URBAN AREA PLANNING COMMISSION
Meeting Minutes – January 12, 2022, at 6:00 p.m.
Council Chambers
COMMISSIONERS:
Eric Heesacker (Chair)
Mark Collier (Vice Chair) - Absent
Loree Arthur
Jennifer Aviles - Absent
Susan Tokarz-Krauss
L. Ward Nelson
Clint Scherf
Vacant

City/Staff/Council Liaisons:
Bradley Clark (Director)
Jason Maki (Associate Planner)
Ryan Nolan (Contract Principal Planner) - Absent
Gabby Sinagra (Assistant Planner)
Guests:
Barry Stone
Justin Gerlitz
Tom Papuk
Gretchen Boris

Dija Sky

Tammy Krauss

Rod Raybon
Linda Blower
Lynn Erickson
Ivey Sanford
Terry Haugan (Remote)
Alicia Howard (Remote)

He should have a copy.
[inaudible].
You want to use my phone?
[inaudible].
Where would you like me to go?
[inaudible].
They paid well.
Yeah. Okay. Let's go.
Hey, sunshine. How are you?
[inaudible].
That's just the print that you emailed?
Yeah.
Okay.
There's four exhibits that were added.
Oh, okay. Okay.
Maybe I'm not-
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I printed out what you guys emailed. So I don't know. It was only two letters that you... It's fine. I
got all the information. Yeah.
There may be some that you've already received and some that [inaudible].
No problem. Oh, no problem. No problem. Whereabouts do you live?
Right next to [inaudible].
Oh, A Street. Yeah. That's what I thought. Yeah. You're that way?
That way.
Yeah. Okay. Yeah. That's the way I go home.
Yeah. I figured that.
Well, as far as echo, Eric will give you a ride.
On bike?
Yeah. You sit on that neck.
Well, one night I rode with Clint. I could hardly [inaudible] was raised real high and it has the
thing to hang onto, but it was taller than I could reach.
Well, mine has a step. It has a step there.
Oh, boy, I'm really... Trouble getting in the car. It's pretty bad.
Alicia Howard is now joining.
Are these all neighbors of [inaudible]?
Hi there, everybody. I got 6:02, time to get this ball rolling. I'm going to do a roll call.
Commissioner Tokarz-Krauss.
Present.
Commissioner Arthur.
Here.
Commissioner Scherf.
Here.
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Commissioner Nelson.
Present.
I'm Eric Heesacker. I'm here. Is there any introduction staff? Okay. As chair, I have the
executive privilege of monkeying around with this agenda and I'm going to do just that. I'm going
to move item 8A, the public hearing for the Greenfield RV park major site plan review, right up to
the front of the agenda. So I'm going to dive right into that. I'm going to open up the public
hearing. At this time, I will... Oh, bear with me. I have to read a bunch of stuff here. At this time, I
will open the public hearing to consider an application filed by... Oh my goodness. I'm sorry. I'm
not prepared for this. Property owner, Kenneth A. Roberts, property owners, Engineer Justin
Gerlitz.
This application is for an RV park at 420 Greenfield Road, project number 201-00410-21. We
will begin the hearing with a staff report followed by a presentation by the applicant's engineer,
statements by persons in favor of the application, statements by persons in opposition to the
application, and an opportunity for additional comments by the applicant and staff. After that has
occurred, the public comment portion will be closed and the matter will be discussed and acted
upon by the commission. Is there anyone present who wishes to challenge the authority of the
planning commission to hear this matter? No hands are raised. Abstentions conflict of interest to
any of these commissioners, wish to abstain from participating in this hearing or declare a
potential conflict of interest. Seeing no declarations.
Prior ex parte contacts by commissioners. Are there any commissioners who wish to disclose
discussions, contacts, or other ex parte information they have received prior to this meeting
regarding the application? Again, no hand raised. In this hearing, the decision of the
commission will be based upon specific criteria, which are set forth in the city's development
code. All testimony which apply in this case are noted in the staff report. If you would like a copy
of the report, please write that on a note to staff over here and one will be provided. It is
important to remember if you fail to raise an issue with enough detail to afford the commission
and the parties an opportunity to respond to the issue, you will not be able appeal to the land
use board of appeals based on that issue. Public hearing will now keep proceeding with a report
from staff.
Good evening, commissioners. Going to attempt to share my screen with those of us joining
remotely. Do we have any commissioners joining us remotely?
Thanks for checking, Jason. I appreciate that.
Hearing none and seen none. I'm going to assume no. My name is Jason Maki. I'm an associate
planner here with the city of Grants Pass. The assigned planner for this project is our contract
principal planner, Ryan Nolan. I'm going to be filling in in his place this evening. The application
that we're going to be reviewing is application number 201-00410-21. The location of the site is
address 420 Northeast Greenfield Road. It's two parcels, both of which are general commercial
zoning. The applicant, Barry Stone and the applicant's engineer, Justin Gerlitz, are in the
audience tonight. So the site currently consists of two lots, which include an existing apple
orchard, a large home built in approximately early 1900s. It's gone through several remodels
over the years, various outbuildings, including barns, gazebos, Perus and Perus [inaudible]
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structures. This application is associated with current property line vacation request that will be
heard by city council on February 2nd.
Okay.
The proposal is a major site plan review for 119-space RV park with associated bath, shower,
laundry buildings and storage structures. Here's an aerial view of the site. As you can see,
there's two lots relatively adjacent to the north end of town on I-5. And again, both lots are in the
general commercial zoning district. Here's just a couple of pictures of the frontage. This is the
southeastern corner of the property generally in this area here, looking further up where the
apple orchard is. And here's just another aerial view. Here's the site plan which, commissioners,
you can find a full-size version in your packet, page 115. There's several larger format printouts
towards the back of the packet, and this site plan here is just oriented north to south. Again, it is
a major site plan reviewed under the criteria found under the minor site plan section of article
19. One of the requirements was that a traffic analysis be submitted, which was submitted by
the applicant, reviewed by both ODOT and the city traffic engineer.
One of the conditions of approval was to vacate the property line, which you can see in this
picture here, this black line that cuts through the middle of the property, which they're currently
in the process of being approved for that through a council decision. The development includes
landscaping and buffering designs that have been reviewed by staff and comply with
development code standards. You can find those again in your packet towards the end there.
There's a pretty significant sewer infrastructure improvement. Again, I'll point that out here. This
green line that cuts through the center here, there will be an improvement to that main that cuts
through the property, which is slightly out of the ordinary. And Northeast Greenfield will have,
again, some significant improvements to the street frontage. There is a section in the
development code, article 22, section 532, that specifically addresses RV parks and some
criteria around approval.
Staff has determined that the submitted site plan meets those conditions found in that section of
code. Since the staff report was issued last week, staff has received four additional exhibits. I've
passed those out and I'm happy to email them if needed. Exhibit 12, which is just a continuation
of the exhibit list found in the original staff report is a letter from Trisha Black in opposition to the
project. She cites some concerns around buffering, length of stay, crime, historical nature of the
site, some traffic impact issues, and requests an extension of the hearing. I failed to mention at
the beginning of this, we have had multiple requests for an extension. I'll have a slide at the end
that gives some direction for UAPC on how you would like to extend or continue this hearing.
Exhibit 13 is another letter in opposition from Terry Hogan. Some of the concerns that he
addresses are the general commercial zoning and the RV park is adjacent to residential zoning,
a subdivision to the north.
The proposal was described as being 119 spaces with a possible addition of another space to
make 120 spaces in the future, addresses some concerns around that. Noise and drainage
issues being a concern. Lighting and the potential for light to shine from the development onto
the neighboring residential lots was a concern. The proposal does call out some storage on site
and there were some concerns about that. There was a concern about the length of time that an
RV could stay on the lot. There was a typo addressing Carnahan Drive, which is going to be
later in this presentation, a recommendation by staff to make that edit to the findings. Some
concerns about the trash enclosure and possible vermin nuisances that could arise from trash.
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Also had some concerns about the traffic impact analysis and requested a continuance of the
hearing. And Exhibit 14 is a response from Kim Parducci, which is the applicant's traffic
engineer, basically addressing the traffic-related concerns of the previous two letters of
opposition.
And Exhibit 15 is just an email correspondence between Grants Pass Public Works Department
and the applicant's engineer, Justin Gerlitz, just clarifying some language of the public works
memo related to those sewer infrastructure improvements. So staff did have some
recommendations for edits to the findings. The first one is found on page eight of the staff
report. Basically just editing some language about the requirement for city utility easement
across the frontage of the development. And on page 10, condition A3, again, editing the
language around the requirement of a COE. And as I mentioned previously, on page 11,
condition A8, subsection D, there's just a typo. It states Carnahan Drive, but the reference
should be Greenfield Road.
So because staff has received a request for continuance, staff recommends that in accordance
with ORS197493, the planning commission either continue the hearing to a date and time
certain at least seven days from today, or close the hearing and leave the record open for seven
days, providing additional days for the applicant to review additional testimony and submit final
written argument. Following the continuation of the hearing or the record, staff recommends the
planning commission approve the major site plan review subject to the amended conditions of
approval. Ending. Any questions for me? That's my presentation
Commissioners, any burning questions for staff? Commissioner Nelson.
Yeah, just clarification. The address on here was listed as, oh, hold on, I got to get to the right
page, 420 Greenfield Road. It's supposed to be Northeast Greenfield Road?
We could make that edit to the staff report in the findings.
Anyone else have burning questions for staff? All right then. Thank you, staff. You did a great
job. Would the applicant please come forward to make their presentation? State your name and
address please, sir.
Good evening. Justin Gerlitz with Gerlitz Engineering Consultants, here on behalf of the
applicant, Berry Stone, tonight for the Greenfield RV Park resort. Let me get this presentation
loaded up here. All right. Well, we've got a fun project here tonight, something that we've been
working on for a while now and we're very excited about. This project, as mentioned, is located
at the North Grants Pass Interchange. It's a very, very prominent location to our city. As you
know, we don't have much freeway frontage in Grants Pass, and this happens to be one of the
big commercial lots that's situated just off the freeway off a ramp. This is an aerial. Try to go
through this quick. I know Jason showed some of these, but the yellow represents the two
properties that make up this project. It is adjacent to a couple of different zones. This is a zoning
map there.
The two properties involved in the project are general commercial zoned, which support this
project. You can see here, we've got, I'll switch my pointer here, another commercial project
adjacent to this, and then we've got some lower density residential on the north and east sides.
And then we've got Interstate 5 and the big interchange, which access a big natural buffer, and
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we've got a lot of general commercial and business park, light industrial here to the south. This
project, one of the most important things we're trying to accomplish here is to support tourism in
the Grants Pass area. This is at the interchange of I-5 in Grants Pass and Highway 99. So
we've got two major highways that come together at this location, and it's very visible from the I5 corridor, which is really important for an RV resort project. This is some Google threedimensional view of property. There's a lot of trees on here, but this is the existing structures,
the older structures, and the newer ones that have been built to look historic.
This is where the current owner had an apple orchard, and then this triangle over here is more
of a naturally agitated hillside. This is a view from the west and this is a view from the east,
looking back to the west. These are a few pictures on the street upfront. Greenfield Road right
now is improved to county standards. So it's a full two lanes, but it does not currently have any
curb, gutter, and sidewalk, which will be part of this project along the frontage. This goes down
along the frontage, heading to the west. This is the driveway that will be used for the main
entrance, and this is looking towards the west side of the property where you can see that
existing commercial use there. There's some pretty neat buildings on this site. I don't have a lot
of good pictures of these buildings, but I'll show you a few. As mentioned, there's these historic
structures on site that have been extensively remodeled by the current owner.
And then in addition to that, in the early 2000s, he actually built several additional structures to
look like historic structures. So there's a lot of history here and that's very important to the
applicant. They want to maintain that history. They want to maintain these structures and
actually use all of them other than one small outbuilding for the RV resort. So it's going to be a
destination spot with a lot of character as compared to what you see today that's brand new.
This is just some of the character. This building here actually was built out of a flat-dimensional
lumber. So the entire wall on this structure is solid wood all the way from top to bottom. And you
can see some of the ornate detail there on those doors and the windows that have been
constructed to look historic. Off of the distance here, this is the historic main house with some of
the secondary homes. Many of you've seen the south side of the freeway, a barn style roof on it,
and then this is just an up-close version of that existing structure with the siding.
So these structures have been elaborately remodeled. I mean, they're very, very beautiful
structures in and out and we're really looking forward to using those for the tenants of the park.
This is the site plan blown up. Again, this is looking to the... North is to your left here. So
everything's rotated. This area up here is all those existing structures and existing trees. The
owner was really into trees and a lot of the trees that are around all these existing structures
were taken from historic places, famous places, their seedlings and planted there. Something
that we're going to do as part of this project is we're going to put placards next to those trees to
highlight that history. In the middle of this site, again, there was an apple orchard that had some
historic trees in it as well, the seedlings. And then we got a lot of native vegetation over here.
You can see here, all these little spots represent the RV spaces for rent.
They are going to be short-term rentals. This is a resort off the side of the freeway and I know
that's one of the points the neighbors were concerned about, but this isn't a long-term stay park.
This is a destination resort type facility. We do have access roads all to and through the whole
project. There are going to be some storage units in this area right here, proposed, and these
aren't the traditional storage units that you hear when we say, "Storage units for rent." So many
people these days travel with their RVs and they have little motorcycles, and mopeds, and
bicycles, and kayaks, and other things that they bring along with them. And one of the things
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that the applicant would like to do is keep those out of the RV spaces. They're not piled up on
the ground and the way he's going to do that is by proposing some of these little storage units,
these little small units that the patrons at the park can use for their different things.
If you look in your packet, there is a summary of everything that is proposed here and this is a
combination of new and existing. Just real briefly, we've got the 120 spaces. There's going to be
four new bathrooms and washrooms, 48 different storage units in that area, a new swimming
pool, new pickle ball courts, and then all of those existing structures are going to be reused and
revamped for managers' quarters, recreational rooms, lacafe, wine rooms. So these are all
going to be amenities that are available to the people that are staying in the resort. Also in your
packet, we hired an architect to go through and look at all these existing structures to try and
make sure that we make sure they're all ADA-compliant, and we're going to be doing a little bit
of site improvement within that area over the top of the existing driveways, just to make sure
that those surfaces are all smooth and adequate for people that need to use those parking
spaces and whatnot.
Again, all this area is going to... Other than some walkways and some surface improvements
inside of there, most of it is going to remain the same and we're really going to landscape it and
make it an amenity to the resort. Also included in the packet is a utility and grading plan, which
you can see here. Pretty extensive utilities on this project. One of the things that is required as
part of the development is to improve Greenfield. That's going to include curb, gutter, and
sidewalk and a planter strip. It also includes a very long sewer main. This area to the east of the
project was designated as part of the new urban growth boundary. And as part of that, the
master plan is requiring it to be sewered in the future. So this is part of that extension that's
required as part of the master plan. There is an irrigation canal, Grants Pass Irrigation Canal,
that's open for this portion of the site right here before it's piped on both ends. And as part of the
project, we're also going to be piping that. So the whole thing will be contained.
And then we have to do our traditional water, sewer, and storm drain detention on site to make
sure we comply with city standards. But generally, grading-wise, this thing slopes from the
upper side of the site down towards the freeway. We're really hoping to take advantage of that.
So all these RVs will be somewhat layered upon one another. The views up here, as most of
you know, when you're sitting at the freeway, looking into Grants Pass are beautiful, and the
whole point of this project is to try to take advantage of those views. Also included in the
application is a conceptual landscape plan. The state of Oregon actually has a code
requirement, which is reflected in local ordinance as well, that every single RV space has to
have at least one tree planted right next to it. We're showing that on this conceptual plan, but
one of the things that's not shown because we don't have every tree located yet is we're going
to be maintaining as many of the existing significant trees as possible.
And that's going to be especially around the existing homes, but also layered in and out of the
spaces here as we can, based on the grading restrictions that we're up against. This area in
here, this little triangle, is pretty heavily vegetated now. So we're planning on keeping all those
tall evergreen trees in there. And then there'll be additional landscaping along the frontage, both
along the site and along the newer street improvements. And then we'll be providing a nice,
really detailed landscape plan as part of the formal submittal permitting process. There are
architectural drawings also included in the packet. This is the floor plan for the bathroom and
shower area. One of the things that the applicant is trying to do is, again, try to tie the new
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buildings, because we are going to have a few of these new buildings into the old historic look,
both color wise, roofing materials, and things like that.
So you can see here, if you look at this one compared to the mini-storage, they have a very
similar look and the mini-storage isn't a long metal building. It's a broken-up section building. So
this looks more historic in nature than what you would expect for a normal mini-storage
structure. As mentioned by Jason, there were some concerns, one being from Mr. Haugan, on
how the traffic study was calculated and how the data was calculated and obtained. So because
our traffic engineer couldn't be here tonight, we had her prepare this memorandum. So this
should hopefully address those concerns. Overall, we really believe that this location is
extremely well-suited to what we're trying to accomplish here. The fact that it's located on the
hillside next to the freeway at one of the main entrances to our city really makes it well-suited for
this type of development. Again, we're really trying to take the historic aspect of this site too and
bring it into the overall project, and create that destination resort that people are really going to
find unique.
We do recognize the fact that there are six residences along the north and east property line.
And there's concern about buffering from that. We are buffering this project per the codes,
which will include a tall hedge screen along both of those entire property lines, along with a
brand new six-foot solid fence along those property lines. We are willing to hear the neighbors'
concerns and work with the neighbors as needed to help alleviate some of those concerns as
we go through the project. And really with still the interstate frontage in Grants Pass, we just
think this is going to be a huge benefit to residents and the community, really support the
existing businesses in and around the area. So with that, based on this information, we're
looking for approval of the Greenfield RV resort project tonight, and are happy to take any initial
questions that the commission might have.
Hi, there. I have a question. Could you please reveal the ultra-secret location of this mysterious
120th space?
So we had prepared the application of 119 spaces. The traffic study was done, I believe, for
123. The applicant had requested that we keep the flexibility in there to add one additional
space. We do not have that in here. Honestly, it would probably go right here.
Thank you.
This is really where we would assume it would be.
Thank you, sir. Any other questions?
Are we going to be able to ask questions later from the proponents?
From the applicants?
Yeah, the applicants and proponents.
I don't think we can do that. That's an exchange and we don't do that.
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Generally, most of the commission's questions for the applicant would be now. But certainly
after the public testimony, if things come up and you need clarification based on the testimony,
then you could do that.
Okay. That's what I thought. Okay.
Go ahead, sir.
I did have a question for you on this traffic issue on the southeast corner, down the bottom, or, I
guess, this side for you. You had a shot showing the intersection, I believe it would be going
north.
Yes, this would be the southeast corner.
So that's going north, correct?
That's looking west. The maps are rotated. So I apologize for the confusion on it, but this would
be heading to the west.
West. Okay. Northwest.
Yeah. Yeah. Northwest.
Yeah. Do you have one going the other way?
I do not in this presentation. The road looks similar, but this was... See, I could probably show
you on here. So there is that intersection right there that weAnd that was a concern expressed in the traffic study information. I don't know how busy that
intersection is.
It's a very low volume project, which I could show you here. This right here hasIs Ed in?
This intersection right here has one, two, three, four, five, six, seven, eight, nine houses off of it.
And that is zone as what?
Residential,
Residential urban area?
Yes. Correct. It's part of the new urban growth boundary. And one of the things too to point out
is, if we back to the site plan, the main entrance for the facility is here. This is going to be our
main in and out. This is a one-way out and the only reason that this is being maintained, this is
existing driveway, is because we need to maintain ADA accessibility to the main office building.
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So this will just be a one-way very low volume out only, not an in, and all of the main traffic for
the development will come through this entrance.
Other questions? Yes, Commissioner Arthur.
I was having trouble figuring out the trash and recycling thing.
Mm-hmm (affirmative).
I saw these number 24s all scattered around in the middle of the street and I don't know if you
could just explain a little bit more about that.
The trash enclosures are scattered throughout the site. It is a pretty big site. We've got one
here. They have to be head in for the trash trucks to come pick them up, where the trash truck is
driving and actually pick them up in the front. So we've got one here, one here, here, here, here,
and then I believe that's the extent of them asAll right. [inaudible].
Other questions to the applicant? Mr. Nelson.
I had one final one. These are drive-through?
Some are drive-through and some are backend. So the ones that are connected at both ends
here to the asphalt, the gray being the asphalt representation, are pull-through. The ones
around the perimeter, there, there, and down here and over here are back-end.
Okay.
So they'll be the back of the unit.
Other questions. Thank you, sir. Anybody else want to speak on behalf of the applicant? All
righty. Did you want to say something?
No, I want to make sure that we're [inaudible].
Thank you. Is there anyone who would like to speak in favor of the application? Is there anyone
who would like to speak in opposition to the application? Okay. Before we get to that, if Mr.
Haugan and Ms. Black are here, please don't come up to the microphone and read your letter
into the record. We have it here. It's in the record and it's ready to go. If the comments start to
duplicate each other, I might call you on that. There's a few of you here that want to have some
testimony. We're going to give you time. We'll give you three minutes a piece. If you're still
talking, I'm not going to cut you right off, but I will say you have 20, 30 seconds left. So who
would like to speak first?
Chair, I just would like to call out the fact we have several people joining us online, one of which
is Terry Haugan who has his hand raised. So we'll just need to navigate between in-person and
the remote.
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Sure. We'll try and take turns. How many people are remote?
Eight or so.
Oh yeah. We'll keep it at three minutes. All right. So I'll entertain somebody from the audience
here in the room first. Come on up, state your name and address please and let it rip.
My name is Gretchen Boris. I live at 140 Spring Mountain Road, would be the road directly after
the proposed entrance to the RV park. It was a great proposal. You've done a great job, but I'm
sure it'll be beautiful and it is zone commercial. And you have every right to do what you want to
do with that property. However, I would like to maintain some of our rights. As the road directly
following, I think we should be able to put up a sign saying, "Private road," or, "Residents only,"
or, "No turnaround." If they miss that turnaround, which is going to happen, the only turnaround
will be on our quiet street.
There aren't eight houses on the street, there are four. People have lived there for upwards of
30 years. They've raised their kids there. Many are now gracing their grandkids there. I know
we've thought about putting up for sale sign in our home. We're definitely putting up a six-foot
fence. This will horribly affect our property value, it will affect our quiet, peaceful way of life, it
will affect our security. But that being said, he does have the right to do what he wants to do. I
just want to protect the rights that we have as property owners right next to this proposed
development. Thank you.
Thank you very much. Okay. I can't see who's remote here, but I'm ready to take somebody
from the remote section.
I would call on Terry.
This is Terry Haugan, if you can hear me.
We can hear you, sir. Go ahead. Name and address.
My name is Terry Hogan, address is 261 Northeast Oak Dale Drive. I had submitted written
comments, which I know are part of the record. I did want to highlight a couple of very important
things in that. One is that privacy is very important to us since we are immediately on the
backside of this property. And we understand that this will be a premier RV resort as being
presented, that there will be large RVs which will be present, which we'll definitely be able to
see over the top of a six-foot fence into our backyard. That impacts us directly. Additionally, if in
the long term, this does not turn out as it is, and we do a lot of RV traveling ourselves. We go to
a lot of parks where we see that it is turned into long-term residential, and that it becomes
basically to some degree, low income multifamily property.
And again, within five feet of our backyard, we don't really like to have that close to our property.
Nowhere within the plans do I see a lighting plan as sufficient, and we are concerned about
future maintenance of any lighting that goes in so that it does not glare into our windows since
we are very close to the property. We are concerned about occupancy limits. If this is to be a
premier RV park, I believe that the property owner and the developer should not object at all to
having any length of stay limitation placed upon this approval. As far as the traffic study goes, I

