
__________________________________________________________________________________________ 
 
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 
July 06, 2020, 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. 

 
The Planning Commission will hold a Regular Planning Commission meeting at 6:30 p.m. in the City Council Chambers at City Hall, 3225 Main 
Street. In order to protect residents, staff, and elected officials due to the novel COVID-19 virus, the frequency and length of public meetings, 
including the Planning Commission, boards and City Council, will be minimized. Non-urgent and non-essential City business with expected 
public feedback will be postponed whenever possible. Individuals attending public meetings in person will be limited to the first six people, 
required to maintain appropriate social distancing, (6-ft.) and be free of symptoms related to COVID-19.  The City of Sweet Home Planning 
Commission 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 Planning Commission 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 and you'll be asked to choose option #1 to be logged in to the call.   
 
This video stream and call in options are allowed under Planning Commission rules, meet the requirements for Oregon public meeting law, and 
has been approved by the Mayor as Chairperson of the meeting. All votes will be conducted by Roll Call Vote. 
 

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: June 1, 2020 
 
Public Hearings 

File ZMA20-02: The applicant is proposing to change the Zoning Map in an area consisting of 
approximately 26,552 square feet (0.61 acre) located on the Linn County Assessor’s Map 32CA, 
tax lots 4735 and 4700, Sweet Home, OR 97386. The Sweet Home Zoning Map is proposed to 
change from the Residential Low Density (R-1) Zone to the Residential Medium Density (R-3) 
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. 
File AX ZC20-01: This is an application to annex an approximately 39,005 square foot (0.71-acre) 
property located in the City of Sweet Home's Urban Growth Boundary into the City limits of Sweet 
Home. The application also requests to change the zoning of the property from Linn County's 
Urban Growth Area-Rural Residential-1 Acre Minimum (UGA-RR-1) Zone to the City of Sweet 
Home’s Low Density Residential (R-1) Zone. 

 
Staff Updates on Planning Projects: 

Development Code Updates 
Pending Applications 



Planning Commissioner Comments:  This is an opportunity for Planning Commissioners to address 
topics that are not listed on the agenda. 
 
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 

 

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. 



 

__________________________________________________________________________________________ 
 
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 
June 01, 2020, 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. 

 
The Planning Commission will hold a Regular Planning Commission meeting at 6:30 p.m. in the City Council Chambers at City Hall, 3225 Main 
Street. In order to protect residents, staff, and elected officials due to the novel COVID-19 virus, the frequency and length of public meetings, 
including the Planning Commission, boards and City Council, will be minimized. Non-urgent and non-essential City business with expected 
public feedback will be postponed whenever possible. Individuals attending public meetings in person will be limited to the first six people, 
required to maintain appropriate social distancing, (6-ft.) and be free of symptoms related to COVID-19.  The City of Sweet Home Planning 
Commission 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 City Council 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 and you'll be asked to choose option #1 to be logged in to the call.   

This video stream and call in options are allowed under Planning Commission rules, meet the requirements for Oregon public meeting law, and 
has been approved by the Mayor as Chairperson of the meeting. All votes will be conducted by Roll Call Vote. 
 

 
Roll Call of Commissioners 
 

Chairman Parker:  Absent 
Commissioner Wolthuis: Present 
Commissioner Gatchell: Present 
Commissioner Stephens: Absent 
Commissioner Jurney: Present 
Commissioner Korn: Absent 
Commissioner Unger: Present 

 
Staff: Blair Larsen, CEDD Director; Angela Clegg, Associate Planner 
 
Visitors:  

Roger Emmert, 43578 Wiley Creek Drive, Sweet Home, OR 97386 
Carl Long, 5200 Nandina Street, Sweet Home, OR 97386 

 
Public Comment.  

None 
 
Meeting Minutes: May 4, 2020 
 

Commissioners Comments: Commissioner Jurney, page 2 correct Commission Jurney’s name. 
 
Commissioner Wolthuis moved to approve the May 4, 2020 meeting minutes with changes. 
 
Commissioner Jurney seconded the motion to approve the meeting minutes with changes 
 
 
 



Question was called by roll call vote: 
 
Commissioner Wolthuis: Aye 
Commissioner Gatchell: Aye 
Commissioner Jurney: Aye 
Commissioner Unger: Aye 

 
Motion Passed ( 4 ) Ayes to ( 0 ) Nays, ( 3 ) Absent 
 

Public Hearings 
 

File VR20-01: The applicant is seeking a variance to allow a length to width ratio greater than 2.5:1 
required in SHMC 16.12.030 (D). The western portion of the proposed property is within the 50-foot 
riparian zone and is designated as a significant wetland (see Attachment C). The proposed 
configuration has an average width of 120-feet with a total average length of 400 feet or less. This 
configuration would have an average length to width ratio of 3.66:1. When the unbuildable area is 
overlaid, the average length would reduce by 300 feet or less and thus would be in the 2.5:1 ratio. 
Per Application ZMA 19-03 and Ordinance No. 1284, approved by the Sweet Home City Council on 
April 14, 2020, the properties are in the Residential Low Density (R-1) Zone.   

