NOTICE OF DECISION

SALEM, OREGON 97301
PHONE: 503-588-6173

555 LIBERTY ST. SE, RM 305
FAX: 503-588-6005

PLANNING DIVISION

CITY OF

AT YOUR SERYICE

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

DECISION OF THE PLANNING COMMISSION

PLANNED UNIT DEVELOPMENT / SUBDIVISION TENTATIVE PLAN/
PARTITION TENTATIVE PLAN / URBAN GROWTH PRELIMINARY
DECLARATION / CLASS 2 ADJUSTMENT CASE NO.: PUD-SUB-PAR-UGA-
ADJ24-01

APPLICATION NO.: 24-109994-PLN
NOTICE OF DECISION DATE: August 27, 2024

REQUEST: A consolidated application for a proposed Partition to divide property
located in the 700 to 800 Blocks of Creekside Drive SE into two parcels of
approximately 10.64 acres and 3.37 acres in size, with the largest of the two parcels
proposed Parcel 1, remaining as open space; together with:

1) A Class 2 Adjustment to increase the maximum allowed lot depth for Parcel 1
from 1,021 ft. to approximately 1,573 ft. (SRC 510.010(b));

2) A Planned Unit Development-Subdivision to further divide Parcel 2 of the
proposed Partition into 11 residential lots, ranging in size from approximately
6,104 square feet to 9,287 square feet and accommodating the potential for two
attached dwelling units per lot, along with approximately 18,100 square feet of
additional open space; and

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

The subject property totals approximately 13.7 acres in size, is zoned RA
(Residential Agriculture), and located in the 700 to 800 Blocks of Creekside Drive SE
(Marion County Assessor’'s Map and Tax Lot Numbers: 083W22BA07000 and
083W22BA00100).

APPLICANT: Brandie Dalton, Multi/Tech Engineering

LOCATION: 700 to 800 Creekside Dr SE, Salem OR 97306

CRITERIA: Salem Revised Code (SRC) Chapters 210.025(d) — Planned Unit
Development and Subdivision Tentative Plan; 205.005(d) — Partition Tentative Plan;
200.025(d) & (e) — Urban Growth Preliminary Declaration; 250.005(d)(2) — Class 2
Adjustment

FINDINGS: The findings are in the attached Decision dated August 27, 2024
DECISION: The Planning Commission APPROVED Planned Unit Development,
Subdivision Tentative Plan, Partition Tentative Plan, Urban Growth Preliminary
Declaration and Class 2 Adjustment Case No. PUD-SUB-PAR-UGA-ADJ24-01
subject to the following conditions of approval:

Condition 1: Prior to final plat, provide a 10-foot-wide public utility easement along
the frontage of Crooked Stick Loop SE on the final plat.

Condition 2: On-street parallel parking spaces on Villa Loop shall be a minimum of
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Condition 3:

Condition 4:

Condition 5:

Condition 6:

Condition 7:

Condition 8:

Condition 9:

Condition 10:

7 feet in width and a minimum of 22 feet in length.

Prior to final plat approval, the applicant shall demonstrate that either the property
will be subject to the Creekside HOA’s maintenance and operation provisions for
common properties and facilities or submit a Homeowners’ Association
Agreement and Covenants, Conditions, and Restrictions (CC&R) document for
review and approval by the City Attorney providing for the perpetual maintenance
and operation of all common properties and facilities within the development
including, but not limited to: private streets, private utilities, open spaces, and
common facilities. The articles of the Homeowners’ Association shall conform to
the provisions of SRC 210.055(b) and SRC 803.020(b)(3).

Pursuant to SRC 205.035(f), Lots 1 to 11 within the PUD-subdivision shall be
included in the Creekside Homeowners Association (HOA) for the purpose of
requiring the development to contribute to the perpetual operation and
maintenance of the private streets and other common property and facilities
included within the Golf Club Estates at Creekside PUD. Prior to final plat
approval, the documents incorporating the lots into the HOA shall be submitted for
approval by the Planning Administrator.

Prior to final plat approval or delayed pursuant to an improvement agreement per
SRC 205.035(c)(7)(B), extend an S-3 public water main from the terminus of
Inverness Court SE to the subject property and along the frontage of all lots to be
served by the S-3 water main pursuant to Public Works Design Standards. The
main shall be a minimum 4-inch if providing domestic only water service; if the
main is required to provide domestic and fire service, the main shall be a minim 8-
inch.

Prior to final plat approval or delayed pursuant to an improvement agreement per
SRC 205.035(c)(7)(B), extend an 8-inch public sanitary sewer main from
approximately 90-feet east and along the frontage of all lots to be served by the
main pursuant to Public Works Design Standards.

Prior to final plat approval or delayed pursuant to an improvement agreement per
SRC 205.035(c)(7)(B), extend an 8-inch public sanitary sewer main from
approximately 50-feet west and along the frontage of all lots to be served by the
main pursuant to Public Works Design Standards.

Prior to final plat approval, provide an updated utility plan that identifies an
approved point of discharge for each lot per SRC 71.075.

Prior to final plat approval or delayed pursuant to an improvement agreement per
SRC 205.035(c)(7)(B), extend stormwater mains from their existing terminus in
Creekside Drive SE and across the frontage of the lots to be served by the mains,
in accordance with the final stormwater management plan approved by Public
Works and in accordance with the Public Works Design Standards.

Prior to final plat approval, provide an engineered stormwater design meeting the
requirements of SRC 71 and the Public Works Design Standards, or receive an
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Condition 11:

Condition 12:

Condition 13:

Condition 14:

Condition 15:

Condition 16:

Condition 17:

Condition 18:

Condition 19:

Condition 20:

approved Design Exception from the City Engineer, to accommodate new
impervious surfaces in the private street and future impervious surfaces on all
proposed lots.

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.

Prior to final plat, all necessary (existing and proposed) access and utility
easements must be shown and recorded on the final plat.

Prior to final plat, acquire or dedicate easements for existing public utility mains
on the site and proposed public utility mains serving the site to current standards
in Public Works Design Standards Section 1.8 (Easements).

Prior to final plat or delayed pursuant to improvement agreement per SRC
205.035(c)(7)(B), construct a 5-foot curbline sidewalk along the frontage of the
subject property abutting Creekside Drive SE.

Prior to final plat or delayed pursuant to improvement agreement per SRC
205.035(c)(7)(B), construct pedestrian connectivity improvements as shown in
Attachment D along the north and south sides of Creekside Drive SE.

Prior to final plat or delayed pursuant to improvement agreement per SRC
205.035(c)(7)(B), establish a 4-foot-wide landscape strip and provide private
street trees along the northern side of Creekside Drive SE along the entire
property frontage behind the curbline sidewalk.

Prior to final plat or delayed pursuant to improvement agreement per SRC

205.035(c)(7)(B), construct the internal private street 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) The street shall have an improvement width of 22-to-28-feet;

b) Curbline sidewalks shall be allowed on one side of the street; and

c) No planter strips on the side of the street with the curbline sidewalk are
required.

Prior to final plat or delayed pursuant to improvement agreement per SRC
205.035(c)(7)(B), establish a minimum 4-foot-wide landscape strip and provide
private street trees along the northern side of the new internal private street, Villa
Loop SE.

Prior to final plat approval, provide a 10-foot-wide public utility easement along the
frontage of Creekside Drive SE and both sides of the new internal private street,
Villa Loop SE.

Prior to final plat approval, the applicant shall provide a current geological
assessment and, if required under SRC 810.025(b)(2), a geotechnical report for
the proposed planned unit development-subdivision. The geologic assessment
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and, if required, the geotechnical report shall meet the standards of SRC 810.030.

Condition 21: Prior to issuance building permits for any lot within the planned unit development-
subdivision, the developer shall 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 22: Prior to issuance of a building permit for each residential lot, pay the applicable
reimbursement fee as established in the Lone Oak Road Reimbursement District
pursuant to Resolution 2018-24.

VOTE:
Yes 6 No O Absent O Abstain 0

Michael Slater, President
Salem Planning Commission

The rights granted by the attached decision must be exercised, or an extension granted, by
September 24, 2026, or this approval shall be null and void.

Application Deemed Complete: July 8, 2024

Public Hearing Date: July 8, 2024

Notice of Decision Mailing Date: August 27, 2024
Decision Effective Date: September 24, 2024
State Mandate Date: November 5, 2024

Case Manager: Bryce Bishop, Planner Ill, 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 WEDNESDAY, September 11,
2024, by 5:00 p.m. Any person who presented evidence or testimony at the hearing may appeal
the decision. 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 Chapters 200, 205, 210, 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 Planning
Commission will review the appeal at a public hearing. After the hearing, the Planning Commission
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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FACTS & FINDINGS

PLANNED UNIT DEVELOPMENT / SUBDIVISON TENTATIVE PLAN / PARTITION
TENTATIVE PLAN / URBAN GROWTH PRELIMINARY DECLARATION / CLASS 2
ADJUSTMENT CASE NO. PUD-SUB-PAR-UGA-ADJ24-01; 700 TO 800 BLOCKS OF
CREEKSIDE DRIVE SE

AUGUST 27, 2024
PROCEDURAL FINDINGS

. On May 6, 2024, an application for a Planned Unit Development, Subdivision Tentative
Plan, Partition Tentative Plan, Urban Growth Preliminary Declaration and Class 2
Adjustment were submitted by Brandie Dalton, of Multi/Tech Engineering, on behalf of the
applicant and property owner, Creekside Golf Course, LLC.

Because multiple land use applications are required in connection with the proposed
development, they have been consolidated and are being processed together as one
pursuant to SRC 300.120(c). When multiple applications are consolidated, the review
process for the application follows the highest numbered procedure type required for the
land use applications involved, and the Review Authority is the highest applicable Review
Authority under the highest numbered procedure type. Based on these requirements, the
consolidated Planned Unit Development, Subdivision Tentative Plan, Partition Tentative
Plan, Urban Growth Preliminary Declaration and Class 2 Adjustment is required to be
reviewed by the Planning Commission and processed as a Type Il procedure.

. After additional requested information was provided by the applicant, the application was
deemed complete for processing on July 8, 2024; and notice of the public hearing was
subsequently sent, pursuant to SRC requirements, on July 16, 2024, and posted on the
property by the applicant’s representative on July 26, 2024.

. On August 6, 2024, a public hearing was held before the Planning Commission. At the
hearing the Planning Commission received staff's presentation and heard testimony from
the applicant's representatives and members of the public. Subsequent to the
Commission's questions of the applicant and staff, the hearing was closed and the record
subsequently left open for: 1) A period of seven days, until August 13, 2024, at 5:00 p.m., in
order to allow any party to submit additional written evidence or testimony regarding the
proposal; 2) An additional period of seven days, until August 20, 2024, at 5:00 p.m., in
order to allow rebuttal testimony to any of the new evidence or testimony submitted during
the initial seven-day open record period; and 3) A final period of seven days, until August
27, 2024, at 5:00 p.m., for the applicant to submit final written argument unless
subsequently waived by the applicant.

. On August 20, 2024, a written request was received from the applicant’s representative
indicating no additional submittals were intended to be entered into the record and waiving
the applicant’s final seven-day period for final written argument. Having received the
applicant’s request to waive the last seven-day period for submittal of final written
argument, the Planning Commission proceeded with deliberations on the proposal at their
August 20, 2024, meeting and voted to approve the proposed Planned Unit Development-
Subdivision, Partition, Urban Growth Preliminary Declaration, and Class 2 Adjustment
subject to the conditions of approval recommended in the August 6, 2024, staff report and
accompanying August 6, 2024, supplemental staff report; but as further recommended to
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be modified in staff's August 13, 2024, open record period memo and further revised by the
Planning Commission during deliberations.

5. The 120-day state mandated local decision deadline for the application is November 5,
2024.

SUBSTANTIVE FINDINGS
1. Proposal

The application under review by the Planning Commission is a consolidated application for
Planned Unit Development, Subdivision Tentative Plan, Partition Tentative Plan, Urban
Growth Preliminary Declaration and Class 2 Adjustment for property totaling approximately
13.7 acres in size and located in the 700 to 800 Blocks of Creekside Drive SE (Attachment
A).

The requested Partition Plan Tentative Plan proposes to divide the 13.7-acre property into
two parcels of approximately 10.64 acres and 3.37 acres in size, with the largest of the two
parcels, proposed Parcel 1, remaining open space as part of the existing golf course
fairway. The smaller of the two parcels, proposed Parcel 2, is proposed to be further
divided as part of a Planned Unit Development-Subdivision Tentative Plan, which proposes
to divide the parcel into 11 residential lots ranging in size from approximately 6,104 square
feet to 9,287 square feet to accommodate the potential for two attached dwelling units per
lot; together with approximately 18,100 square feet of additional open space.

