CITY OF SILVERTON – PLANNING COMMISSION
REGULAR MEETING
Silverton City Council Chambers
421 S. Water Street
October 11, 2016 - 7:00 PM

AGENDA
I.

ROLL CALL

II.

MINUTES
Approval of Minutes of the Regular Meeting held September 13, 2016.

III.

BUSINESS FROM THE FLOOR
Items not on the Agenda.

IV.

PUBLIC HEARINGS
4.1

Comprehensive Plan Amendment And Annexation Application;
CP-16-02 & AN-16-03 – Located South Of Silverton Road And Railway Avenue
Comprehensive Plan Amendment To Change The Designation Of Marion County
Assessor’s Map And Taxlot 061W34CB 01700 From Industrial To Single Family
Residential, With A Concurrent Annexation Application To Annex The Property And
Zone The Property R1, Single Family Residential.

4.2

Zone Change Application and Design Review Application;
ZC-16-02 & DR-16-03 – Located South Of East Main Street, West Of
Steelhammer Road, And North Of Reserve Street
Zone Change Application To Change The Zoning Of Taxlots 3100, 3200, & 3300 On
Marion County Assessor’s Map 061W35AC From R-1, Single Family Residential To
R-5, Low Density Residential With A Concurrent Design Review Application For A 12
Unit Development On 1.4 Acres.

V.

REPORTS AND COMMUNICATIONS

VI.

ADJOURNMENT

Written comments may be filed with the Community Development Department, prior to the Public Hearing or you may
attend the Hearing and testify in person or in writing on these applications. Additional information and/or review of
this application may be obtained at Silverton City Hall, 306 South Water Street or by contacting the Community
Development Department at (503) 874-2207. Copies of the staff report will be available seven (7) days prior to the
public hearing. All documents will be available on our website at www.silverton.or.us.
AMERICANS WITH DISABILITIES ACT: The City of Silverton intends to comply with the A.D.A. The meeting
location is accessible to individuals needing special accommodations such as a sign language interpreter,
headphones, or other special accommodations for the hearing impaired. To participate, please contact the City Clerk
at 503-874-2216 at least 48 hours prior to the meeting.
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CITY OF SILVERTON
PLANNING COMMISSION MINUTES
Drafted for approval; subject to change and/or correction
7:00 P.M.

September 13, 2016

The Planning Commission of the City of Silverton met at the Silverton Community Center on September
13, 2016 at 7:00 p.m. with Chairman Flowers presiding.
ROLL CALL:
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Chairman Clay Flowers
Vice-Chairman Jeff DeSantis
Tasha Huebner
Gus Frederick
Joseph Pelletier
Rich Piaskowski
Vacant

Staff Present:
Community Development Director, Jason Gottgetreu; and Public Works Director, Paul Eckley
APPROVAL OF THE MINUTES FROM THE MEETING HELD AUGUST 9, 2016:
VICE CHAIRMAN DESANTIS MOVED TO APPROVE THE MINUTES OF DATE, 2016 AS
PRESENTED.
COMMISSIONER PIASKOWSKI SECONDED THE MOTION AND IT CARRIED
UNANIMOUSLY.
BUSINESS FROM THE FLOOR:
There were no comments.
AGENDA ITEMS:
1. Case: Conditional Use Application
Filed by: Jennifer and Marcus Clark
Planning Department File No.: CU-16-02
Chairman Flowers opened the Public Hearing at 7:06 p.m. and asked Commission members for any
declarations of ex parte contacts or conflicts of interest. No Commissioners declared ex parte contacts or
conflicts of interest. Chairman Flowers asked if any members of the public wish to
Community Development Director Jason Gottgetreu presented the staff report. He said the conditional
use application request is for the establishment of a daycare; the property is located at 399 South Water
Street and 310 South First Street. He indicated the request if for up to 39 children with a long-term
maximum capacity of up to 72 children. He noted the facility is currently operating at 403 N Water, which
was approved by Planning Commission in September of 2011. He reviewed the Conditional Use criteria
and stated the proposed use will be compatible with existing and anticipated uses in the district. He said
the proposed use will not have any noise, or other similar impacts that would be out of character for
permitted uses the district; and any negative impacts can be mitigated through conditions of approval or
applying Code standards.
Applicants Testimony:
Jennifer and Marcus Clark, 403 N. Water St.; addressed the Commission. Ms. Clark said they have been
operating as a certified family childcare for seven years. She said they are ready to expand their
business. Mr. Clark stated they would be able to increase staff as they increase enrollment.
Commissioner Huebner asked how long they anticipate before they hire more people. Ms. Clark said
they plan to enroll 39 children for now. Commissioner Huebner questioned whether the building has the
September 13, 2016 City of Silverton Planning Commission Meeting
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capacity to serve 72 children. Ms. Clark said they can accommodate 72 children. The Commission
expressed slight concern in regard to the noise level on adjoining neighbors. Ms. Clark said noise has
not been an issue. Commissioner Pelletier asked if there are any plans to include vegetation as an
additional buffer. Mr. Clark said they do not plan to include vegetation, but would be open to it. The
Commission asked if the school bus would drop off children at their location. Ms. Clark said she has
already confirmed the school would be willing to work with them at their new location.
Public Testimony:
There were no comments in favor or against the application.
Neutral Testimony:
Jim Sterner, 908 Travis Drive; addressed the Commission. He expressed concern in regards to
increased traffic on South First Street near the drop off location. He said it is difficult to see behind the
building. The Commission briefly discussed the possibility of increased traffic in that area. Public Works
Director Paul Eckley said it is a narrow street and people would have to use caution as they drive through
that street. He said if it did become an issue, Staff could evaluate the issue.
COMMISSIONER FREDERICK MOVED TO CLOSE THE PUBLIC HEARING.
PELLETIER SECONDED THE MOTION AND IT CARRIED UNANIMOUSLY.

COMMISSIONER

Chairman Flowers closed the Public Hearing at 7:38 p.m. Commissioner Pelletier asked if the
Commission could add a condition of approval to include vegetation along the fence line. Community
Development Director Gottgetreu said yes. There was a consensus of the Commission to add that
condition.
COMMISSIONER FREDERICK MOVED TO APPROVE THE CONDITIONAL USE APPLICATION, CU16-02 AS AMENDED, AND INCLUDE A FOURTH CONDITION OF APPROVAL REQUIRING THE
APPLICANT TO INSTALL VEGETATION ALONG THE FENCE LINE. COMMISSIONER PELLETIER
SECONDED THE MOTION AND IT CARRIED UNANIMOUSLY.
2. Case: Partition and Variance Application
Filed by: Owen Von Flue
Planning Department File No.: PA-16-07 & VR-16-01
Chairman Flowers opened the hearing at 7:43 p.m. and asked if any Commission Members wish to
declare any ex parte contacts or conflicts of interest. After hearing none, Chairman Flowers declared he
is an Oregon Department of Transportation employee but works in a different department and feels it will
have no bearing on his ability to make a decision.
Community Development Director Gottgetreu presented the Staff Report and said the Minor Partition
application requests to partition 227 Steelhammer Road into five parcels in two phases with a variance
request to allow more than three residences to be served by a private driveway. He said the lots meet
the minimum area standards and Steelhammer Road is slated to be improved as a City project within the
next year. The Commission reviewed the application. Community Development Director Gottgetreu
indicated the irregular lot shape and the frontage along a State Highway create unique development
challenges. Chairman Flowers asked if having an access on Oak Street is too close to Steelhammer
Road. Community Development Director Gottgetreu said the driveway separation between arterial and
collector streets is at least 150 or 250-feet in the Transportation System Plan. He said it has the Fire
District turnaround and includes the fire apparatus access road. He said there is a condition requiring a
public mainline, 8-inch waterline and public sewer line to be extended down that private drive about 150feet to serve the parcels.
Community Development Director Gottgetreu said the applicant considered other layouts and presented
some examples, one of which created seven lots. He noted the variance does not allow any additional
dwellings to be located on the site. Commissioner Pelletier asked if there would be any future partition
applications. Community Development Director Gottgetreu said no. The Commission asked several
questions of Staff and discussed the scheduled improvements on Steelhammer Road. Public Works
Director Eckley said the funding for Steelhammer will be provided from several System Development
Charges funds. Community Development Director Gottgetreu said the City should anticipate a little over
September 13, 2016 City of Silverton Planning Commission Meeting
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$21,282 for each home. Public Works Director Paul Eckley said it would not impact Olson’s Ditch.
Commissioner Piaskowski asked which side would have sidewalks after the Steelhammer improvements.
Community Development Director Gottgetreu replied both sides will have sidewalks.
Applicants Testimony:
Owen Von Flue, applicant; addressed the Commission’s questions. He said the Oregon Department of
Transportation standards and exemptions are found in Table 3 of Oregon Administrative Rules 734-0514020(2)(a). He said the proposed plan will allow for sidewalks along Oak Street and provide connectivity.
Commissioner Huebner asked if they are single family homes. Mr. Von Flue said yes. Community
Development Director Gottgetreu said a Traffic Impact Analysis was completed on Steelhammer Road
and it did not indicate a failure. Chairman Flowers said he could see Lot 5 changing in the future.
Public Testimony:
There were no comments in favor or opposed to the application.
Neutral Testimony:
Mr. Sterner asked why the applicant is not required to add sidewalks along Steelhammer. Chairman
Flowers indicated the applicant is exempt from installing sidewalks because they will be installed by the
City.
COMMISSIONER FREDERICK MOVED TO CLOSE THE PUBLIC HEARING.
PIASKOWSKI.

COMMISSIONER

The Commission briefly discussed a queueing issue and clarified that 327-feet is sufficient enough for
vehicles.
FOLLOWING DISCUSSION, THE MOTION CARRIED UNANIMOUSLY.
Chairman Flowers closed the Public Hearing at 8:34 p.m.
The Commission discussed the application and debated whether they can require a sidewalk. Chairman
Flowers indicated since it is a private lot, the Commission cannot require a sidewalk be installed.
Commissioner Piaskowski expressed concern in regard to the size of the driveway if Lot 5 were
subdivided.
COMMISSIONER FREDERICK MOVED TO APPROVE THE MINOR PARTITION APPLICATION, PA16-07 AND VARIANCE APPLICATION, VR-16-01 AS PRESENTED. COMMISSIONER PELLETIER
SECONDED THE MOTION AND IT CARRIED UNANIMOUSLY.
The Commission recessed for a short break at 8:40 p.m. and reconvened at 8:45 p.m.
3. Case: Conditional Use Application
Filed by: Stefan Orloff
Planning Department File No.: CU-16-02
Chairman Flowers opened the Public Hearing at 8:48 and asked Commission members if they wish to
declare any ex parte contacts or conflicts of interest. There were no comments from the Commission.
Community Development Director Gottgetreu presented the staff report. He said the request is a
conditional use application to convert the existing single-family dwelling into a duplex at 410 North
Second Street. He said the proposal is considered a conditional use in the zoning district and will not
have any adverse impacts to surrounding properties. He said the site meets minimum area standards
and complies with all of the applicable provisions of the underlying Zoning District (Article 2). He noted
the applicant shall be required to upgrade any existing development that does not comply with the
applicable zoning district standards.
Commissioner Huebner asked if in the future the applicant could change their mind and build a new
dwelling. Community Development Director Gottgetreu said the conditional use approval is valid for a
year. The Commission asked for clarification on the petition for improvement. Community Development
September 13, 2016 City of Silverton Planning Commission Meeting
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Director Gottgetreu explained a waiver of remonstrance, which removes a homeowner’s ability to vote no
against the City to make street improvements. He stated the waiver transfers with the title.
Applicant Testimony:
Stefan and Michelle Orloff; applicant said trying to build the house larger is expensive. He said they have
been purchasing 100-year old houses and restoring them. Mr. Orloff said the property is currently vacant.
Commissioner Piaskowski asked if sharing the driveway is feasible. Mr. Orloff said they intend to provide
parking behind the garage where there is about 6,000-feet open space.
Public testimony:
There were no comments in favor.
Opponent:
David Arbuckle, 414 North Second; questioned whether the public notice requirements were met because
the sign on the property had fallen down. Commissioner Frederick said he drove past the property last
week and noted the sign posted. Community Development Director Gottgetreu explained the notice
requirements. Mr. Arbuckle confirmed he received a notice in the mail. Mr. Arbuckle said he shared the
driveway with the previous owners, but feels the driveway is inadequate to accommodate additional
traffic. He argued it is an infringement and additional vehicles would be a burden. Commissioner
Piaskowski asked Mr. Arbuckle if he had a formal agreement with the previous family to use the shared
driveway. Mr. Arbuckle indicated there was a formal agreement that was signed between the previous
owners, which carried over with the ownership of the homes. Chairman Flowers provided an example of
a single family living in that residence with several older children of driving age and asked how that is
different from Mr. Arbuckle’s concerns about the additional traffic. Mr. Arbuckle replied potentially there
could be two families living in that property, rather than just one, which could allow for more than two or
three extra vehicles.
Becky Harrison, 421 B Street; said she is against the proposed use. She said it would not meet the
density requirements and would not meet the characteristics of the neighborhood. She said the duplex
would lower the property values in the neighborhood.
Diana Arbuckle, 414 North Second; commented in regard to the driveway. She said the added vehicles
could block the driveway.
Rebuttal
Mr. Orloff indicated the character of the house will not change from the exterior would not look like a
duplex; he said only the interior would be remodeled. He indicated he is able to limit the number of
vehicles allowed per tenant because the unit would be a rental. He noted the total square footage of the
house is 1,839, which makes each unit roughly 920 square feet and it would somewhat limit how many
people would live in each unit. He said he has read the agreement for the driveway, which is shared and
maintained 50/50. He said he would build a turnaround and allow Mr. Arbuckle to use it. Mr. Orloff noted
the location of the property lines and said Mr. Arbuckle had his four vehicles parked on his property when
he purchased it. The Commission asked Mr. Orloff if he would install no parking signage. Mr. Orloff
indicated he would provide signage.
COMMISSIONER PELLETIER MOVED TO CLOSE THE PUBLIC HEARING. COMMISSIONER
FREDERICK SECONDED THE MOTION AND IT CARRIED UNANIMOUSLY.
Chairman Flowers closed the Public Hearing at 9:48 p.m. Commissioner Pelletier said he feels the
application meets the Development Code requirements and asked to include conditions to allow flexibility
of paving surface materials and one to include no parking signage. Commissioner Piaskowski concurred
with Commissioner Pelletier’s comments. Commissioner Huebner said she feels it is a good addition to
Silverton. Commissioner Pelletier requested they include an additional condition to install no parking
signage.
COMMISSIONER PELLETIER MOVED TO APPROVE THE CONDITIONAL USE APPLICATION, CU16-03, WITH THE CONDITIONS OF APPROVAL, A MODIFICATION TO CONDITION 5 AND THE
ADDITONAL CONDITION NUMBER 12 TO PROVIDE NO PARKING SIGNAGE. COMMISSIONER
FREDERICK SECONDED THE MOTION AND IT CARRIED UNANIMOUSLY.
September 13, 2016 City of Silverton Planning Commission Meeting
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REPORTS AND COMMUNICATIONS
Community Development Director Gottgetreu reported the Council considered the annexation review
criteria forwarded by the Planning Commission and approved the first reading. He said the Ordinance will
go back to the Council in October. He said they also approved a resolution that suspends annexations
for six months or until the legal challenge of SB 1573 is concluded. He said there an annexation was
submitted prior to the Council’s first reading of the annexation criteria ordinance, which will go before the
Planning Commission in October.
Commissioner Pelletier asked if the City could finish the sidewalks to connect Steelhammer and Oak
rather than having pockets of sidewalks. Public Works Director Eckley said the sidewalks will be
completed sometime in the future after Phase 1 has been completed.
ADJOURNMENT
The Meeting adjourned at 10:00 p.m.
Respectfully submitted,

/s/Lisa Figueroa,
City Clerk

September 13, 2016 City of Silverton Planning Commission Meeting
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City of Silverton
Community Development
306 South Water Street
Silverton, OR 97381

STAFF REPORT

APPLICANT:
WESTREND HOMES, LLC
612 E 2ND STREET
NEWBERG, OR 97132
APPLICANT’S REPRESENTATIVE
CASCADIA PLANNING + DEVELOPMENT

PROCEDURE TYPE IV

PO BOX 1920
SILVERTON, OR 97381

FILE NUMBER: CP-16-02 &AN-16-03

CONTACT PERSON:
STEVE KAY, 503-804-1089

LAND USE DISTRICT:
UT-5, URBAN TRANSITION – 5 ACRE
PROPERTY DESCRIPTION:
ASSESSOR MAP#: 061W34CB
LOTS #: 01700
SITE SIZE: 24.53 ACRES

PROPERTY OWNER:
BECKER LIVING TRUST
612 E 2ND STREET
NEWBERG, OR 97132
LOCATION: LOCATED SOUTH OF SILVERTON
ROAD AND RAILWAY AVENUE.

PROPOSED DEVELOPMENT ACTION: COMPREHENSIVE PLAN AMENDMENT TO CHANGE THE
DESIGNATION OF MARION COUNTY ASSESSOR’S MAP AND TAXLOT 061W34CB 01700 FROM
INDUSTRIAL TO SINGLE FAMILY RESIDENTIAL, WITH A CONCURRENT ANNEXATION APPLICATION TO
ANNEX THE PROPERTY AND ZONE THE PROPERTY R1, SINGLE FAMILY RESIDENTIAL. THE PROPERTY IS
24.53 ACRES IN SIZE AND IS LOCATED SOUTH OF SILVERTON ROAD AND RAILWAY AVENUE.
DATE: OCTOBER 4, 2016

Attachments

A.
B.
C.
D.
E.

Vicinity Map and Review Criteria
Applicant’s Findings
Conditions of Approval
Staff Report
Testimony

7

ATTACHMENT A: VICINITY MAP & REVIEW CRITERIA
Case File: CP-16-02 & AN-16-03
Vicinity Map and Surrounding Land Use Districts
North – UT-5, Urban Transition – 5 Acre
East – LI, Light Industrial & P, Public
South – UT-5, Urban Transition – 5 Acre & EFU, Exclusive Farm Use
West – C, Commercial

CP-16-02 & AN-16-03
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CRITERIA FOR APPROVAL:
Silverton Development Code: Section 4.12.400 Review criteria. Amendments to the Comprehensive Plan will be
approved if the council finds that the applicant has shown that the following applicable criteria are met
The requested designation for a quasi-judicial map amendment meets all of the following tests:
1. The requested designation for the site has been evaluated against relevant comprehensive plan
policies and on balance has been found to be more supportive of the comprehensive plan as a whole
than the old designation.
2. The requested designation is consistent with any relevant area plans adopted by the city council.
3. The requested designation is consistent with the comprehensive plan map pattern and any negative
impact upon the area resulting from the change has been considered and deemed acceptable by the
city.
4. An identified public need will be met by the proposed change that is not already met by other
available property.
5. The requested designation is consistent with the statewide planning goals.
Silverton Development Code: Section 4.10.140: When reviewing a proposed annexation of land, the
planning commission and city council will consider the following standards and criteria; the applicant shall
bear the burden of proof.
A. Adequacy of access to the site; and
B. Conformity of the proposal with the city’s comprehensive plan; and
C. Adequate public facilities, services, and transportation networks are in place or are planned
to be provided concurrently with the development of the property. If extension or
upgrading of any improvement is necessary to serve the area, such extension must be
consistent with the city’s infrastructure plans and must be an orderly and efficient
arrangement for the extension of public services; and
D. The new area will meet city standards for any public improvements which may be
necessary to serve the area (including but not limited to streets, including sidewalks,
sanitary sewer, water, storm drainage); and
E. The area to be annexed is contiguous to the city and represents a logical direction for city
expansion; and
F. The area is within the urban growth boundary, unless a health hazard due to failing septic
systems or groundwater supplies is found to exist; and
G. The proposed use of the property is consistent with the applicable comprehensive plan
designation; and
H. The proposed annexation shall be consistent with all applicable goals and policies of the
Silverton comprehensive plan; and
I.

Shall be in compliance with applicable sections of ORS Chapter 222; and

J. Natural hazards identified by the city, such as wetlands, floodplains and steep slopes, have
been addressed; and

CP-16-02 & AN-16-03
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K. Urbanization of the subject property shall not have a significant adverse effect on areas
identified or designated in the comprehensive plan as open space or as significant scenic,
historic or natural resource areas; and
L. Economic impacts which are likely to result from the annexation shall be evaluated in light
of the social and physical impacts. The overall impact which is likely to result from the
annexation and development shall not have a significant adverse effect on the economic,
social and physical environment of the community, as a whole.

