NOTICE OF DECISION

PLANNING DIVISION
555 LIBERTY ST. SE, RM 305
SALEM, OREGON 97301

CITY OF

PHONE: 503-588-6173
FAX: 503-588-6005

AT YOUR SERYICE

ATTACHMENT 1

Si necesita ayuda para comprender esta informacién, por favor llame 503-588-6173
DECISION OF THE PLANNING ADMINISTRATOR

SUBDIVISION / URBAN GROWTH PRELIMINARY DECLARATION / CLASS 2
ADJUSTMENT / CLASS 1 ADJUSTMENT CASE NO.: SUB-UGA-ADJ22-09

APPLICATION NO.: 21-122530-LD / 21-122528-LD / 21-122532-ZO
NOTICE OF DECISION DATE: December 8, 2022
SUMMARY: Proposed 57-lot subdivision with associated site improvements.

REQUEST: A consolidated application for a proposed 57-lot subdivision with
associated site improvements, including four lots designed for stormwater
management. The application includes:

1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into
57 lots ranging in size from approximately 4,800 square feet to 18,327 square
feet;

2) An Urban Growth Preliminary Declaration to determine the necessary public
facilities required to serve the proposed development;

3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth
for Lot 16 from 120 ft. to approximately 105 ft. (SRC 510.010(b); SRC
511.010(b)); and

4) A Class 2 Adjustment to:

a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to
approximately 207 ft. (SRC 510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot
accessway as the front lot line rather than the south property line abutting
the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family
Residential), approximately 12.18 acres in size, and located at 5730 Lone Oak Road
SE (Marion County Assessor Map and Tax Lot Numbers: 083W15CB01900; 02000;
02100; and 02200).

APPLICANT: Brandie Dalton, Multi-Tech Engineering on behalf of Raghunandan
Kamineni and Sangeeta Kamineni

LOCATION: 5730 Lone Oak Road SE, Salem OR 97306

CRITERIA: Salem Revised Code (SRC) Chapters 205.010(d) — Tentative
Subdivision; 200.025(e) — Urban Growth Preliminary Declaration; 250.005(d)(2) —
Class 2 Adjustment; 250.005(d)(1) — Class 1 Adjustment

FINDINGS: The findings are in the attached Decision dated December 8, 2022.

DECISION: The Planning Administrator APPROVED Subdivision, Urban Growth
Preliminary Declaration, Class 2 Adjustment, and Class 1 Adjustment Case No. SUB-
UGA-ADJ22-09 subiject to the following conditions of approval listed below, which
must be completed prior to final plat approval, unless otherwise indicated:
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Conditions 1, 2,4, 5,6, 7, 11, 13, 15, 17, 19, shall be completed prior to final plat approval or may
be delayed pursuant to an improvement agreement per SRC 205.035(c)(7)(B).

Condition 1:  The flag lot accessway serving Lots 9-11 and Lots 12-14 shall be paved to a
minimum width of 20 feet within a minimum 25-foot-wide easement.

Condition 2:  “NO PARKING-FIRE LANE” signs shall be posted on both sides of those portions
of the flag lot accessways that are fire apparatus roadways and “NO PARKING”
signs shall be posted on both sides of any remaining portions of the accessways.

Condition 3:  Provide an engineered stormwater design pursuant to SRC 71 and PWDS to
accommodate new impervious surfaces in rights-of-way and future impervious
surfaces on all proposed lots.

Condition 4:  Construct stormwater facilities pursuant to SRC 71 and PWDS to accommodate
new impervious surfaces in rights-of-way and future impervious surfaces on all
proposed lots.

Condition 5:  Construct S-3 water mains within and abutting the development (and off-site if
needed) to provide minimum fire flow requirements pursuant to Uniform Fire Code
and PWDS. Obtain off-site easements as necessary.

Condition 6:  Construct an S-3 water main along the development frontage of La Cresta Drive
SE to provide domestic service to the proposed lots.

Condition 7:  Construct an S-3 water main and a master plan sewer main along the
development frontage of Lone Oak Road SE pursuant to PWDS. The sewer and
water mains shall connect to the existing sewer and water systems, respectively.

Condition 8:  Dedicate a 10-foot public utility easement along the street frontage of all internal
streets and Lone Oak Road SE, La Cresta Drive SE, and Sarah Renee Avenue
SE.

Condition 9:  All necessary (existing and proposed) access and utility easements must be
shown and recorded on the final plat.

Condition 10: Convey land for dedication to equal a half-width right-of-way of 30 feet on the
development side of Lone Oak Road SE.

Condition 11:  Construct a three-quarter street improvement along the development frontage of
Lone Oak Road SE to Collector A street standards with property line sidewalk as
specified in the City Street Design Standards and consistent with the provisions of
SRC Chapter 803 with the following exception:

a) Increased street grade, as shown on the applicant’s tentative plan.

Condition 12: Demonstrate lots 36 through 42 have legal access by means of right-of-way
dedication along Sarah Renee Avenue SE or off-site easements.
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Condition 13:

Condition 14:

Condition 15:

Condition 16:

Condition 17:

Condition 18:

Condition 19:

Condition 20:

Condition 21:

Construct the following streetscape improvements in accordance with City Street
Design Standards and consistent with the provisions of SRC Chapter 803:

a) Along the development frontage of La Cresta Drive SE, provide curbline
sidewalks, street trees, and streetlights.

b) Along the development frontage of Sarah Renee Avenue SE, provide
property line sidewalks, street trees, and streetlights.

Dedicate a 60-foot-wide right-of-way for Koda Street SE within the subject
property as shown on the applicant’s tentative plan.

Construct Koda Street SE to local street standards as specified in the City Street
Design Standards and consistent with the provisions in SRC Chapter 803, with
the following exception:

a) Increased street grade, not to exceed 15 percent, as shown on the
applicant’s tentative plan.

Dedicate a 52-foot-wide right-of-way for Red Oak Avenue SE within the subject
property as shown on the applicant’s tentative plan.

Construct Red Oak Avenue SE to local street standards as specified in the City
Street Design Standards and consistent with the provisions in SRC Chapter 803,
with the following exceptions:

a) Curbline sidewalks along the northern side of the right-of-way.

Dedicate a 60-foot-wide right-of-way for White Oak Street SE within the subject
property as shown on the applicant’s tentative plan.

Construct White Oak Street SE to local street standards as specified in the City
Street Design Standards and consistent with the provisions in SRC Chapter 803.

Provide a final report from a geotechnical engineer that describes construction
monitoring activities for all site earthwork and addresses the geotechnical
considerations for each individual building lot.

The front lot line designations for Lots 9 and 12 shall be the west property lines
abutting the proposed flag lot accessways.

The rights granted by the attached decision must be exercised, or an extension granted, by
December 24, 2024, or this approval shall be null and void.

Application Deemed Complete: October 13, 2022
Notice of Decision Mailing Date: December 8, 2022
Decision Effective Date: December 24, 2022

State Mandate Date: January 31, 2023
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Case Manager: Bryce Bishop, Planner lll, bbishop@cityofsalem.net, 503-540-2399

This decision is final unless written appeal and associated fee (if applicable) from an aggrieved
party is filed with the City of Salem Planning Division, Room 320, 555 Liberty Street SE, Salem OR
97301, or by email at planning@cityofsalem.net, no later than 5:00 p.m., Friday, December 23,
2022. The notice of appeal must contain the information required by SRC 300.1020 and must
state where the decision failed to conform to the provisions of the applicable code section, SRC
Chapter(s) 205, 200, and 250. The appeal fee must be paid at the time of filing. If the appeal is
untimely and/or lacks the proper fee, the appeal will be rejected. The City Council will review the
appeal at a public hearing. After the hearing, the City Council may amend, rescind, or affirm the
action, or refer the matter to staff for additional information.

The complete case file, including findings, conclusions and conditions of approval, if any, is
available for review by contacting the case manager, or at the Planning Desk in the Permit
Application Center, Room 305, City Hall, 555 Liberty Street SE, during regular business hours.

http://www.cityofsalem.net/planning
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BEFORE THE PLANNING ADMINISTRATOR OF THE CITY OF SALEM
DECISION
IN THE MATTER OF THE APPROVAL ) FINDINGS AND ORDER
OF TENTATIVE SUBDIVISION, )
URBAN GROWTH PRELIMINARY )
DECLARATION, CLASS 2 ADJUSTMENT, )
& CLASS 1 ADJUSTMENT )
CASE NO. SUB-UGA-ADJ22-09; )
5730 LONE OAK ROAD SE ) DECEMBER 8, 2022
REQUEST

A consolidated application for a proposed 57-lot subdivision with associated site
improvements, including four lots designed for stormwater management. The application
includes:

1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots
ranging in size from approximately 4,800 square feet to 18,327 square feet;

2) An Urban Growth Preliminary Declaration to determine the necessary public facilities
required to serve the proposed development;

3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth for Lot
16 from 120 ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)); and

4) A Class 2 Adjustment to:

a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approximately 207
ft. (SRC 510.010(b); SRC 511.010(b)); and

b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as
the front lot line rather than the south property line abutting the street (SRC
800.020(a)(1)).

The subject property is zoned RA (Residential Agriculture) and RS (Single Family
Residential), approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE
(Marion County Assessor Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100;
and 02200).

PROCEDURAL FINDINGS

1. A consolidated application for a Tentative Subdivision, Urban Growth Preliminary
Declaration, Class 2 Adjustment, and Class 1 Adjustment was filed by Brandie Dalton,
of Multi-Tech Engineering, on behalf of the applicants and property owners,
Raghunandan and Sangeeta Kamineni, proposing to divide property located at 5730
Lone Oak Road SE into a 57-lot subdivision.

2. After additional requested information was provided by the applicant, the application
was deemed complete for processing and public notice of the proposal was
subsequently sent, pursuant to SRC requirements, on October 13, 2022. Notice of the
proposed development was also subsequently posted on the property by the applicant
pursuant to SRC requirements on October 17, 2022.
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The state-mandated local decision deadline for the application is January 31, 2023.
SUBSTANTIVE FINDINGS
1. Proposal

The proposal submitted by the applicant requests tentative subdivision plan approval to
divide property totaling approximately 12.18-acres in size and located at 5730 Lone
Oak Road SE (Attachment A) into 57 lots ranging in size from approximately 4,800
square feet to 18,327 square feet. In addition to the proposed tentative subdivision, the
application also includes an Urban Growth Preliminary Declaration to determine the
necessary public facilities required to serve the proposed development; a Class 1
Adjustment to reduce the minimum required double frontage lot depth for proposed Lot
16; and a Class 2 Adjustment to increase the maximum allowed lot depth for proposed
Lot 8 and designate the west property lines of proposed Lots 9 and 12 as the front lot
line for building setback purposes. Of the total 57 lots proposed, four are designated as
water quality facilities for the purpose of stormwater management.

The subject property abuts La Cresta Drive SE to the north, Lone Oak Drive SE to the
west, and Sarah Renee Avenue SE to the south. Vehicular access to the subdivision
will be provided by La Cresta Drive, Lone Oak Road, Sarah Renee Avenue and
proposed new internal streets that will be constructed with the subdivision.

2. Applicant's Plans and Statement.

Land use applications must include a statement addressing the applicable approval
criteria and be supported by proof they conform to all applicable standards and criteria
of the Salem Revised Code. The plans submitted by the applicant depicting the
proposed development, and in support of the proposal, are attached to this report as
follows:

= Tentative Subdivision Plan: Attachment B
= Utility Plan: Attachment C

The written statement provided by the applicant addressing the applicable approval
criteria associated with the proposal is included as Attachment D.

3. Summary of Record.

The following items are submitted to the record and are available: 1) All materials and
testimony submitted by the applicant, including any applicable professional studies
such as traffic impact analysis, geologic assessments, stormwater reports, and; 2) any
materials, testimony, and comments from public agencies, City Departments,
neighborhood associations, and the public. All application materials are available on
the City’s online Permit Application Center at https://permits.cityofsalem.net. You may
use the search function without registering and enter the permit number listed here: 21
122530.
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4. Salem Area Comprehensive Plan (SACP)

The subject property is located inside the Salem Urban Growth Boundary and the
corporate city limits. The subject property is designated “Developing Residential” and
“Single Family Residential” on the Salem Area Comprehensive Plan (SACP) Map. The
comprehensive plan map designations of surrounding properties are as follows:

Comprehensive Plan Map Designations of Surrounding Properties

North Across La Cresta Drive SE, Single Family Residential
Across Sarah Renee Avenue SE, Single Family
South Residential
Mixed Use
East Single Family Residential
West Across Lone Oak Road SE, Mixed Use

Relationship to Urban Service Area

The subject property lies outside the City's Urban Service Area. The Urban Service
Area is that territory within City where all required public facilities (streets, water, sewer,
storm water, and parks) necessary to serve development are already in place or fully
committed to be extended.

Pursuant to the urban growth management requirements contained under SRC
Chapter 200 (Urban Growth Management), properties located outside the Urban
Service Area are required to obtain an Urban Growth Preliminary Declaration prior to
development in order to determine the required public facilities necessary to fully serve
the proposed development. A request for an Urban Growth Preliminary Declaration is
included with the proposal.

5. Zoning

The subject property is zoned RS (Single Family Residential) and RA (Residential
Agriculture). The zoning of surrounding properties is as follows:

Zoning of Surrounding Properties

Across La Cresta Drive SE, RS (Single Family
North . .

Residential)

Across Sarah Renee Avenue SE, RS (Single Family
South Residential)

MU-II (Mixed-Use-lIl)
East RS (Single Family Residential)
West Across Lone Oak Road SE, MU-II (Mixed-Use-Il)
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6. Public and Private Agency Review

City of Salem Building and Safety Division - Reviewed the proposal and identified no
objections.

City of Salem Fire Department - Reviewed the proposal and indicated no objections.

City of Salem Public Works Department - Reviewed the proposal and provided
comments pertaining to required City infrastructure needed to serve the proposed
development. Comments from the Public Works Department are included as
Attachment E.

7. Neighborhood Association and Public Comments
The subject property is located within the South Gateway Neighborhood Association.

Applicant Neighborhood Association Contact. SRC 300.310 requires an applicant to
contact the neighborhood association(s) whose boundaries include, and are adjacent
to, property subject to specific land use application requests. Pursuant to SRC
300.310(b)(1), the tentative subdivision application included in this proposed land use
application request requires neighborhood association contact. The South Gateway
Neighborhood Association was contacted by the applicant’s representative to provide
details about the proposed subdivision in conformance with the requirements of SRC
300.310.

Neighborhood Association Comments

Notice of the application was provided to the South Gateway Neighborhood Association
pursuant to SRC 300.520(b)(1)(B)(v), which requires notice to be sent to any City-
recognized neighborhood association whose boundaries include, or are adjacent to, the
subject property. No comments were received from the neighborhood association.

Public Comments

In addition to providing notice to the neighborhood association, notice was also
provided, pursuant to SRC 300.520(b)(1)(B)(iii), (vi), & (vii), to all property owners and
tenants within 250 feet of the subject property. Prior to the comment deadline seven
comments were received that are included as Attachment F. The comments raise
issues regarding the following:

A. Future street extension. A concern was raised about the future street extension
shown on the tentative subdivision crossing through the abutting property to the
southwest of the subject property.

Staff Response: The future street extension across the abutting property to the
southwest of the subject property was shown on the tentative subdivision plan for
illustrative purposes only in order to demonstrate how proposed White Oak Street
and existing Sarah Renee Avenue could feasibly be extended in the future to meet
street connectivity requirements. SRC 803.035(a) establishes street connectivity
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standards. Under this standard, local streets are required to be oriented or
connected to existing or planned streets and existing or planned schools, parks,
shopping areas, transit stops, and employment centers within one-half-mile of the
development. In addition, local streets are also required to be extended to adjoining
undeveloped properties for eventual connection with the existing street system.

Due to the mixed-use (MU-II) zoning of the abutting property to the southwest, its
potential for further development in accordance with the MU-Il zone, and the need
for additional east-west street connectivity to Lone Oak Road, streets have been
extended to the boundary of the property to meet the streets connectivity
requirements SRC 803.035. The extension of a street to the boundary of an
abutting property, however, does not require an extension to be constructed but it
does ensure that the ability to provide a future connection is maintained and not
precluded.

. Impact of proposed development on wildlife. Concerns were raised regarding the

impact the subdivision will have on existing wildlife in the area and loss of wildlife
habitat.

Staff Response: The subject property is located within the Urban Growth Boundary
and within the Salem City Limits and has been designated on the City of Salem
Comprehensive Plan Map as “Developing Residential” and “Single Family
Residential,” which anticipates existing or future residential development similar to
the subdivision proposed with this application. Loss of wildlife habitat is not a
criterion for granting or denying a subdivision tentative plan.

. Safety concerns on La Cresta Drive. Concern was raised about the narrowness of

La Cresta Drive and visibility on Koda Street due to the steep grade of the hill.

Staff Response: As indicated in the comments provided from the City’s Public
Works Department (Attachment E), La Cresta Drive has a 30-foot-wide street
improvement within a 51-foot-wide right-of-way. The street improvement width of La
Cresta meets the standard improvement width for a local street but currently lacks
sidewalks, street trees, and streetlights along the south side of the street. As a
condition of approval, the proposed development will be required to provide curbline
sidewalks, street trees, and streetlights.

In regard to the location and grade of Koda Street, the Public Works Department
has reviewed the grade and alignment proposed by the applicant’s engineer and
has determined it to be safe.

Adequate City infrastructure. A comment received questioned whether the proposed
subdivision conforms to approval criterion SRC 205.010(d)(3) concerning the
proposed subdivision being able to be served adequately by City infrastructure.
Staff Response: As indicated in this decision, the City’s Public Works Department
reviewed the proposal and determined that water, sewer, and storm infrastructure
are available and appear to be adequate to serve the lots within the proposed
subdivision subject to the conditions of approval established in this decision.
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Detailed findings concerning the availability and provision of infrastructure to serve
the development is included in the comments provided by the Public Works
Department (Attachment E).

Requirements to construct needed facilities identified by the Public Works
Department in order to ensure compliance with the City’s public facility plans and
the adequate provision of water, sewer, stormwater, and streets have been included
as conditions of approval for the subdivision and are required to be constructed by
the applicant.

