
__________________________________________________________________________________________ 
 
The location of the meeting is accessible to the disabled. If you have a disability that requires accommodation, 
advanced notice is requested by notifying the City Manager’s Office at 541-367-8969. 

 

 
CITY OF SWEET HOME 
PLANNING COMMISSION 
AGENDA 
May 05, 2022, 6:30 PM 
Sweet Home City Hall, 3225 Main Street  
Sweet Home, OR 97386 
 
WIFI Passcode: guestwifi 

PLEASE silence all cell phones – Anyone who wishes to speak, please sign in. 
 
Meeting Information 
The City of Sweet Home is streaming the meeting via the Microsoft Teams platform and asks the public to consider this option. There will be 
opportunity for public input via the live stream. To view the meeting live, online visit http://live.sweethomeor.gov. If you don't have access to the 
internet, you can call in to 541-367-5128, choose option #1 and enter the meeting ID to be logged in to the call. Meeting ID: 947 077 522# 
 

Call to Order and Pledge of Allegiance 

Roll Call of Commissioners 

Public Comment. This is an opportunity for members of the public to address the Planning Commission 
on topics that are not listed on the agenda. 

Meeting Minutes: 

a) April 7, 2022 Planning Commission Meeting Minutes 

Public Hearings 

a) Application ZMA22-01 Staff Report 

b) Application CU22-08 Staff Report 

c) Application CU22-09 Staff Report 

Housing Needs Analysis 

a) Housing Needs Forecast Memo 

Draft Code Review 

a) Article I 

b) Article II 

c) Article III 

d) Article IV 

Staff Updates on Planning Projects: 

Adjournment 
 

Persons interested in commenting on these issues should submit testimony in writing to the Community and Economic 
Development Department Office located in City Hall prior to the hearing or attend the meeting and give testimony verbally.  
Persons who wish to testify will be given the opportunity to do so by the Chair of the Commission at the Planning Commission 
meeting.  Such testimony should address the zoning ordinance criteria which are applicable to the request. The Sweet Home 
Planning Commission welcomes your interest in these agenda items. Pursuant to ORS 192.640, this agenda includes a list of 
the principal subjects anticipated to be considered at the meeting; however, the Commission may consider additional subjects 
as well.  This meeting is open to the public and interested citizens are invited to attend 
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The failure of an issue to be raised in a hearing, in person or by letter, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue precludes appeal to the Land Use Board of Appeals based on that issue.  

 

A copy of the application, all documents and evidence relied upon by the applicant and applicable criteria are available for 
inspection at no cost and a copy will be provided at reasonable cost. A copy of the staff report will be available for inspection at 
no cost at least seven days prior to the hearing and a copy will be provided at reasonable cost. Please contact the Community 
and Economic Development Department at 3225 Main Street, Sweet Home, Oregon 97386; Phone: (541) 367-8113. 

 

Planning Commission Process and Procedure for Public Hearings 

o Open each Hearing individually 

o Review Hearing Procedure (SHMC 17.12.130) 

o Hearing Disclosure Statement (ORS 197.763)  

o At the commencement of a hearing under a comprehensive plan or land use regulation, a statement shall be 
made to those in attendance that: 

READ:  “The applicable substantive criteria are listed in the staff report. Testimony, arguments and evidence must be 
directed toward the criteria described or other criteria in the plan or land use regulation which the person believes to 
apply to the decision. Failure to raise an issue accompanied by statements or evidence sufficient to afford the decision 
maker and the parties an opportunity to respond to the issue precludes appeal to the Land Use Board of Appeals 
based on that issue.” 

o Declarations by the Commission:  

o Personal Bias - Prejudice or prejudgment of the facts to such a degree that an official is incapable of making 
an objective decision based on the merits of the case. 

o Conflict of Interest - Does any member of the Commission or their immediate family have any financial or 
other interests in the application that has to be disclosed. 

o Ex Parte Information - The Planning Commission is bound to base their decision on information received in 
the Public Hearing and what is presented in testimony.  If a member of the Planning Commission has talked 
with an applicant or has information from outside the Public Hearing it needs to be shared at that time so that 
everyone in the audience has an opportunity to be aware of it and the rest of the Planning Commission is 
aware of it.  In that way it can be rebutted and can be discussed openly. 

o Staff Report 

o Review of application 

o Discussion of relative Criteria that must be used 

o During this presentation the members of the Planning Commission may ask questions of the staff to clarify 
the application or any part of the Zoning Ordinance or the applicable information. 

o Testimony 

o Applicant’s Testimony 

o Proponents’ Testimony 

o Testimony from those wishing to speak in favor of the application 

o Opponents’ Testimony 

o Testimony from those wishing to speak in opposition of the application 

o Neutral Testimony 

o Testimony from those that are neither in favor nor in opposition of the application. 

o Rebuttal  

o Close Public Hearing 

o Discussion and Decision among Planning Commissioners 

o Motion 

 Approval 

 Denial 

 Approval with Conditions 

 Continue  

o If there is an objection to a decision it can be appealed to the City Council.  The Planning Commission shall set the 
number of days for the appeal period.  At the time the City Council goes through the Public Hearing Process all over 
again. 

o Recommendation made by Planning Commission—City Council makes final decision. 

If you have a question, please wait until appropriate time and then direct your questions to the Planning Commission.  Please 
speak one at a time so the recorder knows who is speaking. 
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__________________________________________________________________________________________ 
 
The location of the meeting is accessible to the disabled. If you have a disability that requires accommodation, 
advanced notice is requested by notifying the City Manager’s Office at 541-367-8969. 

 

 
CITY OF SWEET HOME 
PLANNING COMMISSION 
MINUTES 
April 07, 2022, 6:30 PM 
Sweet Home City Hall, 3225 Main Street  
Sweet Home, OR 97386 
 
WIFI Passcode: guestwifi 
PLEASE silence all cell phones – Anyone who wishes to speak, please sign in. 

 
Meeting Information 
The City of Sweet Home is streaming the meeting via the Microsoft Teams platform and asks the public to consider this option. There will be 
opportunity for public input via the live stream. To view the meeting live, online visit http://live.sweethomeor.gov. If you don't have access to the 
internet, you can call in to 541-367-5128, choose option #1 and enter the meeting ID to be logged in to the call. Meeting ID: 947 077 522# 
 

Call to Order and Pledge of Allegiance 
The meeting was called to order at 6:30 PM 
Roll Call of Commissioners 
PRESENT 
Laura Wood 
Henry Wolthuis 
Jeffrey Parker 
Eva Jurney 
Greg Stephens 
David Lowman 
Jamie Melcher (Video) 
STAFF 
Community and Economic Development Director Blair Larsen 
Associate Planner Angela Clegg (Video) 
Public Works Director Greg Springman 
Engineering Technician Trish Rice 
GUESTS 
Jodi Parker, 1300 1st Avenue, Sweet Home, OR 97386 
Andrei Snegirev, 2680 Progress Way, Woodburn, OR 97071 
Public Comment. This is an opportunity for members of the public to address the Planning Commission 
on topics that are not listed on the agenda. 
None 
Meeting Minutes: 

a) March 17, 2022 Meeting Minutes 
Motion to approve the minutes made by Wood, Seconded by Lowman 
Voting Yea: Wood, Wolthuis, Parker, Jurney, Stephens, Lowman, Melcher 
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Public Hearings 
a) Conditional Use Application CU22-04 

The Public Hearing was opened at 6:33 PM. 
Commissioner Parker asked of the Committee if there were any Ex Parte, Conflicts of 
Interest, or personal bias. There was none.  
Staff Report: Associate Planner Angela Clegg gave the staff report and stated that the 
applicant is requesting a conditional use permit to allow for a Public Utility Facility in a 
Residential Low Density (R-1) Zone.  A Public Utility Facility is allowed via a Conditional Use 
per SHMC 17.24.030.H.  A new Conditional Use application shall be processed if a 
proposed change results in a change to lot or parcel boundaries and if there is an increase 
in the amount of operational activity; SHMC 17.80.060.A.3 and 5. The Wastewater 
Treatment Plant is an existing facility. The applicant applied for Property Line Adjustments 
(PLA20-07, PLA20-08, PLA20-09 and PLA20-10) and is proposing modifications to the 
existing facility triggering a new Conditional Use application. The subject properties are in 
the Residential Low Density (R-1) Zone. 
Applicants Testimony: City of Sweet Home Engineering Technician Trish Rice testified on 
behalf of the application. 
Testimony in Opposition: None 
Testimony in Favor: None 
Neutral Testimony: None 
The Public Hearing was closed at 6:40 PM 
Motion to approve the application made by Wolthuis, Seconded by Wood. 
Roll Call Voting Yea: Melcher, Lowman, Stephens, Jurney, Parker, Wolthuis, Wood 