CP-16-02 & AN-16-03
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ATTACHMENT B: APPLICANT’S FINDINGS

PO Box 1920, Silverton, OR 97381
www.cascadiapd.com / 503‐804‐1089

CITY OF SILVERTON
APPLICATION FOR
LAND USE REVIEW

WEST‐SIDE GATEWAY
ANNEXATION AND
COMPREHENSIVE PLAN
AMENDMENT
APPLICATION
Location:

Railway Avenue NE
(Unassigned Address)
Tax Lot 1700 of
Tax Map 61W34BC in
Marion County, Oregon

Prepared by:

Steve Kay, AICP

Prepared for: WesTrend Homes, LLC
612 E. 2nd Street
Newberg, OR 97132

July 8, 2016
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APPLICANT’S STATEMENT

PROJECT NAME:

West‐Side Gateway Annexation and
Comprehensive Plan Amendment

REQUEST:

Annexation with Concurrent
Comprehensive Plan Amendment

LEGAL DESCRIPTION:

Tax Lot 1700
Tax Map 61W34C and
Tax Map 61W34CB
Marion County, Oregon

APPLICANT’S
REPRESENTATIVE:

Steve Kay, AICP
Cascadia Planning + Development Services
P.O. Box 1920
Silverton, OR 97381
503‐804‐1089
steve@cascadiapd.com

APPLICANT:

WesTrend Homes, LLC
612 E 2nd Street
Newberg, OR 97132

OWNERS:

Becker Living Trust and Weston T. Becker
612 E 2nd Street
Newberg, OR 97132

PROPERTY SIZE:

24.53 acres +/‐

LOCATION:

Railway Avenue NE
(Unassigned Address)
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I.

APPLICABLE REGULATIONS

A.

Silverton Development Code:
Article 4:

Administration of Land Use and Development

Chapter 4.10:
Chapter 4.12:

B.

Annexations
Comprehensive Plan Amendments

Silverton Comprehensive Plan
Urbanization Element
Agricultural Lands Element
Open Space, Natural and Cultural Resources Element
Air, Water, and Land Resources Quality Element
Natural Hazards Element
Housing Element
Economy Element
Transportation Element
Energy Element
Public Facilities and Services Element
Citizen Involvement Element

C.

Statewide Planning Goals
Goal 1:
Goal 2:
Goal 3:
Goal 4:
Goal 5:
Goal 6:
Goal 7:
Goal 8:
Goal 9:
Goal 10:
Goal 11:
Goal 12:
Goal 13:
Goal 14:

July 8, 2016

Citizen Involvement
Land Use Planning
Agricultural Lands
Forest Lands
Open Spaces, Scenic and Historic Areas and Natural Resources
Air, Water and Land Resource Quality
Areas Subject to Natural Disasters or Hazards
Recreational Needs
Economic Development
Housing
Public Facilities
Transportation
Energy Conservation
Urbanization

Annexation with Concurrent Comprehensive Plan Amendment
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III.

BACKGROUND:

The applicant, WesTrend Homes, is requesting land use approval of an Annexation and Comprehensive
Plan Amendment Application to include the subject property within the city limits of Silverton and
change the plan designation from Industrial to Single‐Family Residential. As required by Section
4.10.150 of the Silverton Development Code, Annexation Applications involving Comprehensive Plan
Amendments must be reviewed by the Planning Commission in April or October. To review the
submitted applications at the October 2016 Planning Commission meeting, the applicant waives its right
to a decision within the 120 day period, and requests a 60 day extension for final action under the
submitted application as permitted by ORS 227.178(5).
The subject site consists of Tax Lot 2700 of Tax Maps 61W34C and 61W34CB. Per Marion County
Assessor records, the property contains 24.53 acres and is currently zoned Urban Transitional ‐ 5 Acres
(UT‐5) by the County. The attached Existing Conditions Plan indicates that the site is located directly
adjacent to the city limits of Silverton and is located within the City’s Urban Growth Boundary (UGB).
The property does not have an assigned address and has existing access from Railway Avenue NE (see
Exhibit 3).
The attached Existing Conditions Plan demonstrates that the site is vacant and generally slopes down
from the southeast to northwest corner of the property (see Exhibit 3). A well‐defined drainageway,
potential wetland, and vegetated riparian corridor crosses through the southern portion of the property.
The remainder of the property is clear of native vegetation and has been farmed in recent years.
In 2011, a series of interactive community workshops were initiated by the City of Silverton to develop a
vision for Silverton’s West‐Side area. This focused planning area includes the subject site. The project
was guided by a Project Advisory Committee comprised of local citizens, business owners, organizations,
government agencies, and elected officials. As a result of this effort, an urban design framework and
transportation plan strategies were identified to ensure that future development was consistent with
the community’s vision. On June 3, 2013, the Silverton City Council adopted the West‐Side Land Use and
Transportation Plan as a supporting document to the City’s Comprehensive Plan and a refinement to the
City’s Transportation System Plan (TSP).
The subject site serves as a gateway property for the West‐Side planning area and has an essential role
in fulfilling the community’s vision. Based on the community discussions and an analysis of residential
verses industrial land use needs, the area plan identifies the need to change the subject property’s
Comprehensive Plan designation from Industrial to a Single‐Family Residential. Community desires for
the West‐Side area include a mixture of single‐family homes, townhomes, senior housing options, and
apartments that are well connected to schools, a network of trails and parks, shopping areas, and other
amenities. As indicated by the attached General Land Use Plan, the applicant is proposing future
development of the site so that it is consistent with the adopted urban design strategies for the West‐
Side area (see Exhibit 3).
In addition to meeting identified housing needs, development of the subject site will help address critical
transportation deficiencies in the West‐Side area. As demonstrated by the attached Concept Plans,
annexation of the subject property will facilitate the development of a much needed north‐south
collector to reduce current traffic impacts to the Silverton Road and Westfield Street intersection (see
Exhibit 3). Future development of the property will also permit the development of new east‐west local
service roads to provide new community connections to the Safeway shopping center, Robert Frost
Elementary School, First Baptist Church, Senior Center, Dog Park and Skatepark.

July 8, 2016
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As indicated by the attached Existing Conditions Plan, public utilities are in the vicinity of the subject site
and can accommodate future development of the site. Public water and sanitary sewer service will be
provided by extending existing main lines from Railway Avenue NE. Stormwater will be managed by
collecting stormwater from impervious surfaces, detaining it on‐site, and releasing it into the on‐site
drainageway and public storm system within Railway Avenue at the site’s pre‐development rate. Since
the subject property is included in Silverton’s Water, Sanitary Sewer, and Stormwater Master Plan
planning areas, the newly installed adjacent public facilities have been sized to accommodate future
development of the site.
This Applicant’s Statement addresses the applicable provisions of the Silverton Development Code,
Statewide Planning Goals, and Silverton Comprehensive Plan. Copies of the signed Application Form,
Property Deed, and Concept Plans have been attached to this narrative. The exhibits and narrative
demonstrate that the submitted land use applications meet the criteria for approval.

IV.

FINDINGS

A.

SILVERTON DEVELOPMENT CODE

ARTICLE 4:

ADMINISTRATION OF LAND USE AND DEVELOPMENT

CHAPTER 4.10:

ANNEXATIONS

Section 4.10.120:

Application and Fee.
An application for annexation shall be filed with the city and
accompanied by the appropriate fee. Additional land use
applications may be filed concurrently with an annexation
application contingent on approval of the annexation. At a
minimum the application shall include:
A.

A complete application signed by each property owner or a
signed notarized letter of authorization from the property
owner allowing the city to process an application received
from a third party; and

COMMENT:
As required, the submitted Annexation and Comprehensive Plan Amendment Application forms have
been signed by each property owner of the subject site (see Exhibit 1).
B.

July 8, 2016

Signed notarized statements by anyone leasing or renting
the property stating that they have no objection to the
annexation; and
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COMMENT:
A portion of the subject site is currently cleared and has been farmed in recent years. However, the
most recent lease agreement for the property has expired. Therefore, there are no individuals which
will lease or rent the property.
C.

A mailing list of all current property owners and residents
within 500 feet of the subject site, as certified by a title
company or by the Marion County tax assessor’s office, as
accurate and complete as found on the most recent
property tax assessment roll where the subject property is
located; and

COMMENT:
The City of Silverton has provided a property owner and resident mailing list which meets the standards
of this section.
D.

A copy of the current deed(s); and

COMMENT:
A copy of the current property deed and the easement for the City’s sanitary sewer force main has been
attached to this Applicant’s Statement as Exhibit 2.
E.

A legal description of the territory to be annexed, meeting
the relevant requirements of ORS Chapter 308. If such a
description is not submitted, a boundary survey may be
required. A lot and block description may be substituted
for the metes and bounds description if the area is platted.
If the legal description contains any deed or book and page
references, legible copies of these shall be submitted with
the legal description; and

COMMENT:
The attached property deed includes a legal description which meets the standards of this section.
F.

Two full quarter‐section county tax assessor’s maps, with
the subject property(ies) outlined; and

COMMENT:
As required, the applicant has submitted two full‐size quarter‐section tax maps with the subject property
outlined.
G.

July 8, 2016

A written applicant’s statement addressing each review
criteria. It shall be the applicant’s responsibility to submit a
complete application which addresses the review criteria
listed in SDC 4.10.140. Upon determination that the
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application is complete, a public hearing shall be scheduled
before the planning commission followed by a public
hearing before the city council; and
COMMENT:
This Applicant’s Statement addresses each of the Annexation Application review criteria.
H.

July 8, 2016

Eighteen full‐sized and one reduced (11 inches by 17
inches) conceptual site plan for properties to be developed
with a subdivision or planned development. The scale of
the full‐size plan must be large enough that all dimensions
and distances can easily be measured for accuracy. Make
sure that the plan is prepared so that it is at least eight and
one‐half inches by 11 inches in size and the scale is
standard: 10, 20, 30, 40 or 50, 60, or 100 feet to one inch.
The plan must include all the required items. If any item
listed for inclusion on the plan is not provided, please
include a written explanation. The following items are
required on the plan:
1.

The location of existing structures (if any);

2.

The location of streets, sanitary sewer, storm
drainage, water, electric and other utilities, on or
adjacent to the property to be annexed;

3.

The location and direction of all water features on
and abutting the subject property. Approximate
location of areas subject to inundation, stormwater
overflow or standing water. Base flood data showing
elevations of all property subject to inundation in the
event of 100‐year flood as shown;

4.

Label and show the locations of all existing
structures, wells, septic tanks and drain fields, and
distances between them and the existing property
lines and each other. Indicate what is to be removed,
moved, and/or retained;

5.

Natural features, such as rock outcroppings, marshes
or wetlands (as delineated by the Division of State
Lands), wooded areas, isolated preservable trees
(trees with trunks over six inches in diameter as
measured four feet above the ground), and
significant areas of vegetation;

6.

Label and show existing and proposed contour
(topography) lines drawn at the following intervals:

Annexation with Concurrent Comprehensive Plan Amendment

Page 7

17

a.

One‐foot intervals for ground slopes less than
five percent;

b.

Two‐foot intervals for ground slopes between
five and 10 percent;

c.

Five‐foot intervals for ground slopes exceeding
10 percent;

COMMENT:
The applicant has attached required copies of an Existing Conditions Plan which provides all of the
information listed above (see Exhibit 3). The submitted plan is printed on an 11”x17” sheet, is a
standard scale, and provides enough detail to evaluate the proposal. Contours are provided at one‐foot
intervals, and the location of a potential wetland area, vegetated areas, and on‐site drainageways have
been identified. The locations of adjacent streets and utilities have been included on the plan. There
are no on‐site structures or other improvements on the subject site. The site is not located within a
floodplain and no steeply slopped areas are mapped on the property.
7.

General land use plan indicating the types and
intensities of the proposed or potential
development;

COMMENT:
The applicant has submitted a concurrent Comprehensive Plan Amendment Application to change the
current designation from Industrial to Single‐Family Residential. With approval of the applications, the
subject site will be zoned R‐1 upon annexation into the city limits of Silverton. The applicant has
attached a General Land Use Plan which indicates that the applicant intends to submit a future Planned
Development application to develop a mixed residential use on the site with single‐family dwellings,
townhomes, cottages, and apartment units (see Exhibit 3). The future Planned Development will
provide a minimum of 15% of the site area, or approximately 3.68 acres, as common open space and
public park areas. Although specific development plans have not been determined at this time, the
anticipated street pattern for the Planned Development has been identified on the submitted plan.
In 2011, a series of interactive community workshops were initiated by the City of Silverton to develop a
vision for Silverton’s west‐side area. The project was guided by a Project Advisory Committee comprised
of local citizens, business owners, local organizations, government agencies, and elected officials. As a
result of this effort, an urban design framework and transportation plan strategies were identified to
ensure that future development was consistent with the community’s vision. The proposed mixed
residential use, protection of trees and natural features along the drainageway, development of
interconnected park and open space areas, and the proposed transportation improvements are
consistent with the City’s adopted West‐Side Land Use and Transportation Plan.
I.

July 8, 2016

If applicable, a double‐majority worksheet, certification of
ownership and voters. Certification of legal description and
map on forms provided by the city;
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COMMENT:
All property owners within the proposed annexation area have signed the attached application form.
Therefore, a double‐majority worksheet is not applicable to this annexation request.
J.

A narrative statement explaining the conditions
surrounding the proposal and addressing the factors
contained in the review criteria, as relevant, including:
1.

Statement of availability, capacity and status of
existing water, sewer, drainage, transportation, park
and school facilities; and

COMMENT:
As indicated by the Existing Conditions Plan, public utilities are in the vicinity of the subject site and can
accommodate future development of the site. The attached Existing Conditions Plan indicates that
access to the site will be provided through a 60’ wide flagpole that connects to Railway Avenue NE.
Railway Avenue is currently an improved right‐of‐way with low traffic volumes.
Public water and sanitary sewer service will be provided by extending existing main lines from Railway
Avenue NE. Stormwater will be managed by collecting stormwater from impervious surfaces, detaining
it on‐site, and releasing it into both the on‐site drainageway and the public storm system within Railway
Avenue at the site’s pre‐development rate. Since the subject site is included in Silverton’s Water,
Sanitary Sewer, and Stormwater Master Plan planning areas, the recently installed adjacent public
utilities have been sized to accommodate future development of the property.
The City of Silverton maintains an existing park system with adequate capacity for the proposed
development, including nearby Dog Park and Skatepark facilities adjacent to the Senior Center. The
attached Existing Conditions Plan indicates that the subject property is adjacent to Robert Frost
Elementary. The Silver Falls School District has recently made improvements to area schools and has the
capacity to meet the needs of additional students in the District.
2.

Statement of increased demand for such facilities to
be generated by the proposed development; and

COMMENT:
As mentioned previously, the applicant has submitted a concurrent Comprehensive Plan Amendment
Application to change the site’s current designation from Industrial to Single‐Family Residential. With
approval of both applications, the subject site will be zoned R‐1 upon annexation into the city limits of
Silverton. Under the R‐1 zone, the maximum density standard of 6 units/acre permits the development
of 147 units on the 24.53 acre site. The applicant has attached a General Land Use Plan which indicates
that the applicant intends to develop a mixed residential use on the site with single‐family dwellings,
townhomes, cottages, and apartment units through a future Planned Development application (see
Exhibit 3).

July 8, 2016
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With the future Planned Development application, a traffic impact statement will be prepared and
submitted to the City for review. The report will determine how potential traffic impacts will need to be
mitigated for the proposed mixed residential use. The City will use this information to assess the
developer for any needed off‐site transportation improvements. In addition, the City’s adopted
Transportation System Plan has determined a proportional cost of expanded services due to new
development. Using this calculation, a Transportation System Development Charge (SDC) for each new
dwelling unit will assessed by the City before building permits are issued for the development.
Similarly, the cost for increased demand for other services will be assessed by the City. The City’s
adopted utility master plans have determined the proportional cost of expanded services due to new
development. A Park and Recreation Master Plan also guides the City in determining the cost of
expanded services. Using these mechanisms, a Park System, Water System, Sewer System, and Storm
Drainage SDCs will be assessed for each new dwelling unit when future building permits are issued for
the subject site. Through SB 1036, the School District also has a tool for paying for the cost of new or
expanded facilities due to growth in the community. Therefore, a School Construction Excise Tax will be
collected at the time of building permit issuance.
3.

Statement of additional facilities, if any, required to
meet the increased demand and any proposed
phasing of such facilities in accordance with
projected demand; and

COMMENT:
As discussed above, future development of the site can be accommodated by existing sewer, water,
drainage, transportation, park, and school facilities. To address the proportional costs of future service
and facility needs, a School Construction Excise Tax, and Park System, Water System, Sewer System, and
Storm Drainage SDCs will be collected for each new dwelling unit when building permits are issued for
the subject site.
4.

Statement outlining method and source of financing
required to provide additional facilities, if any; and

COMMENT:
Since the subject site is included in Silverton’s Water, Sanitary Sewer, and Stormwater Master Plan
planning areas, the recently installed adjacent public utilities within Railway Avenue have been sized to
accommodate future development of the property. Therefore, no additional off‐site public facilities will
be required for the proposed development.
5.

July 8, 2016

Statement of overall development concept and
methods by which the physical and related social
environment of the site, surrounding area and
community will be enhanced; and
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COMMENT:
A series of interactive community workshops were held by the City of Silverton to develop a vision for
the subject site and Silverton’s West‐Side area. The project was guided by a Project Advisory Committee
comprised of local citizens, business owners, local organizations, government agencies, and elected
officials. As a result of this effort, an urban design framework and transportation plan strategies were
developed. Community desires for the area include a mixture of single‐family homes, townhomes,
senior housing options, and apartments that are well connected to schools, a network of trails and
parks, shopping areas, and other amenities. On June 3, 2013, the Silverton City Council adopted the
West‐Side Land Use and Transportation Plan as a supporting document to the City’s Comprehensive
Plan.
Based on community discussions and an analysis of residential verses industrial land use needs, the area
plan identifies the need to change the site’s Comprehensive Plan designation from Industrial to a Single‐
Family Residential. With the proposed land use change and future Planned Development Application,
the applicant intends to develop a mixed residential use on the site with single‐family dwellings,
townhomes, cottages, and apartment units (see Exhibit 3). In addition, the applicant intends to provide
a minimum of 15% of the site area, or approximately 3.68 acres, as common open space and public park
areas. Therefore, with the proposed development concept, the proposed annexation will enhance the
both the physical and social environment, and is consistent with the community’s vision for West‐Side
area.
6.

Statement of potential physical, aesthetic, and
related social effects of the proposed or potential
development on the community as a whole and on
the small subcommunity or neighborhood of which it
will become a part; and proposed actions to mitigate
such negative effects, if any; and

COMMENT:
As demonstrated by the attached General Land Use Plan, the proposed mixed residential use will be
integrated with a proposed network of trails and open space areas. The mix of housing types and
recreational amenities will provide positive social effects for a variety of age and income groups within
the community. The proposed development will also improve the aesthetics of the West‐Side gateway
and will contribute to Silverton’s small town character.
The proposed development will be compatible with existing adjacent uses including residential
development to the north, a storage facility and elementary school to the east, an urban transitional
agricultural use to the south, and an RV Park to the west. The proposed transportation improvements
will help develop a much needed north‐south collector to reduce current traffic impacts at the Silverton
Road and Westfield Street intersection (see Exhibit 3). Future development of the property will also
facilitate the development of new east‐west local service roads to provide additional community
connections to the Safeway shopping center, Robert Frost Elementary School, First Baptist Church,
Senior Center, Dog Park and Skatepark.
7.

July 8, 2016

Statement indicating the type and nature of any
comprehensive plan text or map amendments that
may be required to complete the proposed
development;
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COMMENT:
Based on community input and an analysis of residential verses industrial land use needs, the West‐Side
Land Use and Transportation Plan identifies the need to change the subject site’s Comprehensive Plan
Map designation from Industrial to a Single‐Family Residential. The applicant has submitted a
concurrent Comprehensive Plan Amendment and has addressed applicable approval criteria within this
Applicant’s Statement.
K.

Annexation agreement. There may be instances in which
an applicant may offer additional considerations in support
of an annexation application. Such considerations shall be
considered as part of an annexation application. These
considerations shall be formalized through a development
agreement;

COMMENT:
As demonstrated by the attached General Land Use Plan, the applicant is proposing to develop a mixed
residential use, transportation improvements, and recreational amenities consistent with the
community’s vision for the West‐Side area. An annexation agreement has not been submitted with the
Annexation Application.
L.