Urban Area Planning Commission
Meeting Minutes January 12, 2022

11

Page 11

understand what has been stated, but I do also know that because we have an RV ourselves
and we access the interstate from our property, that getting onto Sixth and Morgan and Seventh
and Morgan with a large RV is difficult.
And our RV is not as large as many of them that are out there. And I severely believed that
there will be a large impact to the traveling public at Sixth and Morgan and Seventh and Morgan
with all these large RVs going through those intersections. And also because we do have RV
ourselves, we do like to walk when we are going out and about, and there is a lot of restaurants
within relatively close proximity to this proposed park. And we think that some type of pedestrian
access should be allowed going all that way because it has been extremely difficult and will
continue to be, going underneath the interstate to get down to those areas. So with that, I
guess, we're just primarily concerned about privacy to our own property, as well as any traffic
impacts there may be here.
Thank you.
Thank you and I would answer any questions if anyone has anything of me.
Thank you, sir. That was exactly three minutes. Good timing. Okay. Somebody else from the
audience want to come up and speak at the podium? Go ahead, sir. Name and address please.
My name's Tom Papuk. I bought the property at 420 Greenfield. I'm the other commercial owner
in this area. We build instrumentation. We sell it around the world. 75% of our business is
offshore. We don't have the same type of passion that the people that live here do. But looking
at it from a common sense standpoint, it's a stupid idea to put a lot of RVs and put that many
people in a small space. Despite what the gentleman said earlier, it's a very busy intersection.
People coming off the freeway make a hard right turn. And depending on the competence of the
people driving the RVs, I can see all kinds of problems. Also, the motion of the people in the RV
resort going into town would be using their cars, not their RVs, probably. And I talked to a
gentleman today and he said about 50% of the RVs are carrying cars or some alternate
transportation. That's not a great intersection and not a great [inaudible]. People don't want to
walk through there, walking underneath thatCould you get a little closer to the mic, please?
Excuse me.
A little closer to the microphone so we can hear you better. Thank you.
People walking into town under that bridge through that intersection are targets. People are
driving too fast. I have a letter of... I think it was submitted to one of you from Chris Cobble. We
have a letter of comment. Anyhow, we make our profit, but we're feeding them back into the city.
We have 40 or 50 employees there. The forest service had 170 altogether. Anyhow, this is
commentary I'm making on good sense. Thank you.
Thank you, sir. Anybody attending remotely, please raise your hand if you'd like to speak. I don't
know where to see hands being raised on the at screen.
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Hi, my name is Alicia Howard. I'm very versed in Teams. I use it at work all the time, which is
actually why I'm not present due to the demands of COVID on the hospital.
Okay, perfect. What's your address please?
229 Northeast Oak Dale Drive.
Thank you very much. Go right ahead.
My property bursts right up to the back of this area. Every window in my house faces that
wooded green area and an RV park with that many tenants, that's all I would see from my desk,
my backyard, and every window in my home. I would feel like my privacy was being invaded. I'm
concerned about the noise. I'm concerned about the traffic as everyone else has stated. And the
other question I had was is this going to be on city water?
Yes, it will be on city water system.
Okay. Because that's a well and I didn't want to be concerned about competing for water. That
was all.
Thank you very much. Anyone else here in the audience who would like to speak? Yes, sir.
Come on up to the microphone. Name and address please.
Hello. My name is Rod Raybon. The address is 231 Northeast Oak Dale. I have several
concerns, but I know I only have three minutes. One is I'm wondering how tall these trailers are
going to be, because it sounds like you're saying there's a six-foot fence. And if we have a 10foot trailer, where's the privacy? That's one thing I'm wondering about. I really enjoy looking at
the stars at nighttime. That's one of the things I do. I have a website that's dedicated to
astronomy. If he has those bright lights on, that's going to be the end of that. Plus, we'll have the
lights shine in our windows at night. My bedroom faces that. I think that's outrageous.
Also, if you look at that street, that very, very narrow street, if you have... Let's just say, a third of
the people who are there want to leave at a particular time to go someplace. So that road is
completely stuffed with cars. How's that road going to be able to handle all those cars? How are
we going to be able to get in and out when there's so many cars turning this way, turning that
way? What have you. I'm also wondering, what kind of a fence are we talking about? Is it a sixfoot wood fence with a 10-foot trailer, 15-foot trailer? I don't know how tall they are. Are we
going to grow something? So my main concern is lighting, having the light shine into my
backyard, which will be the end of the reason we bought that house, is so that we could sit up
there and look up at the stars at night. That's what I do. That will be gone.
And also having the light shining into our windows because my bedroom and I think a lot of
other people's bedroom windows face the trailer park. And also I'm concerned, as Terry brought
up, will this eventually degrade into a typical trailer park? What happens to our property values?
Is the city planning on reimbursing this for the loss of the values of our property? Which that will
happen. Who wants to live next to a trailer park? So those are my concerns. Thank you.
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Thanks for your time, sir. Anyone attending remotely, go ahead. Jump on in here. Okay. Then
we'll switch back here to the audience. Yes, ma'am. Come right on up. Name and address
please.
I'm Linda Blower. I'm at 322 Northeast Oak Dale Drive. So my property does not butt up next to
this. I'm just down the Oak Dale Road, just aways. My husband and I built the house 48 years
ago. So I am very aware of the traffic issue. My real concern is when you go up 7th Street, and
you're going to turn onto Scoville, and then you turn and you go on up to Scenic Drive to go
home, there's a stop sign right there at, I mean, 7th Street and Scoville. For several years, you
have to stop to make the right-hand turn. As of yesterday, they blacked that out and now you
have to stop. So I asked my son how long his trailer is with his pickup. He said, "Mom, I don't
have one of the longest trailers, but my trailer is 34 feet long."
Now I add my Tundra truck to it, we're 60 feet. If you have two or three of these rigs, because
they travel together, trying to come up, stop at that stop sign, now try to take off and go and turn
on the very first road onto Greenfield, they're going to miss that. They're going to go up and try
to find another place to turn around so they can hit Greenfield. The congestion, add some semitrucks into this, you're going to be backing up on 7th Street. I'm going to be backing up on 7th
Street to try to get home, or you're going to have back up off the freeway to do this. Now years
ago, they were going to make... The first Baptist Church was or River Valley, now it's called,
was going to make [inaudible], change all the stoplights and do all this off-ramp stuff. What has
happened to that?
We are going to have as much traffic then as if the church gets out on a Sunday morning. So
you guys have got to figure out what to do with all the traffic that's going to happen at that
intersection at Scoville and 7th Street or going down 6th Street. Right now, there's all this
construction with the seismic overpass thing. But I can understand. I mean, the trailer park looks
beautiful. I am also wanting to know not long-term resident. Five or six days, they move on.
That's all it's for. It's not for long term. So we don't have a bunch of homeless... We have a very
safe neighborhood right now. There's very low crime. I don't want it to increase. Like I said, I'm a
born and raised resident of Grants Pass, very few of us, and I've lived in the house for 48 years.
So if you want to know some info... Oh, one other slight thing. This mountain or hill that it's on is
called Spring Mountain for a reason. The water runoff of this hill is horrendous. You got to start
preparing for that down on his property because it's got to have someplace to run off. And we
have a ditch above our place. We border the city limits. We are in the county, very strange. We
have county, I mean, city on three sides. There is a huge ditch that runs at the top of our
property and a week ago when we had snow, it was full. Now, where are you going to put that?
Because the storm drain water runs over the road and right close to this Terry Haugan's
property and has flooded them out. So you better plan for all the water because now you put in
a whole bunch of black top trailer park secess. Where does that water go? You're covering in
the irrigation ditch. It can't go there. So where does it go?
Thank you very much. Anyone online want to jump in here with any comments? All right.
Anyone else from the audience? Yes. Come on up. Name an address please.
Hi, I'm Lynn Erickson. We live at 201 Spring Mountain Road. We also have property on Oak
Dale and on Greenfield. And the one thing that everyone has failed to comment on is the traffic.
We're all talking about... Haven't commented on the fact that Greenfield is a dead end. There's
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no way out of there. So Spring Mountain is a dead end. So is Oak Dale, a dead end. Whether
it's the garbagemen, or an RV guy, or me in my little car, there's only one way to get out of my
house from Spring Mountain, is to turn right, go down Greenfield Road, going right past the two
roads that lead into this trailer park. He mentioned there's four people living on Spring Mountain,
but there's a whole lot of people that live down on Greenfield that still have to come through.
So it doesn't just affect four of us that live there. And there's no way out other than getting out to
Scenic. And I really agree with Linda, trying to make that 180-degree turn from the freeway to
get on Greenfield is crazy in any car. Anyway, I was also at Jack's Landing, the RV park at the
north end of town. They've got a lot of folks living in their cars there and it's not just a resort. The
resort word sounds wonderful. But these people are staying long term and it creates a whole
different atmosphere. So yes, we are very concerned about our neighborhood.
Thank you very much. Anyone online? All right. Back to the audience. Anyone else want to
speak? Yes, ma'am. Come on up. Name and address.
Ivey Sanford, 1499 Granite Hill Road. I live past all of that. My concern is the traffic. I drive into
town five, six days a week, because I work, and the traffic there at the intersection of Scoville
and 7th is going to be horrible. When I come home from work, I had 18-wheeler truck hauling
some cars, who had blocked the entire street because he went the wrong direction and he was
trying to turn around, and held up seven cars. And the curve from coming off 7th Street onto
Greenfield is a very sharp turn. It isn't an easy turn. It's not a lot of space. And I didn't see or
hear anything about what they're going to do to make it... We have a trailer, we travel, and I'm
concerned that there's going to be cars. As I'm trying to go into work or come home, I'm going to
have trucks and RVs and fifth wheels pulling out and blocking the whole road and coming on the
wrong side of the road.
I think the traffic, whatever they checked is not accurate because that intersection is a horrible
intersection. Have cars almost three times a week coming the wrong way up 6th Street.
Because they're out-of-towners, they don't know it's a one-way street. You can imagine what
that will look like with an RV, or trying to make a left or right turn there on Morgan Lane off of 6th
Street. It's a tough corner. Both sides are tough to get to, and they're going to be moving in to
get onto the freeway. I think there needs to be more study of that section of the road of Scoville
going 6th and 7th. Thank you.
Thank you very much. Anybody online want to speak yet? Back to the audience. Come right on
up. Name and address please.
Dija Sky. I live at 241 Northeast Oak Dale Drive. I feel like having to think about your address.
These are more questions that I thought about. Other things to traffic and safety and security
have all been addressed. So I won't go over to those. But I do wonder, what guarantee do we
have as far as the short term, meaning non-permanent housing? I know that in the presentation,
he mentioned that the owner loves trees and yet he's going to tear out an entire oak grove and
the apple orchard. The oak grove is directly behind my house. That's one of the things that drew
me to the house. And I was told that they're actually planning to tractor-level the property. And it
sounded like in the presentation, he's saying that it's not going to be completely leveled. So I'm
a little bit confused about that.
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And then he mentioned that there was going to be a hedge screen. How tall is that? What does
that mean? Obviously, they've mentioned the six-foot fence, but that really doesn't give security
and/or privacy. My house is probably the tallest house on the street. Meaning behind the RV
park, so I really will have zero. I will literally look out and have a sea of RVs and the freeway. So
the other questions are how often is the trash picked up? Because if it's a full park, it's going to
have to be more than once a week. Having gone camping at campsites, what we have is they
pick up trash twice a week at least. And then as the last person just mentioned, did they really
do the I-5 intersection in 7th Street?
I've almost gotten hit or couldn't get over because traffic comes off the freeway so fast. And then
it sounds like they really didn't communicate... This project wasn't communicated to the entire
neighborhood. It was just communicated directly to the people that were abutting the property,
and I think that the entire neighborhood should have been advised of what was going on. And
also, you already know that we got less than 30 days’ notice about this and the notification was
sent out in the middle of Christmas and New Year’s. That's all I have to say. I wish I could ask
those questions to the presentation person, but you guys at least have them and can ask your
questions.
Any questions? Apparently not. Thank you very much.
No problem. Thank you.
Anyone else in the audience want to speak? Yes, ma'am. Name and address please.
Hi, my name is Tammy Krauss. I live at 227 Northeast Oak Dale, and I don't want to stop the
project. I don't want to prohibit anybody's use of their land, but I would like the city, if they are
going to approve it, to least entertain some of the resolutions that I would like to bring forth. The
wall has been addressed, but I would rather see it be a wall, not a fence like most of ours. I'm to
the side of the corner of the property, but our fences are pretty flimsy the way that they were
built, and I would like to ask if the planning commission does approve it, that they actually make
a wall that's much taller and an actual wall. Somewhat similar to what you would see like in
Southern California along the freeway lines, when they're trying to block the traffic noise from
various housing communities.
And I would also suggest and ask that if it is approved, that they would be required to have
security footage and surveillance across the lines that are bordering all of the neighbors' yards.
So that if we have a problem with theft, robbery, which we actually have had some of that
already this past year, that they would work in conjunction with the neighbors in providing that
security footage. And then the lighting that got brought up, I would like to... Obviously, the
lighting is going to be required, but if we could make it, like at Gilbert Creek Park and some of