b) Conditional Use Application CU22-05 
The Public Hearing was opened at 6:43 PM. 
Commissioner Parker asked of the Committee if there were any Ex Parte, Conflicts of 
Interest, or personal bias. Chairman Parker stated that he was related to the applicant and 
would abstain from voting. 
Staff Report: Associate Planner Angela Clegg gave the staff report and stated that the 
applicant is requesting a conditional use permit to establish a home occupation (home 
business) on their property. The home occupation would consist of teeth whitening and 
cosmetic services operated by a resident of the property within the dwelling located on the 
property. The applicant expects to see one client at a time and operate no later than 9:00 
PM. The applicant will contain all parking on the subject property. The applicant will be the 
only employee.  
Applicants Testimony: Jodi Parker testified on behalf of her application. 
Commissioner Lowman asked the applicant about licensing. Parker explained that she has 
the training and licensing required for the dental whitening and is working on the cosmetic 
licensing. 
Testimony in opposition: None 
Testimony in favor: None 
Neutral Testimony: None 
The Public Hearing was closed at 6:54 PM 
Motion to approve the application made by Stephens, Seconded by Jurney. 
Roll Call Voting Yea: Jurney, Parker, Wolthuis, Wood, Melcher, Lowman, Stephens 
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c) Conditional Use Application CU22-06 
The Public Hearing was opened at 6:55 PM. 
Commissioner Parker asked of the Committee if there were any Ex Parte, Conflicts of 
Interest, or personal bias. There was none. 
Staff Report: Associate Planner Angela Clegg gave the staff report and stated that the 
applicant is requesting a conditional use permit to allow for a single-family residence in a 
Commercial Highway Zone. Single-family residences or manufactured homes meeting 
standards 17.24.090 are allowed via a Conditional Use per SHMC 17.36.030.E. The subject 
property contains approximately 6,514 square feet and is in the Commercial Highway (C-2) 
Zone. 
Commissioner Jurney asked staff if the square footage of the property was sufficient for a 
single-family dwelling.  Clegg verified that it was. 
Testimony in opposition: None 
Testimony in favor: None 
Neutral Testimony: None 
The Public Hearing was closed at 7:05 PM 
The Commissioners and staff discussed the zoning and what is allowed. Woods asked for 
clarification of the plural of residences. Clegg explained that the plural use is the code 
language not the applicants.  
Motion to approve the application made by Wolthuis, Seconded by Melcher. 
Roll Call Voting Yea: Wolthuis, Wood, Melcher, Lowman, Stephens, Jurney, Parker 

d) Conditional Use Application CU22-07 
The Public Hearing was opened at 7:16 PM. 
Commissioner Parker asked of the Committee if there were any Ex Parte, Conflicts of 
Interest, or personal bias. There was none. 
Staff Report: Associate Planner Angela Clegg gave the staff report and stated that the 
applicant is requesting a conditional use permit to allow duplexes in a Residential Low-
Density Zone. Duplexes not meeting SHMC 17.25.020(B) are allowed via a Conditional Use 
per SHMC 17.24.030(M). The subject property contains approximately 142,523 square feet 
and is in the Residential Low-Density (R-1) Zone.  
Stephens asked staff about the loads of fill dirt that was moved to the property and if they 
worsened drainage issues.  Clegg stated that she believed the loads were there prior to the 
applicants purchase of the parcel. Clegg explained the City of Sweet Home wetland 
standards. Larsen spoke to the comments about the drainage, and that the building permit 
process will address some of the storm water and drainage issues. Woods asked about the 
public comments regarding the flooding on adjacent properties and who is responsible to 
maintain the wetlands. Larsen stated that it is the property owner’s responsibility to maintain 
the wetlands.  If there is an issue between the subject property and adjoining neighbors, it 
becomes a civil matter that the City is not involved in.  Lowman and Parker discussed the 
history and purpose of the fill being moved on the property.   
Applicant Testimony: Andrei Snegirev of Uprise Investing testified on behalf of his 
application. He explained that he bought the property not knowing it had wetlands and is 
asking for the conditional use to recoup costs lost due to the undevelopable wetlands. The 
applicant stated that they plan to have storm water run-off flow towards Long Street and not 
into the wetlands or the adjacent properties. Stephens asked the applicant about who will 
maintain the wetland. The applicant stated that he will maintain the wetlands and may write 
the maintenance plan into the deed restrictions, so it is included if he ever sells the 
property.  Larsen added that the wetlands will be attached to the ownership of the parcel, it 
will not be a separate parcel. Wolthuis asked the applicant if he is planning to partition the 
proposed large lot.  The applicant stated that he may divide it in the future. 
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Testimony in opposition: None 
Testimony in favor: None 
Neutral Testimony: None 
The Public Hearing was closed at 7:44 PM 
Woods and Parker discussed wetland designation being determined recently so when the fill 
was dumped on the property the previous owner may not have been aware. Woods felt that 
the rules of DSL will be followed during the development process. Clegg gave examples of 
other areas in the city that are similar to this parcel. Wolthuis, Woods, Jurney and Parker 
stated that they agree with the use of duplexes in this area. 
Motion to approve the application made by Jurney, Seconded by Wood. 
Roll Call Voting Yea: Wolthuis, Wood, Melcher, Lowman, Stephens, Jurney, Parker 

Housing Needs Analysis 
Larsen gave a brief overview of what the Commissioners could expect from the presentation. 
Staff Updates on Planning Projects: 
Clegg gave a report of all the pending applications in the planning department. 
Larsen discussed the code review for the April 21st meeting. 
Larsen gave an update of ongoing development in the city.  
Adjournment 
The meeting was adjourned at 7:54 PM 
 

 
Persons interested in commenting on these issues should submit testimony in writing to the Community and Economic 
Development Department Office located in City Hall prior to the hearing or attend the meeting and give testimony verbally.  
Persons who wish to testify will be given the opportunity to do so by the Chair of the Commission at the Planning Commission 
meeting.  Such testimony should address the zoning ordinance criteria which are applicable to the request. The Sweet Home 
Planning Commission welcomes your interest in these agenda items. Pursuant to ORS 192.640, this agenda includes a list of 
the principal subjects anticipated to be considered at the meeting; however, the Commission may consider additional subjects 
as well.  This meeting is open to the public and interested citizens are invited to attend 

 

The failure of an issue to be raised in a hearing, in person or by letter, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue precludes appeal to the Land Use Board of Appeals based on that issue.  

 

A copy of the application, all documents and evidence relied upon by the applicant and applicable criteria are available for 
inspection at no cost and a copy will be provided at reasonable cost. A copy of the staff report will be available for inspection at 
no cost at least seven days prior to the hearing and a copy will be provided at reasonable cost. Please contact the Community 
and Economic Development Department at 3225 Main Street, Sweet Home, Oregon 97386; Phone: (541) 367-8113. 
 
 
                                                                                          ________________________________ 
        Jeffrey Parker Chairperson 
        Sweet Home Planning Commission 
Respectfully submitted by Angela Clegg, Associate Planner 
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Staff Report for Application ZMA22-01 1 

Planning Commission Staff Report 

REQUEST: The applicant is proposing to change the Zoning Map in an area consisting of approximately 
114,690 square feet (2.62 acres) located in Sweet Home, OR 97386 (13S01E32AB Tax Lot 500). The 
Sweet Home Zoning Map is proposed to change from the Commercial Highway (C-2) Zone to the 
Industrial (M) Zone. The proposed zone change would bring the zoning designation into conformity with 
the property’s existing Comprehensive Plan Map designation. The Planning Commission will hold a 
public hearing and make a recommendation to the City Council. The City Council will hold a public 
hearing and decide on this application. 

Application ZMA22-01 is being filed simultaneously with Application CU22-08.  Application CU22-08 is 
pending the approval of Application ZMA22-01. 

APPLICANT:  Eric Lund 

PROPERTY OWNER: Eric Lund 

PROPERTY LOCATION: Sweet Home, OR 97386, Identified on the Linn County Assessor’s Map 
as 13S01E32AB Tax Lot 500. 