The application fee for annexations and a deposit which is
adequate to cover any and all costs related to the election
as established by resolution of the city council.

COMMENT:
As required, an Annexation Application fee has been submitted to the City.
Section 4.10.140:

Review criteria.
When reviewing a proposed annexation of land, the planning
commission and city council will consider the following
standards and criteria; the applicant shall bear the burden of
proof.
A.

Adequacy of access to the site; and

COMMENT:
As demonstrated by the attached General Land Use Plan, the subject property has adequate site access
through the 60’ wide flagpole that connects to Railway Avenue NE (see Exhibit 3). The plan indicates that
the applicant is proposing to develop a new north‐south collector road along the east boundary of the
property. The proposed collector road intersects with Railway Avenue, which provides access at two
locations on Silverton Road. Silverton Road in turn provides routes to major employment centers
outside the community without creating additional impacts to Silverton’s downtown transportation
facilities. The proposed collector will also facilitate future east‐west connections within the West‐Side
area, providing alternate routes to the Safeway shopping center, First Baptist Church, Robert Frost
Elementary, Senior Center, Dog Park and the Skatepark.
July 8, 2016
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With approval of the Annexation and Comprehensive Plan Amendment Applications, the subject site will
be zoned R‐1 when included in the city limits of Silverton. Under the R‐1 zone, a maximum density of 6
units/acre permits the development of 147 units on the 24.53 acre site. For unsprinklered structures,
the maximum number of dwellings served by one fire access road is 30 units. In addition to the Railway
Avenue connection, the applicant is exploring the option of providing an emergency vehicle and
pedestrian accessway between the proposed development, and adjacent properties to the east or west
of the site. If development of a second fire access road is not feasible, then the applicant will sprinkler
the future structures to meet Fire Code standards.
B.

Conformity of the proposal with the city’s comprehensive
plan; and

COMMENT:
As mentioned above, with approval of the Annexation and Comprehensive Plan Amendment
Applications, the subject site will be zoned R‐1 when it is included in Silverton’s city limits. The applicant
has attached a General Land Use Plan which indicates that the applicant intends to develop a mixed
residential use on the site with single‐family dwellings, townhomes, cottages, and apartment units
through a future Planned Development application (see Exhibit 3). The following comments
demonstrate how the Annexation Application conforms to applicable elements of the City’s
Comprehensive Plan:
Urbanization Element
The goal of the Urbanization Element of the Comprehensive Plan is to provide an adequate
land supply of buildable residential, commercial and industrial land within the City’s UGB
area. To evaluate commercial and industrial land needs, the City directed the preparation of
an Economic Opportunity Analysis in 2011. The report evaluated land supply and demands
for 2031 under low growth, medium growth, and high growth scenarios. Based on this
analysis, it was determined that even under the high growth scenario, Silverton has an
industrial land surplus of more than 73 acres. Therefore, with the proposed Comprehensive
Plan Amendment to change the site’s designation from Industrial to Single‐Family
Residential, there will still be an industrial land surplus of at least 49.17 acres for 2031.
The City has recently determined that the existing residential land supply within the city
limits will accommodate approximately 608 single‐family lots, and that if every parcel were
fully developed, the land supply would last approximately 3‐4 years. Currently, there is a
very small supply of land available multi‐family development to accommodate young
families, seniors and baby boomers looking to downsize, and affordable housing. The land
analysis for the West‐Side Land Use and Transportation Plan indicates that the 2010‐2030
land demand should provide for 1,246 new single‐family homes, 575 multi‐family units, and
96 mobile homes. Based on the community’s vision and an evaluation of buildable lands,
approximately 636 single‐family and multi‐family units could be accommodated in the West‐
Side area. The applicant’s proposal to provide a mix of single‐family homes, townhomes,
cottages, and apartment units on the subject property will help address these documented
land needs.

July 8, 2016
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Agricultural Lands Element
The goal of the Agricultural Lands Element is to preserve and maintain agricultural lands.
The policies of the Agricultural Element include working with Marion County to zone areas
of land between the city limits and the Urban Growth Boundary for 5‐acre minimum lots. To
discourage urban sprawl and inefficient land use, the element also requires land divisions to
be consistent with urban density goals. The subject site is currently zoned UT‐5 by Marion
County, and the proposed Planned Development will conform to R‐1 density standards,
therefore the proposed annexation and future site development is consistent with the
Agricultural Lands Element.
Open Space, Natural and Cultural Resources Element
The goal of this element is to preserve and conserve open space, natural and cultural
resources. The attached General Land Use Plan indicates that the applicant is proposing to
protect the site’s natural drainageway and associated riparian area as a public park. As
required, potential wetland areas will be evaluated prior to submittal of a future Planned
Development Application. The attached plan also indicates that the applicant is proposing
to provide common open space areas with a future Planned Development application for
the site. Therefore, the proposed annexation will further the objectives of this
Comprehensive Plan element.
Air, Water and Land Resources Quality Element
The goal of this element is to maintain and improve the quality of air, water and land
resources. Future development of the property will require connection to the City’s sanitary
sewer, water, and stormwater systems. By adhering to the City’s environmental standards,
the proposed annexation will complies with the goals and policies of this element and will
not lead to the degradation of natural resources.
Natural Hazard Element
The goal of the Natural Hazards Element is to protect life and property from natural
disasters and hazards. The attached Existing Conditions Plan demonstrates that there are no
floodplains or steeply sloped areas on the subject site. Therefore, the proposed annexation
conforms with this element of the Comprehensive Plan.
Housing Element
The goal of the Housing Element is to meet projected housing needs in the Silverton area.
The element encourages a small town environment and the siting of new housing where it
will minimize public facility and service costs. The element also encourages the
development of housing types which meet the needs of different sized families and income
levels.

July 8, 2016
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The subject site is currently zoned Urban Transitional ‐ 5 Acres to permit the property’s
transition to an urban use. As discussed above under the Urbanization Element, there is a
need for additional residential land within the city limits of Silverton. In the City’s adopted
West‐Side Land Use and Transportation Plan, it was determined that the community has a
particular demand for more multi‐family and workforce/affordable housing. The community
vision for the West‐Side area is that development should provide a mix of housing types,
contributing to the small town character of Silverton. The applicant’s proposal to develop a
mix of single‐family homes, townhomes, cottages, and apartment units on the subject
property will help address both Housing Element goal and the established vision for the
West‐Side area.
Economy Element
The goal of the Economy Element is focused on the diversification and improvement of the
local economy. The proposed development will provide a variety of housing types to
provide more affordable housing and to help support the needs of the local workforce. The
proposed annexation will not have a negative impact upon the goal of the Economic
Element.
Transportation Element
The goal of the Transportation Element is to provide a safe, convenient, aesthetic and
economical transportation system. The subject site serves as a gateway property for the
community and has an essential role in addressing transportation deficiencies in the West‐
Side area. As demonstrated by the attached Concept Plans, annexation of the subject
property will facilitate the development of a much needed north‐south collector to reduce
current traffic impacts to the Silverton Road and Westfield Street intersection (see Exhibit 3).
Future development of the property will also permit the development of new east‐west
local service roads to provide new multi‐modal transportation connections to the Safeway
shopping center, Robert Frost Elementary School, First Baptist Church, Senior Center, Dog
Park and Skatepark. As required, all of the new transportation facilities will meet the City’s
transportation, access and circulation, and roadway standards. As such, the proposed
annexation meets the goal of the Transportation Element.
Energy Element
The goal of the Energy Element is to conserve and reuse energy resources. The proposed
annexation will encourage energy conservation by locating future housing within convenient
bicycling and walking distance of the Safeway shopping center, Robert Frost Elementary
School, First Baptist Church, Senior Center, Dog Park and Skatepark. Energy conservation
will also be encouraged through the weatherization of new residential structures within the
development.

July 8, 2016
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Public Facilities and Services Element
The goal of the Public Facilities and Services Elements of the Comprehensive Plan is to
provide orderly and efficient public facilities and services to meet the needs of Silverton
residents. As discussed under the Transportation Element above, the subject site serves an
essential role in addressing transportation deficiencies in the West‐Side area and the
proposed transportation improvements on the subject site will help address these issues.
The attached General Land Use Plan indicates that public water and sanitary sewer service
will be provided by extending services from Railway Avenue NE.
Other existing public facilities are also available for the proposed development. The City of
Silverton maintains an existing park system with adequate capacity for the future Planned
Development, including the availability of a Dog Park and Skatepark facilities adjacent to the
Senior Center. The attached Existing Conditions Plan also indicates that the subject property
is adjacent to Robert Frost Elementary. The Silver Falls School District has recently made
improvements to area schools and has the capacity to meet the needs of additional students
in the District. Therefore, the proposed annexation will not impact the ability to provide
orderly and efficient public facilities and services.
Citizen Involvement Element
The goal of the Citizen Involvement Element is to insure that residents in the planning area
have an opportunity to be involved in all phases of the planning process. As discussed
throughout this Applicant’s Statement, the subject site is located within the West‐Side Land
Use and Transportation Plan area. In 2011, a series of interactive community workshops
were initiated by the City of Silverton to develop a vision for Silverton’s west‐side area. The
project was guided by a Project Advisory Committee comprised of local residents, business
owners, local organizations, government agencies, and elected officials. As a result of this
effort, an urban design framework and transportation plan strategies were identified to
ensure that future development was consistent with the community’s vision. On June 3,
2013, the Silverton City Council adopted the West‐Side Land Use and Transportation Plan as
a supporting document to the City’s Comprehensive Plan. The proposed Annexation and
Comprehensive Plan Amendment are consistent with the community’s established vision for
the West‐Side area.
The requested Annexation and Comprehensive Plan Amendment are land use applications
which are required to follow the City’s Type IV review procedure. With public hearings held
before the Planning Commission and City Council, the submitted land use applications will
satisfy the goal and policies of the Citizen Involvement Element of the Comprehensive Plan.
The purpose of the public hearings is to solicit input and involve the public in the decision‐
making process. The public hearings allow an un‐bias decision‐making body to consider
citizen input, the City’s staff report, and findings from the submitted application when
determining whether the proposal meets the City’s clear and objective review criteria. As
required, notice of the applications’ public hearings will be posted in accordance with the
City’s Type IV review procedure.
C.

July 8, 2016

Adequate public facilities, services, and transportation
networks are in place or are planned to be provided
concurrently with the development of the property. If
extension or upgrading of any improvement is necessary to
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serve the area, such extension must be consistent with the
city’s infrastructure plans and must be an orderly and
efficient arrangement for the extension of public services;
and
COMMENT:
The subject site is currently located within Silverton’s Urban Growth Boundary, therefore the property is
also included in the City’s public facilities, services, and transportation networks planning area. The
City’s Transportation System Plan, Water Master Plan, Sewer Master Plan, and Storm Water Master Plan
have evaluated existing public facilitates and services in the area of the subject site and have determined
needs for future development. In addition to these planning documents, public facility needs for the
subject site were evaluated during development of the West‐Side Land Use and Transportation Plan,
which is a refinement of the City’s Transportation System Plan. These planning documents indicate how
public services should be extended when the subject site is developed.
A review of the City’s master plans indicates that existing public facilities, services, and transportation
networks are adjacent to the site and can be extended to meet the needs of the subject property. The
attached Existing Conditions Plan indicates that access to the site will be provided through a 60’ wide
flagpole that connects to Railway Avenue NE. Public water and sanitary sewer service will be provided
by extending existing main lines from Railway Avenue NE. Stormwater will be managed by collecting
stormwater from impervious surfaces, detaining it on‐site, and then releasing it at the pre‐development
rate into the on‐site drainageway and public storm system within Railway Avenue. As required, the
proposed extension of public facilities will be consistent with the City’s infrastructure plans and will
provide an orderly and efficient arrangement of public services.
D.

The new area will meet city standards for any public
improvements which may be necessary to serve the area
(including but not limited to streets, including sidewalks,
sanitary sewer, water, storm drainage); and

COMMENT:
To ensure that there is an orderly and efficient extension of public services, the adjacent public utilities
within Railway Avenue NE will be extended in a manner that is consistent with the City’s Water Master
Plan, Sewer Master Plan, and Storm Water Master Plan. The attached General Land Use Plan indicates
that the applicant is proposing to develop a new north‐south collector road along the east boundary of
the property. The plan also identifies the location of future local roads to serve the mixed residential
use. The applicant is proposing to develop future transportation facilities which includes sidewalks and
bike lanes to provide consistency with the City’s street standards.
E.

July 8, 2016

The area to be annexed is contiguous to the city and
represents a logical direction for city expansion; and
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COMMENT:
The attached Existing Conditions Plan indicates that the subject property is located directly adjacent to
the Silverton Road Self Storage and Robert Frost Elementary properties, both of which are within the city
limits of Silverton. The site serves as a gateway property for the West‐Side planning area and has an
essential role for fulfillment the community vision. Community preferences for the subject property
include a mixture of single‐family homes, townhomes, senior housing options, and apartments that are
well connected to schools, a network of trails and parks, shopping areas, and other amenities. The
applicant proposed mixed residential use for the site is consistent with this community vision.
The attached General Land Use Plan demonstrates that the proposed annexation will facilitate the
development of a much needed north‐south collector road to reduce current traffic impacts at the
Silverton Road and Westfield Street intersection (see Exhibit 3). The proposed collector road intersects
with Railway Avenue, which provides access at two locations on Silverton Road. Silverton Road in turn
provides routes to Salem and Portland employment centers without creating additional impacts to
Silverton’s downtown transportation facilities. In addition, future development of the property will
permit the development of new east‐west local service roads to provide new community connections to
the Safeway shopping center, Robert Frost Elementary School, First Baptist Church, Senior Center, Dog
Park and Skatepark. Since future residents will be located near existing shopping and services in the
West‐Side area, these local trips will not impact transportation facilities in the downtown area. For all of
these reasons, the proposed annexation represents a logical direction for city expansion.
F.

The area is within the urban growth boundary, unless a
health hazard due to failing septic systems or groundwater
supplies is found to exist; and

COMMENT:
As indicated by the attached Existing Conditions Plan, the subject property is located within Silverton’s
Urban Growth Boundary.
G.

The proposed use of the property is consistent with the
applicable comprehensive plan designation; and

COMMENT:
Based on community discussions and an analysis of residential verses industrial land use needs, the
City’s West‐Side Land Use and Transportation Plan identifies the need to change the subject property’s
Comprehensive Plan designation from Industrial to a Single‐Family Residential. To provide consistency
with the community vision’s for the planning area, the applicant has submitted a concurrent
Comprehensive Plan Amendment Application with this annexation request. With approval of both
applications, the subject site will be zoned R‐1 upon annexation into the city limits of Silverton. The
applicant has attached a General Land Use Plan which indicates that the applicant intends to submit a
future Planned Development application to develop a mixed residential use on the site (see Exhibit 3).
The future Planned Development will also provide 15% of the site area, or approximately 3.68 acres, as
common open space and public park areas. Therefore, the proposed use for the site is consistent with
the proposed Comprehensive Plan designation.
H.

July 8, 2016

The proposed annexation shall be consistent with all
applicable goals and policies of the Silverton
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comprehensive plan; and
COMMENT:
The applicant has demonstrated how the proposed annexation is consistent with the goals of the
Silverton Comprehensive Plan under the response to Section 4.10.140(B). The applicant’s statement
addresses applicable policies of the Silverton Comprehensive Plan below under Section IV(B) of the
Applicant’s Statement.
I.

Shall be in compliance with applicable sections of ORS
Chapter 222; and

COMMENT:
The proposed annexation is a land use application which follows the City’s Type IV review procedure. As
required by State law, the City’s Type IV procedure is consistent with the annexation procedures of ORS
Chapter 222. Therefore, the Annexation Application complies with applicable sections of ORS Chapter
222.
J.

Natural hazards identified by the city, such as wetlands,
floodplains and steep slopes, have been addressed; and

COMMENT:
The attached Existing Conditions Plan demonstrates that there are no floodplains or steeply sloped areas
on the subject site. The plan indicates the location of on‐site drainageways and potential wetlands on
the subject site. As required, potential wetland areas will be evaluated prior to submittal of a future
Planned Development Application. The attached General Land Use Plan, the applicant is proposing to
protect the drainageway and associated riparian corridor area as a public park.
K.

Urbanization of the subject property shall not have a
significant adverse effect on areas identified or designated
in the comprehensive plan as open space or as significant
scenic, historic or natural resource areas; and

COMMENT:
The Silverton Comprehensive Plan does not identify or designate any portion of the subject site as open
space, or as significant scenic, historic or natural resource areas. However, in 2013, the West‐Side Land
Use and Transportation Plan was adopted as a supporting document to the City’s Comprehensive Plan.
This plan indicates that a publically accessible open space should be established for development of a
trail that crosses the subject site and continues southwest to the City‐owned property containing the
Senior Center, Dog Park, and Skatepark. The submitted General Land Use Plan indicates that the
applicant is proposing to protect on‐site natural resources as a linear public park, which in the future,
could be extended and connected to the nearby recreational facilities.
L.
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Economic impacts which are likely to result from the
annexation shall be evaluated in light of the social and
physical impacts. The overall impact which is likely to
result from the annexation and development shall not
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have a significant adverse effect on the economic, social
and physical environment of the community, as a whole.
COMMENT:
When evaluating the economic impacts of the proposed annexation, future development of the site will
not have an adverse effect on the economic, social and physical environment of the community as a
whole. As mentioned throughout this narrative, the West‐Side Land Use and Transportation Plan
provides an urban design framework and transportation plan strategies to ensure that future
development is consistent with the community’s vision for the West‐Side area. Community desires for
the area include a mixture of single‐family homes, townhomes, senior housing options, and apartments
that are well connected to schools, a network of trails and parks, shopping areas, and other amenities.
As indicated by the attached General Land Use Plan, the applicant is proposing future development of
the site so that it is consistent with the West‐Side Land Use and Transportation Plan (see Exhibit 3).
At the time of development, the proportional costs of future service and facility needs for each dwelling
unit will be paid. Each new single‐family unit will pay $20,282 for transportation, utility, and park SDCs.
Each new multi‐family unit will pay approximately $19,475 in system development charges. In addition,
the School District will collect a School Construction Excise Tax of $1 per square foot of residential
construction for new or expanded facilities due to growth in the community.
Another measurable economic benefit of the proposed annexation is the addition of taxable land to the
city limits. Under the R‐1 zone, the maximum density standard of 6 units/acre permits the development
of 147 units on the 24.53 acre site. Assuming an average assessed value of $170,000 for each of the
mixed residential units, approximately $90,716 in annual taxes will be added to the City’s General Fund.
These new households would also provide additional spending within the local economy. With a median
household income of $53,929, an additional $7,927,563 in household income would be available to
support economic development within the city limits. Therefore, with additional funding for city and
school services, and the availability of additional household income to support the local economy, the
proposed annexation and development will not result in an adverse effect on the community.
Section 4.10.150:

Annexation Applications
Amendments.

Involving

Comprehensive

Plan

Applications for annexation involving comprehensive plan
amendments submitted by property owners shall be reviewed
semi‐annually in April and October by the planning commission
with a recommendation to the council. The city council, planning
commission, or community development director may also
initiate plan amendments. Such initiations are made without
prejudice towards the outcome.
COMMENT:
The applicant and property owner is requesting concurrent review of Annexation and Comprehensive
Plan Amendment Applications. To review the submitted applications at the October 2016 Planning
Commission meeting, the applicant waives its right to a decision within the 120 day period, and requests
a 60 day extension for final action on the submitted application as permitted under ORS 227.178(5).
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Section 4.10.170:

Zoning.
Upon annexation, the zoning of annexed property shall be
compatible with the comprehensive plan designation as
provided on the annexation zoning matrix. Zoning other than
that shown on the matrix requires approval of a comprehensive
plan map amendment and/or a zoning map amendment.

COMMENT:
To provide consistency with the community vision’s for the West‐Side planning area, the applicant has
submitted both an Annexation Application and Comprehensive Plan Amendment Application. With
approval of both applications, the subject property will be designated Single‐Family Residential on the
Comprehensive Plan Map and the site will be zoned R‐1 upon annexation. The proposed mixed
residential use of the site is consistent with the R‐1 zone when approved as a Planned Development. As
such, the zoning of the annexed property is compatible with the proposed Comprehensive Plan
designation.

CHAPTER 4.12:

COMPREHENSIVE PLAN AMENDMENTS

Section 4.12.400:

Review Criteria.
Amendments to the comprehensive plan will be approved if the
council finds that the applicant has shown that the following
applicable criteria are met; the applicant shall bear the burden of
proof.
A.