Transportation System Plan. A comment received indicated that the proposed
development cannot be approved because it is impossible to evaluate the proposal
for conformance with approval criterion SRC 205.010(d)(4), which requires a finding
that the street system in and adjacent to the tentative subdivision plan conforms to
the Salem Transportation System Plan. The comment indicates that the City’s
Transportation System Plan (TSP) is not valid because on Page 27 of the plan the
footer indicates that it was updated on August 2018, but the plan indicates that it
was published January 13, 2020. The comment explains that due to the conflicting
dates within the document it is unclear when the provisions were published and
therefore it is unclear if the published version is valid or relevant.

Staff Response: The City’s published Transportation System Plan (TSP) is a valid
adopted document. The current version was amended on January 13, 2020, and
can be found on the City’s website. As indicated in the findings included in this
decision and in the attached Public Works Department memo (Attachment E), the
internal and boundary streets improvements required to be constructed with the
subdivision ensure the street system in and adjacent to the subdivision conforms to
the TSP.

Traffic study. A comment received indicated that the proposed development needs
to be paused until a traffic analysis is conducted for the proposed development.

Staff Response: The applicant submitted a transportation impact analysis (TIA) in
conjunction with the proposed development. The TIA demonstrates the
development will not have a negative impact on the transportation system. The
Assistant City Traffic Engineer reviewed the TIA and agrees with the key findings.
No mitigation is required.

. Tree and vegetation removal. A comment received questioned whether the

proposed development conforms to approval criterion SRC 205.010(d)(9), which
requires the subdivision to take into account the topography and vegetation of the
site, such that the least disruption of the site, topography, and vegetation will result
from the reasonable development of the lots. The comment questions how many
trees will be kept as houses are developed, how much of the natural blackberry
population be destroyed.

Staff Response: The applicant submitted a tree conservation plan in conjunction
with the proposed subdivision identifying a total of 450 trees on the property, 28 of
which are significant Orgon white oaks. Of the 450 total trees existing on the
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property, the proposed tree conservation plan identifies118 trees (26 percent) for
preservation and 332 trees (74 percent) for removal. Of the 28 significant oaks on
the property, 16 are proposed for preservation and 12 are proposed for removal.
The proposed removal of the 12 significant oaks is necessary because there are no
reasonable design alternatives that would enable the preservation of the trees due
to the topography of the site, the required alignments of internal streets and utilities,
and the amount of grading that will be necessary adjacent to the trees in the
process of developing the site. The tree conservation plan exceeds the minimum
preservation requirements of the City’s preservation ordinance and limits the
removal of significant trees to only those which cannot otherwise reasonably be
preserved. In addition, the City’s tree preservation ordinance, under SRC 808.050,
requires future residential development of the proposed lots to have a certain
number of trees per lot (dependent upon the lot size) that can be met through any
combination of existing trees and/or planting new trees.

The Salem Revised Code does not include provisions requiring the preservation of
blackberries.

. Increased traffic and safety concerns. Concern was raised about the impact the

proposed development will have on traffic and the safety of children who walk to
and from school.

Staff Response: The Public Works Department has evaluated the proposal and
submitted comments indicating that existing streets in the vicinity have adequate
width for two-way vehicle traffic. The proposal will result in boundary street
improvements along La Cresta Drive, Lone Oak Road, and Sarah Renee Avenue
that will include sidewalks, as well as the extension of new local streets through the
subdivision in conformance with current standards for vehicle and pedestrian
facilities. The streets will connect to existing streets and fill in gaps within the current
street network.

A traffic impact analysis was conducted for the development that demonstrates the
level of traffic generated will not have a negative impact on the transportation
system. The Assistant City Traffic Engineer reviewed the TIA and agrees with the
key findings.

Homeowners Association

The subject property is not located within a Homeowners Association.

8. ANALYSIS OF TENTATIVE SUBDIVISION PLAN APPROVAL CRITERIA

SRC Chapter 205.010(d) sets forth the following criteria that must be met before
approval can be granted to a tentative subdivision plan. The following subsections are
organized with approval criteria shown in bold italic, followed by findings of fact
evaluating the proposal for conformance with the criteria. Lack of compliance with the
following approval criteria is grounds for denial of the tentative plan or for the issuance
of conditions of approval to satisfy the criteria.



SUB-UGA-ADJ22-09 Decision
December 8, 2022
Page 8

SRC 205.010(d)(1): The tentative subdivision plan complies with the standards of
this chapter and with all applicable provisions of the UDC, including, but not
limited to, the following:

(A) Lot standards, including, but not limited to, standards for lot area, lot width
and depth, lot frontage and designation of front and rear lot lines.

(B) City infrastructure standards.

(C) Any special development standards, including, but not limited to, floodplain
development, special setbacks, geological or geotechnical analysis, and
vision clearance.

Finding: The Salem Revised Code (SRC), which includes the Unified Development
Code (UDC), implements the Salem Area Comprehensive Plan land use goals, and
governs development of property within the city limits. The subject property is zoned
RA (Residential Agriculture) and RS (Single Family Residential).

Pursuant to SRC 265.015, any land that is zoned RA (Residential Agriculture) that is
subject to a subdivision approval shall automatically be rezoned to RS (Single Family
Residential) on the date the subdivision plat is recorded. Because portions of the
subject property are zoned RA, the provisions of SRC 265.015(a)(2) are applicable to
the proposal and therefore the RA zoned portions of the property will be automatically
rezoned to RS upon the future recoding of the final subdivision plat.

Because the zoning of the RA zoned portions of the property will be changed to RS
with the recording of the final subdivision plat, the following analysis of the subdivision
for conformance with the requirements of the UDC is based upon the future zoning of
the property being entirely RS.

The proposed tentative subdivision plan, as conditioned, complies with the applicable
standards of the RS zone and all other applicable provisions of the UDC, as required
by this approval criterion, as follows:

SRC Chapter 205 (Land Division and Reconfiquration)

The intent of SRC Chapter 205 is to provide for orderly land development through the
application of appropriate standards and regulations. The subdivision process reviews
development for compliance with City standards and requirements contained in the
UDC, Salem Transportation System Plan (TSP), and the Water, Sewer, and Storm
Drain System Master Plans. The applicant has met all application submittal
requirements necessary for adequate review of the proposed subdivision.

SRC Chapter 511 (RS Zone)

The subject property is zoned RS (Single Family Residential). Development within the
RS zone must meet the applicable standards included under SRC Chapter 511. The
standards of the RS zone that are applicable to the proposed subdivision are as
follows:
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= [ ot Standards:

Lot size and dimension standards within the RS zone are established under SRC
511.010(b), Table 511-2. A summary of the lot size and dimension standards
applicable to residential uses within the RS zone is provided in the following table:

RS ZoneResidential Use Lot Standards

Min. 4,000 sq. ft. Applicable to single family and two family

uses.
Lot Area Min. 5,000 sq. ft. | Applicable to three family uses.
Min. 7,000 sq. ft. Applicable to four family uses and cottage
clusters.

Lot Width Min. 40 ft.

Min. 70 ft. Applicable to single family and two family
Min. 80 ft. Applicable to three family uses, four family
uses, and cottage clusters.
Lot Depth : Applicable to double frontage lots (lots with
Min. 120 ft. ) .
front and rear lots lines abutting a street).

Max. 300% of
average lot width

Min. 40 ft.
Applicable to lots fronting on the turnaround
of a cul-de-sac street or the outside curve of
Street a curved street having a radius of 200 feet or
Frontage Min. 30 ft. less and a direction change of 60 degrees or

more.

In no case shall the lot width be less than 40
ft. at the front building setback line.

As shown on the tentative subdivision plan (Attachment B), the lot sizes of the
proposed 57-lots within the subdivision range from approximately 4,800 square feet
to 18,327 square feet; therefore exceeding the minimum lot area standards of the
RS zone.

All of the proposed lots within the subdivision, with the exception of proposed Lots 8
and 16, also similarly exceed the lot dimension and street frontage standards of the
RS zone.

Proposed Lot 8 is a deep and narrow lot that exceeds the maximum lot depth
standard of the RS zone. Because this lot does not conform to maximum allowed lot
depth, the applicant has requested a Class 2 Adjustment to this standard to allow
the depth of the lot to exceed 300 percent of its average width. Analysis of the Class
2 Adjustment request and findings demonstrating conformance with the applicable
approval criteria are included under Section 11 of this decision.
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Proposed Lot 16 is a double frontage lot with street frontage on both proposed
White Oak Street and Lone Oak Road SE. The depth of Lot 16 is approximately 105
feet, which does not meet the minimum 120-foot double frontage lot depth standard.
Because this lot does not conform to the minimum required double frontage lot
depth, the applicant has requested a Class 1 Adjustment to this standard to allow
the lot to have a less depth of approximately 105 feet. Analysis of the Class 1
Adjustment request and findings demonstrating conformance with the applicable
approval criteria are included under Section 10 of this decision.

The lots within the subdivision, as proposed and as otherwise approved through the
Class 1 and Class 2 Adjustment, conform to the applicable lot standards of the RS
zone and are of sufficient size and dimension to permit future development of uses
allowed within the zone.

= Setbacks:
Setbacks for buildings and accessory structures within the RS zone are established

under SRC 511.010(d), Table 511-3. A summary of the required setbacks for
residential within the RS zone is provided in the table below.

RS Zone Setbacks

Min. 12 ft. | Applicable along local streets.
Abutti i ial
butting Street Min. 20 ft. Applicable along collector or arterial
streets.
Interior Front Min. 12 ft.
Interior Side Min. 5 ft.
: Applicable to any portion of a building
Min. 14 ft. . .
. not more than one-story in height.
Interior Rear . . pET
: Applicable to any portion of a building
Min. 20 ft. : .
greater than one-story in height.
Notes
(1) Lone Oak Road SE is a designated as a collector street under the City’s
TSP. As such a minimum 20-foot setback is required along this street.

Garage Setback: In addition to the setbacks identified above, SRC 806.025(b)
requires garages facing a street or flag lot accessway to be setback a minimum of
20 feet in order to accommodate a driveway and enough space for vehicles to park
on the driveway without projecting into the street right-of-way or flag lot accessway.

The setback requirements of the RS zone apply to future development on each of
the individual proposed lots. Because the proposal includes only the subdivision of
the land to create lots, and no buildings or specific development is proposed for any
of the lots at this time, the setback requirements are generally not applicable. Future
development of the proposed lots will be reviewed for conformance with setback
requirements at the time of building permit.
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SRC Chapter 800 (General Development Standards)

Designation of Lot Lines.

SRC 800.020 establishes standards for the designation of front, side, and rear lot
lines for interior lots, corner lots, double frontage lots, flag lots, and all other lots.

For lots that have frontage on a public street, other than corner lots and double
frontage lots, the front lot line shall be the property line that has frontage on the
public street. For corner lots and double frontage lots, the front lot line shall be the
property line abutting the street designated by the building permit applicant,
provided that lot dimension standards are met. For flag lots, the front property line
shall be the outside property line that is an extension of the flag lot accessway or
the property line separating the flag portion of the lot from the lot between it and the
street from which access is provided to the flag lot, unless the Planning
Administrator otherwise directs, in which case the front lot line shall be set forth in
the conditions of approval for the tentative plan.

Lots 10 and 13 are flag lots. Based on the dimensions of these lots and the front lot
line designation requirements for flag lots under SRC 800.020(a)(4), the west
property lines of both Lots 10 and 13 will be required to be designated as the front
in order to ensure minimum lot width and depth requirements are met.

Lots 9 and 12 are interior lots with frontage on a street, but due to the location of
existing significant trees that have been identified for preservation in the fronts of
these lots, the applicant is proposing to locate the homes in the rear portions of the
lots, behind the existing trees, and take vehicle access from the abutting flag lot
accessway rather than the street. In order to allow for the protection of the trees and
provide for a developable building envelope at the rear of the lots, the west property
lines of both Lots 9 and 12 abutting the flag lot accessway are proposed to be
designated as the front by the applicant. Because Lots 9 and 12 are interior lots,
SRC 800.020(a)(1) requires the front lot lines for these lots to instead be the south
property lines abutting the street. Because the proposed front lot line designations
for Lots 9 and 12 do not meet the requirements of SRC 800.020(a)(1), the applicant
has requested a Class 2 Adjustment to this standard to allow the west property lines
of the lots to instead be designated at the front. Analysis of the Class 2 Adjustment
request and findings demonstrating conformance with the applicable approval
criteria are included under Section 11 of this decision.

Flag Lots.

SRC 800.025 establishes standards for flag lots and the flag lot accessways that
serve them. As shown on the tentative subdivision plan, two lots within the
subdivision are flag lots (Lots 10 and 13). The two lots are served by separate flag
lot accessways. In order to facilitate the preservation of existing trees in the fronts of
proposed lots, the flag lot accessway serving Lot 10 will also provide vehicular
access to Lots 9 and 11, and the flag lot accessway serving Lot 13 will also provide
vehicular access to Lots 12 and 14.
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SRC 800.025(c) establishes the following standards for the development of flag lot

accessways:
1 to 2 Lots Served by 3 to 4 Lots Served by
Accessway Accessway
Length 150 ft. Max. 400 ft. Max.
Width Min. 20 ft. 25 ft. Min.
A Paved Width Min. 15 ft. 20 ft. Min.
S Parking Not Allowed Not Allowed

Required for flag lot accessways greater than 150 feet in length.

S
h (Unless the buildings served by the flag lot accessway are

o Turnaround equipped with approved automatic fire sprinkler systems or where
W geographic features make it impractical and an alternative means
n of fire protection is provided and approved by the Fire Marshal)

Maximum
b  Number of A maximum of four lots may be served by a flag lot accessway.

n Lots Served

Because each of the proposed flag lot accessways will serve a total of three lots,
the accessways must be improved to a minimum width of 20 feet within a 25-foot-
wide easement and they cannot exceed a maximum length of 400 feet.

As shown on the tentative subdivision plan, the flag lot accessways will not serve
more than four lots and both proposed accessways are 25 feet in width,
approximately 120 feet in length, and conform to the requirements of SRC
800.025(c). Because the length of the flag lot accessways does not 150 feet, a Fire
Department Turnaround is not required.

In order to ensure the proposed flag lot accessways are developed in conformance
with the applicable standards of SRC 800.025(c), the following conditions of
approval shall apply:

Condition 1:  The flag lot accessway serving Lots 9-11 and Lots 12-14 shall be
paved to a minimum width of 20 feet within a minimum 25-foot-
wide easement.

Condition 2:  “NO PARKING-FIRE LANE” signs shall be posted on both sides of
those portions of the flag lot accessways that are fire apparatus
roadways and “NO PARKING” signs shall be posted on both sides
of any remaining portions of the accessways.

SRC 800.025(e) limits the maximum number of flag lots allowed within a subdivision
to 15 percent. The proposed subdivision includes the creation of 57 lots, four of
which are proposed to serve as water quality facilities for stormwater management.
Based on the 53 developable lots proposed within the subdivision, a maximum of
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eight flag lots are allowed. As shown on the tentative subdivision plan, the proposed
subdivision will include a total of two flag lots and therefore conforms to the
maximum flag lot limit established under SRC 800.025(e).

City Infrastructure Standards (SRC Chapters 71, 802, and 803)

The Public Works Department reviewed the proposal for compliance with the City’s
public facility plans pertaining to provision of streets, water, sewer, and storm drainage
facilities and determined that the proposed subdivision, with recommended necessary
conditions of approval, conforms to the requirements of SRC Chapter 71 (Stormwater),
SRC Chapter 802 (Public Improvements), SRC Chapter 803 (Streets and Right-of-Way
Improvements), and the Public Works Design Standards (PWDS). While SRC Chapter
205 does not require submission of public construction plans for City infrastructure prior
to tentative subdivision plan approval, it is the responsibility of the applicant to design
and construct required City infrastructure to serve the proposed development prior to
final plat approval without impeding service to the surrounding area.

A summary of the existing and required City infrastructure improvements are as
follows:

SRC Chapter 71 (Stormwater): The proposed subdivision is subject to the stormwater
requirements of SRC Chapter 71 and the revised Public Works Design Standards
(PWDS) adopted in Administrative Rule 109, Division 004. These requirements limit
runoff from the development to levels not exceeding pre-existing conditions.

The Public Works Department indicates that existing stormwater facilities in the area
include a 12-inch main located in La Cresta Drive SE and a 10-inch main located in
Sarah Renee Avenue SE.

To demonstrate the proposed lots can meet the PWDS, the applicant shall submit a
tentative stormwater design prior to final plat approval. For a tentative stormwater
design, the applicant shall submit infiltration test results, the Simplified Method Form or
Engineering Method Report as applicable, and a preliminary site plan showing the
building envelope and tentative location of stormwater facilities.

In order to ensure the proposed development can be served by storm water facilities in
compliance with SRC Chapter 71 and the PWDS, the following conditions of approval
shall apply:

Condition 3:  Provide an engineered stormwater design pursuant to SRC 71 and
PWDS to accommodate new impervious surfaces in rights-of-way and
future impervious surfaces on all proposed lots.

Condition 4:  Construct stormwater facilities pursuant to SRC 71 and PWDS to
accommodate new impervious surfaces in rights-of-way and future
impervious surfaces on all proposed lots.

As conditioned, the proposal meets the requirements of SRC Chapter 71.
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SRC Chapter 802 (Public Improvements): SRC 802.015 requires development to be

served by city utilities designed and constructed according to all applicable provisions
of the Salem Revised Code and Public Works Design Standards (PWDS).
Specifications for required public improvements are summarized in the comments
provided by the Public Works Department (Attachment E).

In summary, the Public Works Department indicates that water, sewer, and stormwater
infrastructure is available within surrounding streets/areas and is available to serve the
proposed development.

The Public Works Department indicates that the subject property is currently served by
the following existing water and sewer facilities:

Water: The subject property is located within the S-2 and S-3 water service level.
A 20-inch S-2 water main is located in Lone Oak Road SE; an 8-inch S-2
water main is located in La Cresta Drive SE; and an 8-inch water main is
located in Sarah Renee Avenue SE.

Sewer: An 8-inch sewer main is located in Lone Oak Road SE; an 8-inch sewer
main is located in La Cresta Drive SE; and an 8-inch sewer main is located
in Sarah Renee Avenue SE.

