than 3”.
PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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B. Prior to Issuance of a Building Permit:
The Applicant shall substantially complete all construction items specified in A above, and
perform the following:
No project specific requirements.
C. Prior to Issuance of a Certificate of Completion:
The Applicant shall substantially complete all construction items specified in A above, and
perform the following:
1. General:
a. Pay all outstanding fees, including engineering inspection fees.
b. The Applicant shall retain the Engineer to prepare and submit ‘Record Construction
Drawings’ prepared by the Engineer for all public improvements, and which includes
a statement on the drawings as to the source(s) of information, surveying, and testing,
including the dates of the site visits, the Engineer relied upon to complete the ‘Record
Drawings.
2. Streets:
Sweep all adjacent streets regularly during construction.
3. Storm Drainage:
Maintain erosion and sediment control measures until disturbed areas are re-established.
4. Sanitary Sewers:
a. Test all new sewer facilities in conformance with the City’s Water Standards and
Specifications.
b. Abandon all un-used sewer laterals in conformance with City Sewer Standards.
c. Provide a mini-tv inspection video of existing laterals planned for use to the
Wastewater Collections Division.
5. Water System:
a. Test all new water facilities in conformance with the City’s Water Standards and
Specifications.
b. Provide backflow prevention measures per City of Grants Pass requirements if onsite
irrigation is utilized or if GPID is on site.
c. Properly abandon any wells on site, unless they are to be used for irrigation.
6. Public Utilities:
a. Place underground all utility facilities, including, but not limited to, electrical lines
and other wires, street lighting and communication and cable television services.
b. If none exists, dedicate a City utility easement (C.U.E.) across the frontages of the
development in conformance with the requirements of the public utility companies.

PO Box 476
260 North 3rd Street
Jacksonville, Oregon
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Scott Chancey, Transit Supervisor

125 River Heights Way/ Grants Pass, OR 97527
(541)474-5441 /FAX(541)474-5414
schancey@co.j osephine.or. us

4/29/2020
RE: 201-00326-20
Regarding the above application the Transit Department has the following comments:
There is a transit stop, shelter and trash receptacle at the proposed development location. I
would request that the stop remain intact and in place. Please advise if there needs to be
temporary limitation of sidewalk access to or from the existing transit site.
lfthere are any questions please feel free to call (541)474-5441.

ROADS

BRIDGES

DRAINAGE

ENGINEERING
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"Josephine County is an Affirmative Action/ Equal Opportunity Employer and complies with Section 504 of the Rehabilitation Act of 1973"
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Site Plan Review
Date of Review: May 5, 2020

Permit Number: 201-00326-20

Map/Tax Lot: 36-05-20-DB, Tax Lot 2600
Address of Project: 1270 Rogue River Highway
Planner: Taylor Graybehl

Comments:

1. If building is required to have a fire alarm or fire sprinkler, a KNOX Box is
required for afterhours access before final fire signoff. Contact the Fire
Prevention Division for the required form. OFC 506.1.2.
2. If building is required to have a Fire Department Connection, a locking
KNOX FDC Caps required before final signoff. Contact the Fire Prevention
Division for the required form. OFC 912.3.1.
3. If the building does not meet the excluding requirements of OFC 510, the
building shall be provided with Emergency Responder Radio Coverage as
provided in OFC 510 & Appendix J. OFC 510.1 (4).
4. Fire Department access required. Minimum access width (gate) 20’ and
may not be obstructed. OFC 503.2 & 503.4. Where gates are secured, an
approved lock (KNOX box) is to be installed in an approved location.
506.1.1.
5. Fire Hydrants shall have the ability to deliver 1000 gallons per minute at a
minimum of 20 psi for 2 hours.
6. Change of use/occupancy may be required through building official [A-4 to
S1].
7. Water supply will be determined using the building fire flow requirement
listed in OFC B105. Lacking sufficient information to determine fire flow,
the most restrictive will be provided and may be reduced on provided
specific building construction and use. In no case shall the required fire
flow be reduced by 50%.
a. Required Fire Flow: 15,186 square feet type V-B = 3250 gpm @ 20
psi for 3 hours