A legislative amendment is consistent with the goals and
policies of the comprehensive plan, the statewide planning
goals, and any relevant area plans adopted by the city
council.

COMMENT:
Concurrent with the annexation request, the applicant is requesting approval of a Comprehensive Plan
Amendment Application to change the site’s designation from Industrial to Single‐Family Residential.
Under Section IV(B) of this narrative, the applicant has addressed how the proposed Comprehensive
Plan Amendment is consistent with applicable goals and policies of the Comprehensive Plan. The
applicant has also addressed applicable Statewide Planning Goals under Section IV(C). Throughout this
narrative, the applicant has demonstrated how the Comprehensive Plan Amendment is consistent with
West‐Side Land Use and Transportation Plan.
B.
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A legislative amendment is needed to meet changing
conditions or new laws.
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COMMENT:
To evaluate changing commercial and industrial land needs, the City directed the preparation of an
Economic Opportunity Analysis in 2011. The report evaluated land demands and supply for 2031 under
low growth, medium growth, and high growth scenarios. Based on this analysis, it was determined that
even under the high growth scenario, Silverton has an industrial land surplus of more than 73 acres.
The proposed Comprehensive Plan Amendment will respond to a demand for additional residential land.
The City has recently determined that the existing residential land supply within the city limits will last
approximately 3‐4 years. Currently, very little of this land supply will accommodate multi‐family
development for young families, seniors and baby boomers looking to downsize, and affordable housing
needs. Based on the community’s vision and an evaluation of buildable lands, approximately 636 single‐
family and multi‐family units can be accommodated in the West‐Side area.
The proposed plan amendment is consistent with the West‐Side Land Use and Transportation Plan,
which was adopted by the City in 2013 as a supporting document to the Comprehensive Plan. With the
proposed Comprehensive Plan Amendment, there will still be an industrial land surplus of at least 49.17
acres for 2031. The new designation will help fulfill the community’s vision for the subject site, which is
to provide a mixture of single‐family homes, townhomes, senior housing options, and apartments that
are well connected to schools, a network of trails and parks, shopping areas, and other amenities.
C.

The result of the legislative amendment will result in an
improvement to the comprehensive plan that furthers the
adopted goals, policies or needs of the community above
the current comprehensive plan.

COMMENT:
The West‐Side Land Use and Transportation Plan was adopted as a supporting document to the
Comprehensive Plan to further the adopted goals, policies, and needs of the community above the
current Comprehensive Plan. Based on the analysis of land use needs and community input, the West‐
Side area plan identifies a specific need to change the site’s Comprehensive Plan designation from
Industrial to Single‐Family Residential. Therefore, the submitted Comprehensive Plan Amendment
Application will result in an improvement to the current Comprehensive Plan.
D.

The requested designation for a quasi‐judicial map
amendment meets all of the following tests:
1.

The requested designation for the site has been
evaluated against relevant comprehensive plan
policies and on balance has been found to be more
supportive of the comprehensive plan as a whole
than the old designation.

COMMENT:
The applicant is requesting a quasi‐judicial map amendment to change the site’s Comprehensive Plan
designation from Industrial to Single‐Family Residential. The applicant has evaluated relevant
Comprehensive Plan policies and has addressed how the proposed designation is more supportive of the
Comprehensive Plan than the current designation under Section IV(B) of this narrative.
July 8, 2016
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2.

The requested designation is consistent with any
relevant area plans adopted by the city council.

COMMENT:
The proposed Comprehensive Plan Amendment is consistent with the West‐Side Land Use and
Transportation Plan, which was adopted by the City Council in 2013 as a supporting document to the
Comprehensive Plan. This area plan identifies a specific need to change the subject site’s
Comprehensive Plan designation from Industrial to Single‐Family Residential.
3.

The requested designation is consistent with the
comprehensive plan map pattern and any negative
impact upon the area resulting from the change has
been considered and deemed acceptable by the city.

COMMENT:
As demonstrated by the attached Existing Conditions Plan, the proposed Comprehensive Plan
designation is consistent with adjacent Single‐Family Residential designated properties directly north
and south of the subject site. During development of the West‐Side Land Use and Transportation Plan, a
full analysis of land use needs, required transportation system improvements, and community
preferences were undertaken by the City. The City considered the potential impacts upon the area and
deemed that the subject site’s Comprehensive Plan Map change was acceptable. As a result, the West‐
Side Land Use and Transportation Plan was adopted by the City Council as a supporting document to the
Comprehensive Plan.
4.

An identified public need will be met by the
proposed change that is not already met by other
available property.

COMMENT:
The subject site serves as a gateway property for the West‐Side planning area and has an essential role
for fulfilling the community’s vision. Based on community discussions about the aesthetics of the West‐
Side gateway area, as well as an analysis of residential verses industrial land use needs, the proposed
Comprehensive Plan Amendment will allow future development to contribute to Silverton’s small town
character. Community desires for the subject site include a mixture of single‐family homes, townhomes,
senior housing options, and apartments that are well connected to schools, a network of trails and
parks, shopping areas, and other amenities. As indicated by the attached General Land Use Plan, the
proposed Comprehensive Plan Amendment will allow future development of the site to be consistent
with the community’s vision.
5.

The requested designation is consistent with the
statewide planning goals.

COMMENT:
As required, the Applicant’s Statement has demonstrated how the Comprehensive Plan Amendment is
consistent with applicable Statewide Planning Goals under Section IV(C).
July 8, 2016
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E.

If the request for a comprehensive plan map or text
amendment originates from a petition, the petitioner will
bear the burden of proof.

COMMENT:
The applicant has submitted this Comprehensive Plan Amendment Application so that future
development of the site is consistent with the City’s adopted West‐Side Land Use and Transportation
Plan. As required, this Applicant’s Statement addresses the applicable provisions of the Silverton
Development Code, Statewide Planning Goals, and the Silverton Comprehensive Plan. Copies of the
signed Application Form, Property Deed, and Concept Plans have also been attached to this narrative.
The exhibits and narrative demonstrate that the submitted land use application meets the criteria for
approval.

B.

SILVERTON COMPREHENSIVE PLAN

URBANIZATION ELEMENT
Residential Development
Policy 7:

Orderly Growth
Orderly growth within the residentially designated land between the city
limits and the urban growth boundary will be encouraged by
discouraging partitions that impede redevelopment at urban densities at
a later date.

COMMENT:
The overall goal of the Urbanization Element of the Comprehensive Plan is to provide an adequate
supply of buildable residential, commercial and industrial land within the City’s UGB in accordance with
state law. The applicant is not proposing to partition the property prior to annexing the site into the city
limits of Silverton. With the proposed Annexation and Comprehensive Plan Amendment Applications,
future development of the site will promote orderly growth for the West‐Side area. The attached
General Land Use Plan indicates that the applicant is proposing to develop the site in accordance with
the R‐1 zone density standard (see Exhibit 3). Therefore, the proposed Annexation and Comprehensive
Plan Amendment will help further the goal of this element and the objectives of this policy.
Industrial Development
Policy 19:

Preservation of Industrial Lands
Land designated for industrial use shall be preserved for that use
unless the size shape, topography, adjacent uses, or other factors limit
the reasonable industrial use of the property.

July 8, 2016
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COMMENT:
As mentioned previously, the subject site is as a gateway property for the West‐Side planning area and
serves an essential role for fulfilling the community’s vision. Based on community desires regarding the
aesthetics of the West‐Side gateway area, as well as an analysis of residential verses industrial land use
needs, the West‐Side Land Use and Transportation Plan identifies the need to change the site’s current
Comprehensive Plan designation from Industrial to Single‐Family Residential. A detailed evaluation of
industrial land needs was completed in 2011 with the adoption of the City’s Economic Opportunity
Analysis. The report evaluated land demands and supply for 2031 under low growth, medium growth,
and high growth scenarios. Based on this analysis, it was determined that even under the high growth
scenario, Silverton has an industrial land surplus of more than 73 acres. Therefore, with the proposed
Comprehensive Plan Amendment to change the site’s designation from Industrial to Single‐Family
Residential, there will be an industrial land surplus of at least 49.17 acres for 2031.
The City has recently determined that the existing residential land supply within the city limits will
accommodate approximately 608 single‐family lots, and that if every parcel were fully developed, the
land supply would last approximately 3‐4 years. Currently, there is a very small supply of land available
multi‐family development to accommodate young families, seniors and baby boomers looking to
downsize, and affordable housing. The land analysis for the West‐Side Land Use and Transportation Plan
indicates that the 2010‐2030 land demand should provide for 1,246 new single‐family homes, 575 multi‐
family units, and 96 mobile homes. Based on the community’s vision and an evaluation of buildable
lands, approximately 636 of these single‐family and multi‐family units can be accommodated in the
West‐Side area. The applicant’s proposal to provide a mix of single‐family homes, townhomes, cottages,
and apartment units on the subject property will help address these documented residential land needs.
Therefore, the proposed Annexation and Comprehensive Plan Amendment will help further the
objectives of this policy.
Urbanization
Policy 23:

Annexation Criteria

COMMENT:
The annexation criteria of this section has been addressed under the applicant’s response to Sections
4.10.140(C)‐(H) of the Silverton Development Code.
Policy 24:

Zoning of Newly Annexed Areas
The City of Silverton will assign zones to the newly annexed areas
consistent with the Comprehensive Plan designation. In cases where a
Comprehensive Plan map not exist the Council may consider a
designation which takes into account the need for housing, level of
services as well as the need for other uses.

July 8, 2016
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COMMENT:
To provide consistency with the community’s vision for the West‐Side planning area, the applicant has
submitted both an Annexation Application and Comprehensive Plan Amendment Application. With
approval of both applications, the subject property will be designated Single‐Family Residential on the
Comprehensive Plan Map and the site will be zoned R‐1 upon annexation. The proposed mixed
residential use of the site is consistent with the R‐1 zone when approved as a Planned Development. As
such, the proposed zoning of the annexed property will be compatible with the proposed
Comprehensive Plan designation.

AGRICULTURAL LANDS ELEMENT
Policy 2:

Work with Marion County to ensure orderly growth and redevelopment
in the rural residential areas between the city limits and the urban
growth boundary. Do not permit subdivisions and partitions that would
make redevelopment at urban density economically unfeasible at a later
date. Consider proposals for land division only if plans for efficient
Redivision of the land at a later date area also presented. Review the
redevelopment plans for location of structures before issuing building
permits. Encourage Marion County to zone these areas for 5‐acre
minimum lots. This minimum lot size should be reconsidered after
Silverton has developed master sewer and water plans for the area
within the urban growth boundary.

COMMENT:
The overall goal of the Agricultural Lands Element is to preserve and maintain agricultural lands. This
policy requires that the City work with Marion County to zone areas of land between the city limits and
the Urban Growth Boundary for 5‐acre minimum lots. To discourage urban sprawl and inefficient land
use, the element also requires land divisions to be consistent with urban density goals. The subject site
is currently zoned UT‐5 by Marion County, and the proposed Planned Development will conform to R‐1
density standards. Therefore, the proposed Annexation and Comprehensive Plan Amendment is
consistent with the Agricultural Lands Element.

OPEN SPACE, NATURAL AND CULTURAL RESOURCES ELEMENT
Policy 1:
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Preserve agricultural land uses within the urban growth boundary until
the public facilities and services needed for urban development are
available.
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COMMENT:
The overall goal of this element is to preserve and conserve open space, natural and cultural resources.
The subject site is currently zoned Urban Transition – 5 acres. As discussed above under the
Urbanization Element, the current residential land supply within the city limits is expected to last
approximately 3‐4 years. Currently, there is a very small supply of land available for multi‐family
development to accommodate young families, seniors and baby boomers looking to downsize, and
affordable housing needs. The applicant’s proposal to provide a mix of single‐family homes,
townhomes, cottages, and apartment units on the subject property will help address documented
residential land needs for the community.
A review of the City’s master plans indicates that existing public facilities, services, and transportation
networks are adjacent to the site and can be extended to meet the needs of the subject property when
it is developed. The attached Existing Conditions Plan indicates that access to the site will be provided
through a 60’ wide flagpole that connects to Railway Avenue NE. Public water and sanitary sewer
service will be provided by extending existing main lines from Railway Avenue NE. Stormwater will be
managed by collecting stormwater from impervious surfaces, detaining it on‐site, and releasing it at the
site’s pre‐development rate into the on‐site drainageway and public storm system within Railway
Avenue. As required, all extension of public facilities will be consistent with the City’s infrastructure
plans and will provide an orderly and efficient arrangement of public services. As such, the proposed
Annexation and Comprehensive Plan Amendment will help further the goal of this element and the
objectives of this policy.
Policy 2:

Preserve needed open space through: public acquisition as funds permit,
development and maintenance of parkland and school grounds,
setbacks, and limits on development in natural hazard areas.

COMMENT:
The attached Existing Conditions Plan demonstrates that there are no floodplains or steeply sloped areas
on the subject site. The attached General Land Use Plan indicates that the applicant is proposing to
protect the site’s natural drainageway and associated riparian area as a public park. In addition, the
applicant is proposing to provide common open space areas with a future Planned Development
application for the site. Therefore, the proposed Annexation and Comprehensive Plan Amendment will
meet the objectives of this policy.

AIR, WATER, AND LAND RESOURCES ELEMENT
Policy 1:

July 8, 2016

The City will do what is necessary to improve the water and sewerage
treatment systems to meet state and federal standards as finances
permit.
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COMMENT:
The overall goal of this element is to maintain and improve the quality of air, water and land resources.
Future development of the property will require connection to the City’s sanitary sewer and water
systems. The City’s adopted utility master plans have determined the proportional cost of expanded
services due to new development. Using a methodology that is governed by the master plans, each new
dwelling unit will pay $10,518 for water system and sewer system SDCs. Therefore, the proposed
Annexation and Comprehensive Plan Amendment will help further the goal of this element and the
objectives of this policy.

NATURAL HAZARDS ELEMENT
Policy 1:

The City will prevent development in the areas of natural hazard unless
special design features adequately insure the safety and protection of
life and property.

COMMENT:
The overall goal of the Natural Hazards Element is to protect life and property from natural disasters and
hazards. The attached Existing Conditions Plan demonstrates that there are no floodplains or steeply
sloped areas on the subject site. The attached General Land Use Plan indicates that the applicant is
proposing to protect the site’s natural drainageway and associated riparian area as a public park.
Therefore, the proposed Annexation and Comprehensive Plan Amendment will meet the goal of this
element and the objectives of this policy.

HOUSING ELEMENT
Policy 4:

Encourage planned unit development, mixed use housing, and mixed
housing with commercial uses as a means for broadening housing
choices and creating sustainable neighborhoods.

COMMENT:
The overall goal of the Housing Element is to meet the projected housing needs of citizens in the
Silverton area. As discussed above under the Urbanization Element, there is a need for additional
residential land within the city limits of Silverton. In the City’s adopted West‐Side Land Use and
Transportation Plan, it was determined that there is a particular demand for more multi‐family and
workforce/affordable housing. The community vision for the West‐Side area is that future development
should provide a mix of housing types to contribute to the small town character of Silverton. The
applicant’s proposal to use the Planned Development process to develop a mix of single‐family homes,
townhomes, cottages, and apartment units on the subject property will help address both the Housing
Element goal and the established vision for the West‐Side area.
Policy 5:

July 8, 2016

Encourage opportunities which will provide affordable housing to meet
the needs of low income. Elderly, handicapped, families, and individuals
within the Silverton area.
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COMMENT:
The attached General Land Use Plan indicates that the applicant is proposing to develop a mixed
residential use on the subject site, including several alternatives to traditional single‐family housing. The
proposed townhomes, cottages, and apartment units which will help meet the needs of lower income
elderly, handicapped, and families in Silverton.
Policy 6:

Provide opportunities for the development of attached and detached
single‐family and multi‐family dwellings such as duplexes, row houses,
and townhouse apartments.

COMMENT:
The applicant’s General Land Use Plan indicates that the applicant intends to develop detached single‐
family dwellings and townhomes with the future Planned Development. Therefore the proposed
Annexation and Comprehensive Plan Amendment will help meet the objectives of this policy.
Policy 8:

Allow for, and encourage the use of flexible lot sizes and building
placement, and density transfers to reduce development costs, make
efficient use of land, and promote housing variety and affordability.

COMMENT:
The submitted General Land Use Plan indicates that the applicant is intending to submit a Planned
Development Application for the subject site. The Planned Development process will allow the applicant
to use flexible lot sizes and building placement and transfer residential densities. As a result, the
development will make efficient use of the site and provide a mix of residential housing types for the
community.
Policy 10:

Encourage new housing units to adhere to the following design
elements:


Locate garages behind the primary building line of the house, side‐
loading garages, or garages in the rear with alley access;



Provision for front porches;



Primary orientation towards the street and sidewalk; and



Provision for street trees.

COMMENT:
Although specific development plans have not been determined at this time, the applicant intends to
incorporate all of these design elements into the future Planned Development.

July 8, 2016
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ECONOMY ELEMENT
Policy 1:

Provide land for light industrial development in an industrial park
setting.

COMMENT:
The overall goal of the Economy Element is focused on the diversification and improvement of the local
economy. As mentioned previously, the subject site serves as a gateway property for the West‐Side
planning area and has an essential role for fulfilling the community’s vision. Based on community
discussions about the aesthetics of the West‐Side gateway, as well as an analysis of residential verses
industrial land use needs, the West‐Side Land Use and Transportation Plan indicates a need to change
the Comprehensive Plan designation for the subject site from Industrial to Single‐Family Residential.
With the proposed Comprehensive Plan Amendment, future light industrial uses will be directed
towards Silverton’s existing Industrial Park and truck route in the northeast area of the city.
Community desires for the subject site include a mixture of single‐family homes, townhomes, senior
housing options, and apartments that are well connected to schools, a network of trails and parks,
shopping areas, and other amenities. As indicated by the attached General Land Use Plan, the proposed
Comprehensive Plan Amendment will allow future development of the site to be consistent with the
community’s vision. As such, the proposed Annexation and Comprehensive Plan Amendment will meet
the goal of this element and the objectives of this policy.

TRANSPORTATION ELEMENT
D.

Street System
Policy 1:

New street improvements shall be consistent with the general
location, functional classification, and typical cross‐sections (street
standards) as set forth in the TSP.

COMMENT:
The overall goal of the Transportation Element is to provide a safe, convenient, aesthetic and
economical transportation system. The attached General Land Use Plan indicates that the applicant is
proposing to develop a new north‐south collector road along the east boundary of the property. The
plan also identifies the location of future local roads to serve the mixed residential use. The applicant is
proposing to develop transportation facilities which are consistent with the general location, functional
classification, and street standards set forth in the West‐Side Land Use and Transportation Plan, which
serves as a refinement of the City’s TSP. Therefore, the proposed Annexation and Comprehensive Plan
Amendment meets the goal of this element and the objectives of this policy.
Policy 2:
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New development shall provide for street connectivity.
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COMMENT:
The subject site serves as a gateway property for the West‐Side planning area and has an essential role
in addressing current transportation deficiencies. As demonstrated by the attached Concept Plans,
annexation of the subject property will facilitate the development of a much needed north‐south
collector to reduce current traffic impacts to the Silverton Road and Westfield Street intersection (see
Exhibit 3). Future development of the property will also permit the development of new east‐west local
service roads to provide new multi‐modal transportation connections to the Safeway shopping center,
Robert Frost Elementary School, First Baptist Church, Senior Center, Dog Park and Skatepark.
Policy 5:

In recognition that the entry points into the community along
North First Street, Silverton Road, Oak Street, Pine Street, and
South Water Street, will be some of the most heavily traveled
routes into the community by tourists, the City of Silverton will
develop strategies for “gateway” improvements.

COMMENT:
The community gateway on Silverton Road was studied by the City of Silverton during the development
of the West‐Side Land Use and Transportation Plan. The adopted plan requires that a new collector road
be developed to connect Silverton Road to W. Main Street, across from the Oregon Garden entrance.
The attached General Land Use Plan demonstrates that the proposed plan will facilitate development of
this important north‐south connection (see Exhibit 3).
Policy 7:

Streets identified in the TSP as “future collector roads” or as new
local streets, or local street extensions are determined to be
necessary for the proper development of the City of Silverton’s
transportation system during the 20‐year planning period.