the other places, so that the lights would face outward towards the freeway, and not shining
towards the residential homes would be very beneficial. And then right now, currently, there are
homeless people that have been living in and out of those historical buildings up on the hill.
And there is a homeless camp that sits up on top of the mountain too. And I know I've been
there because we've fed some of those homeless people. So when you bring a resort in here
and it looks nice and they did a great job presenting and I'm not prohibiting that, but the shortterm stay, I have several clients that are my clients and the way they get around that short-term
stay is they stay in a spot for a certain amount of days and then they go 10 spaces down. So I
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don't know what policing that needs to be, but it would be really nice if that was addressed as
well. Thank you for your time.
Thank you very much. Anyone else? If you've already had a turn, I can't talk to you again. Sorry.
Anyone else? All righty. Anyone else online want to say anything? Okay. Applicant, you may
come on up and address these concerns, if that's what you'd like to do.
Can you hear me? There we go. Again, Justin Gerlitz, Gerlitz Engineering Consultants. I always
appreciate the neighbors sharing their comments to hear their concerns, and I figured I'd try to
address a couple of those, some specific answers. Traffic is always a concern with every project
we do, whether it's three lots subdivision or a shopping mall. And one of the things that the city
requires is for us to hire a professional traffic engineer to do a traffic study. The scope of that
study is determined by both the city's traffic engineer and ODOT in this case, specifically on the
city, more on this one, because it's a city road. The traffic engineer then does counts, does
analysis. There's very specific ways to do that. And then that study is submitted back to the city
and ODOT's professional traffic engineer for review and concurrence.
So I know that there's concern over traffic, but we did do those steps, which showed that the
limits of the traffic impacts are not exceeded in such a way that they were concerned with the
intersections adjacent to it. I did hear one of the neighbor's concern about turnaround and I think
that's a very valid point. I think some signage at the main entrance to this facility that says, "Turn
here, do not go straight," would probably be an important feature to add and we're very happy to
do that because I want to see it function as well. Lighting was mentioned as a concern. We have
no desire to shine lights back on the neighbors' properties. Today with LED lights, there's ways
you can use different intensities and dim them down to certain levels. And we want it to be safe
within development, but we definitely don't want to be imposing direct lights on the neighbors.
So that's something we're going to be doing, is hiring a professional electrical engineer to
design that system.
There was a mention from a letter from Chris Cobble. I'm assuming we'll get a copy of that in
the record. I know one of the things... Somebody mentioned the church that was originally River
Valley was going to be building a church across the street. One thing that's a little different
about an RV park is the traffic doesn't come and go exactly at one time during the day like a
church service would be, or a restaurant, or a coffee drive-through, or the peak hours on the
way to work. So I know that does help a little bit. It disperses the traffic out. People come and go
different times during the day, and I'm pretty sure that was accounted for in the traffic study. The
back fence, there's a lot of comments on the screening. The city typically requires a six-foot
fence and a three-foot landscape buffer.
But with RV parks, there's actually state requirements that go along with it as well, that are in
the code, which increases that to a five-foot buffer. And the city standards I specify, I believe, an
eight to a 12-foot vegetated hedge screen, evergreen hedge screen. So it's there all year long.
So that's the intention that's actually drawn on the landscape plan, where we would plant a solid
hedge screen along there, something similar to [inaudible] hedge, something that grows quickly
and tall that could be trimmed up against the fence. And we found that that combination of a
solid fence and vegetation is actually some of the best sound protection that you can install
versus just a solid fence. So with that, I hope that answers some of the commission's questions,
some of the neighbors' questions, and I'm happy to answer any additional questions that you
may have.
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Commissioner Nelson.
Curiosity. I know you have the desire to plant trees on each of these sites, but you have them
next to the road. Is that for a reason?
Yeah. The state actually requires that each RV space specifically has a tree next to it. And then
the city requirements along the roadway require a row of trees in theTerry Haugan is now exiting.
... 10-foot front yard. And then also additional trees down where we're going to be putting in a
new planter strip on the roadway. So there'll be a combination of trees, not just at the RV spots
themselves.
So on that backend, then you're saying is going to be the hedge row that will be eight to 12
feet?
Mm-hmm (affirmative) When it's fully grown. Yes. And then there'll be additional trees along
those spaces as well as the hedge. It won't just be theOkay. That's what I didn't see.
Other questions? Commissioner Scherf.
So I've heard concerns about visibility and you've stated as well as I'm looking at the contours
on your utility map here, can you basically explain a little bit more? To me, the contours look like
the site slopes from the northeast corner down to the southeast corner. First question. How
much relief from the top of the property down to Greenfield Road elevation-wise? What's it? 10foot fall? Four-foot fall? Three-foot fall?
All across the entire property?
Yeah. Yeah. I just want to get a visual in my head.
It's substantial. I'd have to pull up the map up there, but each one of the contours on there are a
foot, I believe. One to two feet. So there's a substantial fall. It's a slope. It's a consistent slope
down from top to bottom and there's another cross slope in there at the northwest corner.
Immediately at the north property line, there's not a drop-off right there, but it continues from
that point all the way down to the freeway and then continues down the hill from the freeway into
the city. So that constant slope from the top of the hill behind the project, all the way into town is
there.
Okay. And there's concerns with the neighborhood to the north there that there would not be a
visibility relief. Is there alternatives that you guys could look at in laying out the property where
you took that furthest north row and dropped it in elevation a little bit to further the visibility
relief?
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There will be a little bit of a drop there for the... The RV stalls themselves will have to be pretty
level and the slope is generally sloping right there. So we probably will excavate a little bit. I
can't say exactly how much because we haven't gotten into that level of design, butIs this something that would be in your mind when you're actually going through this?
Yes.
Perfect. Thanks.
Anyone else have questions for the applicant? Thank you very much.
Thank you.
Staff, I think we're going to go back to you for any final comments you might have, and to see if
any of the commissioners want to hit you up with questions. Thank you.
I'm happy to address any of the questions or comments, specifically related to the development
code that any of the commissioners may have for me.
Questions, anybody. Commissioner Nelson.
Future development a long, I guess, it's Spring Mountain Drive, it's rezoned or zoned at 112.
And how big of sites are those? Those are fairly large lots, aren't they?
The minimum lot size for the R112 zone is 11,000 square feet. So some of those may be larger
than that as they exist today. But if somebody was to come in with a new subdivision, that would
be the minimum.
Okay. That probably answers my question. So I was just curious if the city had right away or any
plans for extending those dead-end roads that you know of.
Without having the master transportation plan in front of me, I'm not entirely certain, but I do
look at that document often and I don't believe that it's identified for Greenfield to extend further
to the east.
We can certainly check on that for your next hearing and bring that to you.
Yeah. I'd like to see what potential lies in the future on this commercial area as well as for the
residential development buildout.
Okay.
Anybody else have questions for staff?
I do.
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Go right ahead, Commissioner Tokarz-Krauss.
Many of the pieces of information raised from lighting to fencing to whatever, it sounds like
these things could be mitigated, but I am concerned about the access overall. I am concerned
about if they should miss the entrance, even though it is going to be properly marked, I'm sure,
we've got faith in that, it's not necessarily going to be upon the applicant to develop that access
way outside of, I mean, the 7th Street, the 6th Street, the I-5 corridor. How can that be
mitigated? And that goes beyond the applicant here, but these are valid concerns. That's a
tricky space anyway, heading up Scoville Road and that whole area, what is being done? Is
anything being planned, especially in light of this development?
Yeah. I guess, what I can confidently say is all the different city stakeholders, involve the city's
traffic engineer, public works department, have all reviewed this application and provided
comment. I do know that there's other projects going on in that area. I can definitely take back
some of the comments that I've heard tonight and get some further clarification from both the
city traffic engineer and the public works department to more specifically address some of the
traffic concerns in the specific intersections that were mentioned.
Yeah, we do a staff-level look on a routine basis, especially as new growth happens in certain
areas of town and the Redwood area is a good example where over time, you see those levels
of growth and traffic really increase. And so it's routine to look at those as growth happens
because the law is set up primarily around the impacts of just that one development. So if one
development is going to cause the need for a traffic light, for example, then that developer
would have to put in a traffic light. But legally, the city can't say, "Go and make all these
improvements because we think that those are going to happen." It's all based on, as Justin
said, the traffic study specifically to that development, but it is part of our responsibility as city
staff and as a city as a whole to be looking at the cumulative impacts.
And so I think tonight, we heard some good points about over time, there have been increased
impacts. And so I think there's nothing, as Jason said, on the books today that's a funded capital
project that we can point to and say, "In 2024, this is going to happen." But that is a document
that's living and breathing and it can change. And so capital projects can shift from one part of
town to another part of town, depending on impacts. And so that's usually looked at after the
development is done and it's operational and you see things. That's not to say there won't be
some requirements that the [inaudible] may want to put on, especially related to signage at that
Scoville-Scenic intersection, or the Scenic... That area.
Mr. Nelson.
I had a question. Justin, in regards to pedestrian walkway, where is that exactly from that side?
The pedestrian connectivity route to the right of way?
Right.
Can you pull it up on yourGetting across the freeway.
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Are you asking how would somebody like... Because they're going to be installing sidewalk, but
it won't have connectivity down into town?
Oh, I believe someone out there mentioned that there was a walking way to town?
No. [inaudible].
So there is no connectivity into town from this site? Okay.
Right. There will be a portion of the entire frontage of Greenfield that will have some sidewalk
and other portions not have sidewalk. The purview of the development code for this project is
just the frontage of the property boundary.
Other questions to staff? So I have a question. Did you say at the beginning of your
presentation that you have a slide showing us the two possibilities for continuing?
Mm-hmm (affirmative).
So here's our options. We can continue the public hearing itself, or we can close the public
hearing and keep the record open. Does anybody have a preference? Commissioner Nelson.
I would be happy closing the public hearing, but keeping the record open. Simply, I think we've
heard most of the concerns from the neighbors abutting up to this property, but I'd like to be
sure that we've got this notification. Or is there going to be notification sent in a broader area?
So the ordinance doesn't require that. If you wanted that to happen, we could, but bear in mind
that you only have the seven days. And so that would really not provideWouldn't get too much time then. My preference, and I don't know how the rest of the committee
feels, but would be just to close the public hearing, but leave it open for additional comment.
Is that a motion?
That would be my motion.
I need a second.
I second it.
We have a motion and a second to close the public hearing and leave the record open. It's for
seven days. Correct. And then the applicant has those seven days to... Okay.
Yeah. The items that were submitted tonight, both to the commission as well as by people here
on the record, we'll put on the agenda center section of our website. They'll be uploaded
tomorrow, but we can also email those to anyone who signed up in the back. There's a sheet
back there. And then of course, the applicant will receive that. Since the record's open for seven
days, that's new information that was just submitted tonight. So that's one of the reasons that it's
continued so that there's time to look at that new material and comment so that then the
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commission will get all that. And then we'll receive the applicants, any new information they
want to respond to that, so that you have that when you meet again.
Thank you very much. You people in the audience who bothered to come tonight, thank you
very much. Did you hear him say to make sure your name is on that sheet back there before
you leave? Okay. Mr. Nelson.
Now, would that include some additional traffic impact information? I'm still a little confused on
whether or not we can impose on this site particularly, or this project, but I'd like to have a little
broader understanding of what potential could be out there, particularly with intersections and so
forth.
Sure. No, I mean, we'll send you a copy of that section of the master transportation plan. Yeah.
Does closing the hearing and keeping the record open mean that we have to schedule this for a
date certain?
Yes. Yes. You definitely want to put a date certain on thatCan we... which typically, it's your next meeting. By code, it's your next meeting.
Okay.
I mean, that'sSo how is our schedule looking for the next meeting? Is there room for this, is what I'm asking?
Did you bring the... I think we have one. So there's room. Yeah, yeah. Absolutely.
Great. Great.
This would be first.
Okay. So we have a motion to close the hearing and keep the record open. That's been
seconded. All those in favor say, "Aye."
Aye.
Anybody opposed? All righty. Public hearing is closed. Thank you all for coming. We appreciate
that. All right. I'm going to head back to the agenda.
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MOTION/VOTE
Commissioner Nelson moved, and Commissioner Scherf seconded the motion to close
the public hearing, but leave it open for additional comment. The vote resulted as
follows: “AYES”: Chair Heesacker, Commissioners Tokarz-Krauss, Arthur, Nelson, and
Scherf. “NAYS”: None. Abstain: None. Absent: Vice Chair Collier and Commissioner
Aviles.
The motion passed.