REVIEW AND  
DECISION CRITERIA: Sweet Home Municipal Code Section(s) 17.12, 17.44, OAR 660-012-

0060 

FILE NUMBER: ZMA22-01 

PLANNING COMMISSION PUBLIC HEARING: 

• DATE & TIME:
• LOCATION:

May 5, 2022 at 6:30 PM 
City Hall Council Chamber, 3225 Main Street, Sweet Home, OR 97386 

CITY COUNCIL PUBLIC HEARING: 

• DATE & TIME: May 10, 2022 at 6:30 PM  
• LOCATION: City Hall Council Chamber, 3225 Main Street, Sweet Home, OR 97386 

STAFF CONTACT: Angela Clegg, Associate Planner 
Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 

REPORT DATE: April 28, 2022 
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Staff Report for Application ZMA22-01  2 

I. PROJECT AND PROPERTY DESCRIPTION 
 
LOCATION: The subject tract contains approximately 114,690 square feet (2.62 acres). The property 
is currently zoned Commercial Highway (C-2), and the comprehensive plan designation is Industrial 
(M). The applicant is requesting to change the zoning to Industrial (M) bringing it into conformity with 
the property’s existing Comprehensive Plan Map designation. 
 
ZONING AND COMPREHENSIVE PLAN DESIGNATIONS:  
 
Property Zoning Designation Comprehensive Plan Designation 

Subject Property Commercial Highway (C-2) Light Industrial 

Property North Industrial (M) Light Industrial 

Property East Industrial (M) Light Industrial 

Property South Commercial Highway (C-2) Highway Commercial 

Property West Industrial (M) Industrial  
Planned Recreation Commercial 

 
Floodplain Based on a review of the FEMA FIRM Maps; Panel 41043C0914G dated 

September 29, 2010, the subject property is not in the 100-year floodplain.   
 
Wetlands: The subject property does show wetlands/waterways on the property that are 

depicted on the Sweet Home Local Wetlands Inventory and the National Wetlands 
Inventory Map: SSR-19A. 

 
Access: The subject property has frontage along 24th Avenue.  
 
Services: The subject property has access to City water and sewer services from 24th 

Avenue. 
 
TIMELINES AND HEARING NOTICE: 
 
Application Submitted: March 28, 2022 

Application Deemed Complete: March 29, 2022 

Mailed/Emailed Notice: March 29, 2022 

Notice Published in New Era Newspaper: April 6, 2022 

Planning Commission Public Hearing: May 5, 2022 

City Council Public Hearing May 10, 2022 

 

Notice was provided as required by SHMC 17.12.120. 
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Staff Report for Application ZMA22-01  3 

II. COMMENTS 
 
Trish Rice 
Public Works: Public Works has no issues with this request. 
 
Adam Leisinger 
Permit Technician: The Building Program has no issues with this request. 
 
Joe Graybill 
Staff Engineer: Regarding the zone map change proposal, this property should be consistent 

with the adjoining properties.  The property layout, access, wetlands, and 
configuration are more associated with the northside property than with those 
currently developed along Main St to the south.  CEDD-ES has no concerns.   

 
Chief Barringer 
Sweet Home Fire  
District: The Fire District Has no issues with this request. 
 
Public Comment: No comments as of the issue of this Staff Report. 
 
 

III. REVIEW AND DESIGN CRITERIA 
The review and decision criteria for a zone change are listed below in bold. Staff findings and 
analysis are provided under each review and decision criterion. 

A. An amendment to the official zoning or comprehensive plan map may be authorized 
provided that the proposal satisfied all relevant requirements of this title and also 
provided that the applicant demonstrates the following: [SHMC 17.12.010] 
1. The proposed amendment is consistent with the goals and policies of the 

comprehensive plan; [SHMC 17.12.025(A)] 
a. The Zoning Code implements the Comprehensive Plan by providing specific 

development guidelines for each Land Use Designation. The general nature of each 
Comprehensive Plan Land Use Designation will guide the uses and standards for 
the corresponding zone in the Zoning Code. [Sweet Home Comprehensive Plan, 
Chapter 2 Text] 

b. The Comprehensive Plan Map graphically portrays Sweet Home's land use pattern 
as recommended by Comprehensive Plan policy. Each designation has a different 
symbol or color. The land use map portrays the long-range vision of land use 
patterns in Sweet Home. [Sweet Home Comprehensive Plan, Chapter 2, 
Comprehensive Plan Map Policies, Policy 1] 

c. Zoning Codes. The Zoning Codes regulate the use of land on a comprehensive 
basis. More specifically, the Zoning Codes divide the community into residential, 
commercial, industrial, and other use zones based on the Comprehensive Plan. 
Each zone has standards and regulations that determine the allowed uses on that 
land and the standards to which structures must conform, such as building height, 
yard setbacks, and lot size. The Codes consists of text, found in Title 17 of the 
Sweet Home Municipal Codes, and an official Zoning Map. 
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Staff Report for Application ZMA22-01  4 

The Zoning Codes fulfill two major roles. First, zoning promotes the public health, 
safety, and welfare of Sweet Home. Secondly, the Zoning Codes implement the 
Comprehensive Plan. Oregon Revised Statute 197.175 states that cities will: 

• Prepare, adopt, amend, and revise comprehensive plans in compliance with 
Statewide Planning Goals; and 

• Enact land use regulations to implement their comprehensive plan. 
In a broad sense, zoning encourages the orderly development of the community 
and implements the Comprehensive Plan. Zoning can only partially relate to the 
long-term aspects of the plan because as a regulatory tool, it must relate to the 
current conditions within the City of Sweet Home. 
The Comprehensive Plan provides a general and long-range policy for the City 
while the Zoning Codes serve as a legal ordinance with binding provisions on land 
development. The various zones have specific boundaries and when drafting the 
Zoning Ordinance, the City considers how each land parcel will be affected. 
Zoning Code provisions and the Zoning Map can be amended. Amendments shall 
be consistent with the Comprehensive Plan. If proposed amendments to the Zoning 
Codes do not comply with the Comprehensive Plan, the Comprehensive Plan must 
also be amended so that the two documents correspond. [Sweet Home 
Comprehensive Plan, Chapter 2, Comprehensive Plan Map Policies, Chapter 8: Plan 
Management] 

d. Updating the plan: Making the Comprehensive Plan a basic part of the community’s 
planning process an ongoing active function of City government will keep the Plan 
as a viable and useable policy document. The Comprehensive Plan needs to be 
updated occasionally for the following reasons: [Sweet Home Comprehensive Plan, 
Chapter 8: Plan Management] 
i. To accurately reflect changes in the community. 
ii. To ensure integration with other policies, Zoning Codes, and Subdivision 

Codes. 
e. Changes to the Plan Shall be made by ordinance after public hearings. [Sweet Home 

Comprehensive Plan, Chapter 2, Plan Amendment Policies, Policy 2] 
f. Changes in the Plan shall be incorporated directly into the document at the 

appropriate place. A list of all amendments with date of passage should be a part of 
the document. [Sweet Home Comprehensive Plan, Chapter 2, Plan Amendment Policies, 
Policy 3] 

g. Property Owners, their authorized agents, or the City Council may initiate a 
Comprehensive Plan amendment. In order to obtain a Comprehensive Plan 
amendment, the applicants have the burden of proof that all of the following 
conditions exist. [Sweet Home Comprehensive Plan, Chapter 2, Plan Amendment 
Policies, Policy 5] 
i. There is a need for the proposed change; 
ii. The identified need can best be served by granting the change requested; 

iii. The proposed change complies with the Statewide Planning Goals; and, 
iv. The proposed change complies with all other elements of the City’s 

Comprehensive Plan. 
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Staff Report for Application ZMA22-01  5 

h. Highway Commercial: To provide suitable and desirable commercial areas along 
the highway intended to meet the business needs of the community. [Sweet Home 
Comprehensive Plan Land Designations for Economic Development, Table 11] 

i. High Density Residential: To provide areas suitable and desirable for higher density 
residential development, and particularly for apartments, manufactured home 
parks, other residential uses, and appropriate community facilities. [Sweet Home 
Comprehensive Plan Map Residential Land Designations, Table 7] 

Staff Findings: The applicant is proposing to change the Zoning Map of an approximately 114,690 
square feet (2.62 acres) property identified on the Linn County Assessor’s Map as 13S01E32AB Tax 
Lot 500 (see Attachment A). The applicant has proposed a change in zoning from Commercial 
Highway (C-2) to Industrial (M). 

Based on the Linn County 2021 aerial photograph, the area has Industrial lots to the north, west and 
east, and Commercial Highway to the south. There is no development planned with the Zone Map 
Amendment application. 

The proposed zoning plan designation would be consistent with the Sweet Home Comprehensive 
Plan. 

Based on the above findings, the application complies with this criterion. 

2. The proposed amendment is orderly and timely, considering the pattern of 
development in the area, surrounding land uses, and any changes which may have 
occurred in the neighborhood or community to warrant the proposed amendment; 
[SHMC 17.12.025(B)] 

Staff Findings: Staff finds that the proposed zoning map amendment would be orderly and timely, be 
consistent with the pattern of development in the area, and based on the 2021 Linn County aerial 
photograph, staff finds that the subject property has industrial lots to the north, west and east, and 
Commercial Highway to the south. 