The proposal also includes a Class 2 Adjustment requesting approval to increase the
maximum allowed lot depth of proposed Parcel 1 from 1,021 ft. to approximately 1,573 ft.,
and an Urban Growth Preliminary Declaration to determine the necessary public facilities
required to serve the proposed development.

2. Background

Land use applications are required to include a statement addressing the applicable
standards and approval criteria of the Salem Revised Code and must be supported by
proof they conform to such standards and approval criteria. The plans and other supporting
materials submitted by the applicant depicting the proposed development, can be found in
the record.

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, and stormwater reports; 2) Any materials,
testimony, and comments from public agencies, City Departments, neighborhood
associations, and the public; and 3) All documents referenced in this report.

All application materials are available on the City’s online Permit Application Center at
https://permits.cityofsalem.net. You can use the search function without registering and
enter the permit number listed here: 24 109994.


https://permits.cityofsalem.net/
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4. Applicant’s Materials

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

= Partition Tentative Plan: Attachment B
»= Planned Unit Development-Subdivision Tentative Plan: Attachment C

5. Existing Conditions

Site and Vicinity

The property included with this proposal totals approximately 13.7 acres in size, is located
in the 700 to 800 Blocks of Creekside Drive SE, and consists of an open space area and a
fairway of the Creekside Golf Course.

The subject property abuts Creekside Drive SE on the south and Crooked Stick Loop SE
on the east. Both Creekside Drive and Crooked Stick Loop are private streets within the
Golf Club Estates at Creekside PUD. Vehicular access to the property is provided by these
existing private streets. In addition, a new private street — Villa Loop, is proposed to be
extended off Creekside Drive to serve lots within the proposed new PUD-Subdivision.

Salem Area Comprehensive Plan (SACP)

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

Comprehensive Plan Map Designations of Surrounding Properties

North Single Family Residential

Single Family Residential

South Across Creekside Drive SE, Single Family Residential
and Developing Residential

Single Family Residential

East Across Crooked Stick Loop SE, Single Family
Residential
West Single Family Residential

Relationship to Urban Service Area
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The roughly eastern half of the property is located inside the City’s Urban Service Area
while the corresponding western half of the property is located outside the 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.

Because the western half of the property is located outside the Urban Service Area, an
Urban Growth Preliminary Declaration is required for the proposed PUD-Subdivision to
identify the necessary public facilities required to serve the proposed development.
Analysis of the required Urban Growth Preliminary Declaration is included under Section 9
of this report.

Zoning Map Designation

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

| Zoning of Surrounding Properties

North RS (Single Family Residential)

RS (Single Family Residential)

South Across Creekside Drive SE, RS (Single Family Residential) and
RA (Residential Agriculture)

RS (Single Family Residential)
Across Crooked Stick Loop SE, RS (Single Family Residential)

East

West RS (Single Family Residential)

City Infrastructure

= Streets: The existing conditions of streets abutting the subject property are described in
the following table:

Existing Streets

Right-of-way Improvement
Street Name Width Width
Creekside Drive SE Standard 60 ft. 30 ft.
(Private, Local) Existing Condition 50 ft. to 60 ft. 30 ft.
Crooked Stick Loop SE Standard 60 ft. 30 ft.
(Private, Local) Existing Condition 40 ft. 30 ft.

As identified in the table above, the existing right-of-way widths of both Creekside Drive
and Crooked Stick Loop fall below the minimum required widths under the City’s



Facts & Findings - PUD-SUB-PAR-UGA-ADJ24-01
August 27, 2024
Page 5

Transportation System Plan (TSP); however, the right-of-way widths of these private
streets were established with the approval of Golf Club Estates at Creekside PUD Phase 1
and Phase 2 and are in conformance with those approvals.

= City Utilities and Parks: The existing conditions of city utilities and parks available to
serve the subject property are described in the following table:

Utilities & Parks

Type Existing Conditions

Water Service Level: S-2 and S-3

A 16-inch S-2 water main is located in Creekside Drive SE.

Water A 16-inch S-2 water main is located in Crooked Stick Place SE.

An 8-inch S-3 water main is located in Inverness Court SE,
approximately 240-feet northwest of the subject property.

An 8-inch sanitary sewer main is located in Creekside Drive SE,
approximately 90-feet east of the subject property.

An 8-inch sanitary sewer main is located in Creekside Drive SE,

Sanitary approximately 50-feet west of the subject property.
Sewer

An 8-inch sanitary sewer main is located in Crooked Stick Place SE.

An 8-inch sanitary sewer main is located on the subject property in
an easement.

An 18-inch storm main is located in Creekside Drive SE,
approximately 330-feet east of the subject property.

Storm A 12-inch storm main is located in Creekside Drive SE,
Drainage approximately 105-feet west of the subject property.

An 18-inch storm main is located on the subject property in an
easement.

The proposed development is served by Bryan Johnston Park,

Parks located approximately 0.43-miles northwest of the subject property.

6. Neighborhood Association and Public Comments

The subject property is located within the boundaries of 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
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requests. Pursuant to SRC 300.310(b)(1), land use applications included in this proposed
consolidated land use application request require neighborhood association contact. On
May 6, 2024, the applicant contacted the South Gateway Neighborhood Association to
provide details about the proposal; thereby satisfying the requirements of SRC 300.310.

Neighborhood Association Comments:

Notice of the application was provided to the South Gateway Neighborhood Association
pursuant to SRC 300.620(b)(2)(B)(vii), 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.

Homeowners’ Association:

Pursuant to SRC 300.620(b)(2)(B)(vi), notice is required to be provided to any active and
duly incorporated Homeowners’ Association (HOA) involving property subject to a Type Il
land use application. The majority of the subject property, with the exception of a portion of
the property’s frontage along Creekside Drive SE which is identified as open area in Golf
Club Estates at Creekside PUD — Phase 2, is not located within a Homeowners’
Association. However, the lots within the proposed PUD-subdivision will be served by the
private streets within the Golf Club Estates at Creekside PUD. The Golf Club Estates at
Creekside PUD includes a Homeowner’s Association, the Creekside Homeowners
Association (HOA), and, as such, notice of the proposal was provided to the HOA pursuant
to SRC requirements.

Prior to the August 6, 2024, public hearing, written comments were received from the HOA
that are included in the record. Comments received by the HOA identified, in summary, the
following issues:

A. Impact of development on existing private streets; HOA maintenance responsibilities;
and consistency of proposed development with overall Creekside development. The
comments received indicated that if the proposed residential lots are created they will
become an island surrounded by the Creekside HOA with access only available from
Creekside Drive and other private streets that are owned and maintained by the HOA.
Concern is expressed that homeowners of the new proposed lots will use Creekside
HOA streets without compensating the HOA, who has the overall responsibility for their
repair, maintenance, and replacement. The HOA indicates that allowing development of
the proposed lots without an appropriate contribution to the long-term financial upkeep
of the streets and common areas, from which they will use and benefit, should not be
allowed and places an unfair burden on the Creekside HOA.

In addition, it is explained that under the proposed land use action, any home built on
the newly constructed lots could be completely different in style, color, floor area, and
height when compared with other homes in the neighborhood.

In order to address these identified issues the HOA indicates that the most equitable
and fair solution is to require, as a condition of approval, that the residential lots become
part of the Creekside HOA, which includes being subject to the Creekside Architectural
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Review Committee Guidelines, pay annual HOA dues, and pay a returnable deposit to
cover damages during construction of each residence.

Staff Response: At the public hearing, it was requested that the option be given to the
applicant to either join the Creekside HOA or provide a separate HOA meeting the
standards that require perpetual maintenance of common areas. As identified in the
conditions of approval, the applicant is required to demonstrate that either the property
will be subject to the Creekside HOA’s maintenance and operation provisions for
common properties and facilities or submit separate a Homeowners’ Association
Agreement and Covenants, Conditions, and Restrictions (CC&R) document for review
and approval by the City Attorney providing for the perpetual maintenance and
operation of all common properties and facilities within the development including, but
not limited to: private streets, private utilities, open spaces, and common facilities. The
articles of the Homeowners’ Association shall conform to the provisions of SRC
210.055(b) and SRC 803.020(b)(3).

Homeowners Association contact. The comments received indicated that the applicant
notified the South Gateway Neighborhood Association of the proposed development but
did not engage with the Creekside HOA prior to application submittal. It is explained that
the applicant should be required to provide additional outreach prior to a decision by the
City.

Staff Response: Staff provided notice to Creekside HOA, pursuant to SRC 300.

Leqibility of application materials. The comments received indicated that the application
materials provided with the public notice were small and difficult to read in the printed
format mailed to surrounding households. Because of this the HOA requested that the
public comment period remain open for two extra weeks and the decision on the
application also be delayed.

Staff Response: All application materials are available on the City’s online Permit
Application Center at https://permits.cityofsalem.net. You can use the search function
without registering and enter the permit number listed here: 24 109994.

. Additional access connections to Creekside Drive. The comments received indicated

that the applicant is proposing four new access connections to Creekside Drive which
are not in harmony with the previously agreed upon CC&Rs of which the applicant was
a party. The HOA indicates they are willing to consider allow additional connections to
their private street if the applicant is willing to agree to the requested conditions in their
comments.

Staff Response: The Planned Unit Development will establish a new private street,
Villa Loop, to serve lots 3 through 11. Lot 2 will have frontage on Creekside Drive and
Villa Loop. Lot 1 will only have frontage on Creekside Drive. The City of Salem does not
enforce private CC&Rs that would restrict access onto Creekside Drive SE for Lots 1
and 2 nor can this decision condition the applicant to comply with the requested
conditions in the Creekside HOA comments.


https://permits.cityofsalem.net/
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E.

F.

Repair of damage to private streets and private facilities. The comments received
indicated that construction of required utilities for the proposed development will result
in damage to existing HOA streets and potential damage to adjacent HOA owned stairs
and landscaping. The HOA indicates they expect the applicant will be required to repair
any damage to the adjacent stairs; replace any affected landscaping; and repair any
damage to streets from trenching by applying a curb-to-curb overlay to restore the
pavement in any affected areas, including replacement of speed humps and associated
pavement markings.

Staff Response: As shown on the applicant’s preliminary utility plan and identified in
the conditions of approval, the applicant is required to extend public utilities to serve the
development in accordance with the Public Works Design Standards. These utility
extensions will be within the private streets of Creekside Drive, Inverness Court, and on
private property. The Public Works Design Standards will require the applicant to
replace like-for-like stairways, landscaping, pavement markings, and other items
disturbed by the construction. The Public Works Design Standards will also require that
the provide Trench Surface Restoration for trenches required for the utility extensions.
The Public Works Design Standards do not require a curb-to-curb overlay, and there
are no standards in the Salem Revised Code which would require a curb-to-curb
overlay for the utility trenches in Creekside Drive SE.

Width of proposed private street. The comments received indicated that the width of the
proposed new private street, Villa Loop, is only 26.5 feet, which is not sufficient to
provide on-street parking and adequate travel lanes.

Staff Response: As identified in the conditions of approval, where on-street parking is
provided on the new internal private street, the street is required to be a minimum of 28-
feet in width to accommodate parking on one side of the private street. Where no on-
street parking is provided, the private street will be a minimum of 22-feet which is
adequate to provide two-way circulation.

Public Comments:

In addition to providing notice to the neighborhood association and the Homeowners’
Association, notice was also provided, pursuant to SRC 300.620(b)(2)(B)(ii), (iii), (viii), &
(ix), to property owners and tenants within 250 feet of the subject property. As of the date of
completion of this staff report, one comment was received that is included in the record.
The comment received, in summary, identified the following issues:

A.

Impact of development on existing private streets and HOA maintenance
responsibilities. The comment received indicates that the proposed building lots will be
entirely within the HOA and will require the use of private streets owned by the HOA for
ingress and egress not only for future owners but also construction crews. It is
explained that HOA members pay for the maintenance of these streets, the street
lighting and the associated electricity, and the maintenance of all the common areas. It
is indicated that the HOA also has property maintenance and architectural compliance
rules that help to keep the neighborhood an attractive place to live and to own a home.
It is explained that it is a matter of equity and fairness that the new homes be brought
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into the HOA and their owners required to become members of the HOA before the
proposed development can proceed.

The comment received indicates that this should also be applicable to the three houses
being built on Crooked Stick Loop. It is explained that street penetrations for the
extension of underground services has already taken place and it is not known whether
there has been a commitment by either the developer or the City requiring these
building lots to be brought into the HOA or for future owners to become HOA members.