In order to ensure that required City infrastructure is provided to serve the proposed
subdivision in conformance with the requirements of SRC Chapter 802, the following
conditions of approval shall apply:

Condition 5:

Condition 6:

Condition 7:

Condition 8:

Condition 9:

Construct S-3 water mains within and abutting the development (and
off-site if needed) to provide minimum fire flow requirements pursuant
to Uniform Fire Code and PWDS. Obtain off-site easements as
necessary.

Construct an S-3 water main along the development frontage of La
Cresta Drive SE to provide domestic service to the proposed lots.

Construct an S-3 water main and a master plan sewer main along the
development frontage of Lone Oak Road SE pursuant to PWDS. The
sewer and water mains shall connect to the existing sewer and water
systems, respectively.

Dedicate a 10-foot public utility easement along the street frontage of
all internal streets and Lone Oak Road SE, La Cresta Drive SE, and
Sarah Renee Avenue SE.

All necessary (existing and proposed) access and utility easements
must be shown and recorded on the final plat.

As conditioned, the proposed subdivision conforms to the public improvement
standards of SRC Chapter 802.
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SRC Chapter 803 (Street and Right-of-Way Improvements): The subject property has
frontage on La Cresta Drive SE, Lone Oak Road SE, and Sarah Renee Avenue SE.

Lone Oak Road SE abuts the west line of the subject property. Lone Oak Road is
designated as a collector street under the City’s Transportation System Plan (TSP).
The standard for this classification of street is a 34-foot-wide improvement within a 60-
foot-wide right-of-way. The Public Works Department indicates that Lone Oak Road
currently has an approximate 20-foot-wide improvement within a 40-foot-wide right-of-
way abutting the subject property.

The existing condition of Lone Oak Road SE is under-improved for a collector street
according to the Salem TSP. The applicant has requested an alternative street
standard to allow Lone Oak Road SE to exceed the maximum eight percent grade for a
collector street per SRC 803.035(c). Lone Oak Road SE has an existing grade that
exceeds the maximum required and, therefore, the applicant requests to match the
existing grade. The Director approves the request pursuant to SRC 803.065(a)(3).
Pursuant to SRC 803.040(b), a three-quarter street improvement and right-of-way
dedication along Lone Oak Road SE is warranted. However, the applicant may pay a
fee-in-lieu of construction if the conditions of SRC 200.405 are met. As part of the
three-quarter street improvement, the City Construction Engineer recommends the
improvement be constructed with a crest curve k(min) value equal to 40 in order to
mitigate the excessive limited sight distance on the north end due to the 16 percent
grade. Final design of the street section will be reviewed and approved by Public Works
prior to issuance of construction permits. In order to ensure Lone Oak Road is
improved in conformance with the boundary street requirements of SRC 803.040, the
following conditions of approval shall apply:

Condition 10: Convey land for dedication to equal a half-width right-of-way of 30 feet
on the development side of Lone Oak Road SE.

Condition 11: Construct a three-quarter street improvement along the development
frontage of Lone Oak Road SE to Collector A street standards with
property line sidewalk as specified in the City Street Design Standards
and consistent with the provisions of SRC Chapter 803 with the
following exception:

a) Increased street grade, as shown on the applicant’s tentative plan.

La Crest Drive abuts the north line of the subject property. La Cresta Drive SE is
designated as a local street under the City’s TSP. The standard for this classification of
street is a 30-foot-wide improvement within a 60-foot-wide right-of-way. The Public
Works Department indicates that La Crest Drive currently has an approximate 30-foot
improvement with a 50-foot-wide right-of-way abutting the subject property and that
there is also a one-foot reserve strip along the development frontage of La Cresta
Drive. An alternative street standard for a reduced right-of-way width and curbline
sidewalks along La Cresta Drive was permitted with the Lone Oak Heights Phase 2
Subdivision, which abuts the development to the north. La Cresta Drive currently has
adequate pavement width but lacks sidewalks, street trees, and streetlights along the
development frontage. The applicant has requested an alternative street standard to
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allow a 51-foot right-of-way and curbline sidewalks along the development side of La
Cresta Drive SE. The Director approves the alternative street request to allow
construction of La Cresta Drive SE to match the existing improvement pursuant to SRC
803.065(a)(1).

Sara Renee Avenue abuts the south line of the subject property. Sarah Renee Avenue
SE is designated as a local street under the City’s TSP. The standard for this
classification of street is a 30-foot-wide improvement within a 60-foot-wide right-of-way.
The Public Works Department indicates that Sara Renee Avenue has an approximate
30-foot improvement within a 60-foot-wide right-of-way abutting the subject property.

Along proposed Lots 24 through 28 and proposed lot 43, Sarah Renee Avenue SE has
an adequate improvement but lacks street trees, streetlights, and sidewalks along the
development side of the street. Sarah Renee Avenue along proposed lots 36 through
42 is under construction with the Springwood Estates Phase 2 Subdivision; street trees,
property line sidewalks, and streetlights will be required along the development side of
the street. This section of Sarah Renee Avenue SE has not yet been dedicated as
right-of-way and, therefore, lots 36 to 42 do not have legal access.

In order to that La Cresta Drive and Sara Renee Avenue are improved in conformance
with the boundary street requirements of SRC 803.040, and that proposed Lots 36 to
42 will have legal access, the following conditions of approval shall apply:

Condition 12: Demonstrate lots 36 through 42 have legal access by means of right-
of-way dedication along Sarah Renee Avenue SE or off-site
easements.

Condition 13: Construct the following streetscape improvements in accordance with
City Street Design Standards and consistent with the provisions of
SRC Chapter 803:

a) Along the development frontage of La Cresta Drive SE, provide
curbline sidewalks, street trees, and streetlights.

b) Along the development frontage of Sarah Renee Avenue SE,
provide property line sidewalks, street trees, and streetlights.

In addition to boundary streets, the proposed subdivision proposes the construction of
three internal streets to provide access to the lots within the development.

Koda Street SE is a new local street with a proposed 60-foot right-of-way, 30-foot
improvement, and property line sidewalks. The applicant requests an alternative street
standard to allow Koda Street SE to exceed the maximum 12 percent grade for a local
street per SRC 803.035(c) due to existing topographic constraints. The Director
approves the increased street grade pursuant to SRC 803.065(a)(3). In order to ensure
that Koda Street is constructed in conformance with the requirements of SRC Chapter
803, the following conditions of approval shall apply:
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Condition 14: Dedicate a 60-foot-wide right-of-way for Koda Street SE within the
subject property as shown on the applicant’s tentative plan.

Condition 15: Construct Koda Street SE to local street standards as specified in the
City Street Design Standards and consistent with the provisions in
SRC Chapter 803, with the following exception:

a) Increased street grade, not to exceed 15 percent, as shown on the
applicant’s tentative plan.

Red Oak Avenue SE is a new local street with a proposed 52-foot right-of-way, 30-foot
improvement, property line sidewalks on the south side and curbline sidewalks on the
north side of the right-of-way. The applicant requests an alternative street standard to
allow curbline sidewalks along the northern portion of the right-of-way and a 52-foot
right-of-way in order to preserve existing trees that are near the proposed northern
right-of-way line. The Director approves the reduced right-of-way width and curbline
sidewalks along the northern side of the right-of-way for Red Oak Avenue SE pursuant
to SRC 803.065(a)(3). In order to ensure that Red Oak Avenue is constructed in
conformance with the requirements of SRC Chapter 803, the following conditions of
approval shall apply:

Condition 16: Dedicate a 52-foot-wide right-of-way for Red Oak Avenue SE within
the subject property as shown on the applicant’s tentative plan.

Condition 17: Construct Red Oak Avenue SE to local street standards as specified
in the City Street Design Standards and consistent with the provisions
in SRC Chapter 803, with the following exceptions:

a) Curbline sidewalks along the northern side of the right-of-way.

White Oak Street SE is a new local street with a proposed 60-foot right-of-way, 30-foot
improvement, and property line sidewalks. In order to ensure that White Oak Street is
constructed in conformance with the requirements of SRC Chapter 803, the following
conditions of approval shall apply:

Condition 18: Dedicate a 60-foot-wide right-of-way for White Oak Street SE within
the subject property as shown on the applicant’s tentative plan.

Condition 19: Construct White Oak Street SE to local street standards as specified
in the City Street Design Standards and consistent with the provisions
in SRC Chapter 803.

SRC 803.030 and SRC 803.035(a) establish street spacing and connectivity
requirements for the development of streets throughout the City. Pursuant to these
requirements, street connections are generally required to be provided to existing
streets and abutting undeveloped property at an interval of no greater than 600 feet
unless special conditions, such as existing physical conditions or existing development
on adjacent land, preclude streets from meeting spacing requirements or where strict
application of the street spacing requirements would result in a street network that is no
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more beneficial to vehicular, pedestrian, or bicycle traffic that the proposed street
network.

As shown on the tentative subdivision plan, the block length along La Crest Drive SE
from Lone Oak Road to Koda Street is approximately 670 feet. The slightly increased
length of this block is necessary due to the topography of the site and allows the
extension of the street to avoid greater numbers of trees located on the western portion
of the site.

The proposed block length along Koda Street SE from La Cresta Drive to Sarah Renee
Avenue is approximately 690 feet. The intersection of Red Oak Avenue reduces the
block length of Koda Street on the west side of the street but the slightly increased
length of the block on the east side of the street is necessary due to existing
development to the east of the subject property which precludes any additional street
connections being provided to the east.

Along Lone Oak Road SE, the block length from La Cresta Drive to Mildred Lane is
currently approximately 1,700 feet. The increased length of this block is necessary due
existing topography of the site which precludes an extension of Sarah Renee Avenue
to Lone Oak Road.

As conditioned, the proposed subdivision meets the requirements of SRC Chapter 803.

SRC Chapter 808 (Preservation of Trees and Vegetation)

The proposed subdivision was submitted prior to the March 16, 2022, effective date of
Engrossed Ordinance No. 13-21, which included recent updates to the City’s tree
preservation ordinance (SRC Chapter 808). As such, the subdivision is subject to the
tree preservation requirements of SRC Chapter 808 that were applicable at the time of
application submittal, which require tree conservation plans for development proposals
involving the creation of lots or parcels to be used for the construction of single family
or duplex dwelling units. Tree conservation plans are required to preserve all heritage
trees, significant trees (Oregon White Oaks with diameter-at-breast-height of 24 inches
or greater), trees and native vegetation within riparian corridors, and a minimum of 25
percent of the remaining trees on the property. If less than 25 percent of the existing
trees on the property are proposed for preservation, the applicant must show that only
those trees reasonably necessary to accommodate the development are designated for
removal. If significant trees and trees within a riparian corridor are proposed for
removal, the applicant must show that there are no reasonable design alternatives to
enable preservation of those trees.

The applicant submitted a tree conservation plan in conjunction with the proposed
subdivision identifying a total of 450 trees on the property, 28 of which are significant
Orgon white oaks. There are no heritage trees or riparian corridor trees and vegetation
on the property.

Of the 450 total trees existing on the property, the proposed tree conservation plan
identifies118 trees (26 percent) for preservation and 332 trees (74 percent) for removal.
Of the 28 significant oaks on the property, 16 are proposed for preservation and 12 are



SUB-UGA-ADJ22-09 Decision
December 8, 2022
Page 19

proposed for removal. The proposed removal of the 12 significant oaks is necessary
because there are no reasonable design alternatives that would enable the
preservation of the trees due to the topography of the site, the required alignments of
internal streets and utilities, and the amount of grading that will be necessary adjacent
to the trees in the process of developing the site.

The proposed tree conservation plan exceeds the minimum preservation requirements
of SRC Chapter 808 and limits the removal of significant trees to only those which
cannot otherwise reasonably be preserved. The tree conservation plan is being
reviewed by staff and, if approved, will be binding on the lots until final occupancy. Any
proposed future changes to the approved tree conservation plan will require approval of
a separate tree conservation plan adjustment.

SRC Chapter 809 (Wetlands)

Grading and construction activities within wetlands are regulated by the Oregon
Department of State Lands (DSL) and US Army Corps of Engineers. State and Federal
wetlands laws are also administered by the DSL and Army Corps, and potential
impacts to jurisdictional wetlands are addressed through application and enforcement
of appropriate mitigation measures. SRC Chapter 809 establishes requirements for
notification of DSL when an application for development is received in an area
designated as a wetland on the official wetlands map.

The Salem-Keizer Local Wetland Inventory (LWI) does not identify any mapped
wetlands or waterways on the subject property. As proposed, the tentative subdivision
plan conforms to the applicable requirements of SRC Chapter 809.

SRC Chapter 810 (Landslide Hazards)

The City’s landslide hazard ordinance (SRC Chapter 810) establishes standards and
requirements for the development of land within areas of identified landslide hazard
susceptibility.

According to the City’s adopted landslide hazard susceptibility maps and SRC
Chapter 810, the subject property is mapped with areas of 2 landslide hazard
susceptibility points. There are 3 activity points associated with the proposed
subdivision. The cumulative total of 5 points indicates a moderate landslide hazard risk.
Pursuant to SRC Chapter 810, a geologic assessment is therefore required for
development of the property. A Geological Assessment, prepared by Redmond
Geotechnical Services and dated July 16, 2021, was submitted to the City of Salem
with the subdivision application. This assessment demonstrates the subject property
can be developed by implementing the mitigation measures provided in the report. In
order to ensure that development of the property conforms to the requirements of SRC
Chapter 810, the following condition of approval shall apply:

Condition 20: Provide a final report from a geotechnical engineer that describes
construction monitoring activities for all site earthwork and addresses
the geotechnical considerations for each individual building lot.
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SRC 205.010(d)(2): The tentative subdivision plan does not impede the future use
or development of the property or adjacent land.

Finding: The proposed subdivision divides the entire 12.18-acre property into 57 lots
with no remainder and the proposed lots within the subdivision are of sufficient size and
dimension to permit development of uses allowed within the zone without impeding the
future use or development of the property.

The proposed subdivision similarly does not impede the use or development of
adjacent land. As shown on the tentative subdivision plan, the subdivision extends
proposed White Oak Street to northern boundary of the large MU-Il zoned property
located to the southwest of the subject property in conformance with the street
connectivity requirements included under SRC 803.035(a). This street extension,
together with the existing extension of Sarah Renee Avenue to the eastern boundary of
the property, provides opportunity for potential future east-west street connectivity to
Lone Oak Road SE as well additional opportunities for vehicular access to serve the
property if it is further developed in the future. This approval criterion is met.

SRC 205.010(d)(3): Development within the tentative subdivision plan can be
adequately served by City infrastructure.

Finding: The Public Works Department reviewed the proposal and determined that
water, sewer, and storm infrastructure are available and appear to be adequate to
serve the lots within the proposed subdivision subject to the conditions of approval
established in this decision. This approval criterion is met.

SRC 205.020(d)(4): The street system in and adjacent to the tentative subdivision
plan conforms to the Salem Transportation System Plan.

Finding: The subject property is located adjacent to La Cresta Drive SE, Lone Oak
Road SE, and Sarah Renee Avenue SE. Lone Oak Road is designated as a collector
street under the City’s Transportation System Plan (TSP) and both La Cresta Drive and
Sarah Renee Avenue are designated as local streets.

The identified street improvements and public street right-of-way dedications, as
proposed by the applicant in the application materials and conditioned with this
decision, ensure all streets within and adjacent the subdivision will conform to the TSP.
This approval criterion is met.

SRC 205.010(d)(5): The street system in and adjacent to the tentative subdivision
plan is designed so as to provide for the safe, orderly, and efficient circulation of
traffic into, through, and out of the subdivision.

Finding: Access to the proposed subdivision will be provided by the network of existing
public streets that surround the property. As shown on the tentative subdivision plan,
internal streets are extended through the site to provide safe and convenient access to
the proposed lots within the subdivision, and proposed streets are extended to the
boundary of the property to connect to existing streets on the perimeter of the site and
to provide opportunities for future street connectivity to abutting properties.
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As identified in the conditions of approval, boundary street improvements will be
required along the property’s Lone Oak Road, La Cresta Drive, and Sarah Renee
frontages, and the proposed internal streets within the subdivision will be required to be
improved in conformance with the standards included under SRC Chapter 803 and the
City’s Street Design Standards. These required improvements will ensure that the
street system in and adjacent to the subdivision will provide for the safe, orderly, and
efficient circulation of traffic to and from the subdivision. This criterion is met.

SRC 205.010(d)(6): The tentative subdivision plan provides safe and convenient
bicycle and pedestrian access from within the subdivision to adjacent residential
areas and transit stops, and to neighborhood activity centers within one-half mile
of the development. For purposes of this criterion, neighborhood activity centers
include, but are not limited to, existing or planned schools, parks, shopping
areas, transit stops, or employment centers.

Finding: The subject property is located within one-half of Sumpter School Park, Bryan
Johnson Park, and Sumpter Elementary School. The nearest transit service available
to the site is provided by Cherriots Route 6 (Fairview Industrial) on Sunnyside Road SE
to the east and Route 8 (12"/Liberty) on Liberty Road South to the west.

The proposed subdivision is accessed by an existing collector street (Lone Oak Road)
and two local streets (La Cresta Drive and Sarah Renee Avenue). As identified in the
conditions of approval, boundary street improvements will be required along the
property’s street frontages that will include sidewalk improvements. These street
improvements will ensure compliance with SRC Chapter 803 and the City’s
Transportation System Plan (TSP), and that the proposed subdivision will provide safe
and convenient pedestrian access for the street frontages it is required to improve. This
approval criterion is met.

SRC 205.010(d)(7): The tentative subdivision plan mitigates impacts to the
transportation system consistent with the approved traffic impact analysis,
where applicable.

Finding: The applicant submitted a TIA as part of the application package. The TIA
demonstrates the development will not have a negative impact on the transportation
system. The Assistant City Traffic Engineer has reviewed the TIA and agrees with the
key findings. No mitigation is required. This approval criterion is met.

SRC 205.010(d)(8): The tentative subdivision plan takes into account the
topography and vegetation of the site so the need for variances is minimized to
the greatest extent practicable.

Finding: The proposed subdivision has been reviewed to ensure that adequate
measures have been planned to alleviate natural or fabricated hazards and limitations
to development, including topography and vegetation of the site.

As described in findings above, the lot and street configuration established by the
proposed subdivision meet applicable development standards; and the configuration of
the proposed lots makes logical use of the developable land. No existing conditions of
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topography or vegetation have been identified on the site which would necessitate
further adjustments during future development of the property. The proposed layout
allows for reasonable development of all lots within the subdivision without any
anticipated variances from the UDC. This approval criterion is met.