Alicia Howard is now exiting.
And commissioners, we're going to have hot mics for a while. There's people still online. First
item is election of chair and vice chair. Do we have any nominations for the chair?
Commissioner Nelson.
I'm going to make it easy. My motion, if the rest of the group is amenable to it, is I would move
Eric Heesacker for chair and Mark Collier for vice chair, unless someone else wants one of
those positions.
Can we do both positions at once in one motion?
Nope.
Sorry.
You can. It's called a railroad.
Could you please modify your motion?
All right. Fine. I would move nominating Eric Heesacker as chair.
Do we have a second?
I second.
Does anyone else want to be chair?
[inaudible].
All righty. All those in favor of keeping me in chair, so do you mind if you say aye?
Aye.
Aye.
Anybody opposed? Thank you all. Consider that a vote of confidence.
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MOTION/VOTE
Commissioner Nelson moved, and Commissioner Scherf seconded the motion to
nominate Eric Heesacker as Chair. The vote resulted as follows: “AYES”: Chair
Heesacker, Commissioners Tokarz-Krauss, Arthur, Nelson, and Scherf. “NAYS”: None.
Abstain: None. Absent: Vice Chair Collier and Commissioner Aviles.
The motion passed.

Do we have a motion for vice chair, Commissioner Nelson?
I would move Mark Collier for vice chair.
Second.
Second.
And we have a second. All those in favor say aye?
Aye.
Aye.
Anybody opposed? All righty.
MOTION/VOTE
Commissioner Nelson moved, and Commissioner Scherf seconded the motion nominate
Mark Collier as Vice Chair. The vote resulted as follows: “AYES”: Chair Heesacker,
Commissioners Tokarz-Krauss, Arthur, Nelson, and Scherf. “NAYS”: None. Abstain:
None. Absent: Vice Chair Collier and Commissioner Aviles.
The motion passed.

Takes care of that agenda.
No, I want to correct you a little bit. You should have called for, are there any other
nominations? Are there otherI should have. Sorry about... Are there any other nominations?
That's okay.
I think you have to retract everything and start over at this point.
Oh yeah.
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Okay. I'm notAll the way from the beginning.
I'm not doing that. I'm the chair. I have that off.
Well, now you're a dictator.
I love being up here.
You're in the right place.
All right. Public comment. I see two or three people online. Do any of you want to comment on
anything that is not on tonight's agenda?
Where are you online?
Apparently not. Okay. Approval of minutes from December 8th. Do we have a motion?
I hear by move that we approve the minutes fromCommissioner Tokarz-Krauss moves that we approve those minutes. Do we have a second?
Second.
Commissioner Scherf seconds. All those in favor say aye?
Aye.
Aye.
Aye. Anybody opposed? We have some good minutes.
MOTION/VOTE
Commissioner Tokarz-Krauss moved, and Commissioner Scherf seconded the motion to
approve the minutes from the December 8, 2021 meeting. The vote resulted as follows:
“AYES”: Chair Heesacker, Commissioners Tokarz-Krauss, Arthur, Nelson, and Scherf.
“NAYS”: None. Abstain: None. Absent: Vice Chair Collier and Commissioner Aviles.
The motion passed.

The next item is findings of fact from the landscape-related text amendments. Do we have a
motion there for those findings of fact? Commissioner Nelson.
I would move the approval of the findings of facts for the arborist presentation that we had in
changing our landscape-related plan.
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Do we have a second?
Second. Tokarz-Krauss.
Commissioner Tokarz-Krauss seconds Commissioner Nelson's motion. All those in favor say
aye?
Aye.
Aye. Anybody opposed? All right. Findings of fact approved.
MOTION/VOTE
Commissioner Nelson moved, and Commissioner Tokarz-Krauss seconded the motion to
approval of the findings of facts for the arborist presentation that we had in changing our
landscape-related plan. The vote resulted as follows: “AYES”: Chair Heesacker,
Commissioners Tokarz-Krauss, Arthur, Nelson, and Scherf. “NAYS”: None. Abstain:
None. Absent: Vice Chair Collier and Commissioner Aviles.
The motion passed.

Matters from staff and commission members. Staff, what do you have for us?
I don't think we have anything tonight. Welcome to 2022.
Thank you very much. Commissioners, if you have something you'd like to say, please raise
your hand. Seriously? All right. Well, I'll thank you once again for keeping me as chair. I'm
having fun doing this.
I was going to say Commissioner Aviles did step up to help man the warming center, which was
a big step up. The numbers reported by the paper apparently were higher than in reality, but it
still served its purpose and it was nice to see her. She apparently works with UCAN. I've dealt
with her on that basis and it was a good thing. So I would like to say thank you to her. I sent her
an email, but if you haven't, it's another sacrifice of time.
Thanks for that reminder. I think I read something about that in the courier. Is that possible?
You possibly did. Yes.
[inaudible]?
Yeah. I think her name was in the paper.
Yeah, it's funny. They mentioned her as a planning commissioner. I don't know if they
mentioned her UCAN role, but that was primarily why she was there. So anyway, it's a good
thing because that's certainly time.
That was very nice of her.
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Yeah.
Anybody else have anything? Okay.
I did forget to say the city council starting next Thursday has their annual strategic planning
workshop. So just let you know that as a result of that, there'll be a new strategic plan for 2022
and we'll bring the commission the results that are the high priorities that come out of that
workshop so you can be aware of that. And Commissioner Heesacker will present your goals on
behalf of you. So we'll keep you posted.
Can we revisit the chair election that we just had then? All right. Hopefully, I'll be prepared for
that. Anything else? We are done tonight. Thank you all for coming. (Silence).
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CITY OF GRANTS PASS
COMMUNITY DEVELOPMENT DEPARTMENT
PEMBERLEY MEADOWS SUBDIVISION
TENTATIVE PLAN & MAJOR VARIANCES
STAFF REPORT
Procedure Type:
Project Number:
Project Type:

Type III: Urban Area Planning Commission
104-00140-21 / 301-00144-21
Subdivision Tentative Plan & Major Variances

Owner TL 900 & 1000:
Owner TL 1100:

Krystal Arnette
Brad Orton

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

2599 & 2603 Williams Highway
36-05-33-CC, TL 900, 1000, & 1100
See Exhibits 1 & 2
R-1-8
8.62 acres

Planner Assigned:

Jason Maki

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

December 9, 2021
December 14, 2021
January 19, 2022
January 26, 2022
April 13, 2018

I.

PROPOSAL:
The application is to request approval for a 10-lot residential subdivision named
"Pemberley Meadows" in the R-1-8 zoning district. The applicant’s tentative subdivision
plan is attached as Exhibit 3. The lots will range in size from 0.16 – 2.98 acres with a
majority of lots ranging between 7,000 – 8,300 square feet. The larger lots are planned
for future subdivision as indicated by the applicant’s future development plan which is
attached as Exhibit 4. The Tentative Subdivision plan requires two major variances, one
for over-length cul-de-sac, and the other to Street Section Design Standards.
The parcels, measuring 8.62 acres, are currently developed with one single family home,
one accessory dwelling unit, and various accessory structures. The applicant’s
information with regard to the size of the parcels differs from City data and will be
addressed by the surveyor on the project.
The properties have frontage along Williams Highway via two points of access; a
northern access of fifteen-feet (15’) in width, and a southern access that is twenty-five
feet (25’) in width. Due to these restrictions the application also includes a request for
two variances: 1) to over length cul-de-sac, and 2) street section design standards. The
applicant submitted an extensive narrative addressing both the subdivision and variance
criteria and is attached as Exhibit 5.

104-00140-21 / 301-00144-21 ~ Pemberley Meadows – Tentative Plan
Type III UAPC Hearing ~ Staff Report

Page 137

II.

AUTHORITY AND CRITERIA:
Section 2.050, Schedule 2-1, Section 6.050, and Section 17.031 of the City of
Grants Pass Development Code (GPDC), authorize the Planning Commission to
consider the request and make a decision to approve, approve with conditions, or
deny.
The decision on the Tentative Plan and Major Variances must be based on the
criteria contained in Sections 6.060 and 17.413 of the GPDC.

III.

