
Planning Commission Agenda 

April 19, 2022 

7:00 PM 

Chairperson: 

Commissioners: 

Meeting Location: 

Todd Culver 

Rhonda Giles, Susan Jackson, Kurt Kayner, Jeremy Moritz,
Joe Neely and Kent Wullenwaber 

Harrisburg Municipal Center Located at 354 Smith St 

PUBLIC NOTICES: 

1. This meeting is open to the public and will be tape-recorded.
2. Copies of the Staff Reports or other written documents relating to each item on the agenda are

on file in the office of the City Recorder and are available for public inspection.
3. The City Hall Council Chambers are handicapped accessible.  Persons with disabilities wishing

accommodations, including assisted listening devices and sign language assistance are
requested to contact City Hall at 541-995-6655, at least 48 hours prior to the meeting date.  If a
meeting is held with less than 48 hours’ notice, reasonable effort shall be made to have an
interpreter present.  The requirement for an interpreter does not apply to an emergency meeting.
ORS 192.630(5)

4. Persons contacting the City for information requiring accessibility for deaf, hard of hearing, or
speech-impaired persons, can use TTY 711; call 1-800-735-1232, or for Spanish voice TTY, call
1-800-735-3896.

5. The City of Harrisburg does not discriminate against individuals with disabilities, and is an equal
opportunity provider.

6. For information regarding items of discussion on this agenda, please contact City Administrator
Michele Eldridge, at 541-995-2200.

7. The Municipal Center is disinfected prior to meetings.
8. Masks are not required at this time but the City asks for anyone running a fever, having an active

cough or respiratory difficulties to not attend the meeting.
9. If you would like to provide testimony, and are unable to attend, please contact the City Recorder.

We can accept written testimony up until 5:00 on the day of the meeting and can also call
someone during the meeting if verbal testimony is needed.
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CALL TO ORDER AND ROLL CALL 

CONCERNED CITIZEN(S) IN THE AUDIENCE.  (Please limit presentation to two minutes per 
issue.) 

NEW BUSINESS 

1. APPOINT A NEW VICE-CHAIRPERSON TO SERVE IN CHAIRPERSONS ABSENCE

PUBLIC HEARING 

2. THE MATTER OF THE SHADOWOOD PRELIMINARY 13-LOT, RESIDENTIAL
SUBDIVISION  (LU 439-2022)

STAFF REPORT EXHIBITS:

 Exhibit A: Application Materials 

 Exhibit B: Public Improvements Sheet G00  

 Exhibit C:  Wetlands Delineation Report and DSL Approval for 

 Report 

ACTION:       MOTION TO-APPROVE/APPROVE WITH CONDITIONS/DENY - THE 
SHADOWOOD SUBDIVISION APPLICATION # LU 439-2022, SUBJECT TO THE 
CONDITIONS OF APPROVAL CONTAINED IN THE APRIL 11, 2022 STAFF REPORT. 
THIS MOTION IS BASED ON FINDINGS CONTAINED IN THE APRIL 11, 2022 STAFF 
REPORT, AND ON PUBLIC WRITTEN AND ORAL COMMENTS MADE ON OR ABOUT 
THIS APPLICATION, AND AFTER DUE DELIBERATION OF THE HARRISBURG 
PLANNING COMMISSION ON THIS 19TH DAY OF APRIL, 2022.  

APPLICANT:  WOOD CONSTRUCTION AND DEVELOPMENT LLC 

OTHERS 

ADJOURN 
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Staff Report 
Harrisburg Planning Commission 

Harrisburg, Oregon 
 

 

 

THE MATTER OF THE SHADOWOOD PRELIMINARY 13-LOT, RESIDENTIAL 
SUBDIVISION (LU 439-2022) 

STAFF REPORT EXHIBITS:  

   Exhibit A: Application Materials 

   Exhibit B: Public Improvements Sheet G00  

                                Exhibit C:  Wetlands Delineation Report and DSL Approval for  

                                                  Report 

    

1. ACTION:    MOTION TO - APPROVE/APPROVE WITH 
CONDITIONS/DENY - THE SHADOWOOD SUBDIVISION APPLICATION # 
LU 439-2022, SUBJECT TO THE CONDITIONS OF APPROVAL 
CONTAINED IN THE APRIL 11, 2022 STAFF REPORT. THIS MOTION IS 
BASED ON FINDINGS CONTAINED IN THE APRIL 11, 2022 STAFF 
REPORT, AND ON PUBLIC WRITTEN AND ORAL COMMENTS MADE ON 
OR ABOUT THIS APPLICATION, AND AFTER DUE DELIBERATION OF 
THE HARRISBURG PLANNING COMMISSION ON THIS 19TH DAY OF 
APRIL, 2022. 