SRC 205.010(d)(9): The tentative subdivision plan takes into account the
topography and vegetation of the site, such that the least disruption of the site,
topography, and vegetation will result from the reasonable development of the
lots.

Finding: As explained in the findings establishing conformance with SRC
205.010(d)(8) above, the tentative subdivision plan configures lots and streets to allow
residential development of the site while minimizing disruptions to topography and
vegetation. Examples of this can been seen in: 1) The proposed reduced right-of-way
width and curbline sidewalk on the north side of Red Oak Avenue intended to minimize
the amount of grading that will be required in connection with the construction of this
street and facilitate preservation of groupings of existing trees located in the fronts of
Lots 9, 11, 12, and 14; and 2) Configuring Lots 9, 10, and 11 and Lots 12, 13, and 14 to
take access via two flag lot accessways in order to allow homes to be constructed in
the rear portions of these lots and groupings of existing trees to be preserved in the
fronts of the lots. The proposed lots are also of sufficient size and dimension to permit
future development of uses allowed within the zone. This approval criterion is met.

SRC 205.010(d)(10): When the tentative subdivision plan requires an Urban
Growth Preliminary Declaration under SRC chapter 200, the tentative subdivision
plan is designed in a manner that ensures that the conditions requiring the
construction of on-site infrastructure in the Urban Growth Preliminary
Declaration will occur, and, if off-site improvements are required in the Urban
Growth Preliminary Declaration, construction of any off-site improvements is
assured.

Finding: The subject property is located outside of the Urban Service Area. Therefore,
an Urban Growth Preliminary Declaration has been required. As conditioned, the
tentative subdivision plan is designed to accommodate required on-site and off-site
improvements. This approval criterion is met.

9. ANALYSIS OF URBAN GROWTH PRELIMINARY DECLARATION APPROVAL
CRITERIA

Pursuant to SRC 200.020, properties located outside the City’s Urban Service Area are
required to obtain an Urban Growth Preliminary Declaration prior to development in
order to determine the required public facilities necessary to fully serve the proposed
development. Because the subject property is located outside the Urban Service Area,
an Urban Growth Preliminary Declaration is required for the proposed development.

SRC 200.025(d) & (e) set forth the applicable criteria that must be met before an Urban
Growth Preliminary Declaration may be issued. The following subsections are
organized with approval criteria shown in bold italic, followed by findings of fact
identifying those public facilities that are currently in place and those that must be
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constructed as a condition of the Urban Growth Preliminary Declaration in order to fully
serve the development in conformance with the City’s adopted Master Plans and Area
Facility Plans.

SRC 200.0025(d): The Director shall review a completed application for an Urban
Growth Preliminary Declaration in light of the applicable provisions of the Master
Plans and the Area Facility Plans and determine:

(1) The required facilities necessary to fully serve the development;

(2) The extent to which the required facilities are in place or fully committed.
SRC 200.025(e): The Urban Growth Preliminary Declaration shall list all required
facilities necessary to fully serve the development and their timing and phasing

which the developer must construct as conditions of any subsequent land use
approval for the development.

Finding: Analysis of the development based on the relevant standards in SRC 200.055
through SRC 200.075 is as follows:

SRC 200.055 - Standards for Street Improvements

An adequate linking street is defined as the nearest point on a street that has a
minimum 60-foot-wide right-of-way with a minimum 30-foot improvement for local
streets or a minimum 34-foot improvement for major streets (SRC 200.055(b)). All
streets abutting the property boundaries shall be designed to the greater of the
standards of SRC Chapter 803 and the standards of linking streets in SRC 200.055(b).

La Cresta Drive SE and Sarah Renee Avenue SE have a minimum 30-foot
improvement abutting the development frontage. Lone Oak Road SE does not meet the
minimum 34-foot linking improvement. Boundary street improvements and linking street
improvements in conformance with SRC 200.0055 are conditioned above.

SRC 200.060 - Standards for Sewer Improvements

The proposed development shall be linked to adequate facilities by the construction of
sewer lines and pumping stations, which are necessary to connect to such existing
sewer facilities (SRC 200.060). The nearest available sewer facilities are in Sarah
Renee Avenue SE. The applicant shall construct the Salem Wastewater Management
Master Plan improvements and link the site to existing facilities that are defined as
adequate under SRC 200.005(a). As a condition of sewer service, all developments are
required to provide public sewers to adjacent upstream parcels. Required sewer
improvements in conformance with SRC 200.060 are conditioned above.

SRC 200.065 - Standards for Storm Drainage Improvements

The proposed development shall be linked to existing adequate facilities by the
construction of storm drain lines, open channels, and detention facilities, which are
necessary to connect to such existing drainage facilities. The nearest available public
storm system appears to be located in Sarah Renee Avenue SE. The applicant shall
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link the on-site system to existing facilities that are defined as adequate under SRC
200.005(a). Required storm draining facilities in conformance with SRC 200.065 are
conditioned above.

SRC 200.070 - Standards for Water Improvements

The proposed development shall be linked to adequate facilities by the construction of
water distribution lines, reservoirs, and pumping stations that connect to such existing
water service facilities (SRC 200.070). The applicant shall provide linking water mains
consistent with the Water System Master Plan adequate to convey fire flows to serve
the proposed development as specified in the Water Distribution Design Standards.
Required water system improvements in conformance with SRC 200.070 are
conditioned above.

SRC 200.075 - Standards for Park Sites

The proposed development is served by Sumpter School Park approximately one-half
mile north of the subject property and Bryan Johnston Park approximately one third
mile south of the subject property.

10.ANALYSIS OF CLASS 1 ADJSUTMENT APPROVAL CRITERIA

Salem Revised Code (SRC) 250.005(d)(1) sets forth the following criteria that must be
met before approval can be granted to an application for a Class 1 Adjustment. The
following subsections are organized with approval criteria shown in bold italic, followed
by findings of fact upon which the Planning Administrator’s decision is based. Lack of
compliance with the following criteria is grounds for denial of the Class 1 Adjustment, or
for the issuance of certain conditions to ensure the criteria are met.

SRC 250.005(d)(1)(A): The purpose underlying the specific development standard
proposed for adjustment is:

(i) Clearly inapplicable to the proposed development; or
(ii) Clearly satisfied by the proposed development.

Finding: The applicant has requested a Class 1 Adjustment in conjunction with the
proposed subdivision to reduce the minimum required double frontage lot depth for Lot
16 from 120 ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)).

The written statement provided by the applicant (Attachment D) indicates, in summary,
that in order to provide street connections and circulation, the size and layout of the lots
had to be taken into consideration. Due to the location of the required interior streets,
and the required right-of-way dedication along Lone Oak Road, the required 120-foot
lot depth for Lot 16 could not be met.

Staff concurs with the findings included in the applicant’s written statement. Double
frontage lots with street frontage adjacent to both their front and rear property lines are
required to have a minimum lot depth of 120 feet. The underlying purpose of this
standard is to ensure that lots that have street frontage adjacent to both their front and
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rear property lines have an increased lot depth to provide potential for additional
privacy and separation from the street, which is of greater importance for lots abutting
streets which convey greater levels of traffic.

As shown on the tentative subdivision plan, proposed Lot 16 is a double frontage lot
that will abut proposed White Oak Street in the front and Lone Oak Road SE in the
back. Because the underlying purpose of the minimum 120-foot double frontage lot
depth standard is to provide for increased lot depth which in-turn provides for additional
space for potential separation and privacy from streets on individual lots that abut
streets at both their front and rear, the proposed slightly reduced lot depth of Lot 16 will
continue to satisfy the underlying purpose of this standard because the approximate
105-foot lot depth will still be sufficient to provide the potential for separation and
privacy from streets. This approval criterion is met.

SRC 250.005(d)(1)(B): The proposed adjustment will not unreasonably impact
surrounding existing or potential uses or development.

Finding: The written statement provided by the applicant indicates that the proposed
adjustment will have little to no impact on the surrounding neighborhood; Lot 16 will not
affect the rest of the lots within the proposed subdivision; and any home on Lot 16 will
be required to meet setbacks.

Staff concurs with the findings included in the applicant’s written statement. The slight
reduction in the minimum required lot depth for Lot 16 will not make the lot unbuildable
or force development to occur on the lot that will be incompatible with surrounding
development. The minimum required setback and maximum lot coverage and building
height requirements of the RS will ensure that any dwelling constructed on Lot 16 will
be consistent with other dwellings in the subdividing or the surrounding area. This
criterion is met.

.ANALYSIS OF CLASS 2 ADJUSTMENT APPROVAL CRITERIA

Salem Revised Code (SRC) 250.005(d)(2) sets forth the following criteria that must be
met before approval can be granted to an application for a Class 2 Adjustment. The
following subsections are organized with approval criteria shown in bold italic, followed
by findings evaluating the proposed development’s conformance with the criteria. Lack
of compliance with the following criteria is grounds for denial of the Class 2 Adjustment
application, or for the issuance of certain conditions to ensure the criteria are met.

SRC 250.005(d)(2)(A): The purpose underlying the specific development standard
proposed for adjustment is:

(i) Clearly inapplicable to the proposed development; or
(ii) Equally or better met by the proposed development.

Finding: The applicant has requested two Class 2 Adjustments in conjunction with the
proposed subdivision. They include:

a) Increasing the maximum allowed lot depth for Lot 8 from 150 ft. to approximately
207 ft. (SRC 510.010(b); SRC 511.010(b)); and
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b) Designating the west property line of Lots 9 and 12 abutting the flag lot accessway
as the front lot line rather than the south property line abutting the street as
required under SRC 800.020(a)(1)).

Maximum Lot Depth for Lot 8 (SRC 510.010(b); SRC 511.010(b)):

The applicant has requested a Class 2 Adjustment to SRC 510.010(b) and SRC
511.010(b), which limit maximum depth to 300 percent or three-times the average lot
width, in order to allow proposed Lot 8 to have a lot depth of approximately 207 feet
where only a maximum depth of 150 feet would otherwise be allowed.

The written statement provided by the applicant (Attachment D) indicates, in summary,
that in order to provide street connections and circulation, the size and layout of the lots
had to be taken into consideration. Due to the location of trees and required street
connections, the lots within the subdivision are long. Therefore, Lot 8 exceeds the
maximum requirement. The applicant explains that the longer lot does not affect the
rest of the subdivision and that the longer lot actually provides more area to meet
setbacks, provide larger open space area on the lot, and preserve trees.

Staff concurs with the findings include in the applicant’s written statement. The
underlying purpose of this standard is to ensure efficient use of land and convenient
access to lots. If the depth of a residential lot far exceeds its width, the resulting land
area located at the rear of the lot has a greater potential to be of such size that it can
be further divided to accommodate additional lots. However, based on the narrow width
of the lot and the location of any existing structures on it, the rear portion of the lot may
be difficult to access. As such, in order for the deep rear portions of lots to be further
divided or developed, existing structures may need to be demolished, neighboring lots
may need to be combined together in one land division application in order to provide
sufficient access width to reach the rear of the lots, or access to the rear of the lots
must be provided by private flat lot accessways rather than public streets.

By limiting the maximum depth of residential lots, the possibility of leaving additional
developable land at the rear of a lot is minimized; thereby ensuring the efficient use of
land and more efficient access to lots via public streets rather than flag lot accessways.

In the case of proposed Lot 8, the longer depth of this lot is necessitated by the location
of existing trees, the overall topography of the site, the alignment of the proposed
streets, and the configuration of abutting lots. The additional lot depth provided for Lot 8
provides additional buildable area at the rear of the lot in order to help facilitate the
preservation of existing trees in the front of the lot. This criterion is met.

Front Lot Line Designations for Lots 9 and 12 (SRC 800.020(a)(1)):

The applicant has requested a Class 2 Adjustment to SRC 800.020(a)(1), which
requires the front lot line of an interior lot to be the property line abutting the street. The
underlying purpose of this standard is to ensure that lots that have only one street
frontage designate their front lot line as the property line abutting the street.
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As shown on the tentative subdivision plan, Lots 9 and 12 have frontage on proposed
Red Oak Avenue but the applicant is requesting that the western property lines of the
lots abutting the flag lot accessways be designated as the front rather than the property
lines abutting Red Oak Avenue in order to provide more developable building
envelopes in the rear of the lots so existing trees in the front of the lots can be
preserved.

Because the intended purpose of designating the western property lines of these lots
as the front is to make it possible to construct homes at the rear of the lots while
preserving trees in the front of the lots, the building setback envelopes and vehicular
access to the lots will be oriented to the flag lot accessway rather than the street. As
such, designating the lot lines abutting the flag lot accessways as the front equally
meets the underlying purpose of the standard because it ensures that the lines being
designated as the front are the lines that the lots will principally be oriented to. This
criterion is met.

Based on the applicant’s requested adjustment to designate the western property lines
of Lots 9 and 12 as the front, the following condition of approval shall apply:

Condition 21: The front lot line designations for Lots 9 and 12 shall be the west
property lines abutting the proposed flag lot accessways.

SRC 250.005(d)(2)(B): If located within a residential zone, the proposed
development will not detract from the livability or appearance of the residential
area.

Finding: The subject property is zoned RS. Neither the proposed development nor the
adjustments requested by the applicant will detract from the livability of appearance of
the residential area. The proposed adjustments will allow the reasonable developments
of the lots in a manner that is consistent with the RS zone and the residential
development pattern of the surrounding area.

SRC 250.005(d)(2)(C): If more than one adjustment has been requested, the
cumulative effect of all the adjustments result in a project which is still
consistent with the overall purpose of the zone.

Finding: Two Class 2 Adjustments have been requested in conjunction with the
proposed development and, although more one adjustment has been requested, each
adjustment is the minimum necessary to allow the reasonable development of the
property in conformance with the purposes of the RS zone. This approval criterion is
met.

12.Conclusion

Based upon review of SRC 205.010(d), 200.025(e), and SRC 250.005(d), the findings
contained under Sections 8-11 above, and the comments described, the Tentative
Subdivision, Urban Growth Preliminary Declaration, Class 2 Adjustment, and Class 1
Adjustment comply with the requirements for an affirmative decision. Approval will not
adversely affect the safe and healthful development and access to any adjoining lands.
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IT IS HEREBY ORDERED

That Tentative Subdivision, Urban Growth Preliminary Declaration, Class 2 Adjustment,
and Class 1 Adjustment Case No. SUB-UGA-ADJ22-09, for property located at 5730 Lone
Oak Road SE is hereby APPROVED subject to the applicable standards of the Salem
Revised Code, the findings contained herein, and the conditions of approval listed below,
which must be completed prior to final plat approval, unless otherwise indicated:

Conditions 1, 2,4, 5,6, 7, 11, 13, 15, 17, 19, shall be completed prior to final plat approval
or may be delayed pursuant to an improvement agreement per SRC 205.035(c)(7)(B).

Condition 1:  The flag lot accessway serving Lots 9-11 and Lots 12-14 shall be paved
to a minimum width of 20 feet within a minimum 25-foot-wide easement.

Condition 2:  “NO PARKING-FIRE LANE” signs shall be posted on both sides of those
portions of the flag lot accessways that are fire apparatus roadways and
“‘NO PARKING” signs shall be posted on both sides of any remaining
portions of the accessways.

Condition 3:  Provide an engineered stormwater design pursuant to SRC 71 and
PWDS to accommodate new impervious surfaces in rights-of-way and
future impervious surfaces on all proposed lots.

Condition 4:  Construct stormwater facilities pursuant to SRC 71 and PWDS to
accommodate new impervious surfaces in rights-of-way and future
impervious surfaces on all proposed lots.

Condition 5:  Construct S-3 water mains within and abutting the development (and off-
site if needed) to provide minimum fire flow requirements pursuant to
Uniform Fire Code and PWDS. Obtain off-site easements as necessary.

Condition 6:  Construct an S-3 water main along the development frontage of La
Cresta Drive SE to provide domestic service to the proposed lots.

Condition 7:  Construct an S-3 water main and a master plan sewer main along the
development frontage of Lone Oak Road SE pursuant to PWDS. The
sewer and water mains shall connect to the existing sewer and water
systems, respectively.

Condition 8:  Dedicate a 10-foot public utility easement along the street frontage of all
internal streets and Lone Oak Road SE, La Cresta Drive SE, and Sarah
Renee Avenue SE.

Condition 9:  All necessary (existing and proposed) access and utility easements must
be shown and recorded on the final plat.

Condition 10: Convey land for dedication to equal a half-width right-of-way of 30 feet on
the development side of Lone Oak Road SE.
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Condition 11:

Condition 12:

Condition 13:

Condition 14:

Condition 15:

Condition 16:

Condition 17:

Condition 18:

Condition 19:

Construct a three-quarter street improvement along the development
frontage of Lone Oak Road SE to Collector A street standards with
property line sidewalk as specified in the City Street Design Standards
and consistent with the provisions of SRC Chapter 803 with the following
exception:

a) Increased street grade, as shown on the applicant’s tentative plan.

Demonstrate lots 36 through 42 have legal access by means of right-of-
way dedication along Sarah Renee Avenue SE or off-site easements.

Construct the following streetscape improvements in accordance with City
Street Design Standards and consistent with the provisions of SRC
Chapter 803:

a) Along the development frontage of La Cresta Drive SE, provide
curbline sidewalks, street trees, and streetlights.

b) Along the development frontage of Sarah Renee Avenue SE, provide
property line sidewalks, street trees, and streetlights.

Dedicate a 60-foot-wide right-of-way for Koda Street SE within the subject
property as shown on the applicant’s tentative plan.

Construct Koda Street SE to local street standards as specified in the City
Street Design Standards and consistent with the provisions in SRC
Chapter 803, with the following exception:

a) Increased street grade, not to exceed 15 percent, as shown on the
applicant’s tentative plan.

Dedicate a 52-foot-wide right-of-way for Red Oak Avenue SE within the
subject property as shown on the applicant’s tentative plan.

Construct Red Oak Avenue SE to local street standards as specified in
the City Street Design Standards and consistent with the provisions in
SRC Chapter 803, with the following exceptions:

a) Curbline sidewalks along the northern side of the right-of-way.

Dedicate a 60-foot-wide right-of-way for White Oak Street SE within the
subject property as shown on the applicant’s tentative plan.