APPEAL PROCEDURE:
Section 10.050, City of Grants Pass Development Code, provides for an appeal of the
Urban Area Planning Commission’s decision to the City Council. An appeal 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:
Low Density Residential (LR)
b) Zone District:
R-1-8
c) Special Purpose District: GPID
Steel Slope Hazard Area (Class A & B)
2) Size *:

TL 900:
TL 1000:
TL 1100:
Total:

4.15 ac
0.07 ac
4.40 ac
8.62 ac

* The applicant indicates tax lot numbers that do not
match revised tax lot numbers assigned by the County
Assessor. As conditioned below, a revised tentative plan
shall reflect the most current tax lot numbers.
3) Frontage & Access:

Williams Highway (State Highway)
Coach Drive (future proposed)

4) Existing Public Utilities:
a) Water:
b) Sewer:
c) Storm:

12-inch main in Williams Hwy
8-inch main in Williams Hwy (and stubbed to TL 2200)
21-inch main in Williams Hwy

5) Topography:

Steep Slopes to the east

6) Natural Hazards:

Steep slopes

7) Natural Resources:

Heavily wooded

8) Existing Land Use:
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a) Subject Parcel:
b) Surrounding:

Developed with multiple single family homes
Low Density Residential / Underdeveloped

B. Planning History
In September of 2016 a pre-application (File No. 001-00144-16) was conducted for tax
lots 900 & 1100 for a proposed three (3) parcel partition. Tax lot 1000 is a fifteen foot
(15’) wide lot that serves as a flagpole to tax lot 900. The minimum size for a private
street serving three dwelling units is twenty feet (20’) wide in addition to a five foot (5’)
setback from adjoining residential development. The applicant had proposed securing an
easement from an adjacent tax lot to provide the required access but was unsuccessful.
In June of 2017 a pre-application (File No. 001-00186-17) was conducted for tax lots
900, 1000 & 1100 with a modified access over the wider flag lot that is a part of tax lot
1100. This design utilized a private street but was problematic because of the inability to
locate the required water meters in the public right of way, and also required long water
laterals uphill.
A follow up meeting was held with City Staff August 10, 2017 to discuss a revised
tentative plan incorporating comments from the previous pre-application. It was generally
agreed that the revised plan, while slightly unconventional would be acceptable in
principal to staff provided that certain conditions were met including limits on the number
of dwelling units served by the sub-standard street.
GPDC provides standards for private streets serving between five – ten dwelling units as
twenty two feet (22’) wide. Based on this, until such time as the extension of Coach
Drive connects to the development, providing it with City standard road way, the
subdivision will be limited to no more than ten dwelling units. These restrictions will be
documented in CC&R’s and will place deed restrictions on the property through the
recording of an approved future development plan.
The project was previously approved on 10/25/17 in its same general configuration
under project #104-001122-17 and #301-00120-17. This was followed by a minor
modification in October of 2018 for the addition of an accessory dwelling unit on the
existing home.
A development permit was issued on 10/15/18 and the infrastructure has been partially
constructed to date. This includes grading throughout, installation of a new water main
from Williams Highway to the proposed cul-de-sac, construction of a box culvert over the
irrigation canal, and franchise utility conduits. Two development permit extensions were
approved for the project, but the land use application expired on 4/15/21.
Due to the previous approval expiring, the applicant is requesting a new approval
V.

DISCUSSION:
A. Subdivision Tentative Plan
"Pemberley Meadows" is a proposed ten (10) lot subdivision in the R-1-8 zoning district.
The properties are roughly 8.62 acres and configured in such a way that there are two
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access points to Williams Highway: a fifteen feet (15’) wide strip of land (Tax Lot 1000)
provides 15’ of access which the applicant proposes will be used for a pedestrian
access, and a twenty five foot (25’) flag pole of Tax Lot 1100 is proposed for vehicle
access through a proposed temporary private street. The configuration of these three tax
parcels is unique, but determined to be legal pre-existing non-conforming properties
based on the date of the land divisions.
The parcel has existing trees of various species and size. Where possible, these trees
will be saved. Any trees removed will be replaced/mitigated according to the tree revegetation plan that is required in compliance with the standards of Article 11 of the
GPDC.
The property is within the Grants Pass irrigation District (GPID). The property owners will
need to contact GPID directly to discuss requirements for development.
B. Variances Requested
The applicant is requesting three separate but related variances:
1) 27.123(1)(f) – Cul-de-sac streets: These are a type of dead-end local access
streets. Cul-de-sac streets shall be as short as possible and shall have a maximum
length of 400 feet in the Slope Hazard District identified in Article 13.100, and 250
feet in all other areas, unless a variance is granted by the Review Body.
2) 27.123(12)(b) – A private street serving five to ten dwelling units may use a
minimum 22 foot wide private street, with a curb and 4 foot sidewalk along one side
only, and no planter strip.
3) 27.123(14) - In those cases where a proposed street abuts a developed
neighboring residential property, the street itself shall be kept a minimum of 5-feet
from the abutting property line. The sidewalk, if any, may be placed at the property
line
VI.

CONFORMANCE WITH APPLICABLE CRITERIA:
The applicant’s submitted responses to the Variance and Subdivision Criteria is attached
as Exhibit 5.

A. Major Variance Criteria – Over Length Cul-de-sac: The applicant requests
Section 6.060 of the Development Code states that previously granted Variances
shall not be considered to have established a precedent. The review body shall
approve, approve with conditions, or deny the application. No Variance shall be
granted unless the review body finds that all of the applicable criteria have been
satisfied.
(Note: The application uses one response to address all three variance requests)
CRITERION (1): The Variance is necessary because the subject code provision does
not account for special or unique physical circumstances of the subject site, such as
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topography, natural features, adjacent development, or similar circumstances. A legal lot
determination may be sufficient evidence of a hardship for purposes of approving a
Variance.
Staff Response: Satisfied. The new street, including the temporary connection, will
have an overall length of 650’ as measured from the curb face on Williams Highway to
the center of the hammerhead turnaround. Section 27.123(1)(f) limits the length of a culde-sac street to 400’ within the Steep Slope Development Area.
The applicant’s full response can be found in their submitted narrative, see Exhibit 5.
Staff acknowledges base development code standards do not address the historic
development patterns of the surrounding area (Exhibit 2) or the topography challenges
and their impacts on development of the subject site.
CRITERION (2): The Variance is the minimum necessary to address the special or
unique physical circumstances related to the subject site.
Staff Response: Satisfied. One thing to note about Pemberley Lane is that in the
future when Coach Drive is constructed, it will nearly meet the 400’ maximum length
standard (418’ as measured from the future Coach Drive right-of-way to the start of the
cul-de-sac bulb).
CRITERION (3): The proposal’s benefits will be greater than any negative impacts on
the development of the adjacent uses and will further the purpose and intent of this
ordinance and the Comprehensive Plan of the City.
Staff Response: Satisfied. Staff acknowledges that with out approval of the Variance
request, the total number of lots which can be approved will be significantly reduced.
CRITERION (4): The need for the Variance is not self-imposed by the applicant or
property owner. For example, the Variance request does not arise as a result of a
property line adjustment or land division approval previously granted to the applicant.
Staff Response: Satisfied. This measurement is not the result of a property line
adjustment or land division approval granted to the applicant. It is due to development
patterns of adjacent subdivisions. Although the property can be developed without the
variance it will significantly limit the number of lots that can be created.
B. Major Variance Criteria – Private Street Width
Section 6.060 of the Development Code states that previously granted Variances
shall not be considered to have established a precedent. The review body shall
approve, approve with conditions, or deny the application. No Variance shall be
granted unless the review body finds that all of the applicable criteria have been
satisfied.
(Note: The application uses one response to address all three variance requests
CRITERION (1): The Variance is necessary because the subject code provision does
not account for special or unique physical circumstances of the subject site, such as
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topography, natural features, adjacent development, or similar circumstances. A legal lot
determination may be sufficient evidence of a hardship for purposes of approving a
Variance.
Staff Response: Satisfied. Based on the existing flag lot widths at Williams Highway,
the “temporary” section of Pemberley Lane can only fit within the 25’ flag lot through the
approval of a variance request. The 4’ sidewalk that would normally be required adjacent
to this private street section is proposed to be relocated to the north flag lot for
pedestrian access to Williams Highway, which requires a variance to the private street
standards listed under Section 27.123(12)(b).
The applicant’s full response can be found in their submitted narrative, see Exhibit 5.
Staff agrees base development code standards do not address the historic adjacent
development patterns (Exhibit 2) and their impacts on development of the subject site.
CRITERION (2): The Variance is the minimum necessary to address the special or
unique physical circumstances related to the subject site.
Staff Response: Satisfied. In the future when Coach Drive is extended to the east side
of the development, this temporary section of roadway will be converted to a
pedestrian/utility easement (only) and bollards will be placed at the connection to the culde-sac bulb to prevent vehicular traffic to/from Williams Highway
Staff agrees the variance request is the minimum necessary to address the unique
circumstances related to the subject site.
CRITERION (3): The proposal’s benefits will be greater than any negative impacts on
the development of the adjacent uses and will further the purpose and intent of this
ordinance and the Comprehensive Plan of the City.
Staff Response: Satisfied. Staff agrees with the applicant’s attached response that the
proposed development is consistent with surrounding development and the benefits of
creating more developable lots outweighs any potential negative impacts of the
proposal.
CRITERION (4): The need for the Variance is not self-imposed by the applicant or
property owner. For example, the Variance request does not arise as a result of a
property line adjustment or land division approval previously granted to the applicant.
Staff Response: Satisfied. This measurement is not the result of a property line
adjustment or land division approval granted to the applicant. It is due to development
patterns of adjacent subdivisions.
C. Major Variance Criteria – Private Street Buffering
Section 6.060 of the Development Code states that previously granted Variances
shall not be considered to have established a precedent. The review body shall
approve, approve with conditions, or deny the application. No Variance shall be
granted unless the review body finds that all of the applicable criteria have been
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satisfied.
(Note: The application uses one response to address all three variance requests
CRITERION (1): The Variance is necessary because the subject code provision does
not account for special or unique physical circumstances of the subject site, such as
topography, natural features, adjacent development, or similar circumstances. A legal lot
determination may be sufficient evidence of a hardship for purposes of approving a
Variance.
Staff Response: Satisfied. Due to the narrow flag lot width, is the request to eliminate
the 5’ buffer normally required under Section 27.134(14) along the temporary private
street access.
The applicant’s full response can be found in their submitted narrative, see Exhibit 5.
Staff agrees base development code standards do not address the historic adjacent
development patterns (Exhibit 2) and their impacts on development of the subject site.
CRITERION (2): The Variance is the minimum necessary to address the special or
unique physical circumstances related to the subject site.
Staff Response: Satisfied. In the future when Coach Drive is extended to the east side
of the development, this temporary section of roadway will be converted to a
pedestrian/utility easement (only) and bollards will be placed at the connection to the culde-sac bulb to prevent vehicular traffic to/from Williams Highway.
CRITERION (3): The proposal’s benefits will be greater than any negative impacts on
the development of the adjacent uses and will further the purpose and intent of this
ordinance and the Comprehensive Plan of the City.
Staff Response: Satisfied. Staff agrees with the applicant’s attached response that the
proposed development is consistent with surrounding development and the benefits of
creating more developable lots outweighs any potential negative impacts of the
proposal.
CRITERION (4): The need for the Variance is not self-imposed by the applicant or
property owner. For example, the Variance request does not arise as a result of a
property line adjustment or land division approval previously granted to the applicant.
Staff Response: Satisfied. This measurement is not the result of a property line
adjustment or land division approval granted to the applicant. It is due to development
patterns of adjacent subdivisions.
D. Subdivision Tentative Plan
Section 17.413 of the GPDC states that the review body shall approve, approve
with conditions or deny the request based upon the following criteria:
Criterion (1): The plan conforms to the lot dimension standards of Article 12, the base
lot standards of Section 17.510, and the requirements of any applicable overlay district.
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Staff Response: Satisfied with conditions. Article 12 of the GPDC requires a
minimum lot area of 7,000 square feet, and a minimum lot width of sixty-five feet (65’) for
properties in the R-1-8 zoning district. In accordance with the requirements of Section
17.510 of the GPDC, the proposed lots do not exceed the lot width to depth ratio, nor
does the subdivision create a through lot. The side property lines run at right angles to
the street, and each parcel exceeds the minimum twenty (20) feet of frontage to a public
right-of-way in accordance with Section 27.200. Finally, in accordance with Section
22.630 of the GPDC the lot layout conforms to the Solar Design Standards for new
subdivisions. Many of the existing accessory structures shall be removed as part of
development.
As conditioned below, a demolition permit will be required for any structures to be
removed, and any well or septic system must be properly abandoned.
As conditioned below, the subdivision will be required to have CC&R’s that obligate the
owners to common future maintenance of both Tract A and the multi-use / pedestrian
pathway.
As conditioned below, the applicant shall submit a maintenance agreement for review
and approval by the Community Development Department, including.
a. Maintenance of the full section of Pemberley Lane until such time that the City
takes ownership.
Criterion (2): When required, the proposed future development plan allows the
properties to be further developed, partitioned, or subdivided as efficiently as possible
under existing circumstances, in accordance with requirements for typical permitted uses
in the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.
Staff Response: Satisfied with conditions. The applicant submitted a future
development plan that indicates a future development potential of twenty (21) total lots.
Because the temporary roadway accessing the subdivision is built to the Private Street
standards to support up to ten (10) dwelling units, the subdivision will be restricted to not
more than ten (10) dwelling units until such time as Coach Drive is constructed and has
interconnectivity with adjacent public right of way.
As conditioned below, In accordance with 17.544(2), the applicant will be required to
dedicate as an easement the future Coach Drive right of way.
As conditioned below, access will be restricted to lots 3 and 10 and any future land
division or development of Lots 3 or 10 will require the construction of frontage
improvements to Coach Drive, as defined in Section 17.544(3).
As conditioned below, The future development plan, in accordance with Section 17.545,
shall be recorded with the County Recorder as an exhibit to the approved plat. When a
plan is amended, that amendment shall reference the original plan, and shall be
recorded with the County Recorder.
Criterion (3): When one is required or proposed, the street layout conforms to the
applicable requirements of the adopted street plans, meets the requirements of Article
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27 and other applicable laws, and best balances needs for economy, safety, efficiency
and environmental compatibility.
Staff Response: Satisfied with conditions. Because the private street standards
found in Section 27.123(12)(b) only support up to ten (10) dwelling units, the subdivision
will be prevented from increasing beyond the ten (10) lots as proposed, including a
prohibition on new ADU’s, until such time as Coach Drive connects.
As conditioned below, the subdivision will be restricted to no more than ten (10) dwelling
units until such time as Coach Drive connects. Furthermore, the CC&R’s must require
that the temporary access to Williams Highway be closed off for only emergency access
once Coach Drive has connected. Additionally the applicant will be required to post “No
Parking” on both sides of any street less than 24’ and on one side for streets less than
26’ and mark the hammerhead “Fire Lane No Parking.”
As conditioned below, the bridge to cross the canal shall be engineered in accordance
with AASHTO HB-17 and be rated for a live load of at least 75,000 lbs. with the load limit
posted on both ends of the crossing.
As conditioned below, the applicant shall contact ODOT Permit Specialist Julee Scruggs
to obtain a new state highway approach permit. The applicant will also be required to
demonstrate a complete profile of Coach Drive both to the North and South to ensure
that it can be constructed as indicated.
As conditioned below, finally the pedestrian access shall be modified to be a fifteen foot
(15’) multi-use path with bollards at the eastern end where it connects to the cul-de-sac
bulb.
Criterion (4): The proposed utility plan conforms to the applicable requirements of
adopted utility plans, the requirements of Article 28 and other applicable laws, and best
balances needs for economy, safety, efficiency and environmental compatibility.
Staff Response: Satisfied with conditions. The proposed utility plan meets the
requirements of Article 28 and includes eight inch (8”) water and eight inch (8”) sewer
main from Williams Highway.
As conditioned below, applicant must meet the standards as described in the attached
Public Works Memo, see Exhibit 6.
Additionally, a ten-foot (10’) CUE shall be dedicated along the frontage of Williams
Highway and along the entire frontage of Pemberley Lane. The applicant will be required
to submit a revised tentative plan reflecting the CUE and record it on the final plat.
Criterion (5): The tentative plan allows for the preservation or establishment of natural
features or the preservation of historic features of the property, and allows access to
solar energy to the extent possible under existing circumstances, including:
(a)
Providing the necessary information to complete the tree chart identified in
Section 11.041.
(b)
No cuts shall result in retaining walls greater than 15 feet high in a single wall
from the finish grade or create any un-retained slopes greater than 100%.
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(c)