Staff Response: As identified in this staff report, a condition of approval (Condition 4) is
recommended requiring the residential lots within the proposed Planned Unit
Development-Subdivision (Lots 1 to 11) to be included in the Creekside Homeowners
Association (HOA) for the purpose of requiring the development to contribute to the
perpetual operation and maintenance of the private streets and other common property
and facilities within Golf Club Estates at Creekside PUD. A similar condition was
included in the subdivision approval (Case No. SUB-ADJ23-05) for the three lots
referenced in the public comment where homes are being constructed on Crooked Stick
Loop; and those lots were also required to be included in the HOA for the purpose of
requiring that development to contribute to ongoing operation and maintenance costs.

The recommended condition of approval is based on the requirements of Salem
Revised Code (SRC) 210.055 and SRC 205.035(f) which require any private facilities
and common property, including, but not limited to, common open space, private
streets, parking areas, privately owned pedestrian walkways and bikeways, and
landscape strips, included within a development to be perpetually operated and
maintained by a homeowners’ association. Because the proposed development will be
served by private streets and facilities under the ownership of the Creekside HOA, the
residential lots within the planned unit development-subdivision are required to be part
of the HOA to ensure their contribution to the ongoing cost of maintenance and repair of
such facilities.

The City is not able, however, to place a condition of approval on the planned unit
development-subdivision requiring the residential lots to be subject to the property
maintenance and architectural compliance rules of the HOA. This is because those
guidelines are private conditions, covenants, and restrictions between private parties
that the City is not a party to, and which are not enforceable by the City pursuant to
SRC 110.060(b). In addition, pursuant to State law adopted with the passage of House
Bill 2001 for middle housing, a City cannot establish requirements that would prohibit or
have the effect of unreasonably restricting the development of housing that is otherwise
allowable under the maximum density of the zoning for the land.

7. Open Record Periods

On August 6, 2024, a public hearing was held before the Planning Commission to consider
a proposed Planned Unit Development-Subdivision, Partition Tentative Plan, Urban Growth
Preliminary Declaration, and Class 2 Adjustment for property located in the 700 to 800
Blocks of Creekside Drive SE.
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After receiving testimony on the proposed development, the Planning Commission voted to
close the public hearing and leave the record open for the submittal of additional testimony,
pursuant to SRC 300.970(b), based upon a request received from the Creekside Estates
Homeowners Association.

The record was held open until the following dates and times as follows:

e August 13, 2024, at 5:00 p.m. for the submittal of additional written testimony;

e August 20, 2024, at 5:00 p.m. for the submittal of rebuttal to any additional evidence
or testimony submitted during the first seven-day open record period; and

e The applicant waived by the applicant the final seven-day written rebuttal period.

The findings below and conditions of approval response to written comments received and
public testimony provided during the open record period.

8. City Department Comments

A. The City of Salem Building and Safety Division reviewed the proposal and indicated
they have no comments.

B. The City of Salem Fire Department reviewed the proposal and indicated no comments.

C. The City of Salem Development Services Division reviewed the proposal and provided
comments pertaining to City infrastructure required to serve the property. Comments
from the Development Services Division are included in the record.

9. Public Agency Comments

The Salem-Keizer School District reviewed the proposal and provided comments that are
included in the record. The School District indicates, in summary, that the property is
served by Sumpter Elementary School, Crossler Middle School, and Sprague High School.
The School District identifies sufficient existing school capacity at Sumpter Elementary
School, Crossler Middle School, and Sprague High School to accommodate the projected
increase in student enrollment resulting from the proposed development.

The School District indicates that students will be eligible for school provided transportation
to Sumpter Elementary School, Crossler Middle School, and Sprague High School.

10.Analysis of Partition Tentative Plan Approval Criteria

SRC 205.005(d) sets forth the following criteria that must be met before approval can be
granted to a tentative partition 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 criteria is grounds for denial of
the tentative plan or for the issuance of conditions of approval to satisfy the criteria.

SRC 205.005(d)(1): The tentative partition plan complies with the standards of this
chapter and with all applicable provisions of the UDC, including, but not limited to
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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; and

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

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 property subject to the proposed partition
is zoned RA (Residential Agriculture).

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

(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.

SRC Chapter 205 - Land Division and Reconfiguration

The intent of SRC Chapter 205 is to provide for orderly land development through the
application of appropriate standards and regulations. The partition process reviews
development for compliance with City standards and requirements contained in the UDC,
the Salem Transportation System Plan (TSP), and the Water, Sewer, and Storm Drain
System Master Plans. A second review occurs for the created parcels at the time of site
plan review/building permit review to assure compliance with the UDC. Compliance with
conditions of approval to satisfy the UDC is checked prior to city staff signing the final
partition plat.

The applicant has met all application submittal requirements necessary for adequate review
of the proposed patrtition.

SRC Chapter 510 — RA Zone

The subject property is zoned RA (Residential Agriculture). Development within the RA
zone must meet the applicable standards included under SRC Chapter 510. The standards
of the RA zone that are applicable to the proposed partition are as follows:

= Uses (SRC 510.005(a)):

The proposal includes a partition to divide the subject property into two parcels.
Proposed Parcel 1 will accommodate the existing golf course fairway of the Creekside
Golf Club and proposed Parcel 2 will be further divided into an 11-lot planned unit
development-subdivision with residential uses and open space.
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Allowed uses within the RA zone are established under SRC 510.005, Table 510-1.

Within the RA zone golf courses are allowed as a Special Use subject to the additional

special use standards included under SRC 700.015, and detached single family

dwellings and middle housing (e.g. townhouses, two family uses, three family uses, four

family uses, and cottage clusters) are also allowed in the zone.

= Land Divisions in the RA Zone (SRC 510.010(a)):

Pursuant to SRC 510.010(a), when land is subdivided in the RA zone that is at least 10
acres in size, includes or abuts an existing or planned collector or minor arterial street,

and is located more than one-quarter mile from all commercial, mixed-use, and

neighborhood hub zones, neighborhood hub uses are required to be allowed on at least

two of the lots that are created.

Because the standards of this section apply only to subdivisions of land that are at least
10 acres in size, the provisions of SRC 510.010(a) are not applicable to this component

of the consolidated application because it involves a partition of land, rather than a

subdivision, and because the property does not include or abut an existing or planned

collector or minor arterial street.

= Lot Standards (SRC 510.010(b)):

Lot size and dimension standards within the RA zone are established under SRC

510.010(b), Table 510-2.

A summary of the lot size and dimension standards of the RA zone is provided in the

following table:

RA Zone Lot Standards ‘

Min. 1,500 sq. ft

Applicable to townhouses

Min. 4,000 sq. ft.

Applicable to single family (other than
townhouses), two family, and nonprofit
shelters (serving victims of domestic
violence)

Min. 5,000 sq. ft.

Applicable to three family

Lot Area : : _
Min. 7,000 sq. ft. App_llcable to four family and multiple
family (cottage clusters)
Min. 6,000 sq. ft. Applicable to all other uses.
Applicable to infill lots (flag lots), unless
Min. 5,500 sq. ft. a greater minimum lot area is required
for the specific use
Min. 20 ft. Applicable to townhouses
_ Applicable to single family (other than
Lot Width Min. 40 ft townhouses), two family, three family,

four family, and multiple family (cottage
clusters)
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RA Zone Lot Standards
Min. 60 ft. Applicable all other uses
Min. 70 ft. App_llcable to single family and two
family
Min. 80 ft. Applicable to all other uses
Lot Depth Min. 120 ft. Applicable to double frontage lots
Max. 300% of Applicable to all uses other than
average lot width townhouses
No Max. Applicable to townhouses
Min. 20 ft. Applicable to townhouses
Applicable to single family (other than
Street Min. 40 ft townhouses), two family, three family,
Frontage ' ' four family, and multiple family (cottage
clusters)
Min. 60 ft. Applicable to all other uses

As shown on the partition tentative plan (Attachment B), the proposed partition divides
the subject property into two parcels. Proposed Parcel 1 is approximately 463,478
square feet (10.64 acres) in size and proposed Parcel 2 is approximately 146,797
square feet (3.37 acres) in size. Both of the proposed parcels therefore exceed the
minimum lot area standards of the RA zone.

Both proposed parcels similarly conform to the lot dimension and street frontage
requirements of the RA zone with the exception of proposed Parcel 1 which will remain
as the fairway for hole 13 of the golf course. Due to the existing long and comparatively
narrow configuration of Parcel 1, the depth of this parcel exceeds the maximum allowed
300% of its average width. Because Parcel 1 exceeds maximum lot depth, the
applicant has requested a Class 2 Adjustment to this standard to allow the depth of the
parcel to exceed 300 percent of its average width. Analysis of the requested Class 2
Adjustment and findings demonstrating conformance with the applicable approval
criteria are included under Section 9 of this report.

The parcels within the partition, as proposed and as otherwise recommended to be
approved with the Class 2 Adjustment, conform to the applicable lot standards of the RA
zone and are of sufficient size and dimension to permit development of uses allowed
within the zone.

= Dwelling Unit Density (SRC 510.010(c)):

Dwelling unit density requirements for residential development within the RA zone are
established under SRC 510.010(c). Within the RA zone, land that is subdivided that is at
least five acres in size is required to have a minimum dwelling unit density of 5.5
dwelling units per acre and at least 15 percent of the dwelling units constructed on the
lots shall be middle housing. Per SRC 510.010(c)(1)(A), accessory dwelling units may
count toward the minimum density requirement.

Because the minimum dwelling unit density standards of this section apply only to
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subdivisions of land that are at least five acres in size, the provisions of SRC 510.010(c)
are not applicable to this component of the consolidated application because it involves
a partition of land, rather than a subdivision.

= Setbacks (SRC 510.010(d)):

Setbacks for buildings and accessory structures within the RA zone are established
under SRC 510.010(d), Table 510-3.

The proposal includes a partition to divide the subject property into two parcels.
Proposed Parcel 1 will accommodate the existing golf course fairway of the Creekside
Golf Club and proposed Parcel 2 will be further divided into an 11-lot planned unit
development-subdivision with residential uses and open space.

The existing golf course fairway on proposed Parcel 1 does not include any existing
buildings or accessory structures that the setback requirements of the RA zone would
apply to; and future development of the 11 residential lots within the proposed planned
unit development-subdivision will be reviewed for conformance with applicable setback
requirements when building permits are submitted for development on each lot. The
proposed development conforms to the setback requirements of the RA zone.

= Lot Coverage (SRC 510.010(e)):

Maximum lot coverage requirements for buildings and accessory structures within the
RA zone are established under SRC 510.010(e), Table 510-4.

The proposal includes a partition to divide the subject property into two parcels.
Proposed Parcel 1 will accommodate the existing golf course fairway of the Creekside
Golf Club and proposed Parcel 2 will be further divided into an 11-lot planned unit
development-subdivision with residential uses and open space.

Within the RA zone, the maximum lot coverage requirement for buildings and accessory
structures associated with single family, two family, three family, and four family uses is
60 percent, and the maximum lot coverage for buildings and accessory structures
associated with other uses (including golf courses) is 35 percent.

The existing golf course fairway on proposed Parcel 1 does not include any existing
buildings or accessory structures that the maximum lot coverage requirements of the
RA zone would apply to; and future development of the 11 residential lots within the
proposed planned unit development-subdivision will be reviewed for conformance with
lot coverage requirements when building permits are submitted for development on
each lot. The proposed development conforms to the lot coverage requirements of the
RA zone.

SRC Chapter 800 — General Development Standards
= Designation of Lot Lines (SRC 800.020):

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.
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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.

The proposed partition includes the creation of two parcels (Parcel 1 and Parcel 2).
Both of these lots are considered interior lots. Pursuant to SRC 800.020(a)(1), the front
lot line for an interior lot shall be the property line abutting the street. As such, the front
lot line for proposed Parcel 1 is the east property line abutting Crooked Stick Loop SE
and the front line for proposed Parcel 2 is the south property line abutting Creekside
Drive SE.

(B) City Infrastructure Standards.

The Development Services Division 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 partition, 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 partition 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 200 — Urban Growth Management

Pursuant to the urban growth management requirements contained under SRC Chapter
200 (Urban Growth Management), properties located outside the City’s Urban Service Area
are required to obtain an Urban Growth Preliminary Declaration (UGA) prior to
development in order to determine the required public facilities necessary to fully serve the
proposed development. As identified earlier in this report, the roughly western half of the
subject property is located outside the City’s Urban Service Area. However, pursuant to
SRC 200.020 and SRC 200.005, partitions do not meet the definition of “development”
under SRC Chapter 200. Therefore, an Urban Growth Preliminary Declaration is not
required for the partition tentative plan component of this consolidated application.

SRC Chapter 802 — Public Improvements
= City Utilities (SRC 802.015):

SRC 802.015 requires development to be served by city utilities designed and
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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 Development Services
Division, which is included in the record.

In summary, the Development Services Division indicates that the purpose of the
proposed two-parcel partition is to create one parcel (Parcel 1) to remain as a fairway
for the golf course and to create one additional parcel (Parcel 2) for future residential
development through the consolidated planned unit development-subdivision
application. Existing infrastructure is in place to serve the two-parcel partition.