Based on the above findings, the application complies with this criterion. 

3. Utilities and services can be efficiently provided to serve the proposed uses or other 
potential uses in the proposed zoning district; and [SHMC 17.12.025(C)] 

Staff Findings: The subject property has frontage along 24th Avenue. Water and sanitary sewer 
services are available in 24th Avenue. The applicant has not proposed development with this Zone 
Map Amendment application 

Based on the above findings, the application complies with this criterion. 

4. The proposed amendment to the comprehensive plan map is consistent with Oregon’s 
statewide planning goals. [SHMC 17.12.025(D)] 

Staff Findings: The applicant is not proposing an amendment to the comprehensive plan map. 

5. OAR 660-012-0060(1). If an amendment to a functional plan, an acknowledged 
comprehensive plan, or a land use regulation (including a zoning map) would 
significantly affect an existing or planned transportation facility, then the local 
government must put in place measures as provided in section (2) of this rule, unless 
the amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use 
regulation amendment significantly affects a transportation facility if it would: 
a. Change the functional classification of an existing or planned transportation facility 

(exclusive of correction of map errors in an adopted plan); 
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Staff Report for Application ZMA22-01  6 

b. Change standards implementing a functional classification system; or 
c. Result in any of the effects listed in paragraphs (a) through (c) of this subsection 

based on projected conditions measured at the end of the planning period 
identified in the adopted TSP. As part of evaluating projected conditions, the 
amount of traffic projected to be generated within the area of the amendment may 
be reduced if the amendment includes an enforceable, ongoing requirement that 
would demonstrably limit traffic generation, including, but not limited to, 
transportation demand management. This reduction may diminish or completely 
eliminate the significant effect of the amendment. 
i. Types or levels of travel or access that are inconsistent with the functional 

classification of an existing or planned transportation facility; 
ii. Degrade the performance of an existing or planned transportation facility such 

that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or 

iii. Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the 
TSP or comprehensive plan. [OAR 660-012-0060(1)] 

Staff Findings: The subject property has existing frontage along 24th Avenue. The applicant has 
proposed a change in zoning from the Commercial Highway (C-2) zone to the Industrial (M) zone. 
The proposed use would be consistent with the Comprehensive Plan Map designation. Based on 
these findings, staff concludes that the proposed zone change would not significantly affect the 
existing transportation infrastructure in the neighborhood and is consistent with the Sweet Home 
Transportation System Plan.  

Based on the above findings, the application complies with this criterion. 

 
IV. CONCLUSION AND RECOMMENDATION 

Based on the findings listed is Section III of this report, staff recommends that the Planning 
Commission recommend that the City Council approve this application. Since the request is for a 
zone change, staff has not recommended any conditions of approval. 

 

V. PLANNING COMMISSION ACTION 
In acting on a zone change application; the Planning Commission will hold a public hearing at which 
it may either recommend that the City Council approve or deny the application(s). The 
recommendation should be based on the applicable review and decision criteria. The City Council will 
hold a public hearing and decide on this application. 

Motion: 

After opening the public hearing and receiving testimony, the Planning Commission’s options include 
the following: 

1. Move to recommend that the City Council approve application ZMA22-01, which includes 
adopting the findings of fact listed in the staff report. 

2. Move to recommend that the City Council deny application ZMA22-01 (specify reasons). 

3. Move to continue the public hearing to a date and time certain (specify); or 

4. Other. 
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Staff Report for Application ZMA22-01  7 

 

 
VI. ATTACHMENTS 

A. Subject Property Map 

B. Site Map 

C. Zone Map Amendment Application and Summary 

E. Zoning Map 

G. Comprehensive Plan Map 
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Staff Report for Conditional Use Permit Application CU22-08 1 
 

 
 

 
Staff Report Presented to the Planning Commission 

 
REQUEST: The applicant is requesting a conditional use permit to allow for self-storage, 
enclosed RV/boat storage, canopy parking for RV/boat, and light industrial space in an Industrial 
(M) Zone. Any other use that is compatible with the purpose and intent of the zone, and that 
would have off-site impacts that would not significantly exceed those that are typical of the other 
conditionally permitted uses listed in this section [SHMC 17.44.030.L]. Tax Lot 100 contains 
approximately 257,366 square feet and is in the Industrial (M) Zone. Tax Lot 101 contains 
approximately 5,831 square feet and is in the Industrial (M) Zone.  Tax Lot 500 contains 
approximately 114,690 square feet and is pending Zone Map Amendment application ZMA22-
01 amending Tax Lot 500 from Commercial Highway (C-2) Zone to Industrial (M) Zone. 
 
Application CU22-08 is pending the decision of application ZMA22-01.  Applications CU22-08 
and ZMA22-01 are being filed simultaneously.  
 
The applicant is applying for property line adjustments to combine Tax Lots 100, 101, and 500.  
Applications PLA22-08 and PLA22-09 were submitted on April 22, 2022. The property line 
adjustments are pending the approval of application ZMA22-01. 
 
APPLICANT: Eric Lund 

PROPERTY OWNER: Eric Lund 

FILE NUMBER: CU22-08 

PROPERTY LOCATION: Sweet Home, OR 97386; Identified on the Linn County 
Assessor’s Map as 13S01E32AB Tax Lots 100, 101, and 500. 

REVIEW AND  
DECISION CRITERIA:  Sweet Home Municipal Code Section(s) 17.44.030, 17.80.040 

HEARING DATE &TIME: May 5, 2022, at 6:30 PM 

HEARING LOCATION: City Hall Council Chambers at 3225 Main Street, Sweet Home, 
Oregon 97386 

STAFF CONTACT: Angela Clegg, Associate Planner 
 Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 

REPORT DATE: April 28, 2022 

I. PROJECT AND PROPERTY DESCRIPTION 
 
ZONING AND COMPREHENSIVE PLAN DESIGNATIONS: 
Property Zoning Designation Comprehensive Plan Designation 
Subject 
Properties 

Industrial (M) 
Commercial Highway (C-2)  

Light Industrial 

Property North Recreation Commercial (RC) 
Industrial (M) 

Planned Recreation Commercial 

Property East Commercial Highway (C-2) Highway Commercial 
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Property South Commercial Highway (C-2) Highway Commercial 
Light Industrial 

Property West Industrial (M) Light Industrial  
Planned Recreation Commercial 

 
Floodplain Based on a review of the FEMA FIRM Maps; Panel 41043C0914G dated 

September 29, 2010, the subject property is not in the 100-year floodplain. 
Wetlands: The subject property does show wetlands/waterways on the property that are 

depicted on the Sweet Home Local Wetlands Inventory and the National 
Wetlands Inventory Map: SSR-19A, SSR-19B, SSR-19C, SSR-19D, DSL 
#98-0478. 

Access: The subject property has frontage along 24th Avenue. 
Services: The subject property has access to City water and sewer services from 24th 

Avenue. 
 
TIMELINES AND HEARING NOTICE:  
Mailed/Emailed Notice:   March 28, 2022 
Notice Published in Newspaper:  April 6, 2022 
Planning Commission Public Hearing: May 5, 2022 
120-Day Deadline:    July 27, 2022 
Notice was provided as required by SHMC 17.12.120 
 

II. COMMENTS 
Adam Leisinger 
Building Division: The Building Program has no issues with this request.   
 
Joe Graybill 
Engineering Division: Regarding the Conditional Use application for a self-storage on 24th 

Avenue, the access driveway will be off of 24th Ave.  There is a 6” 
water line in 24th Ave to provide adequate water for onsite or fire use.  
Stormwater drainage will from all the impervious surfaces will need to 
be quality and flow controlled prior to the adjacent creek drain 
system. CEDD-ES have no concerns. 

 
Trish Rice 
Public Works Dept. There is a stormwater channel across the subject property that 

conveys runoff from a significant area (see attached map; drainage 
area highlighted in blue).  Public Works desires an easement to make 
this channel public. The project will need to confirm and comply with 
any applicable ODOT Rail requirements pertaining to the driveway 
due to the driveway’s proximity to the tracks. 

 
Chief Barringer 
Sweet Home Fire  
District: The Fire District has no problem with what is going on the property.  

Access and maneuverability for fire as well as hydrants will have to 
have further discussion. 

 

20



 
Staff Report for Conditional Use Permit Application CU22-08 3 
 

Public Comments: No comments as of the issuance of this Staff Report. 
 