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

Staff Response: Satisfied with conditions. The applicant has submitted an “Existing
Tree Canopy Cover” plan. The property is heavily treed, and efforts will be made to
protect as many as possible but will require the removal of several mature trees. The site
is very steep, and the applicant’s submittal indicates that no large cuts or fills are
anticipated and that only minor retaining walls will be required between lots. No cuts or
Fills are indicated on the tentative site plan.
As condition below, a revised site plan must satisfy the comments provided by the City
of Grants Pass Urban Forester, see Exhibit 7.
As conditioned below, the applicant will be required to submit a “Tree Protection Plan”
prior to the issuance of a development permit, and a “Tree Re-vegetation Plan”
accompanied by a $500 per lot Tree Deposit prior to Final Plat approval.
As conditioned below, the applicant will also be required to obtain an NPDES permit
from the DEQ, provide an erosion control and dust control plan, and present engineered
construction drawings prepared by a professional engineer.
Criterion (6): The plan complies with applicable portions of the Comprehensive Plan,
this Code, and state and federal laws.
Staff Response: Satisfied with conditions. The tentative plan is consistent with the
Comprehensive Plan and subject to the conditions of approval will conform to the
Development Code.
As conditioned below, the applicant will be required to sign a service and annexation
agreement, submit a steep slope geotechnical report, and submit a letter from the
engineer responsible for supervising the construction of the subdivision (per Section
17.423.1(a)). Finally the applicant shall contact GPID to coordinate any requirements
they may have.
VII.

RECOMMENDATION:
• Staff recommends the Planning Commission APPROVE the request for a variance to
Cul-de-sac length standards.
• Staff recommends the Planning Commission APPROVE the request for a variance to
Private Street Width standards.
• Staff recommends the Planning Commission APPROVE the request for a variance for
Street Section Design Standards.
• Staff recommends the Planning Commission APPROVE the request for the ten (10) lot
subdivision.

Conditions of Approval:
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A. The following must be accomplished within 24 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit. The
Director may, upon written request by the applicant, grant up to two extensions of
the expiration date of six months each.
(Note: A Development Permit is required in order to obtain a grading permit.)
1. Submit four (4) copies of the revised tentative plan to the Community Development
Department indicating the following:
a. Tax lot numbers for each parcel shall reflect current assessor assigned Tax Lot
numbers.
b. A 10’ CUE along Williams Highway
c. Indicate required “No Parking” on both sides of any street 24’ or less and on one
side for streets less than 26.’
2. Submit two (2) copies of a revised future development plan to the Community
Development Department indicating the following:
a. Restricting access to lots 3 and 10 to future development and land division.
b. Restricting the total number of dwelling units to ten (10) units, until such time that
Coach Drive has interconnectivity to other public right of way.
c. Require the termination of the temporary access at such time as Coach Drive
connects.
d. Obligates the owners of the resultant parcels of the Subdivision to common
maintenance of Tract A, pedestrian pathway, and all streets until interconnection
to adjacent public street completed.
3. The applicant shall provide a copy of the draft CC&R’s that will be attached to the
property to the Community Development Department for Review and Approval.
a. These shall prohibit the total number of dwelling units to ten (10) units, until such
time that Coach Drive has interconnectivity to other public right of way.
b. Require the termination of the temporary access at such time as Coach Drive
connects.
c. Obligates the owners of the resultant parcels of the Subdivision to common
maintenance of Tract A, pedestrian pathway, and all streets until interconnection
to adjacent public street completed.
4. The applicant shall obtain a demolition permit from the Building Department for all
structures to be removed. The applicant shall be required to submit an Asbestos
Survey completed by an accredited inspector.
5. Submit Steep Slope Geotechnical report prepared by an engineer licensed to
practice in the State of Oregon.
a. If any of the property to be developed lies in the Class B slopes this report shall
be prepared by a Geo-Technical Engineer or Certified Engineering Geologist.
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6. Any septic system shall be properly abandoned in accordance with DEQ guidelines
and standards. Submit copies of DEQ permits if applicable.
7. Contact GPID to establish drainage accounts and to coordinate any development
requirements they may have.
8. The applicant shall contact ODOT Permit Specialist Julee Scruggs (541-864-8811
Julee.Y.SCRUGGS@odot.state.or.us) to obtain a new state highway approach
permit.
9. The bridge to cross the canal shall be engineered in accordance with AASHTO HB17 and be rated for a live load of at least 75,000 lbs. with the load limit posed on both
ends of the crossing.
10. The applicant shall demonstrate that the proposed extension of Coach Drive to the
North and South is possible and that there will be no alignment or problems with
grade. The applicant shall Submit to the Engineering Division for review a complete
profile demonstrating that the extension of Coach Drive is possible as indicated to
both the North and the South.
11. Submit draft language and maps to the Community Development Department
prepared by a licensed surveyor for all associated easements or illustrate them on
the revised Tentative Plan.
a. A fifteen foot (15’) unobstructed and drivable easement centered on the sewer
main including access across the canal.
b. A twenty foot (20’) unobstructed and drivable easement centered on the water
main through tract A.
c. An easement shall be granted to the general public for ingress and egress across
both access ways. The access easement over the multi-use path shall run in
perpetuity, the access easement over the private street shall extinguish at such
time as it is closed to vehicular traffic (when Coach Drive connects.)
12. Obtain an NPDES permit from the Department of Environmental Quality. Submit a
copy of the approved permit to the Community Development Department.
13. Meet conditions found in the Public Works Memorandum, see Exhibit 6.
14. Submit a revised “Existing Tree Canopy Cover and Tree Protection Plan” for review
and approval by the City’s Urban Forester, see Exhibit 7.
B. The following must occur prior to Final Plat approval:
1. Submit final copy of approved CC&R’s and future development plan to the
Community Development Department indicating the following:
a. Restricting access to lots 3 and 10 to future development and land division.
b. Restricting the total number of dwelling units to ten (10) units, until such time that
Coach Drive has interconnectivity to other public right of way.
c. Require the termination of the temporary access at such time as Coach Drive
connects.
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d. Obligates the owners of the resultant parcels of the Subdivision to common
maintenance of Tract A, pedestrian pathway, and all streets until interconnection
to adjacent public street completed.
2. Submit recorded copies for all associated easements or indicate them on the Final
Plat including:
a. A fifteen foot (15’) unobstructed and drivable easement centered on the sewer
main including access across the canal.
b. A twenty foot (20’) unobstructed and drivable easement centered on the water
main through tract A.
c. An easement shall be granted to the general public for ingress and egress across
both access ways. The access easement over the multi-use path shall run in
perpetuity, the access easement over the private street shall extinguish at such
time as it is closed to vehicular traffic (when Coach Drive connects).
3. The applicant shall submit for review and approval by the City’s Urban Forester a
“Tree Re-vegetation Plan”:
a. Location of trees or groups of trees remaining on site post development as
related to new lot lines.
b. A tree planting plan identifying general locations of where new trees will be
planted and include the height, caliper and species of trees recommended to be
planted.
c. The percentage of tree canopy proposed to be re-established. The calculation
shall be based upon the type of trees to be planted and number of trees needed
per lot, and shall meet the conditions of tentative plan approval.
d. Demonstration of efforts to promote diversity of tree species.
e. The Tree Re-vegetation Plan shall be recorded along with the final plat/plan.
4. Provide a land division guarantee issued by a title company.
5. Separate sewer and water services are required for each lot. Private sewer and
water lines shall not cross other lots.
6. Pay a Tree Deposit in the amount of $500 per lot.
7. If individual lots were graded as part of the grading permit for the subdivision, provide
a map of those lots with new building pads and include the dimensions of the area
graded.
8. All adjacent streets shall be swept regularly during construction.
9. Power, telephone, cable television and natural gas lines shall be installed
underground and within the 10 foot City Utility Easements.
10. Pay all engineering inspection fees due.
11. Install sidewalk and planter strips in accordance with the approved tentative plan.

104-00140-21 / 301-00144-21 ~ Pemberley Meadows – Tentative Plan
Type III UAPC Hearing ~ Staff Report

Page 149

12. Properly abandon any existing wells and provide evidence of proper abandonment to
the Community Development Department.
13. Meet Conditions found in the Public Works Memorandum, see Exhibit 6.
14. Submit a final plat, including future development plan, in accordance with Section
17.422 of the City of Grants Pass Development Code. Incorporate any modifications
or conditions required as part of tentative approval. A professional land surveyor
must survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify the
approval of the Tentative Plat. Include the following on the plat:
After all signatures are obtained, the plat, future development plan, and CC&R’s
must be recorded with the Josephine County Recorder within 30 days. The
subdivider shall file one print of the recorded plat with the Community Development
Department. Failure to do so will nullify plat approval.
C. The following shall be accomplished at the time of development of individual lots in
the subdivision:
1. Payment of all System Development Charges due; including, but not limited to,
water, storm, sewer, parks and transportation.
2. Development of lots shall be in accordance with solar standards.
3. The existing or new property owner may be reimbursed for installation of trees, in
accordance with the Tree Revegetation Plan, after demonstrating the actual amount
spent in the purchase and installation of trees on the lot.
4. Each lot shall have separate utility services.
5. All utilities shall be placed underground.
6. Comply with the Uniform Fire and Building Codes.
7. Install landscaping in accordance Section 23.031 of the GPDC.
8. Submit lot drainage plans for approval on all building plans.
9. Developed or undeveloped building lots will need to be maintained for weed and
grass control throughout the year.
10. Addresses must be visible from the street and identified on the building. Any curb
markings must be in conformance with 6.03.050 of the GPMC.
11. Gravel driveway approaches and other erosion and track out control measures shall
be in place during construction of individual lots.
12. Prior to occupancy, driveways and parking and maneuvering areas shall be paved in
accordance with the requirements of the Development Code.
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VIII.

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.
IX.

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

Location Map
Aerial Photo
Tentative Plan
Future Development Plan
Applicant’s Narrative and criteria responses
Public Works Memorandum
Urban Forester Comments
Public Safety Comments
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INSTALL ORANGE SAFETY FENCING AROUND PROPOSED DETENTION POND TO PREVENT
COMPACTION DURING CONSTRUCTION ACTIVITIES
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INSTALL CONCRETE WASH OUT AREA PER OSD#RD1070 (FLEXIBLE LOCATION)
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KEYED NOTES:

7

CONSTRUCTION SCHEDULE: ALL WORK WILL BE COMPLETED OUTSIDE OF THE RAINY SEASON (BETWEEN
APRIL 15TH AND OCTOBER 15TH).

Revisions:

C1.4

Sheet No:

Title: EROSION &
SEDIMENT CONTROL
& SSD PLAN

-

PROPOSED SITE GRADING: THE PROPOSED IMPROVEMENTS (ROADWAY, UTILITIES, HOUSE PADS) WILL
FOLLOW THE EXISTING GRADES AND NO SIGNIFICANT CUTS/FILLS ARE ANTICIPATED. INDIVIDUAL HOUSE
PADS WILL HAVE MINOR CUTS/FILL AND SMALL RETAINING WALLS WILL LIKELY BE CONSTRUCTED BETWEEN
PROPERTY LINES (4'-6' WALL HEIGHTS).