Construct White Oak Street SE to local street standards as specified in
the City Street Design Standards and consistent with the provisions in
SRC Chapter 803.
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Condition 20: Provide a final report from a geotechnical engineer that describes
construction monitoring activities for all site earthwork and addresses the
geotechnical considerations for each individual building lot.

Condition 21: The front lot line designations for Lots 9 and 12 shall be the west property
lines abutting the proposed flag lot accessways.

Bryce Bishop, Planner Iil, on behalf of
Lisa Anderson-Ogilvie, AICP
Planning Administrator

Attachments: A. Vicinity Map
B. Applicant’s Tentative Subdivision Plan
C. Applicant’s Utility Plan
D. Applicant’s Written Statement
E. Public Works Department Comments
F. Public Comments
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Attachment D

Oak Grove Subdivision

Subdivision Application
Revised-April 13, 2022

BACKGROUND:

On October 28, 2020, Pre-AP20-94 was held with City Staff and the applicant’s representatives
to discuss the development of the subject property.

The South Gateway Neighborhood Association was notified of the proposal on December 5,
2021, via email.

PROPOSAL:

The subject property is about 12.18 acres in size and zoned RA (Residential Agriculture). The
applicant is proposing to divide the subject property into 58 single family residential lots, and 2
lots for water quality (see attached plan).

The applicant is also requesting the following:
-Urban Growth Area Permit (UGA)
-Tree Conservation Plan Variance
-Alternative Street Standards
-Adjustments:
SRC Section 803.030 (Block Length)
SRC Table 111-2 (Lot Width to Depth Ratio)

SITE VICINITY and CHARACTERISTICS:

The subject property is located west on Lone Oak Road S. The subject property is identified as
083W15CB/Tax Lots 1900, 2000, 2100 and 2200.

Page| 1
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The surrounding properties are zoned and used as follows:

North: Across La Cresta Drive, RS (Single-Family Residential); existing single-family
dwellings

East: RS (Single-Family Residential); existing single-family dwellings

South: Across Sarah Renee Avenue SE, RA (Residential Agriculture); existing single-
family dwellings and vacant land

West: Across Lone Oak Road SE, RA (Residential Agriculture); existing single-family

dwellings and vacant land

CRITERIA AND APPLICANT'S REASONS ADDRESSING UDC 205.010(d)(1):

The intent of the subdivision code is providing for orderly development through the
application of appropriate rules and regulations. Pursuant to the application of the
current enabling statutes, these regulations are those cited in UDC 205.010(d) and UDC
205.015(d). The decision criteria for subdivisions without a concurrent variance under
UDC 205.010(d) and UDC 205.015(d) must be found to exist before an affirmative
decision may be made for a subdivision application.

(1) The tentative subdivision plan complies with the standards of this Chapter and
with all applicable provisions of the UDC, including, but not limited to, the

following:

The Salem Revised Code (SRC), which includes the Salem Zoning Code, implements
the Salem Area Comprehensive Plan land use goals, and governs development of

Page | 2



property within the city limits. The subdivision process reviews development for
compliance with city standards and requirements contained in the Subdivision Code,
Zoning Code, Salem TSP and the Water, Sewer and Storm Drain System Master Plans,
and adopted design documents applicable to residential development. The proposed
meets all applicable provisions of the Salem Revised Code.

(A) Lot standards, including, but not limited to, standards for lot area, lot width
and depth, lot frontage and designation of front and rear lot lines.

The proposal does not require any variances to lot development standards specified in
the Code. An adjustment has been requested.

Minimum Lot Area and Dimensions:

The subject property is about 12.18 acres in size and zoned RA (Residential
Agriculture). The applicant is proposing to divide the subject property into 58 single
family residential lots, with 4 lots for water quality.

As shown on the site plan, all 60 lots meet the lot size (4,000 square feet) requirements
within the RA zone and lot dimension (40’ by 70’) standards as required under UDC
Chapters 510 and 511. Lots 8 and 9 exceed the lot width to depth ratio, an adjustment
has been requested.

*Lot 8: Allowed lot depth-145 feet Proposed lot depth-189 feet
*Lot 9: Allowed lot depth-158 feet Proposed lot depth-168 feet

The applicant is allowed to have 8 flag lots within the proposed subdivision. There are
no flag lots proposed within the subdivision.

Additional reviews occur at the time of building permits to assure compliance with the
zoning code. Compliance with conditions of approval to satisfy the subdivision
ordinance is also checked prior to city staff signing the final subdivision plat.

The proposal can conform to applicable conditions imposed as necessary to ensure that
development conforms to the standards of the subdivision code and with existing
development and public facilities. The proposed subdivision is in compliance with lot
standard requirements and required access. Therefore, this criteria has been met.

(B) City infrastructure standards.

Water, sewer, storm drainage plans will be submitted to the Public Works Department
for final plat and construction plan approval at the final plat stage. The tentative site plan
illustrates the location of the public utility lines. The proposal meets applicable Salem
Area Comprehensive Plan Residential Policies for properties within the Urban Growth
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Boundary. The proposal encourages the efficient use of developable residential land.
Public facilities and services are or will be available to serve the site, including services
such as water, sanitary and storm sewer and fire/life/safety services. Therefore, this
criteria has been met.

A Preliminary Drainage Report dated December 3, 2021 has been provided as part of
this application. Revisions to the Drainage Report are currently being worked on.

(C) Any special development standards, including, but not limited to, floodplain
development, special setbacks, geological or geotechnical analysis, and vision
clearance.

There are no identified wetlands located on the subject property.

A Geological Assessment dated July 16, 3021, has been provided as part of this
proposal.

The assessment outlines the nature, distribution of underlying geology, and the physical
and chemical properties of existing soils; an opinion as to stability of the site, and
conclusions regarding the effect of geologic conditions on the proposed development as
required.

This criteria has been met.

(2) The tentative subdivision plan does not impede the future use or development
of the property or adjacent land.

The proposal is for the entire subject property and will be developed into 58 residential
lots, and 4 lots for water quality.

The surrounding properties are fully developed, or the site abuts existing right-of-way.
Therefore, stub streets cannot be provided. All surrounding properties have direct
access onto the existing street system.

Therefore, this criteria has been met.

(3) Development within the tentative subdivision plan can be adequately served
by City infrastructure.

Water, sewer, storm drainage plans will be submitted to the Public Works Department
for final plat and construction plan approval at the final plat stage. The tentative site plan
illustrates the location of the public utility lines. The proposal meets applicable Salem
Area Comprehensive Plan Residential Policies for properties within the Urban Growth
Boundary. The proposal encourages the efficient use of developable residential land.
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Public facilities and services are or will be available to serve the site, including services
such as water, sanitary and storm sewer and fire/life/safety services.

Water, sewer, storm drainage plans will be submitted to the Public Works Department
for final plat and construction plan approval at the final plat stage. The tentative site
plan illustrates the location of the public utility lines.

The subject property is within ¥2 mile from several park areas:

*Sumpter Elementary School and Park-located directly to the north (0.50 miles)
*Bryan Johnston Park-located directly to the southwest (0.50 miles)

Therefore, the subject property is served by parks.
In conclusion, the location and design of the proposed subdivision allows for public
sanitary sewer, water service, and storm drainage to be conveniently provided.

Therefore, this criterion has been satisfied.

Proposed Stormwater Management System:

Stormwater quality and quantity are required for this development. An LID (low impact
development) Stormwater technique will be used to mitigate the increase in pollutants
contributed from development. This system may also be used to provide storage and
water quantity control. The exact system will be determined at the time of design. Any
proposed technique will meet City of Salem Stormwater Management standards in
means and methods to provide all aspects of Stormwater management.

A Preliminary Drainage Report dated December 3, 2021 has been provided as part of
this application. Revisions to the Drainage Report are currently being worked on.

(4) The street system in and adjacent to the tentative subdivision plan conforms
to the Salem Transportation System Plan.

The major street system is in place due to prior development. Lone Oak Road located to
the west of the site will provide access into the development. Lone Oak is designated
as a ‘collector’ on the Salem Transportation System Plan. La Cresta Drive located to
the north of the site will provide access into the development. La Cresta Drive is
designated as a ‘local’ street on the Salem Transportation System Plan. Sarah Renee
Avenue SE located to the south of the site will provide access into the development.
Sarah Renee Avenue SE is designated as a ‘local’ street on the Salem Transportation
System Plan.

These street connections help to provide circulation through the neighborhood, existing
and proposed.
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The existing and proposed street systems conform to the City’s Transportation Plan. All
street design and improvements will be determined through the subdivision review
process, and regulated through the Conditions of Approval. The proposed internal
streets will be designed to City street standards. Therefore, meeting the requirements
of a subdivision.

Alternative Street Standards Requested: See attached memo dated December 5, 2021
1) -Alternative street standard to allow a short section of Koda Street (See Sheet
P4) to exceed a 12-percent street grade.
-Alternative street standard to allow a short section Sarah Renee Street (See
Sheet P8) to exceed a 12-percent street grade.
-Alternative street standard to allow a Lone Oak Road (See Sheet P9) to exceed
a 12-percent street grade.

2) -Alternative Street Standard to allow the street radius on Koda Street to exceed
code requirements.
3) -Alternative Street Standard to allow La Cresta Drive to be constructed with a 51-

foot wide right-of-way with curb line sidewalks.

1)The applicant is requesting an alternative street standard to street grade . As shown
on the street sections provided, a short section of Koda Street and Sarah Renee Street
will have a 15% street grade. Due to the topography of the site and the proposed
street alignments with existing streets, this proposed streets within the subdivision
exceed the street grade allowed.

The applicant is requesting an alternative street standard to street grade for Lone Oak
Road. As shown on the street sections provided, a section of Lone Oak Road will have
a 16% street grade. Due to the topography of the site and the proposed street
alignments with existing streets, this proposed streets within the subdivision exceed the
street grade allowed. This section of Lone Oak is existing and therefore, the slope can
not feasible be changed without significant negative impacts to the area.

The intent of the maximum street grade is to allow vehicles to climb and descend the
street safely in all conditions. The internal streets proposed will provide safe and
efficient circulation throughout the subdivision. As shown on the street sections
provided, there is only curtain sections of each street that will exceed the allowed street
grade. All streets within the proposed subdivision will be designed to provide safe and
efficient conditions.

There are several access points provided throughout the proposed subdivision which
provide alternative access options.

The intent of the standard is being met; therefore, the proposal equally meets the intent
of the maximum street grade standard. See attached memo dated December 5, 2021.
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2)The applicant is also requesting an alternative street standard to use a 90-foot center
line radius center line cure followed by a 110-foot center line radius curve. These
sharp curves are needed to facilitate getting Koda Street up the hill. The applicant’s
engineer evaluated all other options that could be considered and found the situation
to be worse than what the applicant is presently proposing. Therefore, a design
exception has been requested.

The major street network in the area has been established and is consistent with the
Transportation System Plan which implements the Comprehensive Plan. Public Works
Department will address any applicable requirements for right-of-way conveyance that
might be required because of this subdivision.

3) The applicant is requesting an alternative Street Standard to allow La Cresta Drive to
be constructed with a 51-foot wide right-of-way with curb line sidewalks. All street
design and improvements will be determined through the subdivision review process
and regulated through the Conditions of Approval. The applicant is requesting an
alternative street standard to allow La Cresta Drive to be 51 feet in width.

The applicant is requesting an alternative street standard to street width. Due to the
topography of the site and the proposed street alignments with existing streets, La
Cresta Drive will be 51 feet in width with curb line sidewalks. The applicant has
requested an alternative street design to allow 51-foot street width. La Cresta Drive is
existing and the 51-foot-wide right-of-way is consistent with the existing right-of-way
improvements. Furthermore, the curb line sidewalk is allowed per Code and helps to
minimax needed grading. Therefore, meeting code and less disruptive.

All 58 single family lots will have direct access onto the proposed and existing
surrounding street system. Access to the 2 detention areas will be provided for
maintenance via the proposed internal streets.

Therefore, the existing street system and proposed street improvements will be in
compliance with the STSP.

Transportation Planning Rule Review:

The City of Salem’s TPR encourages a reduction in automobile trips by capitalizing on
transit opportunities and by creating an environment that encourages people to walk.
The proposed subdivision is a "limited land use decision" pursuant to Oregon Revised
Statute (ORS) 197.015, and has therefore been reviewed for consistency with the
State's TPR multi-modal connectivity requirements.

In conclusion, the development will provide bicycle and pedestrian facilities on-site to
encourage people to walk and reduce vehicle trips. The development on the property
will allow residents to reduce vehicle usage, by the convenience of bicycle and
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pedestrian paths to and from the uses and existing sidewalk system. Therefore, the
proposed subdivision is in compliance with the intent of the TPR to reduce vehicle
usage and encourage other modes of transportation to and from the site.

(5) The street system in and adjacent to the tentative subdivision plan is designed
so as to provide for the safe, orderly, and efficient circulation of traffic into,
through, and out of the subdivision.

The subject property is located in a developed and developing area where improved
streets and sidewalks exist and continue with new development. The local street system
serving the development provides the necessary connections and access to the local
streets and circulation system serving this residential neighborhood.

Block Length: Blocks shall be a maximum of 600 feet between street centerlines. The
length of the blocks was taken into consideration at the time of design layout. There
are more than enough street connections within the proposed development.

Due to existing development to the east, additional vehicle and/or pedestrian
connections cannot be made. Therefore, the block with Lots 47 through 58 exceeds
the maximum 600-foot block length allowed.

In order to break the block lengths up, street connections have been provided to
adjacent properties as well as efficient circulation within the subdivision.

An adjustment to block length has been requested.

As shown on the site plan, the proposed subdivision provides a safe an efficient
circulation pattern throughout the development for vehicles and pedestrians.

Access to, within, and from the development must be consistent with applicable
requirements of the Transportation Planning Rule Requirements (TPR) that requires
that development provide connectivity between land uses and transportation. Under the
Rule, developments are responsible for providing for the safe and efficient circulation of
vehicles, bicycles, and pedestrians into, through, and out of a development. The
proposal develops the subject property within an established residential area where
local and arterial streets and mass transit facilities exist. These facilities connect the
transportation system to the surrounding residential neighborhoods.

The Public Works Department will address the level of street improvements that are
roughly proportional to assure conformance to the development to subdivision code and
applicable transportation system plan requirements. Completion of conditions of
approval prior to the signing of the final plat will satisfy this criterion for the subdivision
application.
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In conclusion, the proposed street plan provides the best economic, safe, and efficient
circulation of traffic possible under the circumstances. The proposed subdivision
demonstrates this review criterion can be met. Therefore, this criterion has been
satisfied.

(6) The tentative subdivision plan provides safe and convenient bicycle and
pedestrian access from within the subdivision to adjacent residential areas and
transit stops, and to neighborhood activity centers within one-half mile of the
development. For purposes of this criterion, neighborhood activity centers
include, but are not limited to, existing or planned schools, parks, shopping
areas, transit stops, or employment centers.

The subdivision is served with adequate transportation infrastructure and the street
system adjacent the property conforms to the Transportation System Plan and provides
for safe, orderly, and efficient circulation of traffic into, through, and out of the subject
property on to the public street system.

All lots will have direct access onto the proposed and existing surrounding street
system.

In order to break the block lengths up, street connections have been provided to
adjacent properties as well as provide efficient circulation within the subdivision and to
adjacent neighborhoods. Due to existing development to the east, additional vehicle
and/or pedestrian connections cannot be made.

Therefore, via paved streets and sidewalks, safe and convenient bicycle and pedestrian
access will be provided to the site and to adjacent neighborhoods. Therefore, this
criteria has been met.

(7) The tentative subdivision plan mitigates impacts to the transportation system
consistent with the approved Traffic Impact Analysis, where applicable.

The proposal is for a 58-lot subdivision, with 4 lots designated for water quality. The
size of the subdivision does not warrant a TIA. The proposed subdivision plan
mitigates impacts to transportation system by providing adequate access and circulation
for all lots.  Therefore, this criterion has been met.

(8) The tentative subdivision plan takes into account the topography and
vegetation of the site so the need for variances is minimized to the greatest
extent practicable.

An adjustment to lot width to depth ratio is being requested for Lots 8 and 9. No
variances have been requested
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(9) The tentative subdivision plan takes into account the topography and
vegetation of the site, such that the least disruption of the site, topography, and
vegetation will result from the reasonable development of the lots.

The subdivision code requires City approval of lots be suitable for the general purpose
for which they are likely to be developed. No lots can be of such a size or configuration
that is detrimental to public health, safety, or welfare or sanitary needs of users of the
parcel or lot.

The subdivision plan takes into consideration the topography and vegetation of the site.
The proposed lots are of sufficient size and dimensions to permit future development.
The lot dimensions are illustrated on the tentative site plan and are in conformance to
the minimum standards in UDC 510 and 511. Final conformance to minimum lot size
and buildable lot area will be confirmed when the final plat is submitted to the City for
review and approval.

There are 453 (four hundred and fifty-three) trees located throughout the proposed
subdivision, as shown on the tree plan. Trees designated for removal are within the
right-of-way, the building envelop or within an area close to the building envelope but
have the potential of being damaged during grading and construction.

A total of 135 (one-hundred and thirty-five) trees are designated for preservation.
Therefore, 30% of the trees on site will be preserved.

There are twenty-eight (28) Oregon White Oaks that are significant. Three (3) of the
Oregon White Oaks are designated for removal, with twenty-five (25) Oregon White
Oaks are proposed for preservation.

EXISTING TREES WITHIN BOUNDARY ' |
= EXISTING TREE TO REMAIN

¥ = EXISTING TREE TO BE REMOVED

@ = EXISTING OAK TREE 24"+ DIA. TO REMAIN

¢ = EXISTING OAK TREE 24"+ DIA. TO BE REMOVED
REMAIN REMOVE TOTAL

WHITE OAK 24"> 25 3 28

OTHER TREES 110 315 425

TOTAL TREES 453

Therefore, this criteria has been met.
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10) When the tentative subdivision plan requires an Urban Growth Preliminary
Declaration under SRC Chapter 200, the tentative subdivision plan is designed in
a manner that ensures that the conditions requiring the construction of on-site
infrastructure in the Urban Growth Preliminary Declaration will occur, and, if off-
site improvements are required in the Urban Growth Preliminary Declaration,
construction of any off-site improvements is assured.

The property and development are located inside the Urban Service Area (USA).
However, an Urban Growth Preliminary Declaration is required. Therefore, this
criterion has been met.