 
 
APPLICANT: Wood Construction and Development LLC 

  LOCATION:  Map 15S04W15, Tax Lot 3000 
     
  HEARING DATE:  April 19, 2022 
 
  ZONING:  R-2 and R-3.  (see included zoning map) 
 
  OWNER:  William R. Wood 
 
     

 
BACKGROUND 
 
The proposed subdivision is located on the north side of the east end of Sommerville 
Loop.  12 of the 13 lots to be created abut Sommerville Loop, north of Heckart Lane. Lot 
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No. 13 consists of the remaining parcel, which is not being developed at this time.  Tax 
Lot 3000 is a flat, undeveloped 13.09 split zoned parcel, containing wetlands.  
 
INTRODUCTION 
 
This subdivision was approved in November 2020 by the Harrisburg Planning 
Commission and had the timeframe for filing the final plat extended until March 2022.  
The City Administrator/Planner, Public Works Director, and City Engineer, have all been 
working over the last year with the developer and his engineer.  This is a slightly 
unusual situation, in that the developer and engineer had already met most of the 
conditions of approval that were required by the Planning Commission, but due to 
circumstances somewhat beyond their control, the developer and engineer have been 
unable to file the final plat for this subdivision.  One extension had already been granted 
by the City, and the City Administrator extended approval as much as possible but is 
unable to extend it beyond the month of March, without the development being 
approved by the Planning Commission again.   
 
Part of the reason for this requirement in the City code, is that it allows for any changes 
to the city’s code, or in regulatory standards, that may have taken effect since the last 
approval of a subdivision to be applied. In this case, the developer also had the choice 
of waiting until the new development code was approved later this summer with slightly 
different standards or could proceed with using the current city code.  The developer 
chose to move onwards with development based on the current city code.  
 
Once a subdivision goes through approval, and the developer starts working with the 
City to meet the requirements, there is always a certain give and take that is provided 
by all the parties.  The project engineer will often discover that the proposed 
infrastructure for the subdivision needs to be modified after completing the actual survey 
work.  The actual depths of existing infrastructure and current elevations of the existing 
roadway all come into play.  Those issues are then brought to the attention of the City 
Engineer, Public Works Director, and the City Planner.  Modifications to a certain extent 
are allowed, based upon those field decisions.  City Staff also have to maintain 
regulatory standards.  Engineering/planning changes that have been made since the 
November 2020 Planning Commission meeting will be noted in each set of criteria that 
are discussed further in this staff report.   
 
The application proposes creating 10, high density parcels of 3,000+ square feet each.  
Five common wall duplex structures are proposed to be developed on all ten of these 
lots, resulting in the creation of 10 new dwelling units.  This is consistent with the R-3 
Zone Map designation and High-Density Comprehensive Plan Map zoning assignment.  
 
In addition, the application includes two new large Single-Family Dwelling Lots in the R-
2 zone portion of the property. These lots are 9,573 and 9,416 square feet each, 
exceeding the 7,000 square foot minimum required by HMC 18.20.050(1)(a). 
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The remaining lot, No. 13, consists of approximately 11.70 acres, and is not proposed 
for development at this time.  The property owner is required to submit a conceptual 
development plan for this area, which would be overall consistent with current 
development requirements, and has done so in the application packet.  However, as 
noted on Sheet No. 2 of the applicants site plan approximately two-thirds of Lot No. 13 
are state designated wetlands. 
 
CRITERIA AND FINDINGS OF FACT 
 
1. Criteria: HMC 17.20.010 – 040 – Requirements for Preliminary Plat Submission 

Discussion: These are administrative requirements in order to qualify a plan for 
formal review by the Planning Commission 
 
Finding:  All the required submission criteria have been met (Please see 
application, pg.d 2 & 3 for more detail). 