SITE SUITABILITY: IN OUR PROFESSIONAL OPINION, THE SITE SOILS AND EXISTING SLOPES ARE SUITABLE
FOR THE PROPOSED DEVELOPMENT WITH CAREFUL GRADING AND IMPLEMENTATION OF EROSION CONTROL
MEASURES.
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EXISTING HOUSE TO REMAIN
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Tentative Plan Submittal – Pemberley Meadows Subdivision and Major Variance
(Revision 1)
Attached is the tentative plan application submittal and associated variance requests for a 10-lot
residential subdivision located at 2599/2603 Williams Highway. This project will split the three
existing parcels totaling 8.27 acres into 10 single family lots while providing a layout that
accounts for surrounding development patterns, future development potential, the irrigation
canals, steep slopes, and access restrictions until future master planned roadways are
constructed.
The project was previously approved on 10/25/17 in its same general configuration under
project #104-001122-17 and #301-00120-17. This was followed by a minor modification in
10/18 for the addition of an accessory dwelling unit on the existing home.
A development permit was issued on 10/15/18 and the infrastructure has been partially
constructed to date. This includes grading throughout, installation of a new water main from
Williams Highway to the proposed cul-de-sac, construction of a box culvert over the irrigation
canal, and franchise utility conduits. Two development permit extensions were approved for the
project, but the land use application expired on 4/15/21 based on personal reasons and
conditions related to the pandemic.
Based on the work completed to date, the applicant is requesting reapproval of the project with
only minor changes to a few of the proposed lot lines. This has been done to address concerns
from the City regarding future development options. All previously approved construction
documents and public infrastructure design will remain unchanged except for minor utility
service, driveway approach, and lot line adjustments.
Existing Conditions
The site is currently developed with two single family homes (one of which will remain) and
several accessory structures that will be removed. There is currently a developed approach off
Williams Highway for proposed access that will be converted into a temporary private street
approach as further described below. The existing approach and associated flag lot to the house
located on Lot 1 will be converted into a pedestrian pathway and sewer easement. The lower
portion of the property (below the Allen Creek Irrigation lateral) is lightly treed with sloping
terrain. The upper portion of the site is heavily treed with relatively steep terrain. A large
portion of the property is located within the Steep Slope Hazard District.
Water and sewer mains are available in Williams Highway and an 8” sewer main extension has
already been stubbed into the property to serve this development. The upper portion of the site
drains to a large natural swale which is picked up by the Grants Pass Irrigation (GPID) canal to
the west. The central portion of the site drains over the surface directly to the GPID canal. The
lower portion of the property (flag lot/pole) drains directly to Williams Highway.
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Proposed Conditions
The property will be developed into 10 single family lots, reserving future development potential
for Lots 1, 3 & 10 (see Future Development Plan). Due to the existing steep terrain and current
access limitations, access is proposed through a new “temporary” private street connection that
connects to the long-term cul-de-sac street (see Access section below).
Based on existing utility locations and grades, an 8” sewer main extension will be constructed to
serve all of the new lots and future development area. This main will be extended off the
existing 8” stub that is located on Tax Lot 2200 (flagpole) until it bisects the cul-de-sac street. A
new 8” water main extension will be constructed off the existing water main in Williams
Highway and will run within the cul-de-sac street (a portion of this has been installed from the
Highway to the proposed cul-de-sac).
Storm drainage will follow existing drainage patterns and discharge to the irrigation canal
(above the bridge) and to the existing ODOT storm system (below the bridge). Due to capacity
limitations with the irrigation canal, storm water runoff from this development will be detained
to pre-existing conditions. Other franchise utilities will run along new City utility easements
and connect to the existing infrastructure currently in place. Due to the existing flagpole
configuration, these easements will run within the temporary private street connection up to the
main body of the lot. The existing power pole within the new cul-de-sac bulb will be relocated
outside of the new public street.
Access
Access is the most limiting factor of the subdivision based on the current property configuration
and surrounding conditions. The flag lot/pole (Tax Lot 2200) located between the existing
irrigation canal and Williams Highway is only 15’ in width and due to this, it is not adequate for
a roadway. Instead, this 15’ section will be used as a pedestrian connection to Williams
Highway, sewer easement, and power easement. The existing vehicular bridge will remain and
be retrofitted as needed for pedestrian use/safety.
A temporary private roadway section will be extended across the 25’ flagpole on Tax Lot 2400 to
serve the cul-de-sac street. A new concrete box culvert was recently constructed across the
irrigation canal for this purpose. Although this street section is not standard for a public road, it
does match the Development Code 22’ width used on a private street serving up to 10
development lots (with relocated sidewalk). This temporary street configuration has also been
used twice before in a shorter configuration on Allenwood Drive and Wagon Wheel Drive to the
south for very similar reasons (long/narrow development lots and no immediate connectivity to
Coach Drive at Curtis Drive).
In the future, Coach Drive is master planned to extend across a portion of Lots 3 & 10 to Wagon
Wheel Drive and Curtis Drive (sections of this road have already been built to the south). When
this occurs, we are anticipating that temporary private street access serving the cul-de-sac street
will be abandoned and converted to a pedestrian pathway/utility access route with bollards and
the development will alternatively connect to the new City street (Coach Drive). At that time,
the cul-de-sac street section will be adopted into the City’s public street inventory and they will
take over long term maintenance.
223 NE “B” Street, Grants Pass, OR 97526
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Subdivision Criteria
Below are the Development Code criteria for a subdivision, followed by our formal responses.
The review body shall approve, approve, with conditions, or deny the request based on the
following criteria:
1) The plan conforms to the lot dimension standards of Article 12, the base lot standards of
Section 17.510, and the requirement of any applicable overlay district.
Response: The plan conforms to the lot standards in Article 12 and 17 and there is
adequate building pad area for each lot as shown on the tentative plan. All lots meet
the minimum width and lot size required in the R-1-8 zone.
2) When required, the proposed future development plan allows the properties to be
efficiently further developed, partitioned, or subdivided as efficiently as possible under
existing circumstances, in accordance with the requirements for typical permitted uses in
the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.
Response: See the attached Future Development Plan for the proposed long term
development configuration. This layout allows for full development up to the base of
the steep slope area on the easterly portion of the property and accommodates the
future extension of Coach Drive.
3) When one is required or proposed, the street layout conforms to the applicable
requirements of the adopted street plans, meets the requirements of Article 27 and other
applicable laws, and best balances needs for economy, safety, efficiency, and
environmental compatibility.
Response: The proposed street layout within the development meets the requirements
of Article 27. By accommodating for the future extension of Coach Drive, the
development also meets the requirements of the transportation master plan. The
temporary private roadway connection between Williams Highway and the cul-de-sac
length is being addressed under a major variance as part of this application.
4) The proposed utility plan conforms to the applicable requirements of adopted utility
plans, the requirements of Article 28 and other applicable laws, and best balances needs
for economy, safety, efficiency, and environmental compatibility.
Response: The proposed utility plan meets the requirements of Article 28 and includes
a public 8” sewer and 8” water main extension from Williams Highway into the
development. Upon further development of the subdivision and construction of Coach
Drive, the utilities can be extended to the north/south property lines within the future
public right-of-way.
5) The tentative plan allows for the preservation of establishment of natural features or the
preservation of historic features of the property, and allows access to solar energy to the
extent possible under existing circumstances including
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a. Providing the necessary information to complete the tree chart identified in
Section 11.041
b. No cuts shall result in retaining walls greater than 15 feet high in a single wall
from the finish grade or create any un-retained slopes greater than 100%.
c. No fills may result in a retaining wall within the required setback from a property
not included in the development plan greater than six (6) feet in height from the
finish grade nor create any un-retained slopes greater than 100%.
Response: The proposed layout will preserve as many trees as possible as shown on
the attached Tree Plan and due to the forested nature of the lot, the site will contain
well over the minimum amount. No other natural or historic features are present. No
large cuts/fills are anticipated based on existing grades and only minor retaining walls
will be required between lots.
6) The plan complies with applicable portions of the Comprehensive Plan, this Code, and
state and federal laws.
Response: The plan complies will all applicable standards and laws with exception to
the Major Variance requests below.
Private Street Length, Buffering, and Temporary Street Section Variance Request
Due to the existing development limitations stated above, we are requesting a variance to
Development Code Section 27.123(1)(f), Section 27.123(12)(b) and Section 27.123(14) for the
extension of Pemberley Lane.
Based on the existing flag lot widths at Williams Highway, the “temporary” section of Pemberley
Lane must be narrowed to 22’ of pavement with curbs (only) to fit within the 25’ flag lot. The 4’
sidewalk that would normally be required adjacent to this private street section is being
relocated to the north flag lot for pedestrian access to Williams Highway, which requires a
variance to the private street standards listed under Section 27.123(12)(b). In the future when
Coach Drive is extended to the east side of the development, this temporary section of roadway
will be converted to a pedestrian/utility easement (only) and bollards will be placed at the
connection to the cul-de-sac bulb to prevent vehicular traffic to/from Williams Highway.
Also due to the narrow flag lot width, is the request to eliminate the 5’ buffer normally required
under Section 27.134(14) along the temporary private street access. This is being mitigated by
the installation of taller bridge rails and the fact that this access is only temporary until Coach
Drive is extended to the property in the future.
In addition, the new street, including the temporary connection, will have an overall length of
650’ as measured from the curb face on Williams Highway to the center of the hammerhead
turnaround. Since Section 27.123(1)(f) limits the length of a cul-de-sac street to 400’ within the
Steep Slope Development Area, a variance to this standard is required. One thing to note about
Pemberley Lane is that in future when Coach Drive is constructed, it will nearly meet the 400’
maximum length standard (418’ as measured from the future Coach Drive right-of-way to the
start of the cul-de-sac bulb).
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Variance Criteria
Previously granted variances shall not be considered to have established a precedent. The review
body may approve, or approve with conditions, a variance upon finding that is meets all the
following criteria:
(A) Qualifying Condition. The applicant shall demonstrate that the following elements are
present to qualify for a variance.
(1) The variance is necessary because the subject code provision does not account for special or
unique physical circumstances of the subject site, such as topography, natural features, adjacent
development, or similar circumstances. A legal lot determination may be sufficient evidence of a
hardship for purposes of approving a variance.
Response: The lots being developed have a unique access constraint since they have two flag
poles out to Williams Highway, one of which is too narrow for any type of roadway access and
another that is only wide enough to accommodate a modified street section without the
adjacent sidewalk and buffer strip. In addition, the master transportation plan shows a
north/south extension of Coach Drive across the property which will require participation
from other adjoining properties before it is constructed.
Also, the steep slopes that are present on the east end of the development that abut previously
developed County residential lands preclude any access in this area.
(2) The variance is the minimum necessary to address the special or unique physical
circumstances related to the subject site.
Response: As stated above, the variances being requested still create the equivalent of a
private street section that is allowed in the code for up to 10 lots. In addition, the over length
cul-de-sac street variance applies primarily to the current configuration that includes the
temporary connection to Williams Highway. Once Coach Drive is constructed in the future,
Pemberley Lane will be 418’ long once connected to the future road which is very close to the
400’ allowable length.
(3) The proposal’s benefits will be greater than any negative impacts on the development of the
adjacent uses and will further the purpose and intent of this ordinance and the Comprehensive
Plan of the City.
Response: The proposal develops the internal portion of the property to the standards allowed
in this zoning district and provides future development opportunities for this property and
adjacent properties by accommodating the future location of Coach Drive. By allowing the
short/modified temporary public roadway section between Williams Highway and the cul-desac bulb, it allows a higher density to be obtained for the overall development which is more in
line with the Comprehensive Plan and adjacent zoning in this area.
(4) The need for the variance is not self-imposed by the applicant or property owner. For
example, the variance request does not arise as a result of a property line adjustment or land
division approval previously granted to the applicant.
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Response: Not Applicable. The variance is being requested due to existing property
configurations and access restrictions that have been in place long before they were purchased
by the current owners. The master transportation plan established the long-term roadway
configuration which is driving the need for a temporary/modified connection to Williams
Highway.
This is similar to the highway approaches to Allenwood Drive, Wagon Wheel Drive, and
McKenna Trail just south of this project which will all be closed off/reconfigured when Coach
Drive is extended to these developments in the future.
Future Development Plan
A future development plan has been prepared to address future subdividing of Lots 3 & 10 (both
of which are over 2.5 acres meeting criteria under Section 17.544) along with adjacent properties
in the local vicinity. Based on existing development patterns and steep terrain, the applicant has
shown a reasonable alignment of Coach Drive between Wagon Wheel Drive and Curtis Drive
which will allow construction of the master planned roadway in the future. There will likely be
some slight variability on the final road location depending on the adjacent development
patterns.
Tree Retention/ESC/Steep Slope Development Plan
As required for the application, we have prepared a tree retention, erosion control, and steep
slope development plan showing the approximate location of existing trees to be removed and
those that will remain as part of the subdivision development. Due to the large property size
and limited development area (due to steep slopes/drainage ways), a large percentage of existing
trees will remain even after future development of the property.
Summary
Overall, we feel that this development proposal accommodates the existing site constraints while
working with challenging access restrictions and future development requirements. Although
code variances are required, they generally apply to the “temporary” street connection to
Williams Highway and not the long-term master development plan for this area.
We look forward to receiving your initial feedback and working with you through the updated
planning/development process. Since the construction is well underway the applicant should be
able to efficiently create additional housing in this area to help with the significant shortage we
are currently experiencing in our community.
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Public Works Staff Report
To:

Planning Division, City of Grants Pass

Date: December 21, 2021

From: Myles Daley, Thornton Engineering
Project Name: Pemberly Meadows Subdivision and Major Variance
Address: 2599 and 2603 Williams Highway
Map and Tax Lot: 36-05-30-CC, Taxlots 900, 1000, and 1100
File: 104-00140-21 & 301-00144-21
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.
d. Provide written acknowledgement that the Applicant will retain the Engineer-ofRecord (Engineer), to make visits to the Site at intervals appropriate to the various
stages of construction to observe as an experienced and qualified design professional
the progress that has been made and the quality of the various aspects of the executed
work. Based on information obtained during such visits and observations, the
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Engineer, will determine, in general, if the work is proceeding in accordance with the
approved plans and specifications. The Engineer will notify the contractor and the
City immediately if the work is not in accordance with the approved plans and
specifications. The Engineer will provide the City with copies of each Site Visit
Report within seven (7) days of the visit. The Applicant shall notify the City if an
alternate professional engineer will provide the above mentioned services.
2. Streets:
a. Williams Highway. Classification – State Highway
i.
Required Right-of-Way dedication: The Applicant’s Surveyor shall determine if
any additional right-of-way dedication is required at the subject location, verify
with ODOT for the required right of way and for confirmation of access to
highway for the proposed 10 lots.
ii.
Required Street Improvements: Reconstruct driveway approaches in conformance
with current pedestrian access standards
b. Pemberly Lane. Classification – Local Street
i.
Required Right-of-Way dedication: The required full street right-of-way equals
40 feet, per Hillside Standards for local streets, per 27.123(11)(a).
ii.
Required Street Improvements: 24 feet paving width curb to curb, curb & gutter,
four foot sidewalk.
iii. Grants Pass Public Works will not maintain street until it has contiguous access
with other existing public streets.
c. Temporary Access. Classification – Private Street
The applicant is proposing a temporary access of 22 foot paving width curb to
curb with a 5’ sidewalk in another location for pedestrian access. Per 27.123(14),
the street shall be kept a minimum of 5 feet from the abutting property line of a
developed neighboring residential property. The Applicant has asked for a
variance for this rule of 5 feet due to existing property lines.
d. Coach Drive. Classification – Local Collector
i.
Required Right-of-Way dedication: The required full street right-of-way equals
46 feet.
ii.
Required Street Improvements: None required at this time.
3. Storm Drainage:
a. Project specific requirements: No stormwater shall discharge into the irrigation
system, per agreement between the City and Irrigation District.
b. All new, and substantially reconstructed, developments shall limit the storm water
run-off from the development site to not exceed .65 cfs per acre during a 25-year
storm event (Reference Master Storm Drainage Facilities and Management Plan –
May 1982). The Applicant’s Engineer shall submit a storm water report which
demonstrates how the proposed development satisfies this condition. Partially
redeveloped sites shall apply the above condition to new impervious areas only, if the
City Engineer determines that applying this condition to the entire site is not feasible.
c. Design the development to not alter off-site existing drainage patterns.
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d. 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.
e. Design erosion and sediment control measures.
4. Sanitary Sewers:
a. Project specific requirements: Applicant is proposing to extend public sewer main
through private sewer lateral up to project.
b. Design a minimum of one service lateral for each lot. Avoid installing service laterals
in driveways. All service lines shall be located in the serviced property’s adjacent
right-of-way and installed in a straight-line perpendicular to the Sewer Main.
c. Connect the new development to public sewer and do not use septic systems unless
exempted by section 28.071 (1).
d. Design all new sanitary sewer facilities in conformance with the City’s Sanitary
Sewer Standards and Specifications.
e. 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. Project specific requirements: Per Water Standard 203.1.5, water mains are not
allowed in private streets unless they are to be used to supply flows to fire hydrants
required by the Grants Pass Public Safety Dept. or to provide interconnectivity to
waterlines in adjacent streets as required by the Director.
b. Design all new water facilities in conformance with the City’s Water Standards and
Specifications.
c. 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.
d. 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.
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:
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2.
3.
4.