COMMENT:
In 2013, the West‐Side Land Use and Transportation Plan was adopted as a refinement of the City’s
Transportation System Plan. The plan indicates the general locations of future collector road and local
streets. The attached General Land Use Plan demonstrates that the proposed development will be
consistent with this refinement to the TSP and will provide proper development of Silverton’s
transportation system.
Policy 8:

The developer of property which has a future collector located on
it shall be responsible for the construction of this street up to
residential street standards. The City of Silverton shall participate
in the construction of the roadway above residential street
standards.

COMMENT:
With the proposed Annexation and Comprehensive Plan Amendment, the applicant will develop a new
collector street which meets required City standards. Potential reimbursement of transportation facility
costs above residential street standards will be investigated with the City prior to submittal of the
Planned Development application.

July 8, 2016
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F.

Pedestrian System
Policy 2:

All new developments shall provide a sidewalk with curbs and
gutters and storm drainage facility along the frontage of any
arterial, collector, or residential street. Any requirement for off‐
street improvements shall be based on a rough proportionality of
the impact of the new development.

COMMENT:
As required, the proposed collector and local streets will provide sidewalks and curbs in accordance with
City standards.
G.

Bicycle System
Policy 2:

All new developments shall be required to provide new bike lanes
along the frontage of any arterial or collector roads. Any
requirements for off‐site improvements shall be based on a rough
proportionality of the impact of the new development.

COMMENT:
As required, bike lanes will be installed along the proposed collector road with the future development
of the site.

ENERGY ELEMENT
Policy 4:

“Strip” commercial and residential “sprawl” will be discouraged to
reduce the number and length of automobile trips. “Mixed use” areas
that combine residential uses with neighborhood commercial activities
will be encouraged as an alternative.

COMMENT:
The overall goal of the Energy Element is to conserve and reuse energy resources. The attached General
Land Use Plan demonstrates that there is no strip commercial uses associated with the proposed
development. The proposed Annexation and Comprehensive Plan Amendment will encourage energy
conservation by locating future housing within convenient bicycle and walking distance of the Safeway
shopping center, Robert Frost Elementary School, First Baptist Church, Senior Center, Dog Park and
Skatepark. Therefore, the goal of this element will be met and residential sprawl will be discouraged.
Policy 5:
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As need is shown and as funds become available the City will encourage
establishment of a bike and pedestrian path system that connects
residential areas with employment centers.
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COMMENT:
The attached General Land Use Plan indicates that the applicant is proposing to develop a new north‐
south collector road along the east boundary of the property. As this collector is extended, it will
provide connections between residential areas and existing employment centers on Silverton Road and
at the Oregon Garden and Resort. The proposed development will also facilitate the future
development of new east‐west connection from residential areas to existing employment centers along
Westfield Street.

PUBLIC FACILITIES AND SERVICES ELEMENT
Policy 12:

It shall be the responsibility of subdividers to provide new local streets.

COMMENT:
The overall goal of the Public Facilities and Services Elements of the Comprehensive Plan is to provide
orderly and efficient public facilities and services to meet the needs of Silverton residents. The attached
General Land Use Plan indicates that the applicant is proposing to develop a new north‐south collector
road along the east boundary of the property. The plan also identifies the location of future local roads
to serve the mixed residential use. The applicant is proposing to develop transportation facilities,
including sidewalks and bike lanes, which are consistent with the City’s collector street and local street
standards. Therefore, the proposed Annexation and Comprehensive Plan Amendment will meet the
goal of this element and the objectives of this policy.

CITIZEN INVOLVEMENT ELEMENT
Policy 2:

The City of Silverton’s Comprehensive Plan will be amended only by
ordinance of the City Council. Recommendations for Plan amendments
will be heard by the City Planning Commission with proposed changes
presented to the City Council in resolution form.

COMMENT:
The goal of the Citizen Involvement Element is to insure that residents in the planning area have an
opportunity to be involved in all phases of the planning process. As required, the proposed Annexation
and Comprehensive Plan Amendment application will be reviewed in accordance with this policy.
Policy 5:

July 8, 2016

Silverton residents and property owners within the planning area
affected by Plan amendments and Urban Growth Boundary changes will
be given an opportunity to review and comment on any such changes.
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COMMENT:
As discussed throughout the Applicant’s Statement, the subject site is located within the West‐Side Land
Use and Transportation Plan area. In 2011, a series of interactive community workshops were initiated
by the City of Silverton to develop a vision for Silverton’s west‐side area. The project was guided by a
Project Advisory Committee comprised of local residents and property owners, business owners, local
organizations, government agencies, and elected officials. As a result of this effort, an urban design
framework and transportation plan strategies were identified to ensure that future development was
consistent with the community’s vision. On June 3, 2013, the Silverton City Council adopted the West‐
Side Land Use and Transportation Plan as a supporting document to the City’s Comprehensive Plan.
The proposed Annexation and Comprehensive Plan Amendment are land use applications which are
required to follow the City’s Type IV review procedure and State land use laws. With public hearings
held before the Planning Commission and City Council, the submitted land use applications will satisfy
the goal of the Citizen Involvement Element. The public hearings allow an un‐bias decision‐making body
to consider citizen input, the City’s staff report, and findings from the submitted application when
determining whether the proposal meets the City’s clear and objective review criteria. As required,
notice of the applications’ public hearings will be posted in accordance with the City’s Type IV review
procedure. Therefore, the proposed Annexation and Comprehensive Plan Amendment meet the
objectives of this policy.
Policy 6:

Public hearings on Plan and Urban Growth Boundary changes will be
held and adequate notice will be given in accordance with these
procedures:
a.

A public hearing on the proposed change will be held and at least
30 days notice of a hearing will be given to all property owners
within 250 feet from the boundary of the property where the
changes are proposed.

COMMENT:
As required, the City will notify area property owners and residents in advance of the public hearings,
and in accordance with the standards of this policy.
c.

Minor revisions (those having little significance beyond the
immediate area of the change) will be based on special studies or
other information which justifies the public need for the change.

COMMENT:
The West‐Side Land Use and Transportation Plan was adopted as a supporting document to the
Comprehensive Plan to further adopted goals, policies, and needs of the community above the current
Comprehensive Plan. Based on the analysis of land use needs and community input, the West‐Side area
plan identifies a specific need to change the site’s Comprehensive Plan designation from Industrial to
Single‐Family Residential. Therefore, the submitted Comprehensive Plan Amendment Application meets
the objectives of this policy.

July 8, 2016
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d.

The following criteria will be used in addition to those criteria
found in the policy section of the Urbanization element to
establish whether a proposed plan amendment or zone change is
justified:
1.

The change is in conformance with the goals and policies of
the Comprehensive Plan.

COMMENT:
The applicant is requesting a quasi‐judicial map amendment to change the site’s Comprehensive Plan
designation from Industrial to Single‐Family Residential. As required, this Applicant’s Statement has
evaluated the Comprehensive Plan and addressed how the proposed designation conforms to applicable
goals and policies.
2.

There is a public need for the change and that public need is
served by changing the classification of the property under
consideration.

COMMENT:
To evaluate land needs for the public, the City directed the preparation of an Economic Opportunity
Analysis in 2011. The report evaluated commercial and industrial land demands and supply for 2031
under low growth, medium growth, and high growth scenarios. Based on this analysis, it was
determined that even under the high growth scenario, Silverton has an industrial land surplus of more
than 73 acres.
The City has also recently evaluated the existing supply of residential land within the city limits.
Currently, it is estimated that if every available parcel were fully developed, the land supply would only
last 3‐4 years. Very little of this supply of land will accommodate multi‐family development for young
families, seniors and baby boomers looking to downsize, and affordable housing.
The proposed Comprehensive Plan Amendment will change the site’s designation from Industrial to
Single‐Family Residential Use. The requested change is consistent with recommended Comprehensive
Plan Amendment changes in the West‐Side Land Use and Transportation Plan and will meet a public
need for additional residential land supply. With the proposed Comprehensive Plan Amendment, there
will still be an industrial land surplus of at least 49.17 acres for 2031. The new designation will help fulfill
the community’s vision for the subject site, which is to provide a mixture of single‐family homes,
townhomes, senior housing options, and apartments that are well connected to schools, a network of
trails and parks, shopping areas, and other amenities.
3.

July 8, 2016

A public need will be met by a Plan or zone change which is
not already met by other available property in the area.
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COMMENT:
The subject site serves as a gateway property for the West‐Side planning area and has an essential role
for fulfilling the community vision. Based on community discussions about the aesthetics of the West‐
Side gateway, as well as an analysis of residential verses industrial land use needs, the proposed
Comprehensive Plan Amendment will contribute to Silverton’s small town character. Community desires
for the subject site include a mixture of single‐family homes, townhomes, senior housing options, and
apartments that are well connected to schools, a network of trails and parks, shopping areas, and other
amenities. As indicated by the attached General Land Use Plan, the proposed mixed residential use is
consistent with the community’s vision.
4.

The potential impact upon the area resulting from the
change has been considered.

COMMENT:
As demonstrated by the attached Existing Conditions Plan, the proposed Comprehensive Plan
designation is consistent with Single‐Family Residential designated properties directly north and south of
the subject site. During development of the West‐Side Land Use and Transportation Plan, the City
completed a full analysis of land use needs, required transportation system improvements, and
community preferences for the West‐Side area. The City considered the potential impacts upon the area
and deemed that the subject site’s Comprehensive Plan Map change met a public need. As a result of
this planning effort, the West‐Side Land Use and Transportation Plan was adopted as a supporting
document to the Comprehensive Plan.
e.

If the request for a Plan change affecting the area within the UGB
originates from an individual, he or she will bear the burden of
proof. The request will be heard first by the Planning Commission
which will make a recommendation to the City Council. The City
Council and Marion County must both approve the change before
it can go into effect.

COMMENT:
This request for an Annexation and Comprehensive Plan Amendment has been initiated by the applicant.
As required, this application will be reviewed by the Planning Commission, City Council, and Marion
County staff before the proposed land use changes will go into effect.

C.

STATEWIDE PLANNING GOALS

GOAL 1:

CITIZEN INVOLVEMENT

Summary:

July 8, 2016

Goal 1 calls for "the opportunity for citizens to be involved in all phases of the
planning process."
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COMMENT:
As mentioned throughout this Applicant’s Statement, a series of interactive community workshops were
initiated by the City of Silverton to develop a vision for Silverton’s west‐side area. The project was
guided by a Project Advisory Committee comprised of local property owners and residents, business
owners, local organizations, government agencies, and elected officials. As a result of this effort, an
urban design framework and transportation plan strategies were identified to ensure that future
development was consistent with the community’s vision. On June 3, 2013, the Silverton City Council
adopted the West‐Side Land Use and Transportation Plan as a supporting document to the City’s
Comprehensive Plan.
The proposed Annexation and Comprehensive Plan Amendment are land use applications which follow
the City’s Type IV review procedure. With public hearings held before the Planning Commission and City
Council, the submitted land use applications will satisfy the Citizen Involvement Statewide Planning
Goal. Notice of the public hearings will be posted in accordance with the City’s Type IV review
procedure. As a result, the proposed Annexation and Comprehensive Plan Amendment allows citizens to
be involved in all phases of the planning process.

GOAL 2:

LAND USE PLANNING

Summary:

Goal 2 outlines the basic procedures of Oregon's statewide planning program.
It says that land use decisions are to be made in accordance with a
comprehensive plan, and that suitable "implementation ordinances" to put
the plan's policies into effect must be adopted. It requires that plans be based
on "factual information"; that local plans and ordinances be coordinated with
those of other jurisdictions and agencies; and that plans be reviewed
periodically and amended as needed.

COMMENT:
The submitted Annexation and Comprehensive Plan Amendment Applications are required to follow the
City’s Type IV review procedure. Public hearings will be held to allow an un‐bias decision‐making body
to evaluate factual information and determine whether the application meets the City’s clear and
objective land use review criteria. This Applicant’s Statement has addressed how the submitted
applications meet all of the applicable review criteria.
Goal 2 states that the Comprehensive Plan should be reviewed periodically and amended as needed. In
2013, after a detailed evaluation of community preferences and land use needs, the West‐Side Land Use
and Transportation Plan was adopted as supporting document to the Comprehensive Plan. The
proposed Annexation and Comprehensive Plan Amendment for the subject site are consistent with this
plan. Therefore, the submitted applications satisfy the Land Use Planning Goal.

GOAL 3:

AGRICULTURAL LANDS

Summary:

July 8, 2016

Goal 3 defines "agricultural lands." It then requires counties to inventory such
lands and to "preserve and maintain" them through farm zoning.
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COMMENT:
As mentioned previously, the subject site is currently located in Marion County and is zoned Urban
Transitional – 5 Acres (UT‐5). Therefore, the County has not inventoried the subject property as
agricultural lands, and is not preserving the site through farm zoning. As a result, the proposed
Annexation and Comprehensive Plan Amendment is consistent with the Agricultural Lands Planning
Goal.

GOAL 4:

FOREST LANDS

Summary:

This goal defines forest lands and requires counties to inventory them and
adopt policies and ordinances that will "conserve forest lands for forest uses."

COMMENT:
The subject site is currently zoned UT‐5 by Marion County. Since the property does not include
designated forest lands, the proposed use will not impact this Statewide Planning Goal.

GOAL 5:

OPEN SPACES, SCENIC AND HISTORIC AREAS AND NATURAL RESOURCES

Summary:

Goal 5 covers more than a dozen natural and cultural resources such as wildlife
habitats and wetlands. It establishes a process for each resource to be
inventoried and evaluated. If a resource or site is found to be significant, a
local government has three policy choices: preserve the resource, allow
proposed uses that conflict with it, or strike some sort of a balance between
the resource and the uses that would conflict with it.

COMMENT:
The attached General Land Use Plan indicates that the applicant is proposing to protect the site’s natural
drainageway, potential wetlands, and associated riparian area as a public park. In addition, the applicant
is proposing to provide common open space areas with a future Planned Development Application.
Therefore, the proposed Annexation and Comprehensive Plan Amendment will further the objectives of
this Statewide Planning Goal.

GOAL 6:

AIR, WATER AND LAND RESOURCES QUALITY

Summary:

July 8, 2016

This goal requires local comprehensive plans and implementing measures to
be consistent with state and federal regulations on matters such as
groundwater pollution.
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COMMENT:
Future development of the property will require connection to the City’s sanitary sewer, water, and
stormwater systems. Since the subject property is included in Silverton’s Water, Sanitary Sewer, and
Stormwater Master Plan service areas, recently installed adjacent public facilities within Railway Avenue
NE have been sized to accommodate future development of the property. As such, the proposed
Annexation and Comprehensive Plan Amendment complies with this Statewide Planning Goal.

GOAL 7:

AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS

Summary:

Goal 7 deals with development in places subject to natural hazards such as
floods or landslides. It requires that jurisdictions apply "appropriate
safeguards" (floodplain zoning, for example) when planning for development
there.

COMMENT:
The City of Silverton maintains maps of steeply sloped areas and floodplains within the City’s Urban
Growth Boundary area. The attached Existing Conditions Plan indicates that there are no floodplains or
steeply sloped areas on the subject site. Therefore, future development of the site complies with City’s
safeguards to prevent new development in areas subject to natural disasters and hazards.

GOAL 8:

RECREATION NEEDS

Summary:

This goal calls for each community to evaluate its areas and facilities for
recreation and develop plans to deal with the projected demand for them. It
also sets forth detailed standards for expedited siting of destination resorts.

COMMENT:
The Silverton City Council adopted the West‐Side Land Use and Transportation Plan as a supporting
document to the Comprehensive Plan in 2013. This plan indicates that a publically accessible open space
should be established for development of a trail that crosses the subject site and continues southwest to
the City‐owned property containing the Senior Center, Dog Park, and Skatepark. The submitted General
Land Use Plan indicates that the applicant is proposing to protect on‐site natural resources as a linear
public park, which in the future, could be extended and connected to the nearby recreational facilities.
Therefore, the proposed Annexation and Comprehensive Plan Amendment will further the objectives of
the Recreation Needs Planning Goal.

GOAL 9:

ECONOMIC DEVELOPMENT

Summary:

July 8, 2016

Goal 9 calls for diversification and improvement of the economy. It asks
communities to inventory commercial and industrial lands, project future
needs for such lands, and plan and zone enough land to meet those needs.
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COMMENT:
To evaluate commercial and industrial land needs, the City directed the preparation of an Economic
Opportunity Analysis in 2011. The report evaluated land demands and supply for 2031 under low
growth, medium growth, and high growth scenarios. Based on this analysis, it was determined that even
under the high growth scenario, Silverton has an industrial land surplus of more than 73 acres.
The proposed Annexation and Comprehensive Plan Amendment is consistent with the West‐Side Land
Use and Transportation Plan, which was adopted by the City in 2013 as a supporting document to the
Comprehensive Plan. With the proposed Comprehensive Plan Amendment, there will still be an
industrial land surplus of at least 49.17 acres for 2031. Therefore, the proposed land use change
complies with the Economic Development Planning Goal.

GOAL 10:

HOUSING

Summary:

This goal specifies that each city must plan for and accommodate needed
housing types, such as multifamily and manufactured housing. It requires each
city to inventory its buildable residential lands, project future needs for such
lands, and plan and zone enough buildable land to meet those needs. It also
prohibits local plans from discriminating against needed housing types.

COMMENT:
The proposed Comprehensive Plan Amendment will respond to a demand for additional residential land.
The City has recently determined that the existing residential land supply within the city limits will last
approximately 3‐4 years. Currently, very little of this land supply will accommodate multi‐family
development for young families, seniors and baby boomers looking to downsize, and affordable housing
needs. Based on the community’s vision and an evaluation of buildable lands, approximately 636 single‐
family and multi‐family units can be accommodated in the West‐Side area.
The proposed Annexation and Comprehensive Plan Amendment is consistent with the City’s West‐Side
Land Use and Transportation Plan. The new designation will help fulfill the community’s vision for the
subject site, which is to provide a mixture of single‐family homes, townhomes, senior housing options,
and apartments that are well connected to schools, a network of trails and parks, shopping areas, and
other amenities. Therefore, the Statewide Housing Goal will be addressed with the proposed land use
changes.

GOAL 11:

PUBLIC FACILITIES AND SERVICES

Summary:

July 8, 2016

Goal 11 calls for efficient planning of public services such as sewers, water, law
enforcement, and fire protection. The goal's central concept is that public
services should to be planned in accordance with a community's needs and
capacities rather than be forced to respond to development as it occurs.
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COMMENT:
The subject site is currently located within the Silverton’s Urban Growth Boundary, therefore the
property is included in the City’s public facilities, services, and transportation networks planning area.
The City’s Transportation System Plan, Water Master Plan, Sewer Master Plan, and Storm Water Master
Plan have evaluated existing public facilities and services and have determined future development
needs within the planning area. In addition to these planning documents, facilities and services needs
were evaluated during the development of the West‐Side Land Use and Transportation Plan. These
planning documents indicate how public services should be extended when the subject site is
developed.
A review of the City’s master plans indicates that existing public facilities, services, and transportation
networks are adjacent to the site and can be extended to meet the needs of the subject property. The
attached Existing Conditions Plan indicates that access to the site will be provided through a 60’ wide
flagpole that connects to Railway Avenue NE. Public water and sanitary sewer service will be provided
by extending existing main lines from Railway Avenue NE. Stormwater will be managed by collecting
stormwater from impervious surfaces, detaining it on‐site, and releasing it at the site’s pre‐development
rate into the on‐site drainageway and public storm system within Railway Avenue. As required, the
extension of public facilities will be consistent with the City’s infrastructure plans and will provide an
orderly and efficient arrangement of public services.

GOAL 12:

TRANSPORTATION

Summary:

The goal aims to provide "a safe, convenient and economic transportation
system." It asks for communities to address the needs of the "transportation
disadvantaged."

COMMENT:
The applicant is proposing a Comprehensive Plan Amendment to change the site’s designation from
Industrial to a Single‐Family Residential. The submitted General Land Use Plan also indicates that the
applicant is proposing to develop a mixed residential use on the site through a Planned Development
Application when the R‐1 zone density standard is applied to the site. Under the R‐1 zone, the maximum
residential density for the 24.53 acre site is 147 dwelling units. Assuming that the percentage of
dwelling units are evenly divided between single‐family homes, cottages, townhomes, and apartments,
the mixed residential use would generate 97 PM Peak Hour trips. The traffic impacts of the mixed
residential use can be relatively compared to an industrial use of the property. It is estimated that
approximately 18.43 acres of the site could be developed with a light industrial use at an employment
density of 15 employees per acre, resulting in the generation of 116 PM Peak Hour trips. Therefore, the
proposed Comprehensive Plan Amendment will not significantly affect the planned function and
capacity of area transportation facilities, but would actually reduce future impacts to the transportation
system.