 
2. Criteria: HMC 17.20.030 – Requirement for proposals for other improvements 

 
Discussion: Street paving widths in the original plans from November 2020 were 
not acceptable to the City; the City required a 5’ planter/utility strip, as well as 7.5’ of 
new asphalt paving to be provided.  Since that point in time, the previous City 
Planner, the new City Planner, and City Engineer have worked with the developer to 
eliminate the 5’ planter/utility strip, which allows for more parking area.  Having a 5’ 
planter/utility strip on the far end of Sommerville Loop wouldn’t match any other 
development at this end of town, and the provision of a planting/utility strip wouldn’t 
work well with the elevations, both on the street, as well as in relation to the 
substantial drainage ditch that will need to be culverted at this location.  Widening 
the road further would create wider parking areas, which will work better for this 
higher density development.  Therefore, the applicant must follow the improvements 
that are shown in the Public Improvements Sheet G00 (Exhibit B- Condition No. 
5), from their submission on November 9, 2021.  Due to how the existing pavement 
slightly meanders through this area, the width of the paving for the parking area 
ranges from 11’ 7”, to 13’ 12”.  It should be noted here that Staff did relay these 
changes to the Planning Commission Chairperson, so that he was aware of some of 
these changes.  He agreed with Staff on the changes being made, because it was a 
win-win situation, and ultimately widened the parking area that was a concern to 
neighbors.  
 
Street trees are still important to the City and are required as per HMC 12.20.  A 
minimum of one street tree is required per residential lot, the fees for which can be 
supplied at the same time as the warranty bond.  The developer is asked to provide 
a street tree list prior to any excavating, grading or construction. (Condition No. 6).   
 
The original conditions of approval also asked for the developer to provide a 
proposed street light plan. However, after reviewing this end of town, the Public 
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Works Director and City Engineer have determined that the street lighting in this 
area is sufficient, and the developer doesn’t need to provide them.  
 
Finding: All other relevant criteria have been met as conditioned. (Please see 
application pg. 3-10 for more detail).  

3.  Criteria:  HMC 17.35; Partitioning Criteria: 

In taking action on the partition the Planning Commission shall base the 
decision on findings related to the following criteria: 

a. The partition is consistent with the standards of this title and HMC Title 18. 

b. Vehicular access to the parcels to be created is adequate. (Criteria and 
findings apply for a major partition.) 

c. All necessary public utilities can be provided to the parcels to be created. 

d. Full and orderly development to the surrounding area can be maintained. 

Discussion:  Pages 4 and 5 of the applicant’s narrative shows that the partition 
is consistent with the standards of HMC Title 18, that vehicular access is 
adequate, that necessary public utilities can be provided to the parcels, and that 
full and orderly development to the surrounding area can be maintained.  
 
Previous public testimony that had been received by the City in 2020 focused on 
traffic, safety, lack of parking, and lack of sidewalks on Sommerville Loop. Since 
Woodhill Crossing has not been continued, and approval expires in May 2022, it 
is likely that property will not be developed at this time.  However, in 2021, the 
City made the decision to continue with the extension of the full width of S. 9th 
St., from the Max Hammer Subdivision, through to Sommerville Loop.  This will 
help to ease congestion and traffic on the western parts of Sommerville Loop.   
Sidewalks at this subdivision, as well as additional paving for parking, and 
resultant storm water control, will make this area safer than what it is now.   
 
While these public improvements will not, and cannot address the totality of 
improvements desired, or needed for Sommerville Loop, they do represent a 
significant start.   
 
Finding:  All relevant criteria has been met.  

 
 

4. Criteria: HMC 17.40.020 - Street Standards 
 
Discussion:  Proposed application does not create any new streets; hence the 
standards of this code section are not relevant.  Applicant does propose to add 
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paving, sidewalks and parking strip area consistent with city standards (Please 
see pp. 6 & 7 of the application for more detail) 
 
Finding:  All relevant criteria has been met. 
 

5. Criteria:  HMC 17.40.060 – Large Lot Subdivision. 
 

Discussion:  The developer doesn’t intend on further developing Lot No. 13 at 
this time.  Nevertheless, a conceptual lot layout on sheet 3 in the applicant’s 
agenda packet does address a future plan for Lot 13.  The developer has filed a 
wetland delineation report (Exhibit B) for the conceptual development for the 
entire property, that will be discussed further in this report.  
 

6. Criteria: HMC 18.20 – Medium Density R-2 Zone Requirements 
 

Discussion:  The density, setback, lot size, street frontage requirements of the 
R-2 zone have been met by the applicant.  (Please see pg. 7 & 8 of the 
application for more detail) 
 
Finding:  All relevant criteria have been met. 
 

7. Criteria:  HMC 18.22 – High Density R-3 Zone Requirements 
 
Discussion:  Proposed application is consistent with the R-3 Zone requirements 
for density, lot size, street frontage, setbacks, lot coverage, and common wall 
requirements for duplex development.  (Please see application pg. 8-10 for more 
detail).  It is specifically this section of the code that allows the individual lots to 
be reduced to 3,000 sq. ft. when the common-wall duplex requirements in HMC 
18.20.050(3) call for 4,000 sq. ft. lots.  
 