 

III. REVIEW AND DECISION CRITERIA 
 

The review and decision criteria for a conditional use permit are listed below in bold. Staff 
findings and analysis are provided under each review and decision criterion.  
A. The request complies with the requirements of the underlying zone or overlay zone, 

city codes, state and federal laws. [SHMC 17.80.040(A)] 
Staff Findings: Tax lots 100 and 101 are in the Industrial (M) zone. Tax lot 500 is in the 
Commercial Highway (C-2). Tax lot 500 is pending the approval zone map amendment 
application ZMA22-01, amending it to the Industrial (M) zone. The applicant is requesting a 
conditional use permit to allow for self-storage, enclosed RV/boat storage, canopy parking for 
RV/boat, and light industrial space in an Industrial (M) Zone. 
Chapter 17.44 Industrial Zone states: Any other use that is compatible with the purpose and 
intent of the zone, and that would have off-site impacts that would not significantly exceed those 
that are typical of the other conditionally permitted uses listed in this section [SHMC 
17.44.030.L]. 
For this application to comply with all applicable city codes and state and federal laws, this 
application may require additional permits. If this application is approved, staff recommends a 
condition of approval that prior to operation, the applicant shall obtain all required local, state, 
and federal permits.  The applicant shall submit copies of all required permits and licenses to 
the Sweet Home Community and Economic Development Department for inclusion in the record 
of CU22-08. 
Based on the above findings, the application complies with these criteria. 
B. The site size, dimensions, location, topography and access are adequate for the 

needs of the proposed use, considering, but not limited to, the following: 
      1.   Building size; 
      2.   Parking; 
      3.   Traffic; 
      4.   Noise; 
      5.   Vibration; 
      6.   Exhaust and emissions; 
      7.   Light and glare; 
      8.   Erosion; 
      9.   Odor; 
      10.   Dust; 
      11.   Visibility; 
      12.   Safety; 
      13.   Building, landscaping or street features. [SHMC 17.80.040(B)] 
Staff Findings: The applicant is requesting a conditional use permit to allow for self-storage, 
enclosed RV/boat storage, canopy parking for RV/boat, and light industrial space in an 
Industrial (M) Zone. 
With the approval of Zone Map Amendment application ZMA22-01 and Conditional Use 
application CU22-08, the applicant intends on combining Tax Lots 100, 101, and 500 into one 
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lot.  With the approval of a property line adjustment, staff finds that the site size, dimensions, 
location, topography and access are adequate for the proposed use. Applications PLA22-08 
and PLA22-09 were submitted on April 22, 2022. 
With the above conditions, the application complies with these criteria. 

 
C. Any negative impacts of the proposed use on adjacent properties and on the public 

can be mitigated through application of other code standards, or other reasonable 
conditions of approval that include but are not limited to those listed in this chapter. 
[SHMC 17.80.040(C)] 

Staff Findings: Staff has not identified any negative impacts to adjacent properties. To ensure 
compliance with the standards listed in the SHMC, staff has included proposed conditions of 
approval that are listed in Section IV of this report.  
Based on the above findings, the application complies with these criteria. 
D. All required public facilities have adequate capacity, as determined by the city, to 

serve the proposed use. [SHMC 17.80.040(D)] 
Staff Findings: The subject property has access to City water and sewer in 24th Avenue.  
Per the Public Works comments in Section II: There is a stormwater channel across the subject 
property that conveys runoff from a significant area.  Public Works desires an easement to 
make this channel public. 
Per the Staff Engineer’s comments in Section II: There is a 6” water line in 24th Avenue to 
provide adequate water for onsite or fire use.  Stormwater drainage from all the impervious 
surfaces will need to be quality and flow controlled prior to the adjacent creek drain system.   
Based on the above conditions, the application complies with these criteria. 
E. Home occupations must meet the following standards: 

1. The home occupation shall be secondary to the residential use. 
2. All aspects of the home occupation shall be contained and conducted within a 

completely enclosing building. 
3. No materials or mechanical equipment shall be used which are detrimental to 

residential use of the dwelling or nearby dwellings because of vibration, noise, 
dust, smoke, odor, interference with the electrical grid, radio or television 
reception or other similar factors. 

4. Vehicles related to the home occupation shall be parked in a manner so as to 
not block any driveway or impede the safe flow of traffic. 

Staff Findings: The applicant is not proposing a home occupation. 
 
F. Marijuana facilities must be located in a fixed location. No temporary or mobile sites 

of any sort are allowed. [SHMC 17.80.040(F)] 
G. Marijuana facilities may not have any drive-up services. [SHMC 17.80.040(G)] 
H. Marijuana facilities must be located at least 1,000 feet from the property boundary of 

any school. [SHMC 17.80.040(H)] 
I. Marijuana facilities must be sited on a property so as to be at least 100 feet from the 

boundary of any residentially zoned property. [SHMC 17.80.040(I)] 
Staff Findings: The applicant is not proposing to establish a marijuana facility.   
J. In approving a conditional use permit application, the Planning Commission may 

impose, in addition to those standards and requirements expressly specified by this 
chapter, additional conditions determined to be necessary to assure that the 
proposed development meets the decision criteria as well as the best interests of 
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the surrounding properties, the neighborhood, and the city as a whole.  [SHMC 
17.80.050] 

Staff Findings: This provision of the SHMC allows the Planning Commission to impose 
conditions of approval. This is an opportunity for the Planning Commission to determine if 
conditions are needed to ensure compliance with the "decision criteria as well as the best 
interests of the surrounding properties, the neighborhood, and the city as a whole." As specified 
in SHMC 17.80.050, conditions could include, but are not limited to: expanding setbacks, 
limiting hours of operation, requiring site or architectural design features, imposing additional 
sign standards, and so forth.  
To ensure compliance with the standards listed in the SHMC, staff has included proposed 
conditions of approval listed in Section IV of this report. These conditions are primarily a 
customized list of existing local, state, and federal standards that apply to the application.  
K. A conditional use permit shall be void one year after the date of the Planning 

Commission approval if the use has not been substantially established within that 
time period. [SHMC 17.80.070] 

Staff Findings: As required under this section, staff recommends that a condition of approval 
require that the conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension of up 
to one year for a conditional use permit that contained a one-year initial duration upon written 
request of the applicant and prior to the expiration of the approved period. Requests other than 
a one-year request made prior to the expiration of the approved period must be approved by 
the Planning Commission. A conditional use permit not meeting the above time frames will be 
expired and a new application will be required. 

 
IV.  CONCLUSION AND RECOMMENDATION 

If the Planning Commission approves this application, staff recommends that the conditions of 
approval listed below be required in order to ensure that the application is consistent with the 
findings in the Review and Decision Criteria (Section III) and as required by the Sweet Home 
Municipal Code and other provisions of law. Appeals to the Land Use Board of Appeals (LUBA) 
may only be based on Review and Decision Criteria contained in Section III.  
Recommended Conditions of Approval for CU22-08: 

1. The property owner shall obtain and comply with all other applicable local, state, and 
federal permits and requirements. 

2. Staff recommends an easement to the stormwater channel across the subject property 
that conveys runoff from a significant area.  Staff recommends an easement to make this 
channel public. 

3. The conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension 
of up to one year for a conditional use permit that contained a one-year initial duration 
upon written request of the applicant and prior to the expiration of the approved period. 
Requests other than a one-year request made prior to the expiration of the approved 
period must be approved by the Planning Commission. A conditional use permit not 
meeting the above time frames will be expired and a new application will be required. 

 
V.  PLANNING COMMISSION ACTION 

In acting on a Conditional Use permit application, the Planning Commission will hold a public 
hearing at which it may either approve or deny the application.  If the application is denied, the 
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action must be based on the applicable review and decision criteria. If approved, the Planning 
Commission may impose conditions of approval.  Staff’s recommended conditions are included 
in Section IV. 
 
Appeal Period: Pursuant to ORS 227.175, the Planning Commission may establish an appeal 
period of not less than 12 days from the date the written notice of the Planning Commission’s 
decision is mailed. Staff’s recommendation is that the Planning Commission’s decision on this 
matter be subject to a 12-day appeal period from the date that the notice of decision is mailed.  
 
Order: After the Planning Commission decides, staff recommends that the Planning 
Commission direct staff to prepare an order that is signed by the Chairperson of the Planning 
Commission. The Order would memorialize the decision and provide the official list of conditions 
(if any) that apply to the approval if the application is approved.  
 
Motion: After opening the public hearing and receiving testimony, the Planning Commission’s 
options include the following: 

1. Move to approve application CU22-08; which includes adopting the findings of fact listed 
in the staff report and the conditions of approval listed in Section IV of the staff report, 
the setting of a 12-day appeal period from the date of the mailing of the decision, and 
hereby direct staff to prepare an order to be signed by the Chair to memorialize this 
decision. 

2. Move to deny applications CU22-08; which includes adopting the findings of fact 
(specify), including the setting of a 12-day appeal period from the date of mailing of the 
decision, and hereby direct staff to prepare an order to be signed by the Chair to 
memorialize this decision. 