Submitted By:

Michael Meyer, Fire Inspector
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Taylor Graybehl
From:
Sent:
To:
Cc:
Subject:

HOROWITZ Micah <Micah.HOROWITZ@odot.state.or.us>
Tuesday, May 26, 2020 11:15 AM
Taylor Graybehl
SCRUGGS Julee Y; WANG Wei * Michael; GRIFFIN Jeremiah M; BROOKS Aaron G
1270 Rogue River Highway

[NOTICE: This message originated outside the City of Grants Pass -- DO NOT CLICK on links or open attachments unless
you are sure content is safe.]
Hi Taylor,
I wanted to confirm that ODOT has the following procedural comments on this project:
i.

Any work within the State Right of Way will require a misc./utility permit, the applicant should contact Julee
Scruggs at Julee.Y.SCRUGGS@odot.state.or.us or 541.864.8811 to begin the process.

This portion of the State Highway is access controlled, and we understand that access is being taken from Clara Ave.
Best regards,
Micah
Micah Horowitz, AICP
ODOT Region 3 | Senior Transportation Planner
100 Antelope Road, White City, OR 97503
p: 541.774.6331 | c: 541.603.8431
e: micah.horowitz@odot.state.or.us

1
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This brochure is intended to be used as a guideline only for estimating System Development
Charges as a part of total project costs. Actual costs
for your project may differ due to site specific requirements.
It does not include information on other fees
which may be due including Planning Review
Fees, Engineering Fees, Building Permit Fees,
Water and Sewer Connection Fees, Reimbursement District Fees and Business Licenses.

Storm Water and Open Space SDC’s were adopted by the City Council on February 4, 2004. At that
time, two separate charges were created, one applying to all lands within the urban growth boundary,
and one specifically limited to properties which fall
within the Sand Creek Drainage Basin.

Storm Drain System

What are SDCs?

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.

If you would like more
information on
System Development Charges
call (541) 450-6060.

For further assistance…

On January 2, 2002, the Council
adopted a resolution establishing Cost
of Living (COLA) Adjustments for
SDCs.

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 Transportation Systems.

SDC Fee Adoption
& Adjustments

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 within the City of Grants Pass and the urbanizing area
that connects to 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 development and demand on the City’s infrastructure.

Storm Drain SDC’s are due and payable upon
issuance of a building permit for any new construction or expansion which creates additional residential
units and any construction which expands or remodels a business building which includes an increase in
impervious surface of 25% or more.

Please contact the Parks & Community Development office at (541) 450-6060 for information on
SDC’s specific to your project and information on
other potential costs.

Our Planning Division can assist you with
questions on Storm Drain, Parks and Transportation
SDC’s.

The Storm Drain and Open Space Plan SDC
For residential and commercial development is
$525.11 per development permit.

Who to contact at Community Development:

Our Building Permit Technician can assist you
with Water and Sewer SDC questions and estimates.

Visit our website at:

http://www.grantspassoregon.gov

***NEW Online Fee Estimator***
https://gpweb.grantspassoregon.gov/
EnerGov_Prod/SelfService#/estimate

Parks & Community Development
office is located at:
101 NW A Street
Upstairs, Room 202
Grants Pass, Oregon 97526
(541) 450-6060

Open 8 am – 5 pm Monday – Friday
Building Counter Hours 8 – 10 am M – F

Planning Counter Hours 8 – 5 pm M – F

(Submittal Hours 8 – 10 am & 2 – 4 pm M – F)

SYSTEM
DEVELOPMENT
CHARGES

Fees Effective
January 18, 2020 through
August 4, 2020

This brochure is only a guideline
for anticipating potential system
charges for new development and
is subject to change.
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Water System
The Sewer SDC was first adopted by the City
Council on October 19, 1994 and last amended on
December 18, 2019. The Sewer SDC is charged
and payable for development at the time of permit
to connect to the sewer system.