TREE CONSERVATION/REMOVAL PLAN

There are 453 (four hundred and fifty-three) trees located throughout the proposed
subdivision, as shown on the tree plan. Trees designated for removal are within the
right-of-way, the building envelop or within an area close to the building envelope but
have the potential of being damaged during grading and construction.

A total of 135 (one-hundred and thirty-five) trees are designated for preservation.
Therefore, 30% of the trees on site will be preserved.

There are twenty-eight (28) Oregon White Oaks that are significant. Three (3) of the
Oregon White Oaks are designated for removal, with twenty-five (25) Oregon White
Oaks are proposed for preservation.

*42” Oak (Located in the Koda Street right-of-way)-Remove

*28” Oak (Located along the southern boundary of Lot 8)-Remove
*25” Oak (Located within WQF #1)-Remove
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Urban Growth Area Permit

Background:

On October 28, 2020, Pre-AP20-94 was held with City Staff and the applicant’s representatives to discuss
the development of the subject property.

The South Gateway Neighborhood Association was notified of the proposal on December 5, 2021, via
email.

Proposal:

The subject property is about 12.18 acres in size and zoned RA (Residential Agriculture). The applicant is
proposing to divide the subject property into 58 single family residential lots, and 2 lots for water
quality.

The subject property is located at 5730 Lone Oak Road and identified as 083W15CB/Tax Lots 1900,
2000, 2100, 2200.

.
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Oak Grove Subdivision
Adjustment Class-1 Application
Table 511-2 (Lot Standards)

Proposal:

An adjustment to lot to depth is being requested for Lot 17. Lot 17 is a double frontage lot, with
frontage along the proposed interior local street and frontage along Lone Oak Road. Per Table
511-2, double frontage lots require a minimum lot depth of 120 feet. Lot 17 does not meet this
minimum.

*Lot 17=105.66 feet in depth

The applicant is requesting an adjustment to the lot depth required for double frontage lots.
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Adjustment Criteria-SRC 250.005(d)(1) Criteria

(A)The purpose underlying the specific development standard proposed for adjustment is:
(hClearly inapplicable to the proposed development; or
(inClearly satisfied by the proposed development.

(B)The proposed adjustment will not unreasonably impact surrounding existing or potential uses
or development.

Applicant’'s Reasons:

(A) The applicant is requesting a zoning adjustment to Table 5111-2. An adjustment to lot to
depth is being requested for Lot 17. Lot 17 is a double frontage lot, with frontage along
the proposed interior local street and frontage along Lone Oak Road. Per Table 511-2,
double frontage lots require a minimum lot depth of 120 feet. Lot 17 does not meet this
minimum.

*Lot 17=105.66 feet in depth
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The applicant is requesting an adjustment to the lot depth for double frontage lots.

In order to provide street connections and circulation, the size and layout of the lots had
to be taken not consideration. Due to the location of the required interior streets, and
the required right-of-way dedication along Lone Oak Road, the required 120-foot lot
depth for Lot 17 could not be met.

Therefore, meeting this standard is not feasible due to required street connections and
right-of-way dedication.

The purpose of this requirement is to avoid creating lots with two frontages that would be
affected by streets on two side, which could create homes too close to the right-of-way.
As stated above, in order to provide street connections and circulation, the size and
layout of the lots had to be taken into consideration. Due to required street connections
and right-of-way dedication, creating lots that meet the 120-foot lot depth is not feasible
adjacent Lot 17.

Lot 17 does not affect the rest of the subdivision or the proposed lots. Lot 17 will still
provide large setbacks and open space areas on the lots. Therefore, the proposed
adjustment equally or better meets the standard.

(B) The subject property is zoned RA and is located in a residential area. The properties to
the north, east, and south are all zoned RA and RS.

The RA zone allows for this property to be subdivided.

The proposal will have little to no impact on the surrounding neighborhood. The
purpose of this requirement is to avoid creating undevelopable lots. As stated above, in
order to provide the required street connections and right-of-way dedication, the size and
layout of the lots had to be taken into consideration. Due to the location of the required
street connection and the required right-of-way dedication along Lone Oak Road, the
required 120-foot lot depth for Lot 17 could not be met.

Lot 17 does not affect the rest of the subdivision or the proposed lots. The lots will meet
setbacks and provide open space areas on the lots. Therefore, this proposal will not
detract from the livability or appearance of the residential area.

Any conditions placed on the subdivision will require Code compliance, which will help
ensure minimal to no impacts on the neighborhood.
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Doaks Ferry Road-Subdivision

Adjustment Class-2 Application
Table 511-2 (Lot Standards)

Proposal:

The subject property is about 12.18 acres in size and zoned RA (Residential Agriculture). The
applicant is proposing to divide the subject property into 58 single family residential lots, with 2
lots for water quality.

As shown on the site plan, all 60 lots meet the lot size (4,000 square feet) requirements within
the RA zone and lot dimension (40’ by 70’) standards as required under UDC Chapters 510 and
511. Lot 8 exceeds the lot width to depth ratio, an adjustment has been requested.

*Lot 8: Allowed lot depth-145 feet Proposed lot depth-206.56 feet

The minimum lot width required for lots in the RA zone is 40 feet with a minimum lot depth of 70
feet. Table 111-2 only allows a maximum lot depth of 300% of average lot width

The applicant is requesting an adjustment to the lot width to lot depth maximum.

Adjustment Criteria-SRC 250.005(d)(2) Criteria

(A) The purpose underlying the specific development standard proposed for adjustment is:

(i) Clearly inapplicable to the proposed development; or
(ii) Equally or better met by the proposed development.

(B) If located within a residential zone, the proposed development will not detract from the
livability or appearance of the residential area.

(C) If more than one adjustment has been requested, the cumulative effect of all the
adjustments result in a project which is still consistent with the overall purpose of the zone.

Applicant’'s Reasons:

(A) The applicant is requesting a zoning adjustment to Table 5111-2. The minimum lot width
required for lots in the RA zone is 40 feet with a minimum lot depth of 70 feet. Table
111-2 only allows a maximum lot depth of 300% of average lot width

The applicant is requesting an adjustment to the lot width to lot depth maximum.

In order to provide street connections and circulation, the size and layout of the lots had
to be taken into consideration. Due to the location of trees and required street
connections, the lots within the subdivision are long. Therefore, Lot 8 exceeds the
maximum requirement.
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The purpose of this requirement is to avoid creating long narrow lots. In order to
provide street connections and to preserve trees, the size and layout of the lots had to
be taken into consideration. Due to the required street connections, circulation, and the
location of trees, making Lot 8 smaller lots is not feasible.

The longer lots do not affect the rest of the subdivision or the proposed lots. The longer
lots actually provide larger lots to help meet setbacks and provide larger open space
areas on the lots, along with preserving trees. Therefore, the proposed adjustment
equally or better meets the standard.

(B) The subject property is zoned RA and is located in a residential area. The properties to
the north, east, south, and west are all zoned RS and RA. The RA zone allows for this
property to be subdivided, while providing Needed Housing as defined in the ORS.

The proposal will have little to no impact on the surrounding neighborhood. The
purpose of this requirement is to avoid creating long narrow lots. As stated above, the
longer lots actually provide larger lots to help meet setbacks and provide larger open
space areas on the lots, along with preserving trees. Due to required street
connections, and the location of trees, creating smaller lots is not feasible.

The longer lots do not affect the rest of the subdivision or the proposed lots. The longer
lots actually provide larger lots to help meet setbacks and provider larger open space
areas on the lots. Therefore, this proposal will not detract from the livability or
appearance of the residential area.

Any conditions placed on the subdivision will require Code compliance, which will help
ensure minimal to no impacts on the neighborhood.

(C) The proposed adjustment will not affect surrounding existing or proposed development.
The applicant is requesting more than one adjustment.
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Oak Grove Subdivision
Adjustment Class-2 Application
Section 803.020(a)(2) (Designation of Lot Lines)

Sec. 800.020. - Designation of lot lines.
(a)Front lot line. The front lot line shall be designated as set forth in this subsection (see
Figure 800-1.
(2)Corner lot. For a corner lot, the front lot line shall be the property line abutting
a street designated by the building permit applicant; provided, however, that lot
dimension standards are met.

Proposal:

Per 800.020(a)(2), on corner lots, the front lot line shall be the property line abutting the street.
Lots 9 and 12 are considered corner lots and therefore, the south property lines shall be
designated as the front lot line. The applicant is requesting an adjustment to SRC
800.020(a)(2), to allow the west property lines of Lots 9 and 12 to be designated as the front lot
lines.
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Adjustment Criteria-SRC 250.005(d)(2) Criteria

(A) The purpose underlying the specific development standard proposed for adjustment is:

(i) Clearly inapplicable to the proposed development; or
(ii) Equally or better met by the proposed development.

(B) If located within a residential zone, the proposed development will not detract from the
livability or appearance of the residential area.
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(C) If more than one adjustment has been requested, the cumulative effect of all the
adjustments result in a project which is still consistent with the overall purpose of the
zone.

Applicant’'s Reasons:

(A) The layout of the lots was taken into consideration at the time of design layout. Due to
existing trees on the site, designation of the west property line as the front will help
preserve trees on Lot 9 and 12.

This adjustment will allow the developer to retain trees, while maintain the front and rear
yard setback requirements. Therefore, the proposed is better met by the property line
redesignation, to allow the preservation of additional significant Oak trees.

Lot 9:

|
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(B) The subject property is zoned RA and is located in a residential area. The surrounding
properties to the north, east, west, and south are all zoned RA and RS.

The RA zone allows for this property to be subdivided and provided needed housing as
defined under in the ORS. The applicant is requesting an adjustment to Section
800.020(a)(2), designation of lot lines. Due to all the existing trees on Lots 9 and 12, in
order to preserve additional trees, the west property line needs to be designated as the
front. As stated about, this will allow preservation of significant trees, and compliance
with setback requirements at the time of development.

Therefore, the preservation of additional trees will enhance, not detract from the livability
or appearance of the residential area.

The proposal will have little to no impact on the surrounding neighborhood.

Any conditions placed on the subdivision will require Code compliance, which will help
ensure minimal to no impacts on the neighborhood.

© The proposed adjustment will not affect surrounding existing or proposed development.
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Attachment E

S MEMO

TO: Bryce Bishop, Planner IlI
Community Development Department

FROM: Laurel Christian, Development Services Planner II\,MU/VV
J

Public Works Department
DATE: December 6, 2022

SUBJECT: PUBLIC WORKS RECOMMENDATIONS
SUB-UGA-ADJ22-09 (22-122528; 22-122530; 22-122532)
5730 LONE OAK ROAD SE
57-LOT SUBDIVISION

PROPOSAL

A consolidated application for a proposed 57-lot subdivision with associated site
improvements, including four lots designed for stormwater management. The
application includes a Subdivision tentative plan, an Urban Growth Preliminary
Declaration, Class 1 and Class 2 Zoning Adjustments, and Alternative Street Standards.
The subject property is zoned RA (Residential Agriculture) and RS (Single Family
Residential), approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE
(Marion County Assessor Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100;
and 02200).

RECOMMENDED CONDITIONS APPROVAL

1. The following conditions of approval shall be completed prior to final plat approval or
shown on the final plat:

a. Dedicate a 10-foot public utility easement along the street frontage of all internal
streets and Lone Oak Road SE, La Cresta Drive SE, and Sarah Renee
Avenue SE.

b. Provide a final report from a geotechnical engineer that describes construction
monitoring activities for all site earthwork and addresses the geotechnical
considerations for each individual building lot.

c. Provide an engineered stormwater design pursuant to SRC 71 and PWDS to
accommodate new impervious surfaces in rights-of-way and future impervious
surfaces on all proposed lots.

d. All necessary (existing and proposed) access and utility easements must be

Code authority references are abbreviated in this document as follows: Salem Revised Code (SRC);
Public Works Design Standards (PWDS); Salem Transportation System Plan (Salem TSP); and
Stormwater Management Plan (SMP).
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shown and recorded on the final plat.

e. Demonstrate lots 36 through 42 have legal access by means of right-of-way
dedication along Sarah Renee Avenue SE or off-site easements.

f. Convey land for dedication to equal a half-width right-of-way of 30 feet on the
development side of Lone Oak Road SE.

g. Dedicate a 60-foot-wide right-of-way for Koda Street SE within the subject
property as shown on the applicant’s tentative plan.

h. Dedicate a 52-foot-wide right-of-way for Red Oak Avenue SE within the subject
property as shown on the applicant’s tentative plan.

i. Dedicate a 60-foot-wide right-of-way for White Oak Street SE within the subject
property as shown on the applicant’s tentative plan.

2. The following conditions of approval shall be completed prior to final plat approval or
delayed pursuant to an improvement agreement per SRC 205.035(c)(7)(B):

a. Construct S-3 water mains within and abutting the development (and off-site if
needed) to provide minimum fire flow requirements pursuant to Uniform Fire
Code and PWDS. Obtain off-site easements as necessary.

b. Construct an S-3 water main along the development frontage of La Cresta
Drive SE to provide domestic service to the proposed lots.

c. Construct an S-3 water main and a master plan sewer main along the
development frontage of Lone Oak Road SE pursuant to PWDS. The sewer and
water mains shall connect to the existing sewer and water systems, respectively.

d. Construct stormwater facilities pursuant to SRC 71 and PWDS to accommodate
new impervious surfaces in rights-of-way and future impervious surfaces on all
proposed lots.

e. Construct the following streetscape improvements in accordance with City Street
Design Standards and consistent with the provisions of SRC Chapter 803:

I. Along the development frontage of La Cresta Drive SE, provide curbline
sidewalks, street trees, and streetlights.

ii. Along the development frontage of Sarah Renee Avenue SE, provide
property line sidewalks, street trees, and streetlights.

f. Construct a three-quarter street improvement along the development frontage of
Lone Oak Road SE to Collector A street standards as specified in the City Street
Design Standards and consistent with the provisions of SRC Chapter 803 with

JPG:\GROUP\PUBWKS\PLAN_ACT\PAFINAL22\SUBDIVISION\22-122528-LD_5730 LONE OAK ROAD SE.DOC
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the following exception:
i. Increased street grade, as shown on the applicant’s tentative plan.
g. Construct Koda Street SE to local street standards as specified in the City Street
Design Standards and consistent with the provisions in SRC Chapter 803, with

the following exception:

i. Increased street grade not to exceed 15 percent, as shown on the
applicant’s tentative plan.

h. Construct Red Oak Avenue SE to local street standards as specified in the City
Street Design Standards and consistent with the provisions in SRC Chapter 803,
with the following exceptions:

i. Curbline sidewalks along the northern side of the right-of-way.

i. Construct White Oak Street SE to local street standards as specified in the City
Street Design Standards and consistent with the provisions in SRC Chapter 803.

FACTS AND FINDINGS

Streets
1. Lone Oak Road SE
a. Standard—This street is designated as a collector street in the Salem TSP. The
standard for this street classification is a 34-foot-wide improvement within a

60-foot-wide right-of-way.

b. Existing Condition—This street has an approximate 20-foot improvement within a
40-foot-wide right-of-way abutting the subject property.

2. La Cresta Drive SE
a. Standard—This street is designated as a local street in the Salem TSP. The
standard for this street classification is a 30-foot-wide improvement within a
60-foot-wide right-of-way.
b. Existing Condition—This street has an approximate 30-foot improvement within a
50-foot-wide right-of-way abutting the subject property. There is a 1-foot reserve
strip along the development frontage of La Cresta Drive SE.

3. Sarah Renee Avenue SE

a. Standard—This street is designated as a local street in the Salem TSP. The
standard for this street classification is a 30-foot-wide improvement within a

JPG:\GROUP\PUBWKS\PLAN_ACT\PAFINAL22\SUBDIVISION\22-122528-LD_5730 LONE OAK ROAD SE.DOC
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60-foot-wide right-of-way.

b. Existing Condition—This street has an approximate 30-foot improvement within a
60-foot-wide right-of-way abutting the subject property.

Water

1. Existing Conditions

a. The subject property is located within the S-2 and S-3 water service level.
b. A 20-inch S-2 water main is located in Lone Oak Road SE.
c. An 8-inch S-2 water main is located in La Cresta Drive SE.
d. An 8-inch water main is located in Sarah Renee Avenue SE.
Sanitary Sewer

1. Existing Conditions

a. An 8-inch sewer main is located in Lone Oak Road SE.

b. An 8-inch sewer main is located in La Cresta Drive SE.

c. An 8-inch sewer main is located in Sarah Renee Avenue SE.
Storm Drainage

1. Existing Conditions

a. A 12-inch storm main is located in La Cresta Drive SE.

b. A 10-inch storm main is located in Sarah Renee Avenue SE.
Parks
The proposed development is served by Sumpter School Park approximately one-half
mile north of the subject property and Bryan Johnston Park approximately one-third mile

south of the subject property.

URBAN GROWTH PRELIMINARY DECLARATION FINDINGS

An Urban Growth Preliminary Declaration is required because the subject property is
located outside the Urban Service Area in an area without required facilities. Analysis of
the development based on relevant standards in SRC 200.055 through SRC 200.075 is
as follows:
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SRC 200.055—Standards for Street Improvements

Findings: An adequate linking street is defined as the nearest point on a street that has
a minimum 60-foot-wide right-of-way with a minimum 30-foot improvement for local
streets or a minimum 34-foot improvement for major streets (SRC 200.055(b)). All
streets abutting the property boundaries shall be designed to the greater of the
standards of SRC Chapter 803 and the standards of linking streets in SRC 200.055(b).

La Cresta Drive SE and Sarah Renee Avenue SE have a minimum 30-foot
improvement abutting the development frontage. Lone Oak Road SE does not meet the
minimum 34-foot linking improvement. Boundary street and streetscape improvement
requirements are discussed further below.

SRC 200.060—Standards for Sewer Improvements

Findings: The proposed development shall be linked to adequate facilities by the
construction of sewer lines and pumping stations, which are necessary to connect to
such existing sewer facilities (SRC 200.060). The nearest available sewer facilities are
in Sarah Renee Avenue SE. The applicant shall construct the Salem Wastewater
Management Master Plan improvements and link the site to existing facilities that are
defined as adequate under SRC 200.005(a). As a condition of sewer service, all
developments will be required to provide public sewers to adjacent upstream parcels,
discussed further below.