Finding:  All relevant criteria have been met. 
 

8. Criteria:  HMC 18.65 – Wetlands Protection 
 
Discussion:  The proposed development that would result from this subdivision 
does not impact the wetlands area that has been delineated on this parcel, and 
that were visible on the Harrisburg Wetlands Inventory Map.  As per State 
Regulations, the developer filed a wetland delineation report for the development 
for this entire property under WD #2021-0076.  (Exhibit C.) This confirms the 
presence of wetlands north of the property being developed through the 
Shadowood Subdivision, and that this subdivision is not in any of the wetland 
locations.   
 
Finding:  Criteria not relevant to this subdivision 
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CONCLUSIONS 
 
The applicant requests approval of Subdivision Application LU439-2022. As 
demonstrated by the above discussion, analysis and findings, the application, as 
conditioned, complies with the applicable criteria from the Harrisburg Municipal Code. 
 
 
PLANNING COMMISSION ACTION 
 
The Planning Commission has three options with respect to the subject applications. 
They can: 
 

1. Approve the request; 
2. Approve the request with conditions; or 
3. Deny the request. 

 
Based upon the criteria, discussion, and findings of facts above, Staff recommends the 
Planning Commission Approve with Conditions, Subdivision Application LU 439-2022.  
The motion is at the top of this staff report.  
 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 

1. Consistency with Plans – Development shall comply with the plans and 
narrative in the applicant’s proposal, and all applicable land use and building 
code requirements contained in HMC Chapters 15, 17 & 18, except where 
modified by the following conditions of approval. 
 

2. Public Infrastructure - Prior to the submission of a Final Plat the Applicant shall 
comply with all of the public utilities, ROW and easement requirements of HMC 
Titles 12 & 13. All utilities shall be located underground. 
 

3. Fire Hydrants – The Fire Hydrant shall be installed to the specifications of the 
City and the Fire Marshal in the location as shown on Public Improvements 
Sheet G00.   
 

4. Excavating and Grading - Applicant shall comply with Excavating and Grading 
provision as required by HMC 15.05.030 and the permitting procedures of HMC 
15.05.040-070.  Prior to the submission of Building Permits, the developer will 
have informed the buyer of the lots that no grading or other work will be allowed 
in the subdivision, to the north of the right-of-way, on private property, until the 
builder provides a DEQ 1200-C permit.  
 

5. Street Improvements:  Prior to the issuance of any Building Permits, the 
applicant is required to comply with the street plans in Sheet G0.0 as shown in 
Exhibit C.   
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6. Street Trees:  Prior to any excavating, grading, or construction, the applicant 

shall submit a Street Tree list to the Public Works Director, showing one tree to 
be planted per residential lot.  The developer shall pay to the City the street tree 
fees concurrently with the warranty bond and development agreement.  
 

7. Submission of Final Plat - Applicant shall submit a Final Plat application 
consistent with HMC 17.25, within six months of this approval, unless an 
extension is timely requested and granted. 
 

OTHER DEVELOPMENT CONSIDERATIONS: 
 

a. If there are any wells on the property that will not be used, they shall be properly 
abandoned by a licensed well driller.  
 

b. A separate Development Agreement (DVA) between Applicant and the City of 
Harrisburg will be required before ANY construction begins.  The Development 
Agreement will include bond and deposit requirements, as well as other 
engineering requirements.  
 

c. Applicant shall provide an acceptable plan for the installation of items provided in 
design specifications, including but not limited to the number, type and location of 
fire hydrants, manholes, sidewalks, street signs and mail receptacles.  These 
items shall be completed prior to any occupancy of any dwelling units.  
 

d. Requirements herein imposed upon the Applicant may be imposed upon a 
developer or builder if the developer or builder has accepted the responsibility in 
a written document, and the City of Harrisburg is satisfied that it will not have any 
adverse impact on bonding requirements or other guarantees of compliance.  
 

e. Applicant shall acquire all required building, electrical, mechanical, and plumbing 
permits before beginning construction as required by HMC 15.05.010 &.020. 
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 Kate Brown, Governor 

Oregon Department of State Lands 
775 Summer Street NE, Suite 100 

Salem, OR 97301-1279 
(503) 986-5200 

FAX (503) 378-4844 
www.oregon.gov/dsl 

 
 

State Land Board 
 

Kate Brown 
Governor 

 
Shemia Fagan 

Secretary of State 
 

Tobias Read 
State Treasurer 

 
July 19, 2021 
 
 
Wood Construction and Development, LLC 
Attn: Rich Wood 
5125 NW Greenwood Ave. 
Redmond OR, 97756 
 