Additional infrastructure improvements specific to the proposed future residential
development of Parcel 2 are identified as recommended conditions of approval for the
planned unit development-subdivision component of this consolidated application and
detailed in Section 8 of this report.

SRC Chapter 803 — Street and Right-of-Way Improvements

The subject property abuts Creekside Drive SE on the south and Crooked Stick Loop SE
on the east. Vehicular access to the proposed partition will be provided from Creekside
Drive and Crooked Stick Loop. Both Creekside Drive and Crooked Stick Loop are classified
as private local streets which meet the required improvement width but do not, however,
meet the right-of-way width standards for local streets required under SRC 803.025(a),
Table 803-1. These streets were established and constructed in their current configuration
as part of the original approvals for Golf Club Estates at Creekside PUD Phases 1 and 2
(Planned Unit Development Case Nos. PUD92-2 and PUD93-1).

As identified on the partition tentative plan, no development is proposed on Parcel 1
abutting Crooked Stick Loop SE. Future residential development is, however, proposed on
Parcel 2 abutting Creekside Drive SE as part of the planned unit development-subdivision
included in this application. Additional recommended street improvements specific to the
proposed planned unit development-subdivision on Parcel 2 are detailed in Section 8 of this
report.

Pursuant to SRC 803.035(n), public utility easements, a minimum of 10 feet in width, may
be required for all streets. In order to ensure sufficient space for the installation of any
public utilities that may be needed in the future along the frontage of Parcel 1 abutting
Crooked Stick Loop SE, the following condition of approval shall apply:

Condition 1: Prior to final plat, provide a 10-foot-wide public utility easement along the
frontage of Crooked Stick Loop SE on the final plat.

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

SRC Chapter 601 (Floodplain)
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SRC Chapter 601 establishes requirements for development within mapped floodplain
areas in order to preserve and maintain the capability of the floodplain to convey flood
water discharges and minimize danger to life and property.

The Floodplain Administrator has reviewed the Flood Insurance Study and Flood Insurance
Rate Maps and determined that no floodplain or floodway areas exist on the subject

property.
SRC Chapter 700 — Special Use Provisions

SRC Chapter 700 establishes additional standards for specific uses which, within certain
zones and overlay zones, are allowed as a Special Use. Within the RA zone, golf courses
are specifically allowed as a Special Use subject to the following additional special use
standards included under SRC 700.015:

= Setbacks (SRC 700.015(a)):

Within the RA zone, pursuant to SRC 700.015(a), additional setbacks are required for
buildings, fairways and sports courts or fields (if provided), swimming pools, and off-
street parking and loading areas associated with golf courses. A summary of the
additional required setbacks is provided in the table below.

Additional Special Use Setback Standards for Golf Courses

Setback is applicable from every lot

Buildings Min. 100 ft. line

Golf course fairways & _ Setback is applicable from any
associated recreation Min. 25 ft. | aputting residentially or commercially
areas (if provided) zoned property or abutting property

used for a residential or commercial

Swimming pools (if Min. 50 ft. | yse.

provided)
Off-street parking & Min. 5 ft Setback is applicable from interior
loading areas ' side and interior rear lot lines.

The proposed partition results in the division of the existing golf course fairway property
into two parcels. There are no existing buildings, swimming pools, other associated
recreation areas, or off-street parking or loading areas located on the property. As such,
the additional special use setback standards applicable to those items are not
applicable to the proposed development. The additional golf course fairway setback
included under SRC 700.015(a) is, however, applicable to the proposed partition.

As shown on the patrtition tentative plan and the associated planned unit development-
subdivision tentative plan, the proposed partition will result in the existing fairway being
located abutting a proposed private street (Villa Loop) and designated open space
within the PUD-subdivision. Because the fairway will be located adjacent to the
proposed private street and the proposed open space, it will be located more than 25
feet from any of the residential lots within the proposed PUD-subdivision.
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= Screening (SRC 700.015(b)):

Within the RA zone, pursuant to SRC 700.015(b), off-street parking and loading areas
are required to be screened from adjacent uses by a sight-obscuring fence, wall, or
hedge.

The existing golf course fairway does not include any off-street parking or loading areas.
As such, this special use standard is not applicable to the proposed development.

SRC Chapter 805 - Vision Clearance (if applicable)

SRC Chapter 805 establishes vision clearance standards in order to ensure visibility for
vehicular, bicycle, and pedestrian traffic at the intersections of streets, alleys, flag lot
accessways, and driveways. The proposed two-parcel partition does not include the
addition of structures on the site. The proposal therefore not cause a vision clearance
obstruction per SRC Chapter 805.

SRC Chapter 808 — Preservation of Trees and Vegetation

SRC Chapter 808 (Preservation of Trees and Vegetation) requires tree conservation plans
in conjunction with development proposals involving the creation of lots or parcels to be
used for single family uses, two family uses, three family uses, four family uses, or cottage
clusters. The tree preservation ordinance defines "tree" as, "any living woody plant that
grows to 15 feet or more in height, typically with one main stem called a trunk, which is 10
inches or more DBH, and possesses an upright arrangement of branches and leaves."

Under the City's tree preservation ordinance, tree conservation plans are required to
preserve all heritage trees, significant trees, trees and native vegetation within riparian
corridors, and a minimum of 30 percent of all of the trees on the property. If less than 30
percent of the existing trees on the property are proposed for preservation, the applicant
must demonstrate there are no reasonable design alternatives that would enable
preservation of such trees and that for each tree removed in excess of 70 percent, the
mitigation measures required under SRC 808.035(e) are satisfied.

Similarly, if significant trees or trees within a riparian corridor are proposed for removal, the
applicant must show there are no reasonable design alternatives to enable preservation of
those trees.

There are existing trees located on the subject property. However, because tree
conservation plans are only required in conjunction with land division proposals for the
creation of lots or parcels to be used for single family uses, two family uses, three family
uses, four family uses, or cottage clusters, a tree conservation plan is not required for
Parcel 1 of the proposed partition, which will accommodate the fairway of the existing golf
course rather than the development of residential uses. Proposed Parcel 2 of the partition,
which is approximately 3.37 acres in size, will accommodate residential development but
the residential development will specifically occur as part of the planned unit development-
subdivision included as part this consolidated application. As such, a tree conservation plan
is similarly not required for Parcel 2 of the partition but is required for the proposed planned
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unit development-subdivision. Pursuant to SRC 808.035, a tree conservation plan was
submitted by the applicant for the proposed planned unit development-subdivision that is
further discussed in Section 8 of this report.

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.

According to the Salem-Keizer Local Wetland Inventory (LWI), there are no mapped
wetlands or waterways located on the subject property. In addition, the property is similarly
not comprised of hydric (wetland-type) soils. As proposed, the partition tentative 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
(Landslide Hazards), the subject property is mapped with areas of two landslide hazard
susceptibility points. The proposed partition adds two activity points to the proposal, which
results in a total of four points. Pursuant to SRC 810, the cumulative total of four points
indicates a low landslide hazard risk and therefore a geologic assessment is not required in
conjunction with the proposed partition. The proposed planned unit development-
subdivision will, however, be required to comply with the requirements of SRC Chapter
810.

SRC 205.005(d)(2): The tentative partition plan does not impede the future use or
development of the property or adjacent land.

Finding: The proposed partition divides the 13.7-acre property into two parcels. Proposed
Parcel 1 will accommodate the existing golf course fairway of the Creekside Golf Club and
proposed Parcel 2 will be further divided into an 11-lot planned unit development-
subdivision with residential uses and open space. As illustrated by the proposed partition
tentative plan and the corresponding planned unit development-subdivision tentative plan,
the size and configuration of the proposed parcels within the partition accommodate the
existing golf course fairway without impeding the further proposed division of Parcel 2.

Similarly, because abutting properties to the north, south, and west of the subject property
are fully developed and do not depend upon the subject property for access, the proposed
partition does not impede the future use or development of any adjacent land. This
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approval criterion is met.

SRC 205.005(d)(3): Development within the tentative partition plan can be adequately
served by city infrastructure.

Finding: The Development Services division reviewed the proposal and determined that
water, sewer, and storm infrastructure are available and appear to be adequate to serve
the parcels within the proposed partition, subject to the conditions of approval established
in this decision. This approval criterion is met.

SRC 205.005(d)(4): The street system in and adjacent to the tentative partition plan
conforms to the Salem Transportation System Plan.

Finding: The subject property is located adjacent to Creekside Drive SE and Crooked Stick
Loop SE. Both of these streets are private local streets that were were established and
constructed in their current configuration as part of the original approvals for Golf Club
Estates at Creekside PUD Phases 1 and 2 (Planned Unit Development Case Nos. PUD92-
2 and PUD93-1).

The existing street system conforms to the Salem Transportation System Plan (TSP) for
improvement widths. Additional improvements along the boundary streets, as detailed in
Section 8 of this report, will be required for the proposed planned unit development-
subdivision. This criterion is met.

SRC 205.005(d)(5): The street system in and adjacent to the tentative partition plan is
designed so as to provide for the safe, orderly, and efficient circulation of traffic into,
through, and out of the partition.

Finding: Access to the proposed partition will be provided by the network of existing
private streets that surround the property. The street system in and adjacent to the partition
will provide for the safe, orderly, and efficient circulation of traffic to and from the partition.
This criterion is met.

SRC 205.005(d)(6): The tentative partition 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 partition 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 included in this report, the parcel and street configuration
established by the proposed partition meet applicable development standards; and the
configuration of the proposed parcels makes logical use of the developable land. All
existing conditions of topography or vegetation have been identified on the site which would
necessitate variances during future development of the property and evaluated with this
decision. The layout and configuration of the proposed patrtition allow for reasonable
development of the parcels while minimizing the need for variances to the greatest extent
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practicable. This approval criterion is met.

SRC 205.005(d)(7): The layout, size, and dimensions of the parcels within the
tentative partition plan take into account the topography and vegetation of the site,
such that the least disruption of the site, topography, and vegetation will occur from
the reasonable development of the parcels.

Finding: As explained in the findings establishing conformance with SRC 205.005(d)(6)
above, the tentative partition plan configures the parcels to allow development of the site
while minimizing disruptions to topography and vegetation. The proposed parcels are also
of sufficient size and dimension to accommodate the existing golf course fairway while also
allowing the further development of Parcel 2 in conformance with applicable development
code standards. This approval criterion is met.

SRC 205.005(d)(8): When the tentative partition plan is for property located more
than 300 feet from an available sewer main, and the property will not connect to City
water and sewer:

(A) The property is zoned residential;

(B) The property has received a favorable site evaluation from the county sanitarian
for the installation of an on-site sewage disposal system; and

(C) The proposed parcels are at least five acres in size and, except for flag lots,
have no dimension that is less than 100 feet.

Finding: As indicated in the comments provided by the Development Services Section,
sanitary sewer service is provided to the site by sewer mains located in Creekside Drive SE
and Crooked Stick Loop SE, and by a sewer main located on the subject property within an
easement. Because the subject property is not more than 300 feet from an available sewer
main and because development of the property will be required to connect to City water
and sewer, this approval criterion is not applicable to the proposed partition.

11. 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
of fact upon which the decision is based. Lack of compliance with the following criteria is
grounds for denial of the Class 2 Adjustment or for the issuance of conditions of approval to
satisfy the criteria.

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

(i) Equally or better met by the proposed development.

Finding: The applicant has requested a Class 2 Adjustment in conjunction with the
proposed partition to increase the maximum allowed lot depth for Parcel 1 from 1,021 ft. to
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approximately 1,573 ft.

The underlying purpose of the maximum lot depth standard is to ensure efficient use of
land and convenient access to lots. If the depth of a lot far exceeds its width, the resulting
land area located at the rear of the lot has the potential to be of such size that it can be
further divided to accommodate additional lots but 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 order to provide sufficient access width to reach the rear of the
lots, or access to the rear of the lots must be provided through private flat lot accessways
rather than public streets.

In the case of the proposed partition, Parcel 1 will accommodate a fairway of the existing
golf course and is proposed to remain as open space. The greater maximum depth of
Parcel 1 is an existing nonconforming situation necessitated by the specific use that it
serves, a fairway of a golf course, which generally requires land with a long and
comparatively narrow configuration. The proposed partition will not make the depth of the
parcel any more nonconforming and because the parcel is intended to remain as open
space associated with a fairway of the golf course, the proposal does not undermine the
underlying purpose of the maximum lot depth standard because the parcel is not intended
for residential development. This approval criterion is met.

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 RA (Residential Agriculture) and located in a
residential area surrounded by residentially zoned properties to the north, south, east, and
west. The RA zone allows for the property to be partitioned and further divided, while
providing additional opportunities for housing consistent with the Salem Area
Comprehensive Plan and the ORS.