Sewer System

Transportation

Duplex
(x1.64 of SF amount based on dwelling size):

Small (<= 1,700 sf)………………………... $ 2,200
Standard (1,701—2,900 sf)………………. $ 3,235
Large (>2,900 sf)………………………….. $ 4,432

Single Family (SF) or Manufactured Home:

The Water SDC was first adopted by the City
Council on August 21, 1991 and last amended on December 18, 2019. It is charged and payable for development at the time of permit to connect to the water
system.

$ 2,081
$ 5,202
$10,404

The Transportation SDC was adopted by the
City Council on September 15, 1999. The Transportation SDC helps to pay for the expansion and capital development of the transportation system to accommodate and control motorized vehicular traffic,
pedestrian traffic, and bicycle traffic.

Small (<= 1,700 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..
$ 3,060
$ 7,650
$15,299

Small (<= 1,700 sf)……………………. $ 3,608.00
Standard (1,701—2,900 sf)…………. $ 5,305.40
Large (>2,900 sf)…………………….. $ 7,268.48

Triplex
(x2.28 of SF amount based on dwelling size):
Small (<= 1,700 sf)……………………. $ 5,016.00
Standard (1,701—2,900 sf)…………. $ 7,375.80
Large (>2,900 sf)…………………….. $10,104.96

Sewer SDCs for commercial, public and quasipublic development are determined by the number
of fixture units and strength of discharge. A worksheet is available to estimate the sewer SDC for
individual projects.

Single Family Residence
Category: Single-family (9.57 trips/unit)
1 unit x 9.57 trips/unit x $119.56/trip = $1,144.19

Below is an example using the $119.56/trip rate:

In certain cases, a credit may be applied towards the Transportation SDC for previous uses
on the site. Please contact Planning for an estimate of the Transportation SDC’s for your project.

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.

The Transportation SDC is due and payable at
the time of building permit issuance for construction.

In September 2011, the City Council adopted
Ordinance 5546 which identifies the method of calculating 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 interpreted
by the City. If the ITE Trip Generation Report includes multiple measure that can be used to determine average daily trip generation including area,
the measure of square footage (area) will be used.
The Director may consider an alternative trip calculation when a report is supplied by a licensed traffic
engineer and said alternative is reviewed and approved by the City Engineer.

Sewer SDCs for residential use are based on
dwelling size as follows:

Standard (1,701—2,900 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..
$ 4,192
$10,480
$20,960

The method of calculating the Water SDC for residential development is based on dwelling and water
meter size , as follows:

Large (>2,900 sf)
3/4” Meter………………………………..
1” Meter………………………………….
1.5” Meter………………………………..
The method of calculating the Water SDC for nonresidential development depends on what Water Pressure Zone service area the development is connecting
to, as follows:
Water Pressure Zones 1, 2&3:
(based on water meter size)
3/4” ……….. $ 3,060
1” …………. $ 7,653
1-1/2” …….. $15,311
2” …………. $24,502
Water Pressure Zones 4, 5 & up:
(based on water meter size)
3/4” ……….. $ 3,561
1” …………. $ 8,905
1-1/2” …….. $17,813
2” …………. $28,500
Water meter size required for your project can vary
and is site specific please contact our office for actual
cost for your connection.

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 system.

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 issuance
of the first manufactured home placement permit
granted upon an individual building lot.

See other side for Storm Drain
SDC Information

The City Council adopted Resolution 15-6338 to
establish the Parks SDC rates. These rates are a
30% reduction from the previous rates.

Parkland Acquisition ……. $45.43 per new parking
space built
Park Development ………. $35.47 per new parking
space built
Total per parking space $80.90

The Parks SDCs for non-residential development is based upon the number of provided parking
spaces built to serve the development.

Parkland Acquisition ……… $496.17 per residence
Park Development ………… $398.54 per residence
Total per unit $894.71

The Parks SDCs for residential development is
based on the number of units:
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