 
Re:     WD # 2021-0076   Approved  

Wetland Delineation Report for Housing Development 
Linn County; T15S R4W S15 TL3000  
Harrisburg Local Wetlands Inventory, Wetland HA-11  

 
 
Dear Mr. Wood: 
 
The Department of State Lands has reviewed the wetland delineation report prepared 
by Turnstone Environmental Consultants, Inc., for the site referenced above. Based 
upon the information presented in the report, we concur with the wetland boundaries as 
mapped in Figure 6B of the report. Please replace all copies of the preliminary wetland 
map with this final Department-approved map. 
 
Within the study area, one wetland (Wetland 1, totaling approximately 7.14 acres) was 
identified. The wetland is subject to the permit requirements of the state Removal-Fill 
Law. Under current regulations, a state permit is required for cumulative fill or annual 
excavation of 50 cubic yards or more in wetlands or below the ordinary high-water line 
(OHWL) of the waterway (or the 2-year recurrence interval flood elevation if OHWL 
cannot be determined).  
 
This concurrence is for purposes of the state Removal-Fill Law only. We recommend 
that you attach a copy of this concurrence letter to any subsequent state permit 
application to speed application review. Federal or local permit requirements may apply 
as well. The U.S. Army Corps of Engineers will determine jurisdiction under the Clean 
Water Act, which may require submittal of a complete Wetland Delineation Report. 
 
Please be advised that state law establishes a preference for avoidance of wetland 
impacts. Because measures to avoid and minimize wetland impacts may include 
reconfiguring parcel layout and size or development design, we recommend that you 
work with Department staff on appropriate site design before completing the city or 
county land use approval process. 
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This concurrence is based on information provided to the agency. The jurisdictional 
determination is valid for five years from the date of this letter unless new information 
necessitates a revision. Circumstances under which the Department may change a 
determination are found in OAR 141-090-0045 (available on our web site or upon 
request). In addition, laws enacted by the legislature and/or rules adopted by the 
Department may result in a change in jurisdiction; individuals and applicants are subject 
to the regulations that are in effect at the time of the removal-fill activity or complete 
permit application. The applicant, landowner, or agent may submit a request for 
reconsideration of this determination in writing within six months of the date of this letter. 
 
Thank you for having the site evaluated. If you have any questions, please contact the 
Jurisdiction Coordinator for Linn County, Matt Unitis, at (503) 986-5262. 
 
Sincerely, 
 
 
 
Peter Ryan, SPWS 
Aquatic Resource Specialist 
 
Enclosures 
 
ec: Joe Bettis, Turnstone Environmental Consultants  

City of Harrisburg Planning Department (Maps enclosed for updating LWI) 
Katharine Mott, Corps of Engineers 
Charles Redon, DSL 
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Figure 1:
Overview
Map

Tax Lot 3000 (15S04W15 03000)
Rich Wood-Harrisburg

Wetland Delineation
Harrisburg, Linn County, Oregon 1/14/2020

1. Basemap Courtesy ESRI, 2019
2. 5' contours courtesy Linn County GIS, 2009.
3. Native size of map layout is 11"x17".

Notes:
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Figure 2:
Tax Lot
Map

Tax Lot 3000 (15S04W15 03000)
Rich Wood-Harrisburg

Wetland Delineation
Harrisburg, Linn County, Oregon 1/14/2020

1. Tax Lot boundaries provided by Linn County, spatial accuracy unkown.
2. 5' contours courtesy Linn County GIS, 2009.
3. Native size of map layout is 11"x17".

Notes:
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Figure 6B:
Wetland 
Delineation 
Map (Aerial
Imagery)

Tax Lot 3000 (15S04W15 03000)
Rich Wood-Harrisburg

Wetland Delineation
Harrisburg, Linn County, Oregon 12/6/2019

1. Aerial imagery courtesy ESRI/Digital Globe, 9/2018.
2. All wetland points and boundary features were collected with a resource
grade GPS and have an horizontal accuracy of 0.5 meter or less.
3. Tax Lot boundaries provided by Linn County, spatial accuracy unkown.
4. 5' contours courtesy Linn County GIS, 2009.
5. Native size of map layout is 11"x17".

Notes:
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0 175 350 52587.5 Feet

6. The Study Area extent was digitized in GIS from CAD drawings provided
by the client. The extent of the Study Area was field verified and has an
horizontal accuracy of 0.5 meter or less.

Wetlands
extend

Wetland 1, 7.14 ac
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