3. Move to continue the public hearing to a date and time certain (specify); or 
4. Other. 

VI.  ATTACHMENTS 
A Subject Property Map 
B Site Plan 
C Public Works Drainage Area Map 
D Application 
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NOTES & CONDITIONS

- THIS DRAWING IS TO BE USED FOR PRELIMINARY PLANNING PURPOSES ONLY.

DETERMINATION OF THE SUITABILITY OF THE LAYOUT AND UNIT MIX SHALL BE THE

SOLE RESPONSIBILITY OF THE OWNER/DEVELOPER.

- ALL DIMENSIONS, ELEVATIONS, EASEMENTS AND SETBACKS SHOWN ARE BASED

UPON THE BEST INFORMATION PROVIDED TO THE DESIGNER BY JAMES WASHBURN VIA FORGE.

THE OWNER/DEVELOPER IS RESPONSIBLE FOR CONFIRMING ALL INFORMATION.

- DESIGNER DOES NOT ENSURE REQUIRED EXTENT, TYPE OR LOCATION OF ANY

FIREWALLS, EITHER SHOWN OR NOT SHOWN.  OWNER/DEVELOPER TO VERIFY.

- LOCAL REQUIREMENTS MAY TAKE PRECEDENCE!!   OWNER/DEVELOPER TO

CONFIRM DESIGN IS IN COMPLIANCE WITH ALL APPLICABLE LOCAL CODES AND LAWS

(ZONING, ENVIRONMENTAL, BUILDING, FIRE, ETC...).

- THIS DOCUMENT AND ITS CONTENTS ARE THE PROPERTY OF FORGE BUILDING COMPANY

AND ANY UNAUTHORIZED USE IS STRICTLY PROHIBITED.

DRAWN BY:

DATE:  03-21-2022

DWG. NO.:

1

SITE PLAN UNIT MIXTHE STORAGE STATION
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Staff Report for Conditional Use Permit Application CU22-09 1 
 

 
 

 
Staff Report Presented to the Planning Commission 

 
REQUEST: The applicant is requesting a conditional use permit to allow for a non-dwelling 
accessory building and RV pad on the subject property. In the Residential Low Density (R-1) 
zone a secondary use on a lot without a primary use is allowed per a conditional use. [SHMC 
17.24.030 (L)]. The subject property contains approximately 7,663 square feet and is in the 
Residential Low Density (R-1) Zone. 
 
APPLICANT: Mike & Toni Worthington 

PROPERTY OWNER: Mike & Toni Worthington 

FILE NUMBER: CU22-09 

PROPERTY LOCATION: Sweet Home, OR 97386; Identified on the Linn County 
Assessor’s Map as 13S01W36A Tax Lot 00202. 

REVIEW AND  
DECISION CRITERIA:  Sweet Home Municipal Code Section(s) 17.24.030, 17.80.040      

HEARING DATE &TIME: May 5, 2022, at 6:30 PM 

HEARING LOCATION: City Hall Council Chambers at 3225 Main Street, Sweet Home, 
Oregon 97386 

STAFF CONTACT: Angela Clegg, Associate Planner 
 Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 

REPORT DATE: April 28, 2022 

I. PROJECT AND PROPERTY DESCRIPTION 
 
ZONING AND COMPREHENSIVE PLAN DESIGNATIONS: 
Property Zoning Designation Comprehensive Plan Designation 
Subject Property Residential Low Density (R-1) Low Density Residential 
Property North Residential Low Density (R-1) Low Density Residential 
Property East Residential Low Density (R-1) Low Density Residential 
Property South Residential Low Density (R-1) Low Density Residential 
Property West Residential Low Density (R-1) Low Density Residential 

 
Floodplain Based on a review of the FEMA FIRM Maps; Panel 41043C0913G dated 

September 29, 2010, the subject property is not in the 100-year floodplain. 
Wetlands: The subject property does not show wetlands/waterways on the property that 

are depicted on the Sweet Home Local Wetlands Inventory and the National 
Wetlands Inventory Map. 

Access: The subject property has frontage along Meadowlark Lane. 
Services: The subject property has access to City water and sewer services from 

Meadowlark Lane. 
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TIMELINES AND HEARING NOTICE:  
Mailed/Emailed Notice:   April 1, 2022 
Notice Published in Newspaper:  April 6, 2022 
Planning Commission Public Hearing: May 5, 2022 
120-Day Deadline:    July 30, 2022 
Notice was provided as required by SHMC 17.12.120 
 

II. COMMENTS 
Adam Leisinger 
Building Division: The Building Program has no issues with this request.   
 
Joe Graybill 
Engineering Division: Regarding the Conditional Use for the non-dwelling accessory 

structure on this corner lot, CEDD-ES would recommend combining 
both lots into one property, and at this time has no concerns.   

 
Trish Rice 
Public Works Dept. The Public Works Department has no issues with this request.  
 
Chief Barringer 
Sweet Home Fire  
District: The Fire District has no issues with this request. 
 
Public Comments: No comments as of the issuance of this Staff Report. 

 
 
 

III. REVIEW AND DECISION CRITERIA 
 

The review and decision criteria for a conditional use permit are listed below in bold. Staff 
findings and analysis are provided under each review and decision criterion.  
A. The request complies with the requirements of the underlying zone or overlay zone, 

city codes, state and federal laws. [SHMC 17.80.040(A)] 
Staff Findings: Tax lot 202 is in the Residential Low Density (R-1) zone. The applicant is 
requesting a conditional use permit to allow for a non-dwelling accessory building and RV pad.  
Chapter 17.24 allows for a secondary use on a lot without a primary use via a conditional use 
[SHMC 17.24.030.L].  
For this application to comply with all applicable city codes and state and federal laws, this 
application may require additional permits. If this application is approved, staff recommends a 
condition of approval that prior to operation, the applicant shall obtain all required local, state, 
and federal permits.  The applicant shall submit copies of all required permits and licenses to 
the Sweet Home Community and Economic Development Department for inclusion in the record 
of CU22-09. 
Based on the above findings, the application complies with these criteria. 
B. The site size, dimensions, location, topography and access are adequate for the 

needs of the proposed use, considering, but not limited to, the following: 
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      1.   Building size; 
      2.   Parking; 
      3.   Traffic; 
      4.   Noise; 
      5.   Vibration; 
      6.   Exhaust and emissions; 
      7.   Light and glare; 
      8.   Erosion; 
      9.   Odor; 
      10.   Dust; 
      11.   Visibility; 
      12.   Safety; 
      13.   Building, landscaping or street features. [SHMC 17.80.040(B)] 
Staff Findings: The applicant is requesting a conditional use permit to allow for a non-dwelling 
accessory building and RV pad on the subject property. 
The applicant owns Tax Lot 3802, directly south and abutting the subject property. The 
applicant explored other options with staff, including a property line adjustment to combine Tax 
Lots 3802 and 202.  In the attached summary (Attachment B), that applicant states they are 
currently unable to do a property line adjustment due to the cost of the required survey.  
Staff finds that the site size, dimensions, location, topography and access are adequate for the 
proposed use.  
Based on the above findings, the application complies with these criteria. 

 
C. Any negative impacts of the proposed use on adjacent properties and on the public 

can be mitigated through application of other code standards, or other reasonable 
conditions of approval that include but are not limited to those listed in this chapter. 
[SHMC 17.80.040(C)] 

Staff Findings: Staff has not identified any negative impacts to adjacent properties. To ensure 
compliance with the standards listed in the SHMC, staff has included proposed conditions of 
approval that are listed in Section IV of this report.  
Based on the above findings, the application complies with these criteria. 
D. All required public facilities have adequate capacity, as determined by the city, to 

serve the proposed use. [SHMC 17.80.040(D)] 
Staff Findings: The subject property has access to City water and sewer in Meadowlark Lane. 
Staff finds that the proposed use has adequate capacity. 
Based on the above findings, the application complies with these criteria. 
E. Home occupations must meet the following standards: 

1. The home occupation shall be secondary to the residential use. 
2. All aspects of the home occupation shall be contained and conducted within a 

completely enclosing building. 
3. No materials or mechanical equipment shall be used which are detrimental to 

residential use of the dwelling or nearby dwellings because of vibration, noise, 
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dust, smoke, odor, interference with the electrical grid, radio or television 
reception or other similar factors. 

4. Vehicles related to the home occupation shall be parked in a manner so as to 
not block any driveway or impede the safe flow of traffic. 

Staff Findings: The applicant is not proposing a home occupation. 
 