The greater depth of proposed Parcel 1 is generally necessitated due to an existing
condition associated with the property resulting from both the approval and subsequent
platting of abutting phases of the original Golf Club Estates at Creekside PUD and the
intended functional purpose of the property providing land area for a golf course fairway.
Parcel 1 is proposed to remain as the fairway for the golf course and will continue to serve
as an open space amenity; thereby ensuring the proposed development will not detract
from the livability or appearance of the residential area. This approval criterion is met.

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: Only one adjustment has been requested in conjunction with the proposed
development. Because more than one adjustment has not been requested, this approval
criterion is not applicable to the proposed development.
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12.Analysis of Planned Unit Development-Subdivision Approval Criteria

SRC 210.015 provides that if individual lots are to be created within a Planned Unit
Development (PUD), a subdivision shall be required with the PUD tentative plan; and the
consolidated PUD-subdivision tentative plan must meet the applicable approval criteria and
development of the PUD ordinance, SRC Chapter 210.

SRC 210.025(d) sets forth the following criteria that must be met before approval can be
granted to Planned Unit Development. 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 criteria is grounds for denial
of the planned unit development-subdivision tentative plan or for the issuance of conditions
of approval to satisfy the criteria.

SRC 210.025(d)(1): The PUD tentative plan conforms to the development standards
of this Chapter.

The portion of the subject property proposed for development as a planned unit
development-subdivision is zoned RA (Residential Agriculture). 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 the portion of the property subject to the proposed
planned unit development-subdivision is zoned RA and will be subject to a recorded PUD-
subdivision plat, the provisions of SRC 265.015(a)(2) are applicable to the proposal and
therefore the property will be automatically rezoned to RS upon the future recoding of the
final PUD-subdivision plat.

Because the zoning of the property will be changed to RS with the recording of the final
PUD-subdivision plat, the following analysis of the PUD-subdivision for conformance with
applicable approval criteria and development standards of SRC Chapter 210 is based upon
the future zoning of the property being RS.

The proposed development conforms to the standards applicable to Planned Unit
Developments included under SRC Chapter 210 as follows:

SRC 210.005 - Zones/Overlay Zones Where PUDs are Allowed

SRC 210.005 establishes a list of zones and overlay zones were Planned Unit
Developments are allowed. Pursuant to SRC 210.005(a)(1) & (2), PUDs are allowed within
the both the RA (Residential Agriculture) and RS (Single Family Residential) zones. The
proposed development conforms to this standard.

SRC 210.010 - Uses

Pursuant to SRC 210.010(a), uses allowed within the zone or overlay zone where the PUD
is located are generally allowed within a PUD. In addition, SRC 210.010(b), Table 210-1,
identifies additional uses which are allowed within a PUD regardless of whether they are
allowed within the applicable zone or overlay zone.

The written statement provided by the applicant indicates that the 11 proposed residential
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lots within the PUD-subdivision have the potential to be developed with two attached
dwelling units per lot. Within the RS zone both single-family detached dwellings and two
family uses (e.g. duplexes) are permitted uses pursuant to SRC 511.005, Table 511-1. In
addition, single family uses and two family uses are also specifically identified as permitted
uses in a PUD pursuant to SRC 210.010(b), Table 210-1. The proposed development
conforms to this standard.

SRC 210.045 - Planned Unit Development Standards
Planned unit developments must comply with the following development standards:

= General Development Standards — Minimum Number of Dwelling Units within PUD
(SRC 210.045(a) Table 210-2):

SRC 210.045(a), Table 210-2, establishes requirements for the minimum number of

dwelling units within a Planned Unit Development. Within the RS zone, the minimum
number of dwelling units required in a PUD must conform to the minimum number of
dwelling units required in the zone where the PUD is located.

Minimum residential density requirements within the RS zone are established under
SRC 511.010(c). Within the RS zone, land that is subdivided that is at least five acres in
size is required to have a minimum dwelling unit density of 5.5 dwelling units per acre
and at least 15 percent of the dwelling units constructed on the lots shall be middle
housing. Per SRC 511.010(c)(1)(A), accessory dwelling units may count toward the
minimum density requirement.

As shown on the PUD-subdivision tentative plan, the proposal will divide a parcel of
land that is approximately 3.37 acres in size into 11 residential lots ranging in size from
approximately 6,104 square feet to 9,287 square feet; together with approximately
18,100 square feet of additional open space. As indicated in the written statement
provided from the applicant, the 11 proposed residential lots have the potential for two
attached dwelling units per lot; thereby resulting in a potential total of 22 dwelling units
within the proposed PUD-subdivision.

Because the property proposed to be divided with the PUD-subdivision is less than 5
acres in size, the minimum dwelling unit density requirements of the RS zone are not
applicable to the proposed development and there is therefore no minimum required
number of dwelling units within proposed PUD-subdivision. The proposed development
conforms to this standard.

= General Development Standards — Maximum Number of Dwelling Units within
PUD (SRC 210.045(a) Table 210-2):

SRC 210.045(a), Table 210-2, establishes requirements for the maximum number of
dwelling units allowed within a Planned Unit Development. Within the RS zone, the
maximum number of dwelling units allowed within a PUD is based on a maximum
dwelling unit density of 20 dwelling units per acre. The subject property totals
approximately 3.37 acres in size. The resulting maximum number of dwelling units
allowed within the proposed PUD-subdivision, based on the size of the subject property
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and the prescribed maximum density requirement of the RS zone, is therefore 67
dwelling units.

The written statement provided from the applicant indicates that the 11 proposed
residential lots within the PUD-subdivision have the potential to be developed with two
attached dwelling units per lot; thereby resulting in a potential total of 22 dwelling units
within the proposed PUD-subdivision. The 22 dwelling units do not exceed the
maximum allowed density of the RS zone. The proposed development conforms to this
standard.

= General Development Standards — Maximum Number of Dwelling Units within a
Building (SRC 210.045(a) Table 210-2):

SRC 210.045(a), Table 210-2, establishes requirements for the maximum number of
dwelling units allowed within a single building in a Planned Unit Development. Within
the RS zone there is no maximum limit on the number of dwelling units that may be
located within a building; provided, however, the number of dwelling units within an
individual building cannot exceed the overall maximum number of dwelling units allowed
for the entire PUD.

The written statement provided from the applicant indicates that the 11 proposed
residential lots within the PUD-subdivision have the potential to be developed with two
attached dwelling units per lot. The proposed two attached dwellings units within a
building on each of the 11 individual lots within the proposed PUD-subdivision do not
cumulatively exceed the maximum number of dwelling units allowed within the PUD in
the RS zone, and SRC 210.045(a), Table 210-2, allows for more than one dwelling unit
to be located within a building. The proposed development conforms to this standard.

= Setbacks (SRC 210.045(b)):

SRC 210.045(b), Table 210-3, establishes minimum building and accessory structure
setback requirements for Planned Unit Developments. A summary of the setbacks
applicable to the proposed development is included in the table below:

Summary of Required PUD Setbacks

Abutting Street (Perimeter of PUD)

Min. 12 ft. Applicable along local streets.
Min. 20 ft. Applicable along collector or arterial
streets.
Buildings & Applicable along private streets.

Accessory Structures When a driveway approach is present,

None buildings shall be setback to maintain
adequate vision clearance as required
under SRC Chapter 805.

Abutting Street (Interior of PUD)

Buildings & Min. 12 ft. Applicable along local streets.
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Summary of Required PUD Setbacks

Accessory Structures

Applicable along collector or arterial

Min. 20 ft.
streets.
Applicable along private streets.
When a driveway approach is present,
None

buildings shall be setback to maintain
adequate vision clearance as required
under SRC Chapter 805.

Interior Side (Abutting Perimeter of PUD)

Buildings

Min. 5 ft., plus
one-foot for
each one-foot
of height over
35 ft., but need
not exceed 20

Accessory Structures

ft. in depth.
Accessory Structures Min. 5 ft.
Interior Side (Interior of PUD)
Buildings & None

Interior Rear (Abuttin

g Perimeter of PUD)

Buildings

Min. 14 ft.

Applicable to any portion of a building
not more than one-story in height,
when the interior rear yard abuts the
interior rear yard of an RA or RS zoned
lot located outside the PUD.

Min. 20 ft.

Applicable to any portion of a building
greater than one-story in height, when
the interior rear yard abuts the interior
rear yard of an RA or RS zoned lot
located outside the PUD.

Min. 5 ft., plus
one-foot for
each one-foot
of height over
35 ft., but need
not exceed 20

Applicable when the interior rear yard
does not abut the interior rear yard of
an RA or RS zoned lot located outside
the PUD.

Accessory Structures

for each one-
foot of height
over 9 ft.

ft. in depth.
None Applicable to accessory structures not
more than 9 ft. in height.
Min. one-foot

Applicable to accessory structures
greater than 9 ft. in height.
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Summary of Required PUD Setbacks

Applicable to accessory structures
adjacent to an alley, unless a greater
setback is required based on the
height of the accessory structure.

Min. 1 ft.

Interior Rear (Interior of PUD)
Buildings &

Accessory Structures None
Abutting Waterway

Applicable to townhouses, two family,
Buildings Min. 100 ft. three family, four family, and multiple

family

The written statement provided by the applicant indicates that the 11 proposed
residential lots within the PUD-subdivision have the potential to be developed with two
attached dwelling units per lot. A conceptual floor plan for the proposed duplex units has
been submitted by the applicant and is included in the record.

The setback requirements of SRC Chapter 210 apply to future development on each of
the individual proposed lots. The future development of the 11 residential lots within the
proposed PUD-subdivision will be reviewed for conformance with applicable PUD

setback requirements when building permits are submitted for development on each lot.

= Height (SRC 210.045(c)):

SRC 210.045(c), Table 210-4, establishes maximum allowable heights for buildings and
accessory structures within a Planned Unit Development. Within the RS zone,
maximum building height is limited to 35 feet and accessory structure height is limited to
a maximum of 15 feet.

The written statement provided by the applicant indicates that the 11 proposed
residential lots within the PUD-subdivision have the potential to be developed with two
attached dwelling units per lot. Conceptual building elevations for the proposed duplex
units have been submitted by the applicant and are and is included in the record.

The maximum building and accessory structure height requirements of SRC Chapter
210 apply to future development on each of the individual proposed lots. The future
development of the 11 residential lots within the proposed PUD-subdivision will be
reviewed for conformance with applicable maximum PUD building height requirements
when building permits are submitted for development on each lot.

= Parking (SRC 210.045(d)):

SRC 210.045(d) establishes the following specific requirements for parking within
Planned Unit Developments that apply in addition to the off-street parking requirements
included in SRC Chapter 806:



Facts & Findings - PUD-SUB-PAR-UGA-ADJ24-01
August 27, 2024
Page 28

Parking Location (SRC 210.045(d)(1)(A)):

SRC 210.045(d)(1)(A) requires parking for Planned Unit Developments to be within the
PUD and located either on-street, off-street, or a combination thereof.

Parking for the proposed PUD-subdivision will provided by a combination of off-street
parking spaces located in garages on the individual lots and on-street parking spaces
on the proposed private street, Villa Loop. The proposed development conforms to this
standard.

Garage/Carport Vehicle Entrance Setback Abutting Street or Flag Lot Accessway (SRC
210.045(d)(1)(B)):

SRC 210.045(d)(1)(B) requires the vehicle entrance of a garage or carport facing a
street or flag lot accessway to be setback a minimum of 20 feet from one of the
following lines, whichever is closest to the proposed vehicle entrance of the garage or
carport:

() The street right-of-way line, most interior access easement line, or property line
abutting a flag lot accessway;

(i) The outside curbline; or
(i) The edge of the sidewalk furthest from the street.

As shown on the conceptual floor plan for the proposed duplex units, off-street parking
for the proposed dwelling units will be provided in garages. Based on the topography of
the site and configuration of the proposed lots, the garages will face the proposed
private street, Villa Loop, to the north. The future development of the 11 residential lots
within the proposed PUD-subdivision will be reviewed for conformance with the
applicable minimum garage setback requirements of SRC Chapter 210 when building
permits are submitted for development on each lot.

Parking Space Dimensions (SRC 210.045(d)(1)(C)):

SRC 210.045(d)(1)(C) requires on-street parallel parking spaces to be a minimum of 7
feet in width and a minimum of 22 feet in length. Parking for the proposed PUD-
subdivision will be provided by a combination of off-street parking spaces located in
garages on individual lots and on-street parallel parking spaces on the proposed private
street, Villa Loop. In order to ensure the parking spaces provided on Villa Loop conform
to the requirements of SRC 210.045(d)(1)(C), the following condition of approval shall

apply:

Condition 2: On-street parallel parking spaces on Villa Loop shall be a minimum of 7
feet in width and a minimum of 22 feet in length.