5.

6.

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.
Streets:
Sweep all adjacent streets regularly during construction.
Storm Drainage:
Maintain erosion and sediment control measures until disturbed areas are re-established.
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.
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.
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.
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File Number:
Name of Site Plan:
Name of Applicant:
Name of Planner:
Comments By:
Date:

104-00140-21
Pemberley Meadows Subdivision
Brad Orton
Jason Maki
Tony Mecum
December 21, 2021

Tree Comments
Map #:
Tax Lot #:
Address:
Plan Type:
# of New Lots:
Zone:

36-05-30-CC
900, 1000, and 1100
2599 and 2603 Williams Hwy
Subdivision tentative plan
10
R-1-8

Comments
Currently addressed in submitted narrative and answers to
“Subdivision Criteria” on page 3 of “Tentative Plan Submittal –
Pemberley Meadows Subdivision and major Variance
(Revision1).”

Requirements for Major Site Plan Review
Status
Sufficient

11.040(2)

Code
11.040(1)

Estimated amount of tree canopy on the site.

Overlay of the proposed plan on aerial photograph.

Aerial photograph with property lines.

Sufficient

Sufficient

Sufficient

Status
Sufficient

Code
19.052(7)

Requirement
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.

11.040(3)

Approximate location of trees or groups of trees to be retained.

This requirement aligns directly with the requirements of
section 23.052(2)(a).

Ensure that the Tree Protection Plan (if submitted) is done by a
“Tree Professional” as defined in Article 30.

Comments

Requirements for Tentative Plan, Development Permit, and Final Plat

11.040(4)

Sufficient

Requirement

11.041

Canopy chart. In order to satisfy Tentative Plan criteria, the applicant shall
complete the chart below to show how the proposed development will
maintain and/or re-establish tree canopy cover.

Missing

Missing

Missing

Sufficient

Sufficient

Missing

11.050
11.050(1)

Outline-level narrative of the plan to maintain and/or re-establish tree
canopy.

Indicate how trees or groups of trees will be marked in the field to
distinguish them as protected trees during construction/grading.
Type of protection to be placed around the trees at the drip line.

Existing tree canopy cover and Tree Protection Plan submitted by a Tree
Professional for review and approval.
Aerial photo or graphic depicting existing percentage of tree canopy on the
site.
Location and percentage of dominant and co-dominant tree canopy to
remain during construction.

11.050(2)
11.050(3)
11.050(4)
11.050(5)
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11.060(2)

11.060(1)(e)

11.060(1)(d)

11.060(1)

Code

Tree Deposit

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

Tree Re-vegetation Plan submitted for review and approval by a Tree
Professional
Location of trees or groups of trees remaining on site post development as
related to new lot lines.
A tree planting plan identifying general locations of where new trees will be
planted and include the height, caliper and species of trees recommended
to be planted.
The percentage of tree canopy proposed to be re-established. The
calculation shall be based upon the type of trees to be planted and number
of trees needed per lot, and shall meet the conditions of tentative plan
approval.
Demonstration of efforts to promote diversity of tree species.

Requirement

Applicable

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Status

Both properties contain slope hazard areas.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Due to retained canopy meeting/exceeding requirement.

Comments

11.060(1)(c)

11.060(1)(b)

11.060(1)(a)

13.111

Class B

Missing

Unclear

Curb-tight sidewalks appear to be planned for this project.

Although retained canopy will meet/exceed the required
percentages of Article 11, front yard trees are still required
through Article 23.

Ensure that the tree removal and protection requirements of
this section are followed. Note which trees will be removed for
the new roadways and other infrastructure and note which
trees will be protected during the construction.

How will the trees be protected out to the drip line?

Class A

Slope Hazard District Applicable Areas. A slope hazard area
contains slopes of at least fifteen 15%. Slope hazards shall be
divided in two classes of slope steepness as follows:
(1) Class A, 15% to 25%
(2) Class B, greater than 25%

13.140(1)

N/A

Unclear

13.130(3)

Retention Plan. (a) Location of existing trees or groups of trees to be
removed or retained. (b) If trees are retained, indication of how the
tree or group of trees will be protected out to the drip line.
Tree Removal. The removal of trees in areas proposed to be
impacted by new roadways or other infrastructure shall occur first.
Trees located within proposed lots shall be protected during
construction and remain until the construction of the home to the
extent possible.

23.031(2)(a)

23.031(4)

Required front and exterior yards shall be landscaped, and building
setbacks shall be maintained, according to the Type A Concept Sketch and
Schedule 23-1. Minimum landscape requirements per 1000 square feet of a
required front or exterior yard, or any portion thereof, shall be the following:
One tree at least six feet in height, and one inch in caliper measured three
feet from the base. Select from street tree list, Section 23.076, and plant
within 10’ of right-of-way limit as per Type A Concept Sketch.
Approved plant materials installed in the area between the curb and the
sidewalk may be used in meeting the landscaping requirements for front and
exterior yards.
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23.041

Code
Landscape Plan

Requirement
Missing

Status

Ensure that the Landscape Plan includes all requirements from
23.041, 23.052(2), 23.052(3)(b), and 23.052(3)(c).

Comments

Missing

Missing

Missing

Missing

Missing

Missing

Missing

Missing

23.041(1)

23.041(2)
23.041(3)
23.041(4)

23.041(5)
23.041(6)
23.041(7)

23.052(2)(a)

The applicant shall provide methods for the protection of existing plant
material to remain during the construction process. The plants to be saved
shall be shown on the Landscape Plan or the Concept Plan and the method
of protection shall be noted on the landscape plans. Example: Areas not to
be disturbed can be temporarily fenced, as in snow fencing which can be
placed around individual trees.

Missing

To Be
Determined

Missing

Appropriate details and specifications can be sourced online
from the International Society of Arboriculture (ISA). The
American National Standards Institute (ANSI) A300 Part 6
(Planting and Transplanting) can also be referenced.
If any trees (including trees in the right-of-way) are to be
preserved, this section and its requirements must be addressed
in the Landscape Plan.

Identification and location of all existing trees over 8" in diameter as
measured 3' from ground level, with notations indicating whether they are to
be removed or utilized in the development. Clusters of trees may be noted in
approximate locations.
Existing and finished grades, with sections showing cut and fill for areas to
be excavated below soils containing organic matter.
Indication of general drainage flow with arrows, and location of all surface
drains and subsurface drain ways.
Location of all required yards, screening and buffering areas, easements,
and public rights-of-way, building foundations or pads, parking areas,
walkways and other impervious surfaces, and all access ways and private
streets.
A schedule showing the % of impervious surface, landscaped area, and
recreation open space, as a % of usable site area.
Plant material, including identity and spacing, using both symbol and
schedule if necessary.
Typical sections at building mass, planters in paved areas, landscape strips
10' in width or less, and landscaped berms, showing excavation, topsoil fill,
finished grade, plant materials and irrigation.

23.052(2)(b)

23.052(3)(a)

Existing trees shall not have construction occur within the drip line, where
possible. Trees to be saved shall be kept free from trunk abrasion or soil
compaction during construction. The landscape plan shall provide for the
location and variety of replacement trees in case of the subsequent death of
existing trees.
Areas for required landscaping shall not be used as a waste dump or fill
during the construction process. All waste material shall be removed from
such areas prior to the application of topsoil.

23.052(3)(b)

Soils devoid of organic materials shall not be utilized as topsoil for required
landscape areas. Where such areas have been excavated to soil levels
containing no organic material, the landscape plan shall provide for further
non-organic soils removal and replacement with topsoil.

Ensure that all persons involved in construction are aware of
this requirement. Violation of this requirement may lead to the
decline of plants.

For tree protection methods and specifications, you can
reference:
• ANSI A300 Part 5 (Site Planning, Site Development);
and
• ISA Best Management Practices – Managing Trees
During Construction, Second Edition (2016)
If any trees (including trees in the right-of-way) are to be
preserved, this section and its requirements must be addressed
in the Landscape Plan.
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Code
The landscape plan shall provide specifications for topsoil, including depth,
organic matter requirements, limits to sand, clay, and gravel and other
requirements designed to ensure the health and vitality of required
landscaping.

Requirement
Missing

Status

Ensure that the topsoil specifications (e.g. limits to sand, clay,
gravel, pH) are appropriate for required landscaping. These
limits must be provided in the Landscape Plan.

Comments

Irrigation Plan

Missing

Missing

Ensure that the Irrigation Plan includes all requirements from
23.042

23.042

23.071

Missing

Unclear

11.070(1)

Tree deposit waiver for retained dominant or co-dominant trees.

Modify lot Lines to preserve existing tree(s).

Sufficient

Sufficient

Possible

23.072

If street trees are installed, ensure that all spacing and
placement requirements in this section are followed.

If type of irrigation is different between groundcover, shrubs,
and/or trees, this needs to be noted. If coverage (area, volume,
and frequency) of watering is different between groundcover,
shrubs, and trees, this needs to be noted. Different species will
likely require different watering. Establishment watering for
trees is different than ongoing irrigation depending on species
and soil. The letter required in Section 23.042(3) should cover
this information.
See 23.042(2) for information relevant to this letter.

Missing

23.042(1)

Location of connection to the public water main and location of stub-outs to
separate landscape areas.
Identification of the type of irrigation system to be used, the location of
irrigation facilities, and coverage to be achieved by the irrigation system.

To Be
Determined

23.042(2)

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.
All landscaping materials and irrigation shall be installed according to
approved plans.

Unclear

Missing

Street Trees. All development fronting on public or private streets approved
following the adoption date of this Code shall be required to plant street
trees in accordance with the following standards. Street trees to be planted
shall be chosen from the recommended list of street trees found in Section
23.076 below. Approval for the planting of alternate species may be given
by the Director.
Location for Street Trees. Street trees shall be located outside of street
right-of-way except in cases where there is a designated planting strip in the
right-of-way, and as specified in requirements and restrictions in Section
23.030 and Section 27.313.
Spacing, Placement, and Pruning of Street Trees.

Unclear

23.042(3)

23.073

Vision Clearance and Vision Clearance Area.

23.052(1)

27.125

11.070(2)

Tree canopy credit - credit double the area calculation of retained dominant
or co-dominant tree.

Tree Preservation Incentives (Optional)

11.070(3)

Exhibit
Page 1727

11.070(4)

Code
Utility alternative relocation to within a city right of way.

Requirement
Possible

Status

Comments
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Grants Pass Department of Public Safety
101 NW A St.
Grants Pass, OR 97526
541- 450- 6 204

Site Plan Review #2
Date of Review: December 21, 2021

Permit Numbers: 104-00140-21 & 301-00144-21

Map/Tax Lot: 36-05-30-CC Tax Lots 900, 1000 & 1100
Address of Project: 2599 & 2603 Williams Hwy
Planner: Jason Maki

Comments:
Parking on emergency access roads shall be as follows (OFC
D103.6.1-2):
20-26 feet road width – no parking on either side of roadway
Greater than 26 feet road width – parking is allowed on one side
Greater than 32 feet road width – parking is not restricted
NO PARKING:

a. Private Street to be posted “No Parking Fire Lane” both sides.
b. Hammerhead & Cul-De-Sac turnaround to be labeled “No Parking Fire
Lane” both sides.

GPDC 27.123(1)(e) & OFC 503.2.
NO PARKING SIGNS:
Signs shall read “NO PARKING - FIRE LANE” and shall be installed with a clear space above
grade level of 7 feet. Signs shall be 12 inches wide by 18 inches high and shall have red letters
on a white reflective background. (OFC D103.6)

1. 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
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)
2. Extend water mains and provide for interconnection for fire suppression
water supply. Hydrants shall be spaced no further than 500 feet between
hydrants. Maximum distance from any point on a street or road frontage to
a hydrant shall not exceed 250 feet. Spacing shall decrease for structures
having a fire flow greater than 1750 GPM. OFC C105 & Table C105.1 Fire
Hydrants shall have the ability to deliver 1000 gallons per minute at a
minimum of 20 psi for 2 hours.
*OFC = Oregon Fire Code, OSSC = Oregon Structural Specialty Code, GPDC = Grants Pass Development
Code, GPMC = Grants Pass Municipal Code
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Grants Pass Department of Public Safety
101 NW A St.
Grants Pass, OR 97526
541- 450- 6 204

3. Structures over 3600 square feet will require demonstration of additional
fire flow or fire sprinkler system. OFC B105.2.
4. Unable to determine Fire Flow; no building dimensions given.
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. [OFC C105.1.1] Fire Hydrants shall
have the ability to deliver 1000 gallons per minute at a minimum of 20 psi
for 2 hours.
6. DEAD ENDS AND ROADS IN EXCESS OF 150 FEET
(TURNAROUNDS): Dead end fire apparatus access roads or roads in
excess of 150 feet in length shall be provided with an approved
turnaround. Diagrams of approved turnarounds are shown below: (OFC
503.2.5 & Figure D103.1) Ensure cul-de-sac and Hammerhead radii and
dimensions conform.

Submitted By:

Michael Meyer, Fire Inspector

*OFC = Oregon Fire Code, OSSC = Oregon Structural Specialty Code, GPDC = Grants Pass Development
Code, GPMC = Grants Pass Municipal Code

Exhibit
Page 1758