F. Marijuana facilities must be located in a fixed location. No temporary or mobile sites 

of any sort are allowed. [SHMC 17.80.040(F)] 
G. Marijuana facilities may not have any drive-up services. [SHMC 17.80.040(G)] 
H. Marijuana facilities must be located at least 1,000 feet from the property boundary of 

any school. [SHMC 17.80.040(H)] 
I. Marijuana facilities must be sited on a property so as to be at least 100 feet from the 

boundary of any residentially zoned property. [SHMC 17.80.040(I)] 
Staff Findings: The applicant is not proposing to establish a marijuana facility.   
J. In approving a conditional use permit application, the Planning Commission may 

impose, in addition to those standards and requirements expressly specified by this 
chapter, additional conditions determined to be necessary to assure that the 
proposed development meets the decision criteria as well as the best interests of 
the surrounding properties, the neighborhood, and the city as a whole.  [SHMC 
17.80.050] 

Staff Findings: This provision of the SHMC allows the Planning Commission to impose 
conditions of approval. This is an opportunity for the Planning Commission to determine if 
conditions are needed to ensure compliance with the "decision criteria as well as the best 
interests of the surrounding properties, the neighborhood, and the city as a whole." As specified 
in SHMC 17.80.050, conditions could include, but are not limited to: expanding setbacks, 
limiting hours of operation, requiring site or architectural design features, imposing additional 
sign standards, and so forth.  
To ensure compliance with the standards listed in the SHMC, staff has included proposed 
conditions of approval listed in Section IV of this report. These conditions are primarily a 
customized list of existing local, state, and federal standards that apply to the application.  
K. A conditional use permit shall be void one year after the date of the Planning 

Commission approval if the use has not been substantially established within that 
time period. [SHMC 17.80.070] 

Staff Findings: As required under this section, staff recommends that a condition of approval 
require that the conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension of up 
to one year for a conditional use permit that contained a one-year initial duration upon written 
request of the applicant and prior to the expiration of the approved period. Requests other than 
a one-year request made prior to the expiration of the approved period must be approved by 
the Planning Commission. A conditional use permit not meeting the above time frames will be 
expired and a new application will be required. 

 
IV.  CONCLUSION AND RECOMMENDATION 

If the Planning Commission approves this application, staff recommends that the conditions of 
approval listed below be required in order to ensure that the application is consistent with the 
findings in the Review and Decision Criteria (Section III) and as required by the Sweet Home 
Municipal Code and other provisions of law. Appeals to the Land Use Board of Appeals (LUBA) 
may only be based on Review and Decision Criteria contained in Section III.  
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Recommended Conditions of Approval for CU22-09: 
1. The applicant shall comply with applicable building code and the requirements of 

Chapter 17.24, R-1 Residential Low Density, when installing the accessory structure and 
RV pad. 

2. The property owner shall obtain and comply with all other applicable local, state, and 
federal permits and requirements. 

3. The conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension 
of up to one year for a conditional use permit that contained a one-year initial duration 
upon written request of the applicant and prior to the expiration of the approved period. 
Requests other than a one-year request made prior to the expiration of the approved 
period must be approved by the Planning Commission. A conditional use permit not 
meeting the above time frames will be expired and a new application will be required. 
 

V.  PLANNING COMMISSION ACTION 
In acting on a Conditional Use permit application, the Planning Commission will hold a public 
hearing at which it may either approve or deny the application.  If the application is denied, the 
action must be based on the applicable review and decision criteria. If approved, the Planning 
Commission may impose conditions of approval.  Staff’s recommended conditions are included 
in Section IV. 
 
Appeal Period: Pursuant to ORS 227.175, the Planning Commission may establish an appeal 
period of not less than 12 days from the date the written notice of the Planning Commission’s 
decision is mailed. Staff’s recommendation is that the Planning Commission’s decision on this 
matter be subject to a 12-day appeal period from the date that the notice of decision is mailed.  
 
Order: After the Planning Commission decides, staff recommends that the Planning 
Commission direct staff to prepare an order that is signed by the Chairperson of the Planning 
Commission. The Order would memorialize the decision and provide the official list of conditions 
(if any) that apply to the approval if the application is approved.  
 
Motion: After opening the public hearing and receiving testimony, the Planning Commission’s 
options include the following: 

1. Move to approve application CU22-09; which includes adopting the findings of fact listed 
in the staff report and the conditions of approval listed in Section IV of the staff report, 
the setting of a 12-day appeal period from the date of the mailing of the decision, and 
hereby direct staff to prepare an order to be signed by the Chair to memorialize this 
decision. 

2. Move to deny applications CU22-09; which includes adopting the findings of fact 
(specify), including the setting of a 12-day appeal period from the date of mailing of the 
decision, and hereby direct staff to prepare an order to be signed by the Chair to 
memorialize this decision. 

3. Move to continue the public hearing to a date and time certain (specify); or 
4. Other. 

VI.  ATTACHMENTS 
A Subject Property Map 
B Application 
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To: Blair Larsen, City of Sweet Home  

Date: April 20, 2022 

From: Todd Chase & Tim Wood; FCS GROUP 

CC: Scott Fregonese, 3J Consulting 

RE: Sweet Home Draft Housing Needs Forecast 

INTRODUCTION 

This Memorandum provides a housing needs forecast for long-range planning purposes.  The housing 
needs forecast represents a 20-year projection from 2022 through year 2042. These technical findings 
are intended to be consistent with State of Oregon requirements for determining housing needs per 
Oregon land use planning Goals 10 and 14, OAR Chapter 660, Division 8, and applicable provision 
of ORS 197.296 to 197.314 and 197.475 to 197.490 

METHODOLOGY 
The methodology for projecting housing needs within Sweet Home includes consideration of 
demographic and socio-economic trends, housing market characteristics and long-range population 
growth projections. 

Regional (Linn County) and local (City or Urban Growth Boundary) population, households, income, 
and market characteristics are described in this memorandum using data provided by the U.S. Census 
Bureau (Census and American Community Survey), the U.S. Department of Housing and Urban 
Development (HUD), Oregon Department of Housing and Community Services (OHCS), Portland 
State University (PSU) and the City of Sweet Home. Where trends or long-range projections are 
provided by an identified data source, FCS GROUP has included extrapolations or interpolations of 
the data to arrive at a base year (2022 estimate) and forecast year (2042 projection).  The result of 
this forecast translates population growth into households and households into housing need by 
dwelling type, tenancy (owner vs. renter) and affordability level.  

DEMOGRAHIC AND SOCIO-ECONOMICS 

Population  
The City of Sweet Home attained a record-high population of 9,415 people in 2020. Linn County 
population is currently estimated at 127,320 year-round residents. In the last twenty years, the 
population in Sweet Home has grown more slowly than the Linn County average (Exhibit 1).  
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Exhibit 1: Population Trends (1990-2020) 

 
Long-range population forecasts prepared by PSU anticipate that 1,720 new residents will be added 
to the Sweet Home Urban Growth Boundary (UGB) over the next 20 years.  This equates to a 
projected annual average growth rate (CAGR) of 0.76% for the city (see Exhibit 2). 

Exhibit 2: Population Projections (2020-2045) 

 

SOCIO-ECONOMIC CHARACTERISTICS 

In 2020, the median family income (MFI) in Linn County was $64,500. As shown below in Exhibit 
3, income is relatively evenly distributed with 17% of households making more than $77,400, 25% of 
households making between $77,400 and $51,600, 23% of households making between $51,600 and 
$32,250, 15% of households making between $32,250 and $19,350 and 20% of households making 
less than $19,350.  

 

Population Estimates, Linn County and City of Sweet Home , 1990-2020

1990 2000 2010 2020 2000-2020 

Linn County 91,227       103,069     116,672     127,320     1.06%

City of Sweet Home 6,850         8,016         8,925         9,415         0.81%

Sources : Population Research Center, Portland State University, April 15, 2020

U.S. Census Bureau, PL94-171 redistricting data files.

CAGR
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Exhibit 3: Households by Income Level, 2015-2019 

 
The median age in Sweet Home (44.1) is above the Linn County average (39.6) and is also below the 
statewide average (Exhibit 4).   

Exhibit 4: Median Age, 2010-2019 

 
Average household size in Sweet Home has fluctuated slightly over the last two decades, ranging 
between 2.72 and 2.41 residents per household. In 2020, there were 2.59 residents per household, 
slightly above the statewide average of 2.49 and below the countywide average of 2.6 (Exhibit 5).  
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 Exhibit 5: City of Sweet Home Average Household Size 2010-2020 

 

HOUSING INVENTORY AND TENANCY  
Local housing inventory and tenancy sheds light on housing conditions and market demand 
preferences.  In 2020, there were 4,137 housing units in Sweet Home of which 3,935 units were 
classified as occupied and 202 units were vacant.  