July 8, 2016
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As mentioned previously, the subject site serves as a gateway property for the West‐Side planning area
and has an essential role in addressing current transportation deficiencies. As demonstrated by the
attached Concept Plans, annexation of the subject property will allow the development of a much
needed north‐south collector to reduce traffic impacts to the Silverton Road and Westfield Street
intersection (see Exhibit 3). Future development of the property will also permit the development of
new east‐west local service roads to provide new multi‐modal transportation connections to the
Safeway shopping center, Robert Frost Elementary School, First Baptist Church, Senior Center, Dog Park
and Skatepark. Therefore, with the proposed Annexation and Comprehensive Plan Amendment, the
proposed Annexation and Comprehensive Plan Amendment will facilitate development of a safe,
convenient, and economical transportation system for the West‐Side area.

GOAL 13:

ENERGY

Summary:

Goal 13 declares that "land and uses developed on the land shall be managed
and controlled so as to maximize the conservation of all forms of energy,
based upon sound economic principles."

COMMENT:
The proposed annexation will encourage energy conservation by locating future housing within
convenient bicycle and walking distance to shopping areas, schools, churches, public services, and
recreational amenities. Energy conservation will also be encouraged through the weatherization of new
residential structures within the development. Therefore, the proposed Annexation and Comprehensive
Plan Amendment is consistent with the Energy Planning Goal.

GOAL 14:

URBANIZATION

Summary:

This goal requires cities to estimate future growth and needs for land and then
plan and zone enough land to meet those needs. It calls for each city to
establish an "urban growth boundary" (UGB) to "identify and separate
urbanizable land from rural land."

COMMENT:
To evaluate future commercial and industrial land needs, the City directed the preparation of an
Economic Opportunity Analysis in 2011. The report evaluated land demands and supply for 2031 under
low growth, medium growth, and high growth scenarios. Based on this analysis, it was determined that
even under the high growth scenario, Silverton has an industrial land surplus of more than 73 acres.
The City has also recently determined that the existing residential land supply within the city limits will
last approximately 3‐4 years. Currently, very little of this land supply will accommodate multi‐family
development for young families, seniors and baby boomers looking to downsize, and affordable housing
needs. Based on the community’s vision and an evaluation of buildable lands within the West‐Side
planning area, it was determined additional single‐family and multi‐family dwelling units should be
accommodated on the subject site.

July 8, 2016
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The proposed Annexation and Comprehensive Plan Amendment is consistent with the West‐Side Land
Use and Transportation Plan, which was adopted by the City in 2013 as a supporting document to the
Comprehensive Plan. With the proposed Single‐Family Residential designation for the subject site,
Silverton will still maintain a 49.17 acre industrial land surplus for 2031. The new residential designation
and proposed Planned Development of the site will help meet the current demand for additional single‐
family and multi‐family housing. The Annexation and Comprehensive Plan Amendment will also fulfill
the community’s vision for the subject site, which is to provide a mixture of single‐family homes,
townhomes, senior housing options, and apartments that are well connected to schools, a network of
trails and parks, shopping areas, and other amenities.

V.

SUMMARY AND CONCLUSIONS

Based upon the findings of this Applicant’s Statement and submitted exhibits, the applicant has
demonstrated compliance with relevant sections of the Silverton Development Code, Statewide Planning
Goals, and Silverton Comprehensive Plan. Therefore, the applicant requests that the submitted
applications be approved.

July 8, 2016
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VI.

EXHIBITS

1.

Application Form

2.

Property Deed, Legal Description, and Easements

3.

Concept Plans

July 8, 2016

Sheet P‐1:

Existing Conditions Plan

Sheet P‐2:

Proposed Annexation and Comprehensive Plan Amendment

Sheet P‐3:

Proposed General Land Use Plan

Annexation with Concurrent Comprehensive Plan Amendment

Page 44

54

APPLICATION FORM

EXHIBIT 1
55

56

57

58

59

60

61

62

63

PROPERTY DEED

EXHIBIT 2
64

65

66

67

68

69

70

71

CONCEPT PLANS

EXHIBIT 3
72

73

74

75
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ATTACHMENT D: STAFF REPORT, CP-16-02 & AN-16-03
FINDINGS OF FACT
A. Background Information:
1. The applicant submitted an application on July 8, 2016 requesting a Comprehensive
Plan Amendment to change the designation from Industrial to Single Family
Residential with a concurrent request to annex the 24.53 acre property into the City
Limits and zone the property R-1, Single Family Residential.
2. Notice was mailed to all property owners within 700 feet of the subject area on
September 21, 2016. As of this writing, October 4, 2016 no written testimony has been
received. The notice was published in the Silverton Appeal on September 28, 2016.
The site posted on September 29, 2016.
3. The applicant has made findings addressing the applicable Standards and Review
Criteria that is Attachment B. The findings below will address any outstanding issues
not addressed in the applicant’s submittal.
B. Silverton Development Code (SDC):
1. Article 4 – Administration of Land Use and Development
Section 4.1.500

Type IV Procedure

A minimum of two hearings, one before the Planning Commission and one before the City
Council, are required for all Type IV applications

Findings: This application is being reviewed through a Type IV procedure. The applicant
submitted an application on July 8, 2016, meeting Criterion A. A public notice for this
request was mailed to all property owners within 700 feet of the site on September 21,
2016. The notice was published in the Silverton Appeal on September 28, 2016. The site
posted on September 29, 2016. The application will be before the Planning Commission
October 11, 2016 and will likely be before the City Council November 7, 2016.
Unless mandated by state law, annexation, delayed annexations, and/or extension of city
services may only be approved by a majority vote among the electorate. On March 15,
2016, the State enacted SB 1573 that states that the legislative body of a city shall annex a
territory petitioning annexation without submitting the proposal to the electors of the city if
the territory is within the Urban Growth Boundary, the territory upon annexation will be
subject to the acknowledged comprehensive plan, the territory is contiguous to the city
limits and the proposal conforms to all other requirements of the city’s ordinances. The
territory is within the UGB, is contiguous to the city limits and would be subject to the
comp plan upon annexation. This staff report will review the proposal for conformity with
all other requirements of the city’s ordinances.
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Section 4.12.400

Review Criteria – Comprehensive Plan Amendment

Amendments to the comprehensive plan will be approved if the council finds that the
applicant has shown that the following applicable criteria are met:

1. The requested designation for the site has been evaluated against relevant
comprehensive plan policies and on balance has been found to be more supportive
of the comprehensive plan as a whole than the old designation.
Findings: The subject property was within the study area of the Westside Land Use and
Transportation Plan that was adopted as a support document to the Silverton
Comprehensive Plan in June 2013. The property is currently designated Industrial on the
Comprehensive Plan Map and is requesting to change to Residential. As shown in the
below excerpt, the subject property, which is the 24.5 acre property that forms part of the
western boundary of the planning area immediately south of Silverton Road, needs to
change from Industrial to Single-Family Residential designation.

CP-16-02 & AN-16-03

78

An Economic Opportunity Analysis was adopted by Council in June 2011 indicating a
surplus of Industrial Land.
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The requested designation for the site has been evaluated against relevant comprehensive
plan policies and on balance has been found to be more supportive of the comprehensive
plan as a whole than the old designation.
2. The requested designation is consistent with any relevant area plans adopted by the
city council.
Findings: Changing the Comprehensive Plan designation from Industrial to Residential
will make the property consistent with the relevant area plans adopted by City Council.
3. The requested designation is consistent with the comprehensive plan map pattern
and any negative impact upon the area resulting from the change has been
considered and deemed acceptable by the city.
Findings: Changing the property from Industrial to Residential will be consistent with the
Comprehensive Plan map pattern as adopted by the West Side Land Use and
Transportation Plan. Impacts of the change were considered during the extensive planning
process that was undertaken to develop the Plan. The property developing as Residential as
opposed to Industrial will likely have less of a traffic impact on the transportation system.
A 24.5 acre General Light Industrial development is estimated to have 178 PM Peak Hour
Trips as opposed to a 147 dwelling unit residential development that is estimated to have
147 PM Peak Hour Trips. There is not anticipated to be any negative impact on the area
resulting from the change. The criterion is met.
4. An identified public need will be met by the proposed change that is not already met
by other available property.
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Findings: As indicated in the above excerpt from the 2011 Economic Opportunity Plan the
City has a surplus of Industrial land and the property has been identified during a public
process to be designated Residential.
5. The requested designation is consistent with the statewide planning goals
Findings: The City of Silverton adopted the Comprehensive plan to be consistent with the
statewide planning goals and has been acknowledged by the State.
Section 4.10.140

Review Criteria – Annexation

When reviewing a proposed annexation of land, the Planning Commission and City
Council will consider the following standards and criteria:
1. Adequacy of access to the site; and

Findings: The site has frontage on Railroad Avenue, a local street under Marion County
jurisdiction. Railroad Avenue runs mostly parallel to Silverton Road with a rail crossing at
the western terminus and an acute angle intersection with Silverton Road at the eastern
terminus. The following is the excerpt of the transportation recommendations as found in
the West Side Land Use and Transportation Plan.
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Marion County provided the following comments.
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The current application is the change the Comprehensive Plan designation from Industrial
to Residential and to annex the property into the City Limits which would allow it in the
future to develop to urban densities. A TIA can be required for; A change in zoning or a
plan amendment designation if required by the public works director; Any proposed
development or land use action resulting in an increase of 20 single-family dwellings or
200 average daily trips, whichever is less, per the Institute of Transportation Engineers
(ITE) Trip Generation Manual; Where a road authority states that it has operational or
safety concerns with its facility(ies); A change in land use that may cause an increase in use
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of adjacent streets by vehicles exceeding the 20,000 pound gross vehicle weights by 20
peak hour trips or more per day; The location of the access driveway does not meet
minimum sight distance requirements, or is located where vehicles entering or leaving the
property are restricted, or such vehicles queue or hesitate on the state highway, creating a
safety hazard; or A change in internal traffic patterns that may cause safety problems, such
as backup onto a street or greater potential for traffic accidents.
The proposed plan amendment has the effect of reducing the potential trips to and from the
site. Typically a TIA is not required when the proposed application reduces the potential
amount of trips. A future Subdivision or Planned Development application would likely be
above 20 single family developments and would require a TIA. Off-site improvements
have to be tied to specific impacts of a development. The act of changing the
comprehensive plan designation or annexing property does not create an increase of
impacts but allows the site to develop in the future. When the site develops in the future
will cause impacts and off-site improvements would be looked at during the subsequent
land use applications that indicate what the impacts will be. The site does have challenges
with regard to access given the proximity of the two rail crossings to access the site.
Criterion 1 is met.
2. Conformity of the proposal with the City’s Comprehensive Plan; and;

Findings: The parcel to be annexed is located within the UGB and is proposed to be
designated Single Family. The proposed change would bring the property into conformity
with the City’ Comprehensive Plan. The zoning of the site will be R-1, Single Family
Residential. The purpose of the annexation is for the site to develop as a Residential
Subdivision or Planned Development. A Subdivision or Planned Development application
would have to be submitted for review by the Planning Commission for conformance with
Development Code standards in a Public Hearing prior to any develop occurring on the
site.
The Goal of the Urbanization Element of the Comprehensive Plan is to, “Provide adequate
land to meet anticipated future demands for urban development in a logical and orderly
manner.” And has Objectives to, Maintain a supply of buildable residential, commercial
and industrial land within the City’s UGB as allowed by state law; Continue to work with
Marion County to manage land development between the city limits and UGB; and
Consistently apply and enforce the City’ development policies, codes, standards and other
The Goal of the Air, Water and Land Resources Quality seeks to “Maintain and improve
the quality of the area’s air, water, and land resources.” Any further development of the
site would require the extension of and connection to the City’s sanitary sewer facilities.
As such, this annexation and subsequent connection to the City’s water system will comply
with the goals and policies within the Air, Water and Land Resources Quality and will not
lead to the degradation of the natural resources.
A Goal of the Transportation Element is to “Provide a safe, convenient, aesthetic and
economical transportation system.” Any development of the site will be required to meet
transportation, access and circulations, and roadway standards.
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The Goal of the Housing element to “Meet the projected housing needs of citizens in the
Silverton area.” The Objectives of the Housing Element are to, Encourage a “small town”
environment; Encourage preservation, maintenance and improvement of the existing
housing stock; Encourage new housing in suitable areas to minimize public facility and
service costs and preserve agricultural land; and Encourage an adequate supply of housing
types necessary to meet the needs of different family sizes and incomes. The proposed
annexation is directly adjacent to existing public facilities. Encouraging a “small town”
environment is an ambiguous statement that can be interpreted by the Planning
Commission and City Council and is addressed in the West Side Land Use and
Transportation Plan.
The requested annexation will be consistent with the goals and policies of the Economy
element of the Comprehensive Plan. This element largely speaks to encouraging the
diversification of the local economy and the proposed annexation of the development of
single family homes will not have an impact upon this element.
With the public hearing held before the Planning Commission and City Council the
requested annexation will satisfy the goal and policies of the Citizen Involvement element
of the Comprehensive Plan. In addition, the West Side Land Use and Transportation Plan
was adopted after an extensive public planning process. The purpose of the public hearing
is to solicit and involve the public in the decision making process. The public hearing was
published, posted, and notices were mailed in accordance with all requirements.
The Goal of the Public Facilities and Services Elements of the Comprehensive Plan is to
“Provide orderly and efficient public facilities and services to adequately meet the needs of
Silverton residents.” The water system, sanitary sewer system, storm water system and
transportation network exist adjacent to the site.
3. Adequate public facilities, services, and transportation networks are in place or are
planned to be provided concurrently with the development of the property. If extensions
or upgrading of any improvement is necessary to serve the area, such extension must
be consistent with the city’s infrastructure plans and must be an orderly and efficient
arrangement for the extension of public services; and

Findings: The property is requesting annexation in order to develop to urban densities.
The identified Transportation Master Plan projects were identified above. The water
system, sanitary sewer system, storm water system and transportation network exist
adjacent to the site. Each of the utilities is the standard size for residential development.
Development of the site will require the public facilities to be extended into the site in
accordance with Public Works Design Standards to serve a proposed development.
4. The new area will meet city standards for any public improvements which may be
necessary to serve the area (including but not limited to streets, including sidewalks,
sanitary sewer, water, storm drainage); and

Findings: The property is requesting annexation in order to develop to urban densities.
The water system, sanitary sewer system, storm water system and transportation network
exist adjacent to the site. Each of the utilities is the standard size for residential
development. Development of the site will require the public facilities to be extended into
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the site in accordance with Public Works Design Standards to serve a proposed
development. Therefore Criterion 4 is met.
5. The area to be annexed is contiguous to the city and represents a logical direction for
city expansion; and

Findings: The area is contiguous to the City. The site abuts the City Limits along the
eastern property line, the annexation represents a logical direction for city expansion,
meeting Criterion 5.
6. The area is within the urban growth boundary, unless a health hazard due to failing
septic systems or groundwater supplies is found to exist; and

Findings: The area considered for annexation is inside the Urban Growth Boundary. The
criterion is met.
7. The proposed use of the property is consistent with the applicable comprehensive plan
designation; and

Findings: The proposed area for annexation is proposed to be developed with a single
family dwellings or a Planning Unit Development. It is proposed to be designated Single
Family of the Comprehensive Plan Map and will be zoned R-1, Single Family Residential,
thereby meeting Criterion 7.
8. The proposed annexation shall be consistent with all applicable goals and policies of
the Silverton Comprehensive Plan; and

Findings: The proposed annexation has been reviewed for conformity with the city’s
comprehensive plan earlier in the report.
9. Shall be in compliance with applicable sections of ORS Chapter 222; and

Findings: ORS 222 provides for a means of annexation by election or by action of the
governing body. However, as noted above the City is no longer allowed to submit
proposals for annexation to the electors of the city for their approval or rejection.
The proposal is following the Type IV procedure, consistent with ORS 222 for annexation
procedures.
This application has been found to be in compliance with the applicable sections of ORS
Chapter 222 and will follow all applicable state and local procedures. Therefore, this
criterion has been met.
10. Natural hazards identified by the City, such as wetlands, floodplains and steep slopes
have been addressed; and

Findings: There are no step slopes on the site and the site is not located within the
floodplain. There may be wetlands bisecting the southern portion of the site and a wetland
delineation would be required as part of a future development application. The conceptual
plan shows the area as a public park to protect the potential wetlands. Natural hazards of
the site have been addressed. The criterion is met.

CP-16-02 & AN-16-03

88

11. Urbanization of the subject property shall not have a significant adverse effect on
areas identified or designated in the Comprehensive Plan as open space or as
significant scenic, historic or natural resource areas; and

Findings: There are no areas on the site identified or designated in the Comprehensive
Plan as open space or as significant scenic, historic or natural resource areas. The criterion
is met.
12. Economic impacts which are likely to result from the annexation shall be evaluated in
light of the social and physical impacts. The overall impact which is likely to result
from the annexation and development shall not have a significant adverse effect on the
economic, social and physical environment of the community, as a whole.

Findings: The annexation will add additional developable land to the City Limits. This
will add approximately 147 more homes to the tax rolls. After development, this will add
approximately 30,870,000 of assessed value, equating to annual taxes to the City of
Silverton of $112,984. The median household income in Silverton is $53,929, representing
an additional $7,927,563 in household income within the City. This will create a
population increase of 390 people. The development will increase the impact to the water,
sewer, transportation, storm sewer and parks system. As such, System Development
Charges will be applicable to each new dwelling. In total, a new house pays $20,282 in
SDC’s for their impact on public facilities. 147 additional homes will equate to
approximately $2,981,454 in total SDC’s. There is a Silver Falls School District excise tax
on new homes in Silverton that is $1 per square foot of living area, which will generate an
additional $294,000 for the school district.
III. SUMMARY AND CONCLUSION
Findings have been made for all of the applicable Code sections. The proposed annexation
may meet applicable Silverton Development Code Review Criteria and Standards.
The Planning Commission is required to hold a public hearing to evaluate the proposed
annexation.
The Planning Commission will make a recommendation to the City Council regarding the
comprehensive plan amendment and annexation request and determine how the proposal has or
has not complied with the review criteria. The Planning Commission will then forward their
recommendation and findings in support of its recommendation to the City Council.
Once the City Council receives Planning Commission’s recommendation on the
comprehensive plan amendment and annexation, the Council will review the findings and the
recommendation in a public hearing.
Staff finds the application, as presented, meets, can meet, or does not meet the applicable City
codes and requirements.
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Planning Commission Options:
1. Recommend to the City Council the APPROVAL of the proposed comprehensive plan
amendment and annexation as it meets the review criteria and recommend the City Council
adopt findings exempting this annexation from being required to be approved by a majority
vote among the electorate.
2. Recommend to the City Council the DENIAL of the proposed comprehensive plan
amendment and annexation as it does not meet the review criteria.
3. Recommend to the City Council a MODIFICATION of the proposed comprehensive plan
amendment and annexation so that it meets the review criteria.
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ATTACHMENT E: TESTIMONY
None Received.
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City of Silverton
Community Development
306 South Water Street
Silverton, OR 97381

APPLICANT:
EVANS OAKS, LLC
PO BOX 1876
SILVERTON, OR 97381

STAFF REPORT

CONTACT PERSON:
G. VICTOR MADGE

PROCEDURE TYPE IV
FILE NUMBER: ZC-16-02 & DR-16-03
LAND USE DISTRICT:
R-1, SINGLE FAMILY RESIDENTIAL
PROPERTY DESCRIPTION:
ASSESSOR MAP#: 061W35AC
LOTS #: 3100, 3200, & 3300
SITE SIZE: 1.4 ACRES
ADDRESS:

OWNER:
RESERVE STREET COTTAGES, LLC
PO BOX 1876
SILVERTON, OR 97381
LOCATION: LOCATED SOUTH OF EAST MAIN
STREET, WEST OF STEELHAMMER ROAD, AND
NORTH OF RESERVE STREET.