The proposed PUD-subdivision, as recommended to be conditioned, conforms to this
standard.

Off-Street Parking Landscaping and Screening (SRC 210.045(d)(1)(D)):
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SRC 210.045(d)(1)(D) requires all off-street parking areas, other than those within a
garage or carport, or on a driveway leading to a garage or carport, to be effectively
landscaped, designed to minimize the effect of a large number of cars in one area, and
screened with ornamental evergreens or architectural features such as fences and
walls.

Parking for the proposed PUD-subdivision will be provided by a combination of off-street
parking spaces located in garages on individual lots and on-street parallel parking
spaces on the proposed private street, Villa Loop. As shown on the PUD-subdivision
tentative plan, there are no areas included within the development that will be reserved
as off-street parking lots. This standard is therefore not applicable to the proposed
development.

= Side Lot Lines (SRC 210.045(e)):

SRC 210.045(e) requires that, as far as practicable, side lot lines shall run at right
angles to the street upon which the lot faces, except that on curved streets they shall be
radial to the curve.

As shown on the PUD-subdivision tentative plan, proposed Lots 1 and 2 face Creekside
Drive SE and the side lot lines of these lots run perpendicular to Creekside Drive.
Proposed Lots 3 to 11 will face the proposed new private street, Villa Loop, and the side
lot lines of these lots run perpendicular to that street. The proposed development
conforms to this standard.

= Limits on Common Open Space (SRC 210.045(f)):

SRC 210.045(f) places limitations on what can be counted towards common open
space within a Planned Unit Development. Pursuant to this section, streets, parking
areas, traffic circles, and other similar transportation related improvements cannot be
considered to be a part of common open space.

As shown on the PUD-subdivision tentative plan, an approximate 18,100 square-foot
common open space area is included within the development to the north of Villa Loop.
The proposed open space area abuts the open space included within the fairway of the
golf course located on Parcel 1 of the proposed patrtition tentative plan included with this
application. The proposed open space will provide a passive recreational and visual
amenity and does not include any transportation related improvements such as streets,
driveways, or parking areas. The proposed development conforms to this standard.

= Utilities (SRC 210.045(9)):
SRC 210.045(g) requires all utilities, except for stormwater management facilities to be
underground. The proposed development will be served by underground utilities. The
proposed development conforms to this standard.

SRC 210.050 — Design Standards for Multiple Family Buildings

SRC 210.050 establishes standards for multiple family buildings within Planned Unit
Developments. The PUD-subdivision proposes the creation of 11 lots that the applicant
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indicates will have the potential to be developed with two attached dwellings units per lot.
Pursuant to SRC 400.030(e), multiple family is characterized by five or more dwelling units
on an individual lot. Because the proposed PUD-subdivision will not include five or more
dwelling units on an individual lot, none of the proposed buildings included within the
development will be classified a multiple family buildings. As such, this standard is not
applicable to the proposed development.

SRC 210.055 — Homeowners’ Association Required

The August 6, 2024, staff report included two recommended conditions of approval
requiring: 1) The applicant to establish a separate homeowners’ association and
covenants, conditions, and restrictions (CC&Rs) for the perpetual maintenance and
operation of the common property and facilities included within the proposed PUD-
Subdivision — including the proposed new private street (Villa Loop) and the proposed
common open space area; and 2) The inclusion of the proposed PUD-Subdivision in the
Creekside Homeowners Association for the purpose of requiring the development to
contribute to the perpetual operation and maintenance of the private streets and other
common property and facilities including with the greater Golf Club Estates at Creekside
PUD.

In written comments received for the August 6, 2024, public hearing from the Creekside
Estates Homeowners Association and the applicant’s representative, the possibility of
including the proposed PUD-Subdivision in the overall Creekside Estates HOA, without the
need to establish a separate HOA specific to the proposed development, was identified.

Condition of approval No. 3 was originally recommended in the August 6, 2024, staff report
based on the requirements of SRC 210.055, 205.035(f), and 803.020(b)(3), which require
private streets and common private facilities within planned unit developments to be subject
to a homeowners’ association and CC&Rs for the purpose of ensuring their perpetual
maintenance and operation; and an assumption that the new private street and open space
area within the proposed PUD-Subdivision would need to be operated and maintained by a
separate HOA created for the new development itself.

In response to testimony and based on the possibility that the proposed PUD-Subdivision
can be incorporated into the overall Creekside Estates HOA without the need to establish a
separate HOA, condition of approval No. 3 is as follows:

Condition 3: Prior to final plat approval, the applicant shall demonstrate that either the
property will be subject to the Creekside HOA’s maintenance and
operation provisions for common properties and facilities or submit a
Homeowners’ Association Agreement and Covenants, Conditions, and
Restrictions (CC&R) document for review and approval by the City
Attorney providing for the perpetual maintenance and operation of all
common properties and facilities within the development including, but not
limited to: private streets, private utilities, open spaces, and common
facilities. The articles of the Homeowners’ Association shall conform to
the provisions of SRC 210.055(b) and SRC 803.020(b)(3).

The condition of approval ensures that the new private street and open space within the
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proposed PUD-Subdivision will be maintained and provides flexibility to allow the applicant
and the Creekside HOA to agree upon how that should be achieved. Condition of approval
No. 4 is also recommended to remain, which ensures the proposed development will be
part of the Creekside HOA for the purpose of requiring the development to contribute to the
perpetual operation and maintenance of the private streets and other common property and
facilities included within the overall Golf Club Estates at Creekside PUD.

SRC 205.035(f) requires that where facilities and common property, including but not
limited to private streets are included within a development, such facilities shall be
perpetually operated and maintained by a property owners’ association. Each property
owner shall be a member of the association and the association shall have the power to
levy and assess against privately owned property in the development all necessary costs
for operation and maintenance of such facilities. Because the proposed development
requires the utilization of the private streets within Golf Club Estates at Creekside PUD, and
because that increased utilization results in additional impacts on these privately
maintained facilities, the proposed PUD-subdivision is also required to be included in the
existing Creekside Homeowners’ Association for operation and maintenance of the private
facilities within the community. In order to ensure the proposed development complies with
SRC 205.035(f) and the development contributes to the shared costs of operation and
maintenance of the private streets and facilities, the following condition of approval shall

apply:

Condition 4: Pursuant to SRC 205.035(f), Lots 1 to 11 within the PUD-subdivision shall
be included in the Creekside Homeowners Association (HOA) for the
purpose of requiring the development to contribute to the perpetual
operation and maintenance of the private streets and other common
property and facilities included within the Golf Club Estates at Creekside
PUD. Prior to final plat approval, the documents incorporating the lots into
the HOA shall be submitted for approval by the Planning Administrator.

SRC 210.060 — Outdoor Storage Area Development Standards

SRC 210.060 establishes standards for outdoor storage areas, when such areas are
included within a Planned Unit Development. The proposed PUD-subdivision does not
include any outdoor storage areas. This standard is therefore not applicable to the
proposed development.

SRC 210.065 — Convenience Service Area & Retail Service Area Development
Standards

SRC 210.065 establishes requirements for convenience service areas and retail service

areas, when such areas are included within a Planned Unit Development. The proposed

PUD-subdivision does not include a convenience service area or retail service area. This
standard is therefore not applicable to the proposed development.

SRC 210.075 = Other Provisions

SRC 210.075 identifies other chapters of the Unified Development Code (UDC) that
Planned Unit Developments must comply with.
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SRC Chapter 86 — Trees on City Owned Property

SRC Chapter 86 requires a Street Tree Removal Permit when development proposes
removal of City-owned Trees. The subject property is surrounded by a network of
privately owned streets and does not include frontage on a public street. There are no
impacts to existing City owned trees.

SRC Chapter 802 — Public Improvements

The Development Services Division reviewed the proposal for compliance with the
City’s public facility plans pertaining to provision of water, sewer, and storm drainage
facilities. 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).

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.

In summary, the planned unit development-subdivision tentative plan will be served
adequately by City water, sewer, and stormwater infrastructure, as required by SRC
Chapter 802, upon completion of the recommended conditions described in the
following analysis provided for each utility type:

Water:

The subject property is located within the S-2 and S-3 water service levels. According to
SRC 200.035 water facilities shall conform with existing City water service levels; each
lot shall be served with water from its respective mapped water service level. The
nearest available S-2 public water main appears to be located in Creekside Drive SE
abutting the subject property. The nearest available S-3 public water main appears to
be located approximately 240-feet northwest of the subject property in Inverness Court
SE. Proposed lots within the S-2 water service level shall be provided service from the
existing 16-inch water main in Creekside Drive SE. As a condition of approval to provide
service to the lots within the S-3 water service level, the applicant shall provide linking
water to the site from it’s existing terminus in Inverness Court SE. If the main will only
provide domestic water service, the main shall be a 4-inch minimum. In accordance with
the Public Works design Standards, if the main will provide domestic and fire service,
the main shall be an 8-inch minimum. The main shall be extended in Creekside Drive
SE across the property frontage of all lots to be served by the S-3 main. In order to
ensure adequate water services are provided to serve the proposed PUD-subdivision as
required under SRC Chapter 802, the following condition of approval shall apply:

Condition 5: Prior to final plat approval or delayed pursuant to an improvement
agreement per SRC 205.035(c)(7)(B), extend an S-3 public water main
from the terminus of Inverness Court SE to the subject property and
along the frontage of all lots to be served by the S-3 water main
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pursuant to Public Works Design Standards. The main shall be a
minimum 4-inch if providing domestic only water service; if the main is
required to provide domestic and fire service, the main shall be a
minim 8-inch.

Sanitary Sewer:

There are existing public sanitary sewer mains located in Creekside Drive SE
approximately 90-feet east and 50-feet west of the subject property. Due to the
topography of the site, lots 3 through 11 will be served by a main extension from the
east and lots 1 and 2 will be served by a main extension from the west. As a condition
of approval to serve the proposed Planned Unit Development, the applicant shall extend
an 8-inch sewer main from approximately 90-feet east to serve proposed lots 3 through
11. Additionally, the applicant shall extend an 8-inch sewer main from approximately 50-
feet west to serve proposed lots 1 and 2. The mains shall be extended across the
property frontages of the lots to be served by the mains in accordance with the Public
Works Design Standards. In order to ensure adequate sanitary sewer services are
provided to serve the proposed PUD-subdivision as required under SRC Chapter 802,
the following conditions of approval shall apply:

Condition 6: Prior to final plat approval or delayed pursuant to an improvement
agreement per SRC 205.035(c)(7)(B), extend an 8-inch public sanitary
sewer main from approximately 90-feet east and along the frontage of
all lots to be served by the main pursuant to Public Works Design
Standards.

Condition 7: Prior to final plat approval or delayed pursuant to an improvement
agreement per SRC 205.035(c)(7)(B), extend an 8-inch public sanitary
sewer main from approximately 50-feet west and along the frontage of
all lots to be served by the main pursuant to Public Works Design
Standards.

Stormwater:

The nearest available storm mains appear to be located in Creekside Drive SE
approximately 330-feet east and 105-feet west of the subject property. The applicant
has submitted a preliminary utility plan that does not identify the point of discharge for
all lots. The preliminary utility plan shows an extension of a stormwater main from the
west to serve the new private street; however, the plans do not indicate the point of
discharge for proposed stormwater management planter boxes for each lot. As a
condition of approval to provide stormwater service to the proposed lots, the applicant
shall extend storm mains as needed to comply with the final stormwater management
plan approved by Public Works. In order to ensure that adequate stormwater
infrastructure is provided to serve the proposed PUD-subdivision as required under
SRC Chapter 802, the following conditions of approval shall apply:

Condition 8: Prior to final plat approval, provide an updated utility plan that identifies
an approved point of discharge for each lot per SRC 71.075.
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Condition 9: Prior to final plat approval or delayed pursuant to an improvement
agreement per SRC 205.035(c)(7)(B), extend stormwater mains from
their existing terminus in Creekside Drive SE and across the frontage
of the lots to be served by the mains, in accordance with the final
stormwater management plan approved by Public Works and in
accordance with the Public Works Design Standards.

The proposed development is subject to SRC Chapter 71 and the revised Public Works
Design Standards (PWDS) as adopted in Administrative Rule 109, Division 004 which
requires the use of green stormwater infrastructure (GSI) to treat and detain stormwater
generated by the development. The applicant has submitted a preliminary stormwater
report that does not comply with SRC Chapter 71 and the PWDS. The proposed design
does not include the use of GSI to the maximum extent feasible and requests a Design
Exception from the City Engineer to use alternative methods. At this time, the Design
Exception has not been approved and is not supported with the information provided.