Like most cities in Oregon, single-family detached housing is the most prevalent housing type 
representing 73% of the housing stock. The remaining inventory in Sweet Home includes mobile 
homes (13%), multifamily (7%), and townhomes and plexes (7%), as shown in Exhibit 6. 

Exhibit 6: Existing Housing Inventory, 2020, City Sweet Home 

 
Owner-occupied housing units represent 60% of the occupied housing inventory while renter-
occupied units account for the other 40% of the inventory (Exhibit 7). Ownership is most prevalent 
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among single-family detached and manufactured housing types while renters are more likely to favor 
townhomes, plexes, and multifamily units. 

Exhibit 7: Existing Housing Tenancy, 2020, City of Sweet Home 

 

HOUSING MARKET CHARACTERISTICS 
To help gauge housing attainability in Sweet Home, FCS GROUP examined current median family 
income (MFI) levels using U.S. Housing and Urban Development (HUD) guidelines. By applying the 
assumptions shown in Exhibit 8 below, based on the 2020 median family income (MFI) for Linn 
County ($64,500), using HUD guidelines for upper middle households earning 80% of the MFI, a 4-
person family should be able to afford monthly rents at $1,290 

Exhibit 8: Sweet Home Affordable Housing Analysis Assumptions 

 
The rents shown in Exhibit 9 are considered “attainable” if 30% of household income is allocated to 
housing.  
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Exhibit 9: Sweet Home Affordable Housing Analysis 

 

Monthly housing costs are much higher for homeowners than renters due to added costs associated 
with insurance and taxes. If 30% of income is allocated to mortgage interest and principal, using the 
assumptions stated on Exhibit 8 above, the expected housing cost for owners at 80% MFI level is 
$1,744, which should be sufficient to afford a home priced at $265,000 (Exhibit 10). Unfortunately 
for households at 80% or below MFI, there are few homes listed for sale at attainable price levels.  

Exhibit 10: Sweet Home Affordable Housing Analysis: Homeowners 

 

Linn County Median Family Income Level (2019)* $64,500
Qualifying Income Level: Renters Lower-end Upper-End
Upper (120% or more of MFI) $77,400 or more
Middle (80%  to 120% of MFI) $51,600 $77,400
Low (50%  to 80% of MFI) $32,250 $51,600
Very Low (30% to 50% of MFI) $19,350 $32,250
Extremely Low (less than 30% of MFI) $19,350 or less
Attainable Monthly Housing Cost: Renters (@30% of income Lower-end Upper-End
Upper (120% or more of MFI) $1,935 or more
Middle (80%  to 120% of MFI) $1,290 $1,935
Low (50%  to 80% of MFI) $806 $1,290
Very Low (30% to 50% of MFI) $484 $806
Extremely Low (less than 30% of MFI) $484 or less

Linn County Median Family Income Level (2019)* $64,500
HUD Qualifying Income Level Lower-end Upper-End
Upper (120% or more of MFI) $77,400 or more
Middle (80%  to 120% of MFI) $51,600 $77,400
Low (50%  to 80% of MFI) $32,250 $51,600
Very Low (30% to 50% of MFI) $19,350 $32,250
Extremely Low (less than 30% of MFI) $19,350 or less
Supportable Housing Price: Mortgage Principal & Interest Lower-end Upper-End
Upper (120% or more of MFI) $397,000 or more
Middle (80%  to 120% of MFI) $265,000 $397,000
Low (50%  to 80% of MFI) $165,000 $265,000
Very Low (30% to 50% of MFI) $99,000 $165,000
Extremely Low (less than 30% of MFI) $99,000 or less
Monthly Housing Costs for Owners: PIT & Insurance** Lower-end Upper-End
Upper (120% or more of MFI) $2,616 or more
Middle (80%  to 120% of MFI) $1,744 $2,616
Low (50%  to 80% of MFI) $1,089 $1,744
Very Low (30% to 50% of MFI) $653 $1,089
Extremely Low (less than 30% of MFI) $653 or less
Min. Required Income Level: Owners Lower-end Upper-End
Upper (120% or more of MFI) $104,628 or more
Middle (80%  to 120% of MFI) $69,775 $104,628
Low (50%  to 80% of MFI) $43,566 $69,775
Very Low (30% to 50% of MFI) $26,140 $43,566
Extremely Low (less than 30% of MFI) $26,140 or less
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Sweet Home home values have increased significantly in recent years. As indicated in Exhibit 11, 
median home values in Sweet Home increased to $348,0000 in March 2022, an annual increase of 
19.4% over the past two years. Other cities in the region have experienced similar housing cost 
increases. 

Exhibit 11: Zillow Home Value Price Index in Select Markets 

 

HOUSING NEEDS FORECAST 

Summary of Housing Needs  
Based on the population projections described earlier and most current household size estimates of 
2.59 people per household, the total net new housing need within the Sweet Home UGB is forecasted 
over the next 20 years is approximately 691 housing units plus 16 people living in group quarters 
(see Exhibit 12). This baseline housing need forecast assumes that the current share of group 
quarters population (includes people residing in congregate care facilities and housing shelters) and 
housing vacancy rates remain constant.  

Exhibit 12: Sweet Home Housing Need Forecast 

 

Housing Demand by Dwelling Type and Tenancy 
This baseline housing need forecast is generally consistent with the observed mix of housing types in 
Sweet Home. Additional housing forecast scenarios may be considered during the planning process 
to anticipate impacts of new policy objectives, such as: 

 Local policies aimed at incentivizing mixed-use development in the downtown area. 

 Ability to provide adequate infrastructure (water, sewer, and road capacity) to create new planned 
unit developments or single-family subdivisions. 

Mar-20 Mar-21 Mar-22
Annual 

Change %
Sweet Home $244,000 $283,000 $348,000 19.4%
Lebanon $277,000 $315,000 $387,000 18.2%
Brownsville $300,000 $346,000 $420,000 18.3%
Albany $304,000 $338,000 $414,000 16.7%
Junction City $333,000 $373,000 $447,000 15.9%
Source: Zillow.com; analysis by FCS Group 4/18/22

2022 Est. 2042 forecast Change
City of Sweet Home  UGB Population 9,968                 11,688               1,720                 
 Less Group Quarters (1%) 95                      111                    16                      
Pop in Households 9,873                 11,577               1,703                 
Avg. Household Size 2.59                   2.59                   
Households (year round) 3,812                 4,470                 658                    
Vacancy and Seasonal Housing Assumption 4.9% 4.9% 34                      
Growth-related Housing Demand (dwelling units) 4,008                 4,699                 691               
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 Changes in low density land use designations to create additional opportunities for middle 
housing types, such as duplexes and townhomes. 

The baseline housing forecast predicts a range in the demand for housing types to address market 
preferences. The housing demand forecast includes: 503 single-family detached homes (such as small 
lot and standard lot subdivisions); 46 townhomes/duplexes; 49 multifamily units (apartments); and 93 
manufactured housing units or cottage homes. 

Exhibit 13: Sweet Home Housing Need by Tenure & Housing Type 

 
In addition, it is anticipated that there will also be the need to accommodate approximately 16 people 
in some form of group quarters housing (such as seminary/student housing, congregate care, in-
patient care, etc.).  

Exhibit 14 identifies that housing products that are most consistent with the projected housing need 
for Sweet Home.  

Exhibit 14: Projected Housing Demand by Income Level, Sweet Home 

 
This housing needs forecast for Sweet Home will be refined during the planning process with input 
from the City, Advisory Committee and the public at large.  

 

 

 

Owner-Occupied 
Dwelling Units

Renter-Occupied 
Dwelling Units

Vacancy 
Assumption

Total Dwelling 
Units

Housing Tenure Distribution:                      397                      261                        34                      691 

Housing Type Distribution
Single Family Detached                      356                      125                        22                      503 
Townhomes / Plexes                        -                          35                        11                        46 
Multi family (5+ units)                        -                          49                          0                        49 
Mfg. home/other                        41                        51                          0                        93 
Total 397                    261                    34                      691                    

Housing Type

Owner-
Occupied 
Dwellings

Renter-
Occupied 
Dwellings

Total Dwelling 
Units

Attainable Housing Products

Upper (120% or more of MFI) 292 46 338 Standard Homes
Upper Middle (80%  to 120% of MFI) 83 36 119 Cottage Homes, Townhomes, Apartments
Lower Middle (50%  to 80% of MFI) 42 77 119 Townhomes, Mfgd. Homes, Plexes, Apts.
Low (less than 50% of MFI) 0 38 38 Govt. Assisted Apts. & ADUs
Very Low (less than 30% of MFI) 0 77 77 Govt. Assisted Apts. & ADUs
Total 417 274 691
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