PROPOSED DEVELOPMENT ACTION: ZONE CHANGE APPLICATION TO CHANGE THE ZONING OF
TAXLOTS 3100, 3200, & 3300 ON MARION COUNTY ASSESSOR’S MAP 061W35AC FROM R-1, SINGLE
FAMILY RESIDENTIAL TO R-5, LOW DENSITY RESIDENTIAL WITH A CONCURRENT DESIGN REVIEW
APPLICATION FOR A 12 UNIT DEVELOPMENT ON 1.4 ACRES.
DATE: OCTOBER 4, 2016

Attachments

A. Vicinity Map and Review Criteria
B. Applicant’s Narrative
C. Conditions of Approval
D. Staff Report
E. Testimony
F. Design Requirements & Policies
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ATTACHMENT A: VICINITY MAP & REVIEW CRITERIA
Case File: ZC-16-02 & DR-16-03
Vicinity Map and Surrounding Land Use Districts
North – R-1 (Single Family Residential)
East – UT-5 (Urban Transition – 5 Acre)
South – R-1 (Single Family Residential)
West – R-1 (Single Family Residential)
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REVIEW CRITERIA:
4.7.300 Quasi-judicial amendments. Criteria for Quasi-Judicial Zoning Amendments. The city
shall consider the following review criteria and may approve, approve with conditions or deny a
quasi-judicial amendment based on the following; if the application for an amendment originates
from a party other than the city, the applicant shall bear the burden of proof.
1. Approval of the request is consistent with the statewide planning goals;
2. Approval of the request is consistent with the relevant comprehensive plan policies and on
balance has been found to be more supportive of the comprehensive plan as a whole than
the old designation;
3. The requested designation is consistent with any relevant area plans adopted by the city
council;
4. The requested designation is consistent with the comprehensive plan map pattern and any
negative impacts upon the area resulting from the change, if any, have been considered and
deemed acceptable by the city;
5. A public need will be met by the proposed change that is not already met by other available
properties, or the amendment corrects a mistake or inconsistency in the comprehensive plan
or zoning map regarding the property which is the subject of the application;
6. The property and affected area are presently provided with adequate public facilities,
services and transportation networks to support the use, or such facilities, services and
transportation networks are planned to be provided in the planning period; and
7. The amendment conforms to other applicable provisions of this code, such as the
transportation planning rule requirements incorporated into SDC 4.7.600.
8. Any amendment involving a change to the city’s urban growth boundary shall conform to
applicable state planning rules for such amendments.
Design Review: The City shall consider the following review criteria and may approve, approve
with conditions or deny a design review based on the following:
A. Complete. The application is complete, as determined in accordance with Chapter 4.1 Types of Applications and Section 4.2.500, above.
B. Zoning District. The application complies with all of the applicable provisions of the
underlying Zoning District (Article 2), including: building and yard setbacks, lot area
and dimensions, density and floor area, lot coverage, building height, building
orientation, architecture, and other special standards as may be required for certain land
uses;
C. Conformance. The applicant shall be required to upgrade any existing development
that does not comply with the applicable zoning district standards, in conformance with
Chapter 5.2, Non-Conforming Uses and Development;
D. Design Standards. The application complies with all of the Design Standards in
Article 3:
1. Article 2 – Design standards and special use standards of the applicable district;
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2. Chapter 3.1 - Access and Circulation;
3. Chapter 3.2 - Landscaping, Street Trees, Fences and Walls;
4. Chapter 3.3 - Parking and Loading;
5. Chapter 3.4 - Public Facilities;
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ATTACHMENT B: APPLICANT’S NARRATIVE
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ATTACHMENT C: CONDITIONS OF APPROVAL
1. All improvements on the site shall be in substantial conformance to the submitted plans
taking all conditions of approval into account.
2. All applicable building permits shall be obtained prior to any work that requires a building
permit.
3. All required Public Improvements shall be installed and accepted by the City prior to
release of any building permits.
4. The proposed buildings shall be less than 35’ in height and up to 2.5 stories.
5. The setback for the east and south street property lines shall be 15’, 10’ for the north
property lines for single story structures and 12’ for two-story structures, and 20’ for the
west property line.
6. Access to public streets shall be constructed in such a manner as to eliminate turning
conflicts. Access spacing shall conform to the Transportation Systems Plan. The proposed
width of accesses shall meet the Public Works Standards.
7. Driveways, parking areas, aisles, and turnarounds must be paved with asphalt or concrete.
Other paving materials may be used, subject to approval by the public works director. For
example, porous paving materials such as porous concrete, pavers set in sand, or concrete
blocks that allow grass to grow through may be permitted to reduce surface water runoff
and protect water quality.
8. A 12 foot wide ADA compliant all weather gravel access or concrete path capable of
withstanding H-20 loading shall be installed within the old abandoned High Street right-ofway. Applicant shall construct an ADA ramp at the end of the gravel access where it
connects to Reserve Street, and shall also construct an ADA ramp on the opposite side of
Reserve Street. All work shall be in accordance with City Standards and PROWAG.
9. 25 five-gallon shrubs or accent plants shall be provided along the sites frontage of Reserve
Street and 13 five-gallon shrubs shall be provided along the sites frontage of Steelhammer
Road.
10. 8 canopy trees and 8 understory trees shall be provided along the northern property line and
3 canopy trees and 3 understory trees shall be provided along the western property line.
11. Applicant may be required to dedicate right-of-way, and will be required to construct threequarter ( ¾) street improvements to City standards for 17 feet of pavement (CL to face of
curb), curb, piped storm drainage, and 5 foot curb tight sidewalk. Drainage facilities shall
be provided on the non-curbed side of the street. Additional striping and pavement tapers
may be necessary.
12. Additional right-of-way dedication may be be required in order to construct a 5’ wide
sidewalk and save the oak trees. An ADA ramp shall be constructed at the curb return at
the corner of Reserve and Steelhammer.
13. In accordance with SMC 13.70.110 this existing use does increase the impacts to the public
improvement facility and is therefore not exempt from transportation SDC’s.
Transportation SDC’s will be calculated by the Public Works Director.
14. Off-street parking spaces shall be provided at a rate of 1 space per 1-bedroom unit, 1.5
spaces per 2-bedroom unit, 2.25 spaces per 3-bedroom or larger, plus 1 visitor space for
each 4 units.
15. 12 bicycle parking spaces shall be provided.
16. In accordance with SMC 13.70.110 this multifamily design review permit is not exempt
from parks SDC charges.
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17. In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from sanitary SDC charges.
18. Should Fire Department regulations require additional fire flow that results in looping the
water line throughout the site, then applicants engineer shall coordinate with Public Works
for the extension of a public water line, and dedication of easements.
19. In accordance with SMC 13.70.110 this design review/conditional use permit does increase
the impacts to the public improvement facility and is therefore not exempt from water SDC
charges.
20. The developer shall coordinate with Silverton Fire District to ensure all applicable Code
standards are met.
21. Peak storm water runoff shall be controlled by a detention facility in accordance with City
standards. Detention shall be designed for the difference between the 5-yr predeveloped
and 25-yr post developed conditions. On-site storm water collection and detention
facilities shall be private, and maintained by the HOA. A 12 inch storm main exists
approximately 130 feet to the north of the project on Steelhammer Road, and will serve this
development and future extensions to the south. A 12-inch storm line exists approximately
160 feet to the west of the project on Reserve Street, and will serve this development.
22. In accordance with SMC 13.70.110 this design review/conditional use permit does increase
the impacts to the public improvement facility and is therefore not exempt from stormwater
SDC charges.
23. All new utilities to the project shall be underground services. No overhead crossings of
public right of way shall be approved by the city.
24. No public improvements, including sanitary sewers, storm sewers, streets, sidewalks,
curbs, lighting, parks, or other requirements shall be undertaken except after the plans have
been approved by the City, permit fee paid, and permit issued. The City may require the
developer or subdivider to provide assurance, bonding or other performance guarantees to
ensure completion of required public improvements.
25. Improvements installed by the developer either as a requirement of these regulations or at
his/her own option, shall conform to the requirements of this Chapter, approved
construction plans, and to improvement standards and specifications adopted by the City.
Improvements shall be constructed under the inspection and to the satisfaction of the City.
The City may require minor changes in typical sections and details if unusual conditions
arising during construction warrant such changes in the public interest.
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ATTACHMENT D: STAFF REPORT, ZC-16-02 & DR-16-03
FINDINGS OF FACT
A. Background Information:
1. The applicant submitted an application on September 16, 2016 requesting a Zone
Change to change the zoning of taxlots 3100, 3200, & 3300 on Marion County
Assessor’s Map 061W35AC from R-1, Single Family Residential to R-5, Low Density
Residential with a concurrent Design Review application for a 12 unit development on
1.4 acres.
2. Notice was mailed to all property owners within 700 feet of the subject area on
September 21, 2016. The notice was published in the Silverton Appeal on September
28, 2016. The site posted on September 29, 2016.

B. Silverton Development Code (SDC):
1. Article 4 – Administration of Land Use and Development
Section 4.1.500

Type IV Procedure

A minimum of two hearings, one before the Planning Commission and one before the City
Council, are required for all Type IV applications

Findings: This application is being reviewed through a Type IV procedure. The applicant
submitted an application on September 16, 2016. A public notice for this request was
mailed to all property owners within 700 feet of the site on September 21, 2016. The
notice was published in the Silverton Appeal on September 28, 2016. The site was posted
on September 29, 2016. The application will be before the Planning Commission on
October 11, 2016 and will likely be before the City Council on November 7, 2016.
4.7.300 Quasi-judicial amendments. Criteria for Quasi-Judicial Zoning
Amendments. The city shall consider the following review criteria and may
approve, approve with conditions or deny a quasi-judicial amendment based on
the following; if the application for an amendment originates from a party other
than the city, the applicant shall bear the burden of proof.
1. Approval of the request is consistent with the statewide planning goals;
Findings: The City of Silverton adopted the Comprehensive plan to be consistent with the
statewide planning goals and has been acknowledged by the State.
2. Approval of the request is consistent with the relevant comprehensive plan policies
and on balance has been found to be more supportive of the comprehensive plan as
a whole than the old designation;
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Findings: The applicant submitted an application requesting a Zone Change to change the
zoning of taxlots 3100, 3200, & 3300 on Marion County Assessor’s Map 061W35AC from
R-1, Single Family Residential to R-5, Low Density Residential. Taxlots 3100 & 3200 are
vacant and taxlot 3300 has a 650 square foot barn located on the site. The total area of the
request is 1.4 acres. The site contains a mixture of coniferous and deciduous vegetation. The
site has frontage on Steelhammer Road and Reserve Street. Steelhammer Road is a Collector
Roadway under City of Silverton jurisdiction and Reserve Street is a Local Roadway under
City of Silverton jurisdiction. The site is designated Single Family on the Comprehensive
Plan and is zoned R-1, Single Family Residential. The R-1 zone allows for residential
development up to 6 units per acre which would allow a maximum density of 8 units for the
site. As shown on the Zoning Compatibility Matrix, the R-5 zone is a compatible zoning
district with the Single Family Residential Comprehensive Plan Designation.

The R-5 Zone requires property to develop at densities ranging from five dwellings per acre
to not more than 10 dwellings per acre. The zone change would allow the site to develop
between 7 and 14 units. In order to accommodate the density range, the R-5 zone allows
single family attached, cottage clusters, and/or, multifamily developments through the
Design Review process.
The goal of the Urbanization element of the Comprehensive Plan (Comp Plan) is to “Provide
adequate land to meet anticipated future demands for urban development in a logical and
orderly manner.” A Policy of the Urbanization element indicates that multiple family
development will be encouraged, especially in but not limited to, areas close to the central
business district, or within walking distance of neighborhood commercial area, or in areas
designated for mixed use. It is also desired that multiple family development should be
scattered around the community and not concentrated within any one particular area. Small
developments which fit in the existing neighborhood are preferred. The site is located
approximately a ¼ mile east of the central business district. There are no other multiple
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family developments in the area thereby not concentrating development within any one
particular area. The proposed development is 1.4 acres in size consisting of 12 dwelling
units that will be individual cottages or attached cottages. The proposed development is a
density of 8.5 units per acre. The development will have more of a single family character
than that of a typical multi-family development which will be a better fit within the existing
neighborhood.
An Objective of the Housing element of the Comp Plan is to encourage an adequate supply
of housing types necessary to meet the needs of different family sizes and incomes. The
majority of dwellings in Silverton are single family residences on lots at least 7,000 square
feet in area. The cottage style of the development is a type of housing style that is not
currently found in Silverton.
The requested designation for the site has been evaluated against relevant comprehensive
plan policies and on balance has been found to be more supportive of the comprehensive plan
as a whole than the old designation.
3. The requested designation is consistent with any relevant area plans adopted by the
city council;
Findings: There are no relevant area plans in the vicinity.
4. The requested designation is consistent with the comprehensive plan map pattern
and any negative impacts upon the area resulting from the change, if any, have
been considered and deemed acceptable by the city;
Findings: As noted above, the designation is consistent with the comprehensive plan map
pattern. The potential negative impact on the area resulting from the change would be an
increase in traffic based on the increased allowable density. Under the current zoning, 8
units would be allowed to be developed with 12 units being proposed as part of the request.
This represents an increase in PM peak hour trips from 8 up to 12, an increase of 4. This
averages an increase of one additional car every 15 minutes for the busiest hour in the
evening.
5. A public need will be met by the proposed change that is not already met by other
available properties, or the amendment corrects a mistake or inconsistency in the
comprehensive plan or zoning map regarding the property which is the subject of
the application;
Findings: The following is an analysis of the remaining properties zoned for multi-family
development.
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2. South Water Street Creekside Area
1306-1318 S Water
Three properties zoned R-5 with a combined
area of 32,701 sq ft (15,338; 8,300 and 9,063
sq ft) with a gross density range of 3.75-7.5
units.
Southern property is constructing a single
family dwelling on the parcel. 1 dwelling
unit
Northern 2 properties owned by one owner.
30% of the northern 2 properties are in the
Flood Plain. The Riparian Corridor
Boundary appears to follow the Flood Plain
Boundary.
Approximate 8,000 sq ft building envelope.
Approximately 3-4 dwelling units

4. 407 S First St
4,471 sq ft. Small flat property,
development of a single family dwelling
possible
5. 122 Fiske Street
3,670 square foot property behind church
parking lot will need frontage onto a public
street or access easement. One dwelling
likely.
6. 524 Jersey Street
32,470 square feet heavily impacted by
steep slopes. Current application for 3
homes.
7. Hill Street
13,779 square feet. The site is significantly
impacted by hillside. Less than 800 square
feet of area under 12% slope with the
majority of the site in the 15-25% range, 1
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dwelling likely.

8. 623 McClaine Street
21,976 square feet heavily impacted by
steep slopes. Approximate 7,000 sq ft
building envelope.
2-4 dwelling units
9. Webb Street
Three developable properties range in
size from 1,665 to 3,336 square feet. 3-4
dwelling possible,
10. North James Street
The area contains four properties totaling
65,806 square feet. Area lacks adequate
storm drainage system. Storm drainage
improvements would have to be installed
south to Webb Street prior to
development. No other constraints exist
on the site. Northern property currently
being used as a school parking lot. 8-15
dwelling units
The range of possible dwelling units for the vacant multi-family properties in the City Limits
is 22-29 dwelling units. It should be noted that there are currently zero vacant properties
zoned RM-20, Multi-Family High Density. The housing element of the Comprehensive Plan
indicated a shortfall in inventory of buildable multi-family land of 160 units. The
Comprehensive plan assumed this shortfall would be satisfied with 100 units of multi-family
being developed within a PUD as part of the 108 acre Pioneer Village development and the
North First Street and West Side Mixed Use opportunity area. The 108 acres did not develop
as a PUD and only 40 of the assumed multi-family units were created. The North First Street
and West Side Mixed Use opportunity area was never created. Furthermore, the
Urbanization element (updated 2002) of the Comprehensive Plan indicated an additional 56
acres of multi-family zoned lands will be needed by 2020. Since the 2002 update there have
been 4.7 acres of multi-family zoned property added to the City Limits. There are no
properties designated Multi-Family outside the City Limits and inside the Urban Growth
Boundary. Considering the assumed 68 of the dwelling units were not constructed, the
Mixed Use opportunity areas were never created, the low amount of multi-family zoned land
added to the City Limits and the lack of any land designated Multi-Family between the City
Limits and the Urban Growth Boundary it can be concluded that Silverton has a shortage of
Multi-Family zoned land of approximately 40 acres. It should be noted the Housing and
Urbanization elements are not entirely complementary in regards to future multi-family
needs housing needs.
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6. The property and affected area are presently provided with adequate public
facilities, services and transportation networks to support the use, or such facilities,
services and transportation networks are planned to be provided in the planning
period; and
Findings: Water and Storm Sewer facilities existing near the subject site. Sanitary Sewer is
proposed to be constructed to the site by the applicant. The site has frontage on Steelhammer
Road and Reserve Street.
7. The amendment conforms to other applicable provisions of this code, such as the
transportation planning rule requirements incorporated into SDC 4.7.600.
Findings: The transportation planning rule is not applicable.
8. Any amendment involving a change to the city’s urban growth boundary shall
conform to applicable state planning rules for such amendments.
Findings: The request does not involve a change to the Urban Growth Boundary.
1. Article 4 – Administration of Land Use Development
Section 4.2.600

Review Criteria – Design Review

The City shall consider the following review criteria and may approve, approve
with conditions or deny a design review based on the following:
A. Complete. The application is complete, as determined in accordance with Chapter 4.1 Types of Applications and Section 4.2.500, above.
Findings: The applicant submitted a complete application on September 16, 2016
requesting a Design Review to construct 12 dwelling units within 10 buildings on 1.4 acres
with detached garages, a common barn, and a common house. All improvements on the
site shall be in substantial conformance to the submitted plans taking all conditions of
approval into account (Condition 1). All applicable building permits shall be obtained
prior to any work that requires a building permit (Condition 2). All required Public
Improvements shall be installed and accepted by the City prior to release of any building
permits (Condition 3).
B. Zoning District. The application complies with all of the applicable provisions of the
underlying Zoning District (Article 2), including: building and yard setbacks, lot area and
dimensions, density and floor area, lot coverage, building height, building orientation,
architecture, and other special standards as may be required for certain land uses;
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2. Article 2 – Land Use Districts
Section 2.2.110

Residential District – Allowed Uses

Findings: Pending approval of the Zone Change application the site is zoned R-5. The
applicant is requesting a Design Review to 12 dwelling units which is classified as a
Multifamily Use which is allowed through the Design Review process. The criterion is
met.
Section 2.2.120

Development Standards for Residential Districts

Findings: The site is 1.4 acres in size. The site is zoned for 5 – 10 units per acre, which
allows between 7 and 14 dwelling units. The applicant is proposing 12 units on the site,
within the permitted density range. The minimum lot area for multiple-family development
in the R-5 zone is 2,000 sq. ft. per dwelling unit. The proposal is providing 5,082 sq. ft. per
dwelling unit. The site is mostly rectangular in shape and has a lot width of 371 feet,
where the minimum width is 50 feet. The lot depth is approximately 146 feet where 60 feet
in the minimum. Maximum building height is 35 feet which is measured by vertical
distance from the grade plane to the average height of a pitched (gable or hip) roof, or the
top of a mansard or flat roof including the parapet walls. The proposed buildings shall be
less than 35’ in height and up to 2.5 stories (Condition 4).
The applicant is proposing a 6’ tall wood fence along the common property lines of
neighboring property. The site requires at least a 5’ tall fence along property lines that abut
R-1 zoned land. Lot coverage by buildings and structures exceeding 30” above grade is
limited to 50% of the site. The footprint of the proposed structures that exceed 30” above
grade is approximately 25% of the site. The area not covered by structures or pavement is
proposed to be landscaped with native landscaping, above the 10% minimum. The setback
for the east and south street property lines shall be 15’, 10’ for the north property lines for
single story structures and 12’ for two-story structures, and 20’ for the west property line
(Condition 5). All proposed buildings are within the building envelope of the site. The
residential district standards are met.
Section 2.2.150

Residential District – Housing Density

Findings: Minimum and maximum housing densities are calculated by multiplying the
total parcel or lot area by the applicable density range. Properties must be developed
within the minimum and maximum range. The site is 1.4 acres in size and has a density
range of 5-10 units per acre. The allowable density range for the site is 7 – 14 units. The
applicant is proposing 12 units on the site. The standard is met.
Section 2.2.160

Residential District – Lot Coverage and Impervious
Surfaces

Impervious surface shall not exceed 50 percent of the required setback yards.
Findings: Lot coverage, the footprint of the proposed structures that exceed 30” above
grade, is approximately 15,123 square feet, or 25% of the site, below the 50% maximum.
The setback yards are primarily to be landscaped with native plants. The driveways and
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parking areas are proposed to be a permeable ‘gravel-pave’ system, which is allowable
subject to approval by the Public Works Director. The standard is met.
Section 2.2.170

Residential District – Building Height, Measurement and
Exceptions

Findings: Maximum building height is 35 feet which is measured by vertical distance
from the grade plane to the average height of a pitched (gable or hip) roof, or the top of a
mansard or flat roof including the parapet walls. The applicant submitted plans indicating
the height standard will be met. The standard is met.
Section 2.2.180

Residential District – Building Orientation

Findings: Primary structures shall have at least one primary entrance (i.e., dwelling
entrance, lobby entrance, or breezeway/courtyard entrance serving a cluster of dwellings)
facing an adjacent street, or if on a side elevation, not more than 30 feet from a street
sidewalk. The applicant has indicated that the units adjacent to the street will have an entry
door facing the street and will have design elements consistent with a street facing façade.
The off-street parking is provided along the sides of the site and is not located between a
building and a street. The standard is met.
Section 2.2.190

Residential District – Architectural Design Standards

Findings: The continuous horizontal distances, as measured form end-wall to end-wall, of
individual buildings shall not exceed 88 feet in the R-5 district. The site plan indicates a
maximum building length of 60’, meeting the standard.
The submitted elevations indicate buildings that incorporate varying roof lines, porches,
recessed or covered entries and changes in materials every 20 feet. There are material
changes between stories that break up large expanses of uninterrupted building surfaces.
Roofs contain breaks and offsets. Gable ends have varying material that is not the
predominant elevation material. As noted in the applicant’s findings, the standards will be
met.
Section 2.2.200

Residential District – Special Use Standards

Findings: The buildings proposed for the site meet the definition of cottage and/or
condominium. As none of the proposed structures has three or more dwelling units there
are no “multidwelling structures” proposed on the site. The open space area accounts for
16.2% of the site based on a conservative measurement, meeting the 15% minimum
standard. Private open space is provided to all units in excess of the 48 square foot
minimum. The applicant is proposing traditional bins for trash receptacles. The standards
are met.