SRC 200.065—Standards for Storm Drainage Improvements

Findings: The proposed development shall be linked to existing adequate facilities by
the construction of storm drain lines, open channels, and detention facilities, which are
necessary to connect to such existing drainage facilities. The nearest available public
storm system appears to be located in Sarah Renee Avenue SE. The applicant shall
link the on-site system to existing facilities that are defined as adequate under

SRC 200.005(a).

SRC 200.070—Standards for Water Improvements

Findings: The proposed development shall be linked to adequate facilities by the
construction of water distribution lines, reservoirs, and pumping stations that connect to
such existing water service facilities (SRC 200.070). The applicant shall provide linking
water mains consistent with the Water System Master Plan adequate to convey fire
flows to serve the proposed development as specified in the Water Distribution Design
Standards.

SRC 200.075—Standards for Park Sites

Findings: The proposed development is served by Sumpter School Park approximately
one-half mile north of the subject property and Bryan Johnston Park approximately
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one-third mile south of the subject property.

SUBDIVISION CRITERIA AND FINDINGS

The following Code references indicate the criteria that must be found to exist before an
affirmative decision may be made. The applicable criteria and the corresponding
findings are as follows:

SRC 205.010(d)(1)—The tentative subdivision plan complies with the standards of
this Chapter and with all applicable provisions of the Unified Development Code,
including, but not limited to the following:

1. Lot standards, including, but not limited to, standards for lot area, lot width
and depth, lot frontage, and designation of front and rear lot lines;

2. City infrastructure standards; and

3. Any special development standards, including, but not limited to floodplain
development, special setbacks, geological or geotechnical analysis, and
vision clearance.

Findings: The applicant shall provide the required field survey and subdivision plat per
Statute and Code requirements outlined in the Oregon Revised Statutes (ORS) and
SRC. The applicant is advised that the subject property appears to have several
easements that shall be either shown on the final plat or the interest released prior to
final plat. If said documents do not comply with the requirements outlined in ORS and
SRC, and as per SRC Chapter 205, the approval of the subdivision plat by the City
Surveyor may be delayed or denied based on the non-compliant violation. It is
recommended the applicant request a pre-plat review meeting between the City
Surveyor and the applicant’s project surveyor to ensure compliance with

ORS 672.005(2)(g)&(h), 672.007(2)(b), 672.045(2), 672.060(4), and Oregon
Administrative Rules 850-020-0015(4)&(10), 820-020-0020(2), and 820-020-0045(5).

Public Works staff has reviewed the Flood Insurance Study and Flood Insurance Rate
Maps and has determined that no floodplain or floodway areas exist on the subject

property.

A 10-foot-wide public utility easement is required along the street frontage of Lone Oak
Road SE, La Cresta Drive SE, Sarah Renee Avenue SE, and all new internal streets
pursuant to SRC 803.035(n).

Condition: Dedicate a 10-foot public utility easement along the street frontage of
all internal streets and Lone Oak Road SE, La Cresta Drive SE, and Sarah
Renee Avenue SE.

According to the Salem-Keizer Local Wetland Inventory (LWI), the subject property
does not contain any wetland areas or hydric soils.
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According to the City’s adopted landslide hazard susceptibility maps and SRC

Chapter 810 (Landslide Hazards), there are mapped 2-point landslide hazard areas on
the subject property. The proposed activity of a subdivision adds 3 activity points to the
proposal, which results in a total of 5 points. Therefore, the proposed development is
classified as a moderate landslide risk and requires a geological assessment and/or
geotechnical report. A Geological Assessment, prepared by Redmond Geotechnical
Services and dated July 16, 2021, was submitted to the City of Salem with the
subdivision application. This assessment demonstrates the subject property could be
developed by implementing the mitigation measures provided in the report.

Condition Provide a final report from a geotechnical engineer that describes
construction monitoring activities for all site earthwork and addresses the
geotechnical considerations for each individual building lot.

SRC 205.010(d)(3)—Development within the tentative subdivision plan can be
adequately served by City infrastructure.

Findings: The subject development is largely within the S-3 water service area; lots 36
through 38 are within the S-2 water service area. An 8-inch public S-3 water main is
located in Sarah Renee Avenue SE to serve the development. The applicant’s tentative
plan shows extension of this main through the development dead-ending at the northern
boundary of Koda Street SE and the southern boundary of White Oak Street SE. The
Public Works Utility Engineer group has reviewed the tentative utility plan and
recommends that a dead-end system of this length will not provide adequate fire flows
to serve the development. The applicant shall provide adequate fire flow to serve the
development pursuant to Uniform Fire Code and PWDS. Possible options for providing
fire flow to the development are included below, pending Director approval pursuant to
SRC 77.090.

e Obtain an off-site easement through the future extension of Sarah Renee
Avenue SE and loop the Sarah Renee Avenue SE and White Oak Street SE mains.
Approval from the City Engineer is required for public water on private property in an
easement.

e Extend an S-3 main in Lone Oak Road SE from approximately 640 feet south to
connect to the White Oak Street SE main through the future extension of Sarah
Renee Avenue SE. Approval from the City Engineer is required for public water on
private property in an easement.

e Extend an S-3 main in Lone Oak Road SE from approximately 640 feet south to La
Cresta Drive SE, and extend the main in La Cresta Drive SE to the Koda Street SE
main.

Condition: Construct S-3 water mains within and abutting the development (and

off-site if needed) to provide minimum fire flow requirements pursuant to Uniform
Fire Code and PWDS. Obtain off-site easements as necessary.
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In La Cresta Drive SE, there are no S-3 mains to serve the subject development.
However, the applicants tentative plan shows a new S-3 main in Koda Street SE. The
applicant shall extend the S-3 main into La Cresta Street SE to provide S-3 water
service to proposed lots 1 through 5 and lots 51 through 53.

Condition: Construct an S-3 water main along the development frontage of La
Cresta Drive SE to provide domestic service to the proposed lots.

Sewer and storm mains are available in abutting streets to serve the proposed
development. The applicant’s tentative utility plan shows extension of sewer and storm
mains through the development to provide service to each lot. As part of the boundary
street improvement of Lone Oak Road SE, described below, the applicant shall provide
water and sewer mains pursuant to SRC 76.110 and PWDS.

Condition: Construct an S-3 water main and a master plan sewer main along
the development frontage of Lone Oak Road SE pursuant to PWDS. The sewer
and water mains shall connect to the existing sewer and water systems,
respectively.

The proposed development is subject to SRC Chapter 71 and the revised PWDS as
adopted in Administrative Rule 109, Division 004. To demonstrate the proposed parcels
can meet the PWDS, the applicant shall submit a tentative stormwater design prior to
final plat approval. For a tentative stormwater design, the applicant shall submit
infiltration test results, the Simplified Method Form or Engineering Method Report as
applicable, and a preliminary site plan showing the building envelope and tentative
location of stormwater facilities.

Condition: Provide an engineered stormwater design pursuant to SRC 71 and
PWDS to accommodate new impervious surfaces in rights-of-way and future
impervious surfaces on all proposed lots.

Condition: Construct stormwater facilities pursuant to SRC 71 and PWDS to
accommodate new impervious surfaces in rights-of-way and future impervious
surfaces on all proposed lots.

Private water, sewer, and storm services shall be constructed to serve each lot.
Construction of facilities in the right-of-way is required prior to final plat except as
authorized in an improvement agreement per SRC 205.035(c)(7)(B). All public and
private City infrastructure proposed to be located in the public right-of-way shall be
constructed or secured per SRC 205.035(c)(7)(B) prior to final plat approval. Any
easements needed to serve the proposed parcels with City infrastructure shall be
shown on the final plat.

Condition: All necessary (existing and proposed) access and utility easements
must be shown and recorded on the final plat.
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SRC 205.010(d)(4) and SRC 205.0010(d)(5)—The street system in and adjacent to
the tentative subdivision plan conforms to the Salem Transportation System Plan.
The street system in and adjacent to the tentative subdivision plan is designed so
as to provide for the safe, orderly, and efficient circulation of traffic into, through,
and out of the subdivision.

Findings: The subject development abuts La Cresta Drive SE, Sarah Renee
Avenue SE, and Lone Oak Road SE.

La Cresta Drive SE has an existing 51-foot right-of-way abutting the north line of the
subject property. An alternative street standard for a reduced right-of-way width and
curbline sidewalks was permitted with the Lone Oak Heights Phase 2 Subdivision,
which abuts the development to the north. La Cresta has adequate pavement width but
lacks sidewalks, street trees, and streetlights along the development frontage. The
applicant requests an alternative street standard to allow a 51-foot right-of-way and
curbline sidewalks along the development side of La Cresta Drive SE. The Director
approves the alternative street request to allow construction of La Cresta Drive SE to
match the existing improvement pursuant to SRC 803.065(a)(1).

Sarah Renee Avenue abuts the south line of the subject development within a 60-foot
right-of-way. Along proposed lots 24 through 28 and proposed lot 43, Sarah Renee
Avenue SE has an adequate improvement but lacks street trees, streetlights, and
sidewalks along the development side of the street. Sarah Renee Avenue SE along
proposed lots 36 through 42 is under construction with the Springwood Estates Phase 2
Subdivision; street trees, property line sidewalks, and streetlights will be required along
the development side of the street. This section of Sarah Renee Avenue SE has not
been dedicated as right-of-way and, therefore, lots 36 through 42 do not have legal
access. Prior to final plat approval, the applicant shall demonstrate these lots have legal
access through an easement or right-of-way dedication of this section of Sarah Renee
Avenue SE.

Condition: Demonstrate lots 36 through 42 have legal access by means of
right-of-way dedication along Sarah Renee Avenue SE or off-site easements.

Condition: Construct the following streetscape improvements in accordance with
City Street Design Standards and consistent with the provisions of SRC
Chapter 803:

a) Along the development frontage of La Cresta Drive SE, provide
curbline sidewalks, street trees, and streetlights.

b) Along the development frontage of Sarah Renee Avenue SE,
provide property line sidewalks, street trees, and streetlights.

Lone Oak Road SE abuts the west line of the subject property within a 40-foot
right-of-way. The existing condition of Lone Oak Road SE is under-improved for a
Collector A street according to the Salem TSP. The applicant requests an alternative
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street standard to allow Lone Oak Road SE to exceed the maximum grade of a collector
street (8 percent) per SRC 803.035(c). Lone Oak Road SE has an existing grade that
exceeds the maximum required and, therefore, the applicant requests to mimic the
existing grade. The Director approves the request pursuant to SRC 803.065(a)(3).
Pursuant to SRC 803.040(b), a three-quarter street improvement and right-of-way
dedication along Lone Oak Road SE is warranted. However, the applicant may pay a
fee-in-lieu of construction if the conditions of SRC 200.405 are met. As part of the three-
guarter street improvement, the City Construction Engineer recommends the
improvement be constructed with a crest curve k(min) value equal to 40 in order to
mitigate the excessive limited sight distance on the north end due to the 16 percent
grade. Final design of the street section will be reviewed and approved by Public Works
prior to issuance of construction permits.

Condition: Convey land for dedication to equal a half-width right-of-way of
30 feet on the development side of Lone Oak Road SE.

Condition: Construct a three-quarter street improvement along the development
frontage of Lone Oak Road SE to Collector A street standards as specified in the
City Street Design Standards and consistent with the provisions of SRC

Chapter 803 with the following exception:

a) Increased street grade, as shown on the applicant’s tentative plan.

The applicants site plan shows new internal streets to be constructed within the
subdivision:

Koda Street SE is a new local street with a proposed 60-foot right-of-way, 30-foot
improvement, and property line sidewalks. The applicant requests an alternative street
standard to allow Koda Street SE to exceed the maximum grade of a local street (12
percent per SRC 803.035(c)) due to existing topographic constrains. The Director
approves the increased street grade pursuant to SRC 803.065(a)(3).

Condition: Dedicate a 60-foot-wide right-of-way for Koda Street SE within the
subject property as shown on the applicant’s tentative plan.

Condition: Construct Koda Street SE to Local street standards as specified in
the City Street Design Standards and consistent with the provisions in SRC
Chapter 803, with the following exception:

b) Increased street grade, not to exceed 15 percent, as shown on the
applicant’s tentative plan.

Red Oak Avenue SE is a new local street with a proposed 52-foot right-of-way, 30-foot
improvement, property line sidewalks on the south side and curbline sidewalks on the
north side of the right-of-way. The applicant requests an alternative street standard to
allow curbline sidewalks along the northern portion of the right-of-way and a 52-foot
right-of-way in order to preserve existing trees that are near the proposed northern
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right-of-way line. The Director approves the reduced right-of-way width and curbline
sidewalks along the northern side of the right-of-way for Red Oak Avenue SE pursuant
to SRC 803.065(a)(3).

Condition: Dedicate a 52-foot-wide right-of-way for Red Oak Avenue SE within
the subject property as shown on the applicant’s tentative plan.

Condition: Construct Red Oak Avenue SE to Local street standards as specified
in the City Street Design Standards and consistent with the provisions in SRC
Chapter 803, with the following exceptions:

a) Curbline sidewalks along the northern side of the right-of-way.

White Oak Street SE is a new local street with a proposed 60-foot right-of-way, 30-foot
improvement, and property line sidewalks.

Condition: Dedicate a 60-foot-wide right-of-way for White Oak Street SE within
the subject property as shown on the applicant’s tentative plan.

Condition: Construct White Oak Street SE to local street standards as specified
in the City Street Design Standards and consistent with the provisions in SRC
Chapter 803.

The applicant is also requesting to allow increased block lengths pursuant to
SRC 803.035(a):

e Along La Cresta Drive SE from Lone Oak Road SE to Koda Street SE, the
proposed block length is approximately 700 feet.

e Along Koda Street SE from La Cresta Drive SE to Sarah Renee SE, the
proposed block length is approximately 730 feet. Red Road Avenue SE breaks
the block length along the western right-of-way; however, Red Oak Avenue SE
does not extend to the east due to existing development along Oak Heights
Circle SE.

¢ Due to existing topography and the condition of Lone Oak Road SE, the
extension of Sarah Renee Avenue SE to Lone Oak Road SE from the
subdivision is not proposed as part of this subdivision. Therefore, the block
length along Lone Oak Road SE from La Cresta Drive SE to Mildred Lane SE will
be approximately 1,700 feet, which is the existing condition.

Along La Cresta Drive SE and Koda Street SE, a larger block length is authorized by
the Director under SRC 803.030(b) because it accommodates for more efficient and
denser development with less impervious surface, and strict application of the spacing
requirements would result in a street network that is no more beneficial to vehicular,
pedestrian, or bicycle traffic.
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Along Lone Oak Road SE, a larger block length is authorized by the Director under
SRC 803.030(b) because Sarah Renee Avenue SE may be extended with future
development on the adjacent parcel to the south. The extension of Sarah Renee
Avenue SE as part of this development would require off-site right-of-way acquisition. If
Sarah Renee Avenue SE is extended to Lone Oak Road SE with development of the
parcel to the south, block spacing requirements will be met.

SRC 205.010(d)(6)—The tentative subdivision plan provides safe and convenient
bicycle and pedestrian access from within the subdivision to adjacent residential
areas and transit stops, and to neighborhood activity centers within one-half mile
of the development. For purposes of this criterion, neighborhood activity centers
include, but are not limited to, existing or planned schools, parks, shopping
areas, transit stops, or employment centers.

Findings: The proposed development is served by Sumpter School Park approximately
one-half mile north of the subject property and Bryan Johnston Park approximately
one-third mile south of the subject property. Access to the park is available through the
existing transportation system.

SRC 205.010(d)(7)—The tentative subdivision plan mitigates impacts to the
transportation system consistent with the approved Traffic Impact Analysis (TIA),
where applicable.

Findings: The applicant submitted a TIA as part of the application package. The TIA
demonstrates the development will not have a negative impact on the transportation
system. The Assistant City Traffic Engineer has reviewed the TIA and agrees with the
key findings; no mitigation is required.

SRC 205.010(d)(10)— When the tentative subdivision plan requires an Urban
Growth Preliminary Declaration under SRC chapter 200, the tentative subdivision
plan is designed in a manner that ensures that the conditions requiring the
construction of on-site infrastructure in the Urban Growth Preliminary Declaration
will occur, and, if off-site improvements are required in the Urban Growth
Preliminary Declaration, construction of any off-site improvements is assured.

Findings: The subject property is located outside of the Urban Service Area and,
therefore, an Urban Growth Preliminary Declaration has been required. As conditioned,
the tentative subdivision plan is designed to accommodate required on-site and off-site
improvements.

Prepared by: Laurel Christian, Development Services Planner Il
cc: File
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Attachment F

REQUEST FOR COMMENTS
Si necesita ayuda para comprender esta informacién, por favor llame 503-588-6173
REGARDING: Subdivision / Urban Growth Preliminary Declaration / Class 2
Adjustment / Class 1 Adjustment Case No. SUB-UGA-ADJ22-09
PROJECT ADDRESS: 5730 Lone Oak Road SE, Salem OR 97306

AMANDA Application No.:  21-122530-LD / 21-122528-LD / 21-122532-Z0O 0cT 2 1 2027
COMMENT PERIOD ENDS: Thursday, October 27, 2022 at 5:00 P.M.
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REQUEST: A consolidated application for a proposed 57-lot subdivision with associated site
improvements, including four lots designed for stormwater management. The application includes:
1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots ranging in
size from approximately 4,800 square feet to 18,327 square feet;
2) An Urban Growth Preliminary Declaration to determine the necessary public facilities required to
serve the proposed development;
3) A Class 1 Adjustment to reduce the minimum required double frontage fot depth for Lot 16 from 120
ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)), and
4) A Class 2 Adjustment to:
a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approxmately 207 ft. (SRC
510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as the front
lot line rather than the south property line abutting the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family Residential),
approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE (Marion County Assessor
Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100; and 02200). ‘

The Planning Division is interested in hearing from you about the attached proposal. Staff will prepare a
Decision that includes consideration of comments received during this comment period. We are
interested in receiving pertinent, factual information such as neighborhood association.
recommendations and comments of affected property owners or residents. The complete case file,
including all materials submitted by the applicant and any applicable professional studies such as traffic
impact analysis, geologic assessments, and stormwater reports, are available upon request.