The August 6, 2024, staff report included a recommended condition of approval
(Condition No. 10) requiring the applicant to provide an engineered stormwater design
meeting the requirements of SRC Chapter 71 and the Public Works Design Standards
(PWDS) in order to accommodate new and impervious surfaces in the private street and
future impervious surfaces on all proposed lots.

During the August 6, 2024, public hearing testimony was provided from the applicant’s
engineer indicating that, due to the topography of the site, provision of a stormwater
system fully meeting the requirements of SRC Chapter 71 and the PWDS in all
locations would not be possible without the approval of a design exception. Based on
the current wording of Condition No. 10, the possibility of allowing an alternative design
to be approved by the City Engineer is not identified and a revision to the condition of
approval was requested. In response to the testimony received Condition No. 10 be as
follows:

Condition 10: Prior to final plat approval, provide an engineered stormwater design
meeting the requirements of SRC 71 and the Public Works Design
Standards, or receive an approved Design Exception from the City
Engineer, to accommodate new impervious surfaces in the private
street and future impervious surfaces on all proposed lots.

The revised recommended condition of approval provides the applicant’s engineer
flexibility in designing the stormwater management system through a Design Exception
Request, to serve the proposed development in recognition of the topographic
challenges associated with the site while also ensuring the adequate provision of
stormwater facilities as required under SRC Chapter 71 and the PWDS.

Condition 11: 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.

Easements (SRC 802.020):
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SRC 802.020 requires the conveyance or dedication of easements for City utilities as a
condition of development approval. As described above, public main extensions are
required in Creekside Drive SE and the proposed Villa Loop SE, which are private
streets. Easements may be needed outside of the private streets for the required water
main extension. In order to ensure that all necessary easements for public infrastructure
to serve the proposed development are provided as required under SRC 802.020, the
following conditions of approval shall apply:

Condition 12: Prior to final plat, all necessary (existing and proposed) access and
utility easements must be shown and recorded on the final plat.

Condition 13: Prior to final plat, acquire or dedicate easements for existing public
utility mains on the site and proposed public utility mains serving the
site to current standards in Public Works Design Standards Section 1.8
(Easements).
= SRC Chapter 803 - Streets and Right-of-Way Improvements

Boundary Street Improvements (SRC 803.040):

SRC 803.040 requires dedication of right-of-way for, and construction or improvement
of, boundary streets up to one-half of the right-of-way and improvement width specified
in SRC 803.025 as a condition of approval for subdivision applications.

The proposed planned unit development-subdivision abuts Creekside Drive SE along
the southern property boundary which is classified as a private local street. Creekside
Drive SE has adequate pavement improvement but inadequate right-of-way for a local
street according to the standards set forth in Table 803-1 (Right-of-way Width) and
Table 803-2 (Pavement Width). Creekside Drive SE was constructed through the
original Creekside Planned Unit Development (PUD93-01) and was approved to be
constructed to an Alternative Street Standard in its current configuration. Additional
right-of-way dedications and pavement improvements are not required along Creekside
Drive SE. However, streetscape improvements along Creekside Drive SE are required
as described below:

Pursuant to SRC 803.035(l) sidewalks are required along both sides of streets.
Sidewalks currently exist along the southern side of Creekside Drive SE, and the
proposed development does not include the construction of sidewalks along northern
side of Creekside Drive SE. This is consistent with the original PUD approval. However,
the original PUD approval did not anticipate this portion of the property to be
constructed with residential development, as it was originally dedicated as open space.
Sidewalks are recommended to be provided on one side of the new internal private
street (Villa Loop), as described below. During the August 20, 2024, Planning
Commission deliberations, the Planning Commission required that sidewalks along the
northern side of Creekside Drive SE be provided as part of the development proposal in
order to provide adequate pedestrian access to the proposed development and comply
with SRC 803.035(l). The Planning Commission determined that due to the topography
of the site, the sidewalks along Creekside Drive may be constructed along the curbline
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pursuant to SRC 803.035(1)(2)(B). The following condition applies:

Condition 14:  Prior to final plat or delayed pursuant to improvement agreement per
SRC 205.035(c)(7)(B), construct a 5-foot curbline sidewalk along the
frontage of the subject property abutting Creekside Drive SE.

In order to connect the proposed sidewalks on the new private street and along the
frontage of Creekside Drive SE, to the pedestrian system along Creekside Drive SE, the
applicant shall provide pedestrian connectivity improvements as shown in Attachment
D. Specifically, the applicant shall construct missing sidewalk along the northern side of
Creekside Drive SE that will provide an easterly pedestrian connection to the
development. The applicant shall provide ADA curb ramps on both sides of the
Creekside Drive SE where the new internal street creates an intersection. Lastly, the
applicant shall provide missing sidewalk along the southern side of Creekside Drive SE
to provide a westerly pedestrian connection to the development.

Condition 15: Prior to final plat or delayed pursuant to improvement agreement per
SRC 205.035(c)(7)(B), construct pedestrian connectivity improvements
as shown in Attachment D along the north and south sides of
Creekside Drive SE.

SRC 803.035(k) requires street trees be provided along all streets. During the August
20, 2024, Planning Commission deliberations, the Planning Commission required a 4-
foot landscape strip for street trees be placed behind the curbline sidewalk along
Creekside Drive SE in order to comply with SRC 803.035(k). Because the street is a
private street, the trees will be considered private street trees and maintained with the
private street (SRC 803.020(b)(3)). The following condition applies:

Condition 16: Prior to final plat or delayed pursuant to improvement agreement per
SRC 205.035(c)(7)(B), establish a 4-foot-wide landscape strip and
provide private street trees along the northern side of Creekside Drive
SE along the entire property frontage behind the curbline sidewalk.

New Internal Street Improvements:

All new public and private streets are required to be improved pursuant to the standards
outlined in SRC 803.030 and 803.035 and the Public Works Design Standards.

The proposed PUD-subdivision tentative plan shows one new internal private street to
be constructed within development. Pursuant to SRC 802.020(b)(2) private streets are
required to conform to public street standards established in SRC Chapter 803 and the
Public Works Design Standards. Local street standards require a 30-foot improvement
width; eight-foot planter strips on both sides of the street, and five-foot sidewalks on
both sides of the street (PWDS 6.2(a)).

The applicant’s preliminary street plan shows a 26.5-foot “Street and parking area” with
a 5-foot-wide sidewalk on one side of the street; landscape strips are not identified. The
proposed private street does not conform to the standards established in SRC Chapter
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803 and the Public Works Design Standards. As such, an Alternative Street Standard is
required pursuant to SRC 803.065. In order to provide a minimum two-way width for
passage of vehicles as well as dedicated on-street parking on one side of the street, the
applicant shall be required to provide a 22-to-28-foot improvement width. The applicant
shall provide a curbline sidewalk on the south side of the new internal private street and
shall provide a minimum 4-foot landscape strip and provide street trees along the
northern line of the private street. Because the street is a private street, the trees will be
considered private street trees and maintained with the private street (SRC
803.020(b)(3)). The proposal for an alternative cross section is approved through an
Alternative Street Standard per SRC 803.065(a)(1) as the topography of the site and the
in-fill nature of the development limits the ability and need to construct a street meeting
local street standards through the site. In order to ensure the proposed internal private
street within the development conforms to the applicable requirements of SRC 803,
except as otherwise approved with the Alternative Street Standard, the following
conditions of approval shall apply:

Condition 17: Prior to final plat or delayed pursuant to improvement agreement per
SRC 205.035(c)(7)(B), construct the internal private street 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) The street shall have an improvement width of 22-to-28-feet;

b) Curbline sidewalks shall be allowed on one side of the street; and

c) No planter strips on the side of the street with the curbline sidewalk
are required.

Condition 18: Prior to final plat or delayed pursuant to improvement agreement per
SRC 205.035(c)(7)(B), establish a minimum 4-foot-wide landscape
strip and provide private street trees along the northern side of the new
internal private street, Villa Loop SE.

Public Utility Easements (SRC 803.035(n)):

SRC 803.035(n) requires dedication of a 10-foot-wide public utility easement (PUE)
along all street rights-of-way, including private streets. In order ensure that required
public utility easements are provided along all streets as required under SRC
803.035(n), the following condition of approval shall apply:

Condition 19: Prior to final plat approval, provide a 10-foot-wide public utility
easement along the frontage of Creekside Drive SE and both sides of
the new internal private street, Villa Loop SE.

= SRC Chapter 804 — Driveway Approaches

SRC Chapter 804 establishes standards for driveway approaches onto public streets.
Pursuant to SRC 804, driveway approach permits are not required for driveway
approaches to private streets. Because the subject property is served by a network of
private streets, the driveway approach standard of SRC Chapter 804 are not applicable
to the proposal.
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SRC Chapter 805 - Vision Clearance

SRC Chapter 805 establishes standards for vision clearance in order to ensure visibility
and promote safety for vehicular, bicycle, and pedestrian traffic at the intersections of
streets, alleys, flag lot accessways, and driveways.

The proposal includes an 11-lot planned unit development-subdivision. The applicant
has not provided a site plan showing the location of proposed structures on the
proposed lots. Vision clearance standards will be reviewed at time of building permit
review for each lot.

SRC Chapter 806 — Off-Street Parking, Loading, and Driveways

SRC Chapter 806 establishes requirements for off-street parking, driveways, bicycle
parking, and off-street loading. Under SRC Chapter 806, there are no minimum off-
street vehicle parking requirements but there are, however, maximum off-street parking
requirements included under SRC 806.015.

The written statement provided by the applicant indicates that the 11 proposed
residential lots within the PUD-subdivision have the potential to be developed with two
attached dwelling units per lot. Pursuant to SRC 806.015(a), Table 806-1, the maximum
allowed number of off-street parking spaces for two family uses is 1.75 per dwelling unit
and the maximum allowed number of off-street parking spaces for single-family uses is
3 spaces per dwelling unit. If duplexes are ultimately constructed on the proposed lots,
the maximum number of off-street parking allowed on each of the proposed lots would
be four spaces. As shown on the conceptual floor plan submitted by the applicant, each
duplex unit would have what appears to be a two-car garage; therefore not exceeding
maximum allowed parking requirements. Pursuant to SRC 806.015(a), driveways are
not considered off-street parking spaces for purposes of calculating maximum allowed
off-street parking.

SRC Chapter 808 — Preservation of Trees and Vegetation

SRC Chapter 808 (Preservation of Trees and Vegetation) requires tree conservation
plans in conjunction with development proposals involving the creation of lots or parcels
to be used for single family uses, two family uses, three family uses, four family uses, or
cottage clusters. The tree preservation ordinance defines "tree" as, "any living woody
plant that grows to 15 feet or more in height, typically with one main stem called a trunk,
which is 10 inches or more dbh, and possesses an upright arrangement of branches
and leaves."

Under the City's tree preservation ordinance, tree conservation plans are required to
preserve all heritage trees, significant trees, trees and native vegetation within riparian
corridors, and a minimum of 30 percent of all of the trees on the property. If less than 30
percent of the existing trees on the property are proposed for preservation, the applicant
must demonstrate there are no reasonable design alternatives that would enable
preservation of such trees and that for each tree removed in excess of 70 percent, the
mitigation measures required under SRC 808.035(e) are satisfied.
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Similarly, if significant trees or trees within a riparian corridor are proposed for removal,
the applicant must show there are no reasonable design alternatives to enable
preservation of those trees.

There are existing trees located on the subject property. Pursuant to SRC 808.035, a
tree conservation plan was submitted by the applicant. The tree conservation plan
identifies a total of 10 trees on the property, none of which are significant trees. Of the
10 total trees, the proposed tree conservation plan identifies 10 trees (100 percent) for
preservation and O trees (0 percent) for removal.

The proposed tree conservation plan meets the minimum preservation requirements of
SRC Chapter 808. The tree conservation plan is being reviewed by staff and, if
approved, will be binding on the parcels 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.

According to the Salem-Keizer Local Wetland Inventory (LWI), there are no mapped
wetlands or waterways located on the subject property. In addition, the property is
similarly not comprised of hydric (wetland-type) soils. As proposed, the PUD-
subdivision tentative 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 (Landslide Hazards), the subject property is mapped with areas of two landslide
hazard susceptibility points. The proposed PUD-subdivision tentative plan adds three
activity points to the proposal, which results in a total of five points. Pursuant to SRC
810, the cumulative total of five points indicates a moderate landslide hazard risk and
therefore a geologic assessment is required in conjunction with the proposed PUD-
subdivision tentative plan. Pursuant to SRC 810.025(b)(2), if the geological assessment
indicates that mitigation measures are necessary to safely undertake the regulated
activity, a geotechnical report prepared by a certified engineering geologist and
geotechnical engineer is required to be submitted.
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In order to comply with SRC Chapter 810, the applicant provided a memorandum from
the applicant’s engineer which reviewed previous studies that have been completed for
the area; however, the applicant has not submitted a geologic assessment meeting the
standards of SRC 810.030(a), or a geotechnical report meeting the standards of SRC
810.030(b). In order to ensure the proposed PUD-subdivision tentative plan and the
future development of the proposed lots conform to the requirements of SRC Chapter
810, the following conditions of approval shall apply:

Condition 20: Prior to final plat approval, the applicant shall provide a current
geological assessment and, if required under SRC 810.025(b)(2), a
geotechnical report for the proposed planned unit development-
subdivision. The geologic assessment and, if required, the
geotechnical report shall meet the standards of SRC 810.030.