D. Design Standards. The application complies with all of the Design Standards in Article 3:

ZC-16-02 & DR-16-03

30 of 42

121

3. Article 3 – Community Design Standards
Section 3.1.200

Vehicle Access and Circulation

Findings: The site is proposed to have an access off Steelhammer Road and Reserve
Street. The driveway off Steelhammer Road is proposed to be located 162’ south of East
Main Street and 158’ north of Reserve Street, meeting the minimum spacing of 150’. The
Driveway off Reserve Street is proposed to be located 80’ north of Tillicum Drive, meeting
the minimum spacing of 10 feet. Access to public streets shall be constructed in such a
manner as to eliminate turning conflicts. Access spacing shall conform to the
Transportation Systems Plan. The proposed width of accesses shall meet the Public Works
Standards (Condition 6). The parking area and vehicle access is laid out in a manner that
precludes the necessity for cars to back out onto a public street. Driveways, parking areas,
aisles, and turnarounds must be paved with asphalt or concrete. Other paving materials may
be used, subject to approval by the public works director. For example, porous paving
materials such as porous concrete, pavers set in sand, or concrete blocks that allow grass to
grow through may be permitted to reduce surface water runoff and protect water quality
(Condition 7).
Section 3.1.300

Pedestrian Access and Circulation

Findings: A walkway system is proposed within the development that connects the
building entrances to Steelhammer Road and Reserve Street. A pedestrian access easement
exists on the western portion of the site. A 12 foot wide ADA compliant all weather gravel
access or concrete path capable of withstanding H-20 loading shall be installed within the
old abandoned High Street right-of-way. Applicant shall construct an ADA ramp at the
end of the gravel access where it connects to Reserve Street, and shall also construct an
ADA ramp on the opposite side of Reserve Street. All work shall be in accordance with
City Standards and PROWAG (Condition 8).
Section 3.2.200

Landscape Conservation

Findings: The site contains a number of coniferous trees and 30 Oak trees. The applicant
is proposing to remove the conifer trees which are within the building envelope, driveways
or utility area. The applicant is proposing to retain the 30 Oak trees on site. The standard
is met.
Section 3.2.300

Landscaping

All required yards adjacent to a street (exclusive of access ways and other
permitted intrusions) are required to be landscaped with one tree at least six
feet in height (two-inch minimum caliper) and five five-gallon shrubs or
accent plants per 1,000 square feet of required yard area with the remaining
area to be treated with an attractive ground cover (e.g., lawn, bark, rock, ivy,
evergreen shrubs) prior to issuance of an occupancy permit..
Findings: Existing noninvasive vegetation may be used in meeting landscape
requirements. The Oak trees on the site meet the both the street tree and front yard
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landscaping requirement. 25 five-gallon shrubs or accent plants shall be provided along the
sites frontage of Reserve Street and 13 five-gallon shrubs shall be provided along the sites
frontage of Steelhammer Road (Condition 9). The applicant is proposing 10 trees along
the northern property line and 3 trees along the western property line. 8 canopy trees and 8
understory trees shall be provided along the northern property line and 3 canopy trees and 3
understory trees shall be provided along the western property line (Condition 10). A 6’
tall wood fence is proposed for the northwest property line.

Section 3.4.100

Transportation Standards

Improvements required as a condition of development approval, when not
voluntarily accepted by the applicant, must be roughly proportional to the
impact of the development on public facilities. Findings in the development
approval must indicate how the required improvements are directly related
and roughly proportional to the impact of development.
Findings: Steelhammer Road is a infill collector street under City of Silverton jurisdiction.
Current right-of-way width is around 43 feet and approximate pavement width is 20 feet.
This collector street (w/TL, w/BL, w/o PK) requires a minimum of 45 feet to 50 feet of
right-of-way. Applicant may be required to dedicate right-of-way, and will be required to
construct three-quarter ( ¾) street improvements to City standards for 17 feet of pavement
(CL to face of curb), curb, piped storm drainage, and 5 foot curb tight sidewalk. Drainage
facilities shall be provided on the non-curbed side of the street. Additional striping and
pavement tapers may be necessary (Condition 11). Reserve Street is a local street under
City of Silverton jurisdiction. This local street is 34 feet wide from curb to curb.
Additional right-of-way dedication may be be required in order to construct a 5’ wide
sidewalk and save the oak trees. An ADA ramp shall be constructed at the curb return at
the corner of Reserve and Steelhammer (Condition 12).
Transportation SDC’s – In accordance with SMC 13.70.110 this existing use does increase
the impacts to the public improvement facility and is therefore not exempt from
transportation SDC’s. Transportation SDC’s will be calculated by the Public Works
Director (Condition 13).
Section 3.3.300
A.

Automobile Parking Standards

The number of required off-street vehicle parking spaces is determined in
accordance with the standards in Table 3.3.300A.

Findings: Off-street parking spaces shall be provided at a rate of 1 space per 1-bedroom
unit, 1.5 spaces per 2-bedroom unit, 2.25 spaces per 3-bedroom or larger, plus 1 visitor
space for each 4 units (Condition 14). The development is proposing 2 1-bedroom units
and 10 two bedroom. The minimum required parking is 20 spaces. The applicant is
proposing 21, exceeding minimum standards. The site is screened with vegetation and a
sight obscuring fence to shield adjacent properties from headlights. The driveways and
parking areas are proposed to be a permeable ‘gravel-pave’ system. Driveways, parking
areas, aisles, and turnarounds must be paved with asphalt or concrete. Other paving
materials may be used, subject to approval by the public works director. For example,
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porous paving materials such as porous concrete, pavers set in sand, or concrete blocks that
allow grass to grow through may be permitted to reduce surface water runoff and protect
water quality. The standard is met.
Section 3.3.400

Bicycle Parking Standards

All uses that are subject to Land Use Review or Site Design Review, as applicable,
shall provide bicycle parking, in conformance with the standards in Table 3.3.400
Findings: 12 bicycle parking spaces shall be provided (Condition 15). As conditioned,
the standard is met.
Section 3.4.200

Public use (park) areas.

Findings: In accordance with SMC 13.70.110 this multifamily design review permit is not
exempt from parks SDC charges (Condition 16).
Section 3.4.300

Sanitary Sewers, Water, Street Lights and Fire Protection

Sanitary sewer system and water system improvements shall be installed
with new development in accordance with the City’s Sanitary Sewer
Master Plan, Water System Master Plan, and Public Works Design
Standards.
Findings: An 8-inch sanitary main will be constructed by the applicant and will serve this
development by gravity.
Sanitary SDC’s – In accordance with SMC 13.70.110 this design review does increase the
impacts to the public improvement facility and is therefore not exempt from sanitary SDC
charges (Condition 17).
Both Steelhammer Rd. and Reserve St. have an 8” C-900 high pressure water main that can
serve this development. Should Fire Department regulations require additional fire flow
that results in looping the water line throughout the site, then applicants engineer shall
coordinate with Public Works for the extension of a public water line, and dedication of
easements (Condition 18).
Water SDC’s – In accordance with SMC 13.70.110 this design review/conditional use
permit does increase the impacts to the public improvement facility and is therefore not
exempt from water SDC charges (Condition 19).
The developer shall coordinate with Silverton Fire District to ensure all applicable Code
standards are met (Condition 20).
Section 3.4.400

Storm Drainage and Erosion Control

The City shall issue a development permit only where adequate provisions
for storm water runoff and erosion control have been made in
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conformance with the City of Silverton Storm Drainage Master Plan and
Public Works Design Standards.
Findings: Peak storm water runoff shall be controlled by a detention facility in accordance
with City standards. Detention shall be designed for the difference between the 5-yr
predeveloped and 25-yr post developed conditions. On-site storm water collection and
detention facilities shall be private, and maintained by the HOA. A 12 inch storm main
exists approximately 130 feet to the north of the project on Steelhammer Road, and will
serve this development and future extensions to the south. A 12-inch storm line exists
approximately 160 feet to the west of the project on Reserve Street, and will serve this
development (Condition 21).
Stormwater SDC’s – In accordance with SMC 13.70.110 this design review/conditional use
permit does increase the impacts to the public improvement facility and is therefore not
exempt from stormwater SDC charges (Condition 22).
Section 3.4.500

Sidewalks

Sidewalks shall be constructed on all public streets in the City by the
owners of property next adjacent thereto. As such, sidewalks shall be
constructed in accordance with the specification hereinafter provided. All
development for which land use applications are required must include
sidewalks adjacent to public streets.
Findings: Sidewalks have been conditioned along the sites frontages, meeting standards.
Section 3.4.600

Utilities

All new utility lines including, but not limited to, those required for electric,
communication, lighting, and cable television services and similar facilities shall be
placed underground, except for surface mounted transformers, surface mounted
connection boxes and meter cabinets which may be placed above ground,
Findings: All new utilities to the project shall be underground services. No overhead
crossings of public right of way shall be approved by the city (Condition 23).
Section 3.4.700

Construction Plan Approval and Assurances

No public improvements, including sanitary sewers, storm sewers, streets,
sidewalks, curbs, lighting, parks, or other requirements shall be undertaken except
after the plans have been approved by the City, permit fee paid, and permit issued.
Findings: No public improvements, including sanitary sewers, storm sewers, streets,
sidewalks, curbs, lighting, parks, or other requirements shall be undertaken except after the
plans have been approved by the City, permit fee paid, and permit issued. The City may
require the developer or subdivider to provide assurance, bonding or other performance
guarantees to ensure completion of required public improvements (Condition 24).
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Section 3.4.800

Installation

Improvements installed by the developer either as a requirement of these
regulations or at his/her own option, shall conform to the requirements of this
Chapter, approved construction plans, and to improvement standards and
specifications adopted by the City.
Findings: Improvements installed by the developer either as a requirement of these
regulations or at his/her own option, shall conform to the requirements of this Chapter,
approved construction plans, and to improvement standards and specifications adopted by
the City. Improvements shall be constructed under the inspection and to the satisfaction of
the City. The City may require minor changes in typical sections and details if unusual
conditions arising during construction warrant such changes in the public interest
(Condition 25).

C. SUMMARY AND CONCLUSION
Findings have been made for all of the applicable Code sections. The proposed comprehensive
zone change and design review meets all applicable Silverton Development Code Review
Criteria and Standards.
The Planning Commission is required to hold a public hearing to evaluate the proposed
comprehensive plan amendment and zone change.
The Planning Commission will make a recommendation to the City Council regarding the zone
change and design review request and determine how the proposal has or has not complied
with the review criteria. The Planning Commission will then forward their recommendation
and findings in support of its recommendation to the City Council.
Once the City Council receives Planning Commission’s recommendation on the
comprehensive plan amendment and zone change, the Council will review the findings and the
recommendation in a public hearing.
Staff finds the application, as presented, meets or can meet the applicable City codes and
requirements.

Planning Commission Options:
1. Recommend to the City Council the APPROVAL of the proposed zone change and
design review as it meets the review criteria.
2. Recommend to the City Council the DENIAL of the proposed zone change and design
review as it does not meet the review criteria.
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3. Recommend to the City Council a MODIFICATION of the proposed zone change and
design review so that it meets the review criteria.
Staff recommends that the Silverton Planning Commission forward to the City Council a
recommendation to find the requested zone change and design review meets the applicable
review criteria.
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ATTACHMENT E: TESTIMONY
Dear Planning Commission:
I understand the Evans Oaks proposed pocket neighborhood will soon be
reviewed. I live in Abiqua Heights, a subdivision which is just across Reserve
Street from the proposed project. Our home sites are a minimum of 8,000
square feet. I'm very happy to see that Evans Oaks will make available a
more space-efficient alternative on the east hill. These two subdivisions will
complement each other nicely. I have seen the Site Concept Plan "B" for
Evans Oaks, and I hope you will approve it.
Chris Mayou
585 Shelokum Drive
Silverton, OR 97381
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ATTACHMENT F: DESIGN REQUIREMENTS & POLICIES
a. General Requirements:
A. From the materials submitted, it appears that the storm drain, domestic water and sanitary
sewer facilities will be obtained from main line connections and/or extensions. Separate
engineering drawings reflecting the installation of these public utilities will be required.
B. No construction of, or connection to, any existing or proposed public utility/improvements
will be permitted until all plans are approved by Staff, all fees have been paid, all necessary
permits, bonding, right-of-way and easements have been obtained and approved by staff,
and Staff is notified a minimum of 24 hours in advance.
C. Staff reserves the right to require revisions/modifications to the public improvement
construction plans and completed street improvements, if additional modifications or
expansion of the sight distance onto adjacent streets is required.
D. All public utility/improvement plans submitted for review shall be based upon a 24”x36” or
22”x 34” format and shall be prepared in accordance with the City of Silverton Public
Work’s Standards.
E. All survey monuments on the subject site or that may be subject to disturbance within the
construction area, or the construction of any off-site improvements shall be adequately
referenced and protected prior to commencement of any construction activity. If the survey
monuments are disturbed, moved, relocated or destroyed as a result of any construction, the
project shall, at its cost, retain the services of a registered professional land surveyor in the
State of Oregon to restore the monument to its original condition and file the necessary
surveys as required by Oregon State law. A copy of any recorded survey shall be
submitted to Staff.
F. Plans submitted for review shall meet the following general format:
1. Composite public/private utility improvement and grading plan.
2. Detailed public/private utility improvement and grading plan.
3. Public/private utility improvements that are not contained within any public street shall
be provided a maintenance access acceptable to the City. The public/private utility
improvements shall be centered in a 15-ft. wide public easement and shall be conveyed
to the City on its dedication forms.
4. All topographic surveys shall be based from an official benchmark acceptable to the
City, and based on the NAVD 1988 datum.
5. Design of any public/private utility improvement shall be approved at the time of the
issuance of a Public Works Permit.
6. All proposed on and off-site public/private utility improvements shall comply with the
State of Oregon and the City of Silverton requirements and any other applicable codes.
7. Design plans shall identify locations for street lighting, mailboxes, right-of-way
crossings for franchise utilities, and any other public or private utility within the general
construction area.
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8. All new gas, telephone, cable, fiber-optic and electric improvements etc. shall be
installed underground.
9. All existing wells or abandoned wells of record shall be identified on improvement
plans.
10. Any final site landscaping and signing shall not impede any proposed or existing
driveway or interior maneuvering site distance.
11. All plans, specifications, calculations, etc. prepared in association with proposed
public/private utility improvements shall be prepared by a Registered Professional
Engineer of the State of Oregon.
12. Erosion Control Plan that conforms to City of Silverton Public Works standards.
13. Existing/proposed right-of-way, easements and adjacent driveways shall be identified.
14. At the completion of the installation of any required public improvements the Engineer
shall perform a record survey. Said survey shall be the basis for the preparation of
'record drawings' which will serve as the physical record of those changes made to the
plans and/or specifications, originally approved by Staff, that occurred during
construction. Using the record survey as a guide, the appropriate changes will be made
to the construction plans and/or specifications and a complete revised 'set' shall be
submitted. The 'set' shall consist of one set of paper drawings, and an electronic copy in
AutoCAD version 2013 or older and in pdf.
G. The applicant shall contact the Oregon Water Resources Department and inform them of
any existing wells located on the subject site. Any existing well shall be limited to
irrigation purposes only. Proper separation, in conformance with applicable State
standards, shall be maintained between irrigation systems, public water systems, and public
sanitary systems. Should the project abandon any existing wells, they shall be properly
abandoned in conformance with State standards.
H. All utilities will be stubbed out to the far end of each street for future extension. The
project shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever possible.
Water for domestic and fire protection shall be looped through the proposed site. Any
‘stub-outs’ determined to be not needed for the proposed development or any future
development of the subject property shall be abandoned in accordance with the Public
Works Standards.
I. General Street Requirements:
1. To comply with City design standards.
2. The street names shall comply with City standards.
3. All corner lots adjacent to arterials and collectors shall have driveways on the
adjacent side street and as far from the intersection as possible.
4. Developer to provide all street signing, no-parking signing and striping per City
Engineer’s requirements. All required pavement markings shall be completed in
conjunction with any conditioned street improvements and comply with the current
edition of the Manual on Uniform Traffic Control Devices and City of Silverton
standards.
5. The project shall provide pedestrian linkages from the front doors of each building
to the public sidewalks.
6. The applicant shall provide adequate sight distance at all project driveways by
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driveway placement or vegetation control. Specific designs to be submitted and
approved by the City Engineer.
7. Improvement shall meet City’s and PGE current street and pedestrian path lighting
requirements for public rights-of-way.
J. General Storm Requirements:
1. To lessen the impact of the proposed project on the downstream storm drain system,
and adjacent properties, project run-off from the site shall be detained underground and
limited to the difference between a developed 25-year storm and an undeveloped 5-year
storm. The detention and flow control facilities shall be designed and constructed in
conformance with the standards of City’s Public Works Department. The system shall
be reviewed and approved by the City of Silverton Public Works Department prior to
issuance of Building Permits for the development.
2. Prior to issuance of a permit to construct storm sewer and connect to the existing public
storm system, the developer’s engineer must submit a detailed plan of the drainage
basin used in the calculations which is acceptable to the City’s Public Works Director
showing storm drain pipe sizes, slopes, invert elevations, and materials. Additional
detail drawings and calculations must be submitted for connections to the existing
system. Also submit design calculations used to determine drainage quantities and pipe
sizes. In certain cases where down stream conveyance is limited, the design enginer
will be required to provide an analysis of the downstream system to ensure it can
handle the added flow, or determine if additional improvements are needed.
3. Construction of improvements on the property shall not block the historical or naturally
occurring runoff from adjacent properties. Site grading shall not impact surrounding
properties in a negative manner. The approved storm drainage plan must demonstrate
that the entire fully developed drainage area, as approved by the Public Works Director,
can be accommodated.
4. If required, the project shall install a manhole at each connection point to the public
storm system with City approved energy dissipaters and pollution control devices.
K. General Sanitary Requirements:
1. Lines must be extended to the far end of each stub street, unless approved by the
City Engineer.
2. If required, the project shall install a manhole at each connection point to the public
sanitary sewer system.
L. General Water Requirements:
1. Location of fire hydrants shall be approved by Silverton Fire District prior to
submittal of construction design plans.
M. General Easements:
1. The project shall relocate the existing overhead utility lines underground, as
feasible. The applicant shall be responsible for and make all necessary
arrangements with the serving utility to provide underground service(s).
2. The applicant shall obtain written approval from the appropriate source to construct
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any utilities or improvements within the easement areas.
3. A 10-foot wide public utility easement shall be dedicated to the City adjacent to all
public right-of-way and no structures are allowed to encroach into the easement.
N. General Erosion Control:
1. The applicant shall install, operate and maintain adequate erosion control measures
in conformance with the standards adopted by the City of Silverton during the
construction of any public/private utility and building improvements until such time
as approved permanent vegetative materials have been installed.
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