Comments received by 5:00 p.m., Thursday, October 27, 2022, will be considered in the decision
process. Comments received after this date will be not considered. Comments submitted are public record.
This includes any personal information provided in the comment such as name, email, physical address,
and phone number. Mailed comments can take up to 7 calendar days to arrive. To ensure that comments
are received by the deadline, we recommend e-mailing comments to the Case Manager listed below.

CASE MANAGER: Bryce Bishop, Planner I, City of Salem, Planning Division; 555 Liberty St SE, Room
305, Salem, OR 97301; Phone: 503-540-2399; E-Mail: bbishop@cityofsalem.net.

For information about Planning in Salem, please visit: http://www.cityofsalem.net/planning

PLEASE CHECK THE FOLLOWING THAT APPLY:
___ 1.1 have reviewed the proposal and have no objections to it.
_LZ | have rew?wed the proposal and have the followmg comments T u‘”\&ix\‘* %\: {”\M}% l&w«& Uk
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IMPORTANT: IF YOU MAIL COMMENTS, PLEASE FOLD AND RETURN THIS POSTAGE-PAID FORM




REQUEST FOR COMMENTS

Si necesita ayuda para comprender esta informacion, por favor llame 503-588-6173

REGARDING: Subdivision / Urban Growth Preliminary Declaration / Class 2
Adjustment / Class 1 Adjustment Case No. SUB-UGA-ADJ22-09

PROJECT ADDRESS: 5730 Lone Oak Road SE, Salem OR 97306
AMANDA Application No.:  21-122530-LD / 21-122528-LD / 21-122532-Z0

COMMENT PERIOD ENDS: Thursday, October 27, 2022 at 5:00 P.M.

REQUEST: A consolidated application for a proposed 57-lot subdivision with associated
improvements, including four lots designed for stormwater management. The apphoatm% cludes:
1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots ranging in
size from approximately 4,800 square feet to 18,327 square feet;
2) An Urban Growth Preliminary Declaration to determine the necessary public facilities required to
serve the proposed devslopment;
3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth for Lot 16 from 120
ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)); and
4) A Class 2 Adjustment to:
a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approxtmately 207 ft. (SRC
510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as the front
lot line rather than the south property line abutting the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family Residential),
approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE (Marion County Assessor
Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100; and 02200).

The Planning Division is interested in hearing from you about the attached proposal. Staff will prepare a
Decision that includes consideration of comments received during this comment period. We are
interested in receiving pertinent, factual information such as neighborhood association
recommendations and comments of affected property owners or residents. The complete case file,
including all materials submitted by the applicant and any applicable professional studies such as traffic
impact analysis, geologic assessments, and stormwater reports, are available upon request.

Comments received by 5:00 p.m., Thursday, October 27, 2022, will be considered in the decision
process. Comments received after this date will be not considered. Comments submitted are public record.
This includes any personal information provided in the comment such as name, email, physical address,
and phone number. Mailed comments can take up fo 7 calendar days to arrive. To ensure that comments
are received by the deadline, we recommend e-mailing comments to the Case Manager listed below.

CASE MANAGER: Bryce Bishop, Planner lll, City of Salem, Planning Division; 555 Liberty St SE, Room
305, Salem, OR 97301; Phone: 503-540-2399; E-Mail: bbishop@cityofsaiem.net.

For information about Planning in Salem, please visit: http://www.cityofsalem.net/planning

PLEASE CHECK THE FOLLOWING THAT APPLY:
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REQUEST FOR COMMENTS

Si necesita ayuda para comprender esta informacién, por favor llame 503-588-6173

REGARDING: Subdivision / Urban Growth Preliminary Declaration / Class 2
Adjustment / Class 1 Adjustment Case No. SUB-UGA-ADJ22-09

PROJECT ADDRESS: 5730 Lone Oak Road SE, Salem OR 97306
AMANDA Application No.:  21-122530-LD / 21-122528-LD / 21-122532-70 OctT 2 4 2099
COMMENT PERIOD ENDS: Thursday, October 27, 2022 at 5:00 P.M.

REQUEST: A consolidated application for a proposed 57-lot subdivision with associated site
improvements, including four lots designed for stormwater management. The application includes:
1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots ranging in
size from approximately 4,800 square feet to 18,327 square feet;
2) An Urban Growth Preliminary Declaration to determine the necessary public facilities required to
serve the proposed development;
3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth for Lot 16 from 120
ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)); and
4) A Class 2 Adjustment to:
a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approximately 207 ft. (SRC
510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as the front
lot line rather than the south property line abutting the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family Residential),
approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE (Marion County Assessor
Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100; and 02200).

The Planning Division is interested in hearing from you about the attached proposal. Staff will prepare a
Decision that includes consideration of comments received during this comment period. We are
interested in receiving pertinent, factual information such as neighborhood association
recommendations and comments of affected property owners or residents. The complete case file,
including all materials submitted by the applicant and any applicable professional studies such as traffic
impact analysis, geologic assessments, and stormwater reports, are available upon request.

Comments received by 5:00 p.m., Thursday, October 27, 2022, will be considered in the decision
process. Comments received after this date will be not considered. Comments submitted are public record.
This includes any personal information provided in the comment such as name, email, physical address,
and phone number. Mailed comments can take up to 7 calendar days to arrive. To ensure that comments
are received by the deadline, we recommend e-mailing comments to the Case Manager listed below.

CASE MANAGER: Bryce Bishop, Planner lII, City of Salem, Planning Division; 555 Liberty St SE, Room
305, Salem, OR 97301; Phone: 503-540-2399; E-Mail: bbishop@cityofsalem.net. :

For information about Planning in Salem, please visit: http://www.cityofsalem.net/planning

PLEASE CHECK THE FOLLOWING THAT APPLY:
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Bryce Bishop, Planner Ill

City of Salem Planning Division
503-540-2399
bbishop@cityofsalem.net

Hello Bryce:

This correspondence is to submit comments regarding Case No. SUB-UGA-ADJ2209 for the property
located at 5730 Lone Oak SE, Salem, OR, 97306.

In summary, | vehemently decry this subdivision.

Sec 205.010, d-3: Development within the tentative subdivision plan can be adequately served by city
infrastructure

Comment: | do not believe the city infrastructure is able to bear this burden of additional homes,
particularly in this neighborhood. The burden on the streets — the asphalt — on the children — will
become untenable with this Development. Not to mention the traffic. The traffic in the South Salem
Region is terrible! More infrastructure there will be stressed. Traffic studies are needed. Particularly
on Lone Oak. Many cars, school buses, and scooters fly down this hill, metaphorically. Peoples’ lives
are in jeopardy! Consider again, the children. What of their basketball hoops? “Sorry Tommy, the
steamroller of progress just took your hoop.”

Sec 205.010, d-4: The street system in and adjacent to the tentative subdivision plan conforms to the
Salem Transportation System Plan.

Comment: Page 27 of the Salem Transportation System Plan (TSP) indicates in the footer it was
updated on August 2018. The plan indicates it was published January 13, 2020. It is unclear when
these provisions were indeed published, as there are multiple dates in the document, and therefore is
unclear if this published document is valid or relevant. | insist that this document is not valid; and
therefore, the criteria for approval in 205.010, d are not satisfied, and this cannot be approved.

This Criteria: The tentative subdivision plan mitigates impacts to the transportation system consistent
with the approved traffic impact analysis, where applicable.

Comment: | am not able to find, despite my herculean efforts to find one, a recent traffic analysis. We
need that traffic analysis. We need several. | demand pausing the development of this project until a
traffic study is produced in the areas within a 3-mile radius of this proposal. This will give the
assurance to long time residents of this area that their voices matter, and that this recent notice was
not just a typical bureaucratic cycle. Tell me that’s not the case, Salem! Tell me that we haven’t fallen
into the same trap as all the others. In any event, we need that traffic study.

This Criteria: The street system in and adjacent to the tentative subdivision plan is designed so as to
provide for the safe, orderly, and efficient circulation of traffic into, through, and out of the
subdivision.


mailto:bbishop@cityofsalem.net

Comment: No, this subdivision does not provide “safe, orderly, and efficient circulation of traffic...”
Please. Stop this charade now.

This Criteria: The tentative subdivision plan takes into account the topography and vegetation of the
site, such that the least disruption of the site, topography, and vegetation will result from the
reasonable development of the lots.

Comment: Not convinced that this criteria will be considered. How many trees will be kept as these
houses are developed? How much of the natural blackberry population will be slaughtered? And what
about the children? This project will stop the deer living, eating, playing, and such here. The kids love
the deer. Don’t be a monster. Be cool, man.

These are my comments. | have more, but there is so much typing. Thanks.

PHILIP HARPSTER
489 LA CRESTA DRIVE SE
SALEM, OR 97306
philharpster@gmail.com
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Bryce Bishop

From: C Harris <kcharrisandco@gmail.com>

Sent: Wednesday, October 19, 2022 10:19 AM

To: Bryce Bishop

Subject: 5730 Lone Oak Rd SE, Salem OR 97306 Filing Notice
Hello Bryce-

My family and | reside at 396 Holder Ln SE, Salem, OR 97306, at the bottom of Lone Oak and at the corner of Holder

Ln. We purchased the place on 6/21/2013 and have watched our neighborhood grow and grow. As you can see by my
signature line I'm a licensed real estate broker. | was also a GC and have lived & worked in this valley since 1992. We
love it here and understand the need for growth, and we know that responsible planning is key to managing that growth
in a way that doesn't harm the future of the inhabitants of the City. So thank you for your efforts.

Our only real concern for increasing the capacity here (which we know is inevitable) is the impact it has on traffic, and
the safety of the children who walk to and from school. Since we've moved here we've seen and heard numerous cars
exceeding 50 mph on this hill. And with children crossing Lone Oak to get to Crossler or to Sumpter (with no crosswalk
provided) it is just a matter of time that one will be harmed by a speeding car. We've heard the screeching tires too
many times to count and at least 6 deer have died as a result of speeding on this hill while we've resided here, and that's
bad enough. Our request (again) is to change the speed limit from 35 mph to 25 mph and to add speed bumps to the
hill between Holder Ln and Summit View Ave, similar to how they are on Ewald.

We've already provided first aid to children that have fallen while riding bikes and skate boards down the hill, and we
are dreading the day that a speeding vehicle hits one.

Thank you,

Courtney Harris

Licensed in The State of Oregon
HomeSmart Realty Group



REQUEST FOR COMMENTS

Si necesita ayuda para comprender esta informacion, por favor llame 503-588-6173

REGARDING: Subdivision / Urban Growth Preliminary Declaration / Class 2
Adjustment/ Class 1 Adjustment Case No. SUB-UGA-ADJ22-09

PROJECT ADDRESS: 5730 Lone Oak Road SE, Salem OR 97306
AMANDA Application No.:  21-122530-1.D / 21-122528-LD / 21-122532-Z0
COMMENT PERIOD ENDS: Thursday, October 27, 2022 at 5:00 P.M.

|mprovements including four lots designed for stormwater management. The application includes:
1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots ranging in
size from approximately 4,800 square feet to 18,327 square feet;
2) An Urban Growth Preliminary Declaration to determme the necessary public facilities required to
serve the proposed development;
3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth for Lot 16 from 120
ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)); and
4) A Class 2 Adjustment to:
a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approximately 207 ft. (SRC
510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as the front
lot line rather than the south property line abutting the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family Residential),
approximately 12.18 acres insize, and located at 5730 Lone Oak Road SE (Marion County Assessor
Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100; and 02200).

The Planning Division is interested in hearing from you about the attached proposal. Staff will prepare a
Decision that includes consideration of comments received during this comment period. We are
interested in receiving pertinent, factual information such as neighborhood association
recommendations and comments of affected property owners or residents. The complete case file,
including all materials submitted by the applicant and any applicable professional studies such as traffic
impact analysis, geologic assessments, and stormwater reports, are available upon request.

Comments received by 5:00 p.m., Thursday, October 27, 2022, will be considered in the decision
process. Comments received after this date will be not considered. Comments submitted are public record.
This includes any personal information provided in the comment such as name, email, physical address,
and phone number. Mailed comments can take up to 7 calendar days to arrive. To ensure that comments
are received by the deadline, we recommend e-mailing comments to the Case Manager listed below.

CASE MANAGER: Bryce Bishop, Planner lil, City of Salem, Planning Division; 555 Liberty St SE, Room
305, Salem, OR 97301; Phone: 503-540-2399; E-Mail: bbishop@cityofsalem.net.

For information about Planning i;n Salem, please visit: http://www.cityofsalem.net/planning

PLEASE CHECK THE FOLLOWING THAT APPLY:
___ 1. I'have reviewed the proposal and have no objections to it.

A(_ 2.l have rewewed the proposal and have the following comments: l\ﬁ a// /on e J{
Arop ety oAbl p g aliarely an_,wﬁ’ ' flee exm2J -
fé/}’ Dilting Jm Mg M&A/’C //g&/,«_ ( /‘f(fer ously
a2t otlic J dgiedr &z e weals |

Name/Agency & Date: ;[Bg( Ae SQ,L re (e,

Address?: S| [(pys(wy Dy SE
Phone: _ §f (. ‘7&7/%?4;4‘7‘7
Email: jratrz o () fratim o Lo 00
IMPORTANT: IF YOU MAIL COMMENTS, PLEASE FOLD AND RETURN THIS POSTAGE-PAID FORM




REQUEST FOR COMMENTS

Si necesita ayuda para comprender esta informacién, por favor llame 503-588-6173

REGARDING: Subdivision / Urban Growth Preliminary Declaration / Class 2
Adjustment / Class 1 Adjustment Case No. SUB-UGA-ADJ22-09

PROJECT ADDRESS: 5730 Lone Oak Road SE, Salem OR 97306
AMANDA Application No.:  21-122530-LD / 21-122528-LD / 21-122532-Z0
COMMENT PERIOD ENDS: Thursday, October 27, 2022 at 5.00 P.M.

REQUEST: A consolidated application for a proposed 57-lot subdivision with associated site
improvements, including four lots designed for stormwater management. The application includes:
1) A Subdivision Tentative Plan to divide the approximate 12.18-acre property into 57 lots ranging in
size from approximately 4,800 square feet to 18,327 square feet;
2) An Urban Growth Preliminary Declaration to determine the necessary public facilities required to
serve the proposed development;
3) A Class 1 Adjustment to reduce the minimum required double frontage lot depth for Lot 16 from 120
ft. to approximately 105 ft. (SRC 510.010(b); SRC 511.010(b)); and
4) A Class 2 Adjustment to:
a) Increase the maximum allowed lot depth for Lot 8 from 150 ft. to approximately 207 ft. (SRC
510.010(b); SRC 511.010(b)); and
b) Designate the west property line of Lots 9 and 12 abutting the flag lot accessway as the front
lot line rather than the south property line abutting the street (SRC 800.020(a)(1)).
The subject property is zoned RA (Residential Agriculture) and RS (Single Family Residential),
approximately 12.18 acres in size, and located at 5730 Lone Oak Road SE (Marion County Assessor
Map and Tax Lot Numbers: 083W15CB01900; 02000; 02100; and 02200).

The Planning Division is interested in hearing from you about the attached proposal. Staff will prepare a
Decision that includes consideration of comments received during this comment period. We are
interested in receiving pertinent, factual information such as neighborhood association
recommendations and comments of affected property owners or residents. The complete case file,
including all materials submitted by the applicant and any applicable professional studies such as traffic
impact analysis, geologic assessments, and stormwater reports, are available upon request.

Comments received by 5:00 p.m., Thursday, October 27, 2022, will be considered in the decision
process. Comments received after this date will be not considered. Comments submitted are public record.
This includes any personal information provided in the comment such as name, email, physical address,
and phone number. Mailed comments can take up to 7 calendar days to arrive. To ensure that comments
are received by the deadline, we recommend e-mailing comments to the Case Manager listed below.

CASE MANAGER: Bryce Bishop, Planner lil, City of Salem, Planning Division; 555 Liberty St SE, Room
305, Salem, OR 97301; Phone: 503-540-2399; E-Mail: bbishop@cityofsalem.net.

For information about Planning in Salem, please visit: http://www.cityofsalem.net/planning

PLEASE CHECK THE FOLLOWING THAT APPLY:

. 1. I have reviewed the proposal and have no objections to it.

>< 2. | have reviewed the proposal and have the following comments: This [and IS Hie habr%af Ppyw//;/
;mrlmls deet, raocaons S‘q/mrmlc efe. They Iosf’emmlfmnfmb:mfwhen 9 hmszgz
em

ment Was b e Mi1drednSE ¢ Bpriigweod D Dovoe
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Phone: 503 - 564~ 3107—-
Email: VVIW#‘OV:P@) mesu. Comi
IMPORTANT: IF YOU MAIL COMMENTS, PLEASE FOLD AND RETURN THIS POSTAGE-PAID FORM




Wendy Thorp

5553 Qak Heights Ct SE
Salem,OR 97306
503-5669-3102

Bryce Bishop, Planner llI

City of Salem Planning Division
555 Liberty St SE, Room 305
Salem, OR 97301

October 27, 2022

RE: Subdivision/Urban Growth Preliminary
Declaration, Case: SUB-UGA-ADJ22-09

Dear Mr. Bishop:

I am writing in protest of the proposed 57-lot subdivision listed as 5730 Lone Oak Road SE on
the Vicinity Map in the Notice of Filing for Land Use Request.

My husband and | reside in a house in the cul-de-sac off La Cresta Dr SE, before Springwood
Ave SE. We purposely did not put up a fence at the back of our property that adjoins the tract
of land in the proposal so wildlife could freely move about the neighborhood.

My protest is on behalf of the wild animals that call the land in the undeveloped areas home.
We routinely have several families of deer access our property to graze for food. We provide
water and a salt block for them, and will soon be buying food pellets for them to eat during the
winter. A few days ago, six deer were grazing on our hill, as they often do.

In the past two or so years, the animal’s habitat was reduced significantly by the housing
development built between Mildred Lane SE and Springwood Drive. A neighbor at the end of
the cul-de-sac said he often used to watched fawns frolic in the pasture area that is now this
new housing development. Additional proposed housing will be forcing the deer, racoons, and
other wildlife into smaller and smaller places to live. | plead with you NOT to build here so that
they can live in peace.

As they have no voice, | am writing to you as their advocate. They deserve to have a wild
environment to live and thrive. Please feel free to contact me for further information. I will

Slncerely yours,

- Wendy /'I%mp

Concerned Citizen
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