Condition 21: Prior to issuance building permits for any lot within the planned unit
development-subdivision, the developer shall 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.

As recommended to be conditioned, the proposed PUD-subdivision tentative plan
conforms to the development standards of SRC Chapter 210.

= SRC 200.355 - Obligation to Pay Reimbursement Fee

SRC 200.355 requires that prior to issuance of a development permit for property within
a reimbursement district adopted by City Council Resolution, the applicable
reimbursement district fee shall be assessed.

The subject property is located within the Lone Oak Road Reimbursement District. City
Council approved the Lone Oak Road Reimbursement District under Resolution 2018-
24. This district provides a funding mechanism for completion of Lone Oak Road SE
from Muirfield Avenue SE to Rees Hill Road SE by establishing a policy that all
benefited properties must pay a proportional share of the cost for street improvements.
Pursuant to Resolution 2018-24 and SRC 200.355, the applicant is required to pay the
applicable reimbursement fee as established in the Lone Oak Road Reimbursement
District. The fee is due at time of building permit for each residential building lot. In order
to comply with Resolution No. 2018-24 and SRC 200.355, the following condition of
approval shall apply:

Condition 22: Prior to issuance of a building permit for each residential lot, pay the
applicable reimbursement fee as established in the Lone Oak Road
Reimbursement District pursuant to Resolution 2018-24.

SRC 210.025(d)(2): The PUD tentative plan provides one or more of the following:

(A) Common open space that will be improved as a recreational amenity and that is
appropriate to the scale and character of the PUD considering its size, density,
and the number and types of dwellings proposed. Examples of recreational
amenities include, but are not limited to, swimming pools, golf courses, ball
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courts, children’s play areas, picnic and barbeque facilities, and community
gardens;

(B) Common open space, which may be landscaped and/or left with natural tree
cover, that is permanently set aside for the passive and/or active recreational
use of the residents of the PUD and that is appropriate to the scale and
character of the PUD considering its size, density, and the number and types of
dwellings proposed. Examples of passive and/or active recreational use
include, but are not limited to, community gardens, commons, and private
parks;

(C) Common open space that will preserve significant natural or cultural features;
or

(D) Unique or innovative design concepts that further specific identified goals and
policies in the Salem Area Comprehensive Plan.

As shown on the PUD-subdivision tentative plan, the proposed development includes an
approximate 18,100 square-foot open space area located across Villa Loop to the north of
the proposed lots. The proposed open space area abuts the open space associated with
the fairway of the golf course on proposed Parcel 1 of the partition and provides a passive
recreational and visual amenity for the proposed development. This criterion is met.

SRC 210.025(d)(3): If a retail service area or a convenience service area is proposed,
the area is designed to:

(A) Adequately provide for privacy and minimize excessive noise on adjacent uses;
(B) Provide for adequate and safe ingress and egress; and
(C) Minimize the impact of vehicular traffic on adjacent residential uses.

As shown on the PUD-subdivision tentative plan, a retail service area or a convenience
service area is not included within the proposed development. This criterion is therefore not
applicable to the proposed development.

13. 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 portion of the subject property proposed for development of the 11-lot planned
unit development-subdivision is located outside the Urban Service Area in an area without
required facilities, 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 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.
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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).

The subject property abuts Creekside Drive SE and Crooked Stick Loop SE. These streets
are classified as private local streets and have an improvement width of 30-feet abutting
the subject property. The streets abutting the subject property meet the minimum linking
standards of SRC 200.055(b). Therefore, no additional linking street improvements are
required.

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 located in Creekside
Drive SE, approximately 90-east and 50-feet west pf the subject property. The applicant
shall construct the Salem Wastewater Management Master Plan improvements and link the
site to existing facilities that are defined as adequate under 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.

In order to serve the proposed planned unit development-subdivision, the applicant shall
extend an 8-inch sewer main from approximately 90-feet east to serve proposed lots 3
through 11. Additionally, the applicant shall extend an 8-inch sewer main from
approximately 50-feet west to serve proposed lots 1 and 2. Recommended conditions of
approval for required sewer facilities in conformance with SRC 200.060 are established for
the proposed planned unit development-subdivision and included in Section 8 of this report.

SRC 200.065 — Standards for Storm Drainage Improvements
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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 Creekside Drive SE approximately 330-feet east and 105-
feet west. The applicant shall link the on-site system to existing facilities that are defined as
adequate under SRC 200.005(a).

In order to serve the proposed planned unit development-subdivision, the applicant shall
extend public storm mains as needed to comply with the final stormwater management
plan. Recommended conditions of approval for required storm drainage facilities in
conformance with SRC 200.065 are established for the proposed planned unit
development-subdivision and included in Section 8 of this report.

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 subject property is located within the S-2 and S-
3 water service levels. According to SRC 200.035 water facilities shall conform with existing
City water service levels. The nearest available S-2 public water main appears to be
located in Creekside Drive SE abutting the subject property. The nearest available S-3
public water main appears to be located approximately 240-feet northwest of the subject
property in Inverness Court SE. 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.

Proposed lots within the S-2 water service level shall be provided service from the existing
16-inch water main in Creekside Drive SE. In order to provide service to the lots within the
S-3 water service level, the applicant shall provide linking water to the site from its existing
terminus in Inverness Court SE. If the main will only provide domestic water service, the
main shall be a 4-inch minimum. If the main will provide domestic and fire service, the main
shall be an 8-inch minimum. Recommended conditions of approval for required water
system improvements in conformance with SRC 200.070 are established for the proposed
planned unit development-subdivision and included in Section 8 of this report.

SRC 200.075 — Standards for Park Sites

Pursuant to SRC 200.075(a), the applicant shall reserve for dedication prior to development
approval that property within the development site that is necessary for an adequate
neighborhood park, access to such park, and recreation routes, or similar uninterrupted
linkages, based upon the Salem Comprehensive Park System Master Plan.

The proposed development is served by Bryan Johnston Park, located approximately 0.43-
miles northwest of the subject property. The park is accessible through the existing
transportation system. No additional park improvements are needed to serve the
development.
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CONCLUSION

Based on the facts and findings presented herein, the Planning Commission concludes that
the proposed Planned Unit Development, Subdivision Tentative Plan, Partition Tentative Plan,
Urban Growth Preliminary Declaration and Class 2 Adjustment, with recommended conditions
of approval, satisfy the applicable criteria contained under SRC 210.025(d), 205.005(d),
200.025(d) & (e) and 250.005(d)(2).

Attachments:

A. Vicinity Map

B. Partition Tentative Plan

C. Planned Unit Development-Subdivision Tentative Plan
D. Pedestrian Connectivity

Prepared by Bryce Bishop, Planner llI
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N26°28'11"E [50.95] 1 IV W77 \\fo\N 15955 ( 8?\5;(,030,5) (3653912 & 3 <
8 (N26°33'53"E) 1 PARCEL 2 5 — 024" 365 32 (584°1210" S
3 . 3.37 ACRES N04°27'08"E 338,17 > Ng4oT s £ 363.89) 3 @
— oA A4 11 1 . 4°11 28 w
3= (N86°44'11"D) 1 54.89' 338,067 3 - 364.06' °
T3 | Neeus2r e (09T [c2l2 | G . 36 - (40) 1
RS B RINGS L. ~_ 7710 . OLF CLUB £5T, 33 4 GO
> = OF BEA : : e S 43.00 ATES AT £q
= [588?;-55"\/\/ 547831 1 ‘f [c12 = | -TN85°31'0 — CRE’-;K%E PUD.-- PHASE Z(/5)55/‘4@5 37 S03°28'48"E
b= |\ 5712 1 /pﬁ — 3 > 16'102 W V' 40, P75 BoTP v 2 e - 7047 INITIAL
- — — =p
“ % I3 a 2 505°59'29"E 28.82" CREEKSIDE DRIVE sg T Aase
% T @ = S04°44'39"\W 27.85' (VAR,ABLE WIDTH RW — <
= : S04°34'59"W 58.24' PRIVATE STREET ~OF-WAY) 1 \f?
= —- PHASE (N04°29'00"E 57.11°) 2 S
FAIRWAY ON% 5 & OTP &
CREEKSIDE P.U.D- <
D
Q;?\
o< NOTES: LEGEND
1. ALL MONUMENTS FOUND IN GOOD CONDITION AND WITHIN MCSR = MARION COUNTY SURVEY RECORD
0.2' OF THE SURFACE OF THE GROUND UNLESS OTHERWISE BOTP = BOOK OF TOWN PLATS REFERENCE DOCUMENT:
NOTED. W/YPC = WITH YELLOW PLASTIC CAP
W;RPC — WITH RED PLASTIC CAP 1. MCSR 33705
2. ALL MONUMENTS SET FLUSH WITH GROUND UNLESS IR = IRON ROD 2. GOLF CLUB ESTATES AT CREEKSIDE
e CURVE DATA N OTHERWISE NOTED. P. = PAGE P.U.D.--PHASE 2, V. 40, P. 94, BOTP
V. = VOLUME
CURVE | RADIUS | DELTA | ARCLENGTH | CHORD BEARING | DIST. R = REEL o OO LS TATES AT e,
MONUMENT TABLE: () = RECORD DATA PER SURVEY NOTED i VL AS 2
[C1]12 | 1,700.00' | 10°37'06" 315.05' N89°03'02"E 314.60' : [ ] = RECORD AND MEASURED DATA PER SURVEY NOTED 4. FAIRWAY ONE AT CREEKSIDE P.U.D,,
. . o . A. 5/8" IR, W/YPC SCRIBED "MULTI/TECH ENG.", PER 5 { } = CALCULATED DATA PER 6 V. 40, P. 113, BOTP
[C2] 2 | 1,730.00° | 10°36'36 320.36 589°14'26"W | 319.91 B. 5/8"IR, 0.5 DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 O = SET5/8" X 30" IR, W/YPC SCRIBED "MULTI/TECH ENG." & ECOWEST AT CREEKSIDE P.UD
(C3l4 | 28695 | 17°13'06" 8623 S87°34'26 g5 91" B1. 5/8" IR, 0.5' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 @® = FOUND MONUMENT AS NOTED IN MONUMENT TABLE " V.44 P98 BOTP e - ~
U : : 91/ C. 5/8" IR, 1.0' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 @ = FOUND 5/8" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823" PER 1 IO REGISTERED
D. 5/8" IR, 0.3' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 B = FOUND 5/8" IR, PER 2 6.  GOLF CLUB ESTATES AT CREEKSIDE PROFESSIONAL
E. 5/8"IR 0.6' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 M = FOUND 5/8" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823" PER 2 PHASE 4 P.U.D. V. 42, P. 77, BOTP LAND SURVEYOR
F. 5/8"IR, 0.6' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 3 M = FOUND 5/8" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823" PER 3
G. 5/8"IR, 0.4' DOWN, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 3 M = FOUND 5/8" IR, PER 3
H. 5/8" IR, PER 3
J. 578" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 4 OREGON
K. 5/8" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 3 JULY 13, 2004
L. 5/8" IR, W/RPC SCRIBED "NORTHSTAR PLS 1823", PER 1 ROBERT D. HAMMAN
S 64202LS

EXPIRES: 6-30-2025
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tmartin
Callout
Existing sidewalk

tmartin
Callout
Construct receiving curb ramp to existing sidewalk


tmartin
Rectangle
Ped crossing


tmartin
Callout
Construct Missing sidewalk.

LChristian
Polygon

LChristian
Callout
Identifies ped crossing (not marked)

LChristian
Callout
Identifies ped crossing (not marked)

LChristian
Callout
Identifies ped crossing (not marked)

LChristian
PolyLine

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
Set to Accepted

LChristian
PolyLine

tmartin
Callout
Add curb ramp here

tmartin
Rectangle
Construct receiving curb ramp

tmartin
Callout
 Provide curb ramp on opposite side of street and construct connecting sidewalk along south side to intersection with Clubhouse Drive

tmartin
Callout
Add receiving Curb ramp here and extend sidewalk from existing terminus to intersection with Clubhouse Drive

LChristian
Polygon
Pedestrian Connectivity Option 1 - Construct linking sidewalk on south side of Creekside Drive. 

LChristian
Set to Accepted

LChristian
Callout
Internal Pedestrian Connection

LChristian
Text Box
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