 
PUBLIC HEARING OPENED AT 6:33 PM 

Vice Chairman Gatchell read the description of the application and the Planning Commission 
criteria. 
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.    
Personal Bias:  None 
Conflict of Interest: None 
Exparte Information: None 
Comments/Discussion: 
Associate Planner Clegg summarized the staff report.  
Commissioner Gatchell asked if the application met the criteria and minimum variance. Clegg and 
CEDD Director Larsen explained the reasons the application met the variance and minimum 
variance criteria. 

Commissioner Jurney asked about language in the statement “The applicant has expressed their 
desire to leave the significant wetland/riparian corridor in its natural state.” Jurney was 
concerned about it being a legal statement. Larsen explained that the statement was 
acceptable being as it was a statement provided by the applicant. 
Testimony in Favor:  None 
Testimony in Opposition: None 
Neutral Testimony: Carl Long, asked if the 100-yr floodplain map was current. Larsen 

and explained that it was. Clegg informed Long that FEMA recently 
updated their maps. 

Rebuttal: Emmert showed the Commission a picture of the property 
during the 1964 flood.   

PUBLIC HEARING CLOSED AT 7:00 PM 
 



Commissioners Discussion: 
 
Commissioner Jurney stated that she voiced her concerns and believes the applicant should be able 
to use property. 
 
Commissioner Unger agrees with Commissioner Jurney. 
 
Commissioner Wolthuis feels the proposal is a good one and believes the applicant has gone above 
and beyond. Wolthuis is in favor of approving. 
 
Commissioner Gatchell concurs with the other Commissioners. 

Commissioner Jurney moved to approve application VR20-01 and thereby permit the 
Variance; adopting the findings of fact listed in Section III 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. 
Commissioner Wolthuis seconded the motion to approve. 
Question was called by roll call vote: 
 
Commissioner Wolthuis: Aye 
Commissioner Gatchell: Aye 
Commissioner Jurney: Aye 
Commissioner Unger: Aye 
Motion Passed ( 4 ) Ayes to ( 0 ) Nays, ( 3) Absent 

 
Staff Updates on Planning Projects: 
 

Commissioner Wolthuis has a discussion with staff on variance decisions being made 
administratively if they meet all the criteria.  CEDD Director Larsen stated that there would have 
to be very precise criteria in the code to allow that, and our current code does not allow a 
variance to be made administratively. 

 
Economic Development Updates  
 

CEDD Director Larsen gave an update to the Commissioners regarding the programs to help 
local businesses during the COVID-19 pandemic. Larsen gave examples of different local 
scenarios. 

 
Development Code Update  
 

Associate Planner Clegg gave a brief update regarding the code update drafts provided by Walt 
Wendolowski. She informed the Commissioners that she is currently reviewing the drafts.   

 
COVID-19 and Opening Up the City 
 

CEDD Director Larsen gave a brief update on the opening roll out and what is expected during 
the current stage and what is proposed for the next stage. 

 
Pending Applications 
 

Associate Planner Clegg informed the Commissioners with the passing of VR20-01 she can now 
proceed with completing application PLA19-12 and P 19-13. 
 
A map amendment and property Line adjustment application was turned in and may be on the 
July Planning Commission Agenda. 



 
Adjournment 7:25 
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. 
 
  



Staff Report for Application ZMA20-02  1 

 
Planning Commission Staff Report 

 
REQUEST: The applicant is proposing to change the Zoning Map in an area consisting of approximately 
26,552 square feet (0.61 acre) located on the Linn County Assessor’s Map 32CA, tax lots 4735 and 
4700, Sweet Home, OR 97386. The Sweet Home Zoning Map is proposed to change from the 
Residential Low Density (R-1) Zone to the Residential Medium Density (R-3) 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. 
 
APPLICANT: Jim Bradford 
 
PROPERTY OWNER: Seven Star Investments 
 
PROPERTY LOCATION: South end of 23rd Avenue, approximately 100 feet south of Ironwood 

Street, Sweet Home, OR 97386; identified on the Linn County Assessor’s 
Map as 13S01E32CA Tax Lots 4700 and 4735. 

 
REVIEW AND  
DECISION CRITERIA: Sweet Home Municipal Code Sections(s) 17.12, 17.24, 17.30; OAR 660-

012-0060 
 
FILE NUMBER: ZMA20-02 
 
PLANNING COMMISSION PUBLIC HEARING: 
 

• DATE & TIME: July 6, 2020 at 6:30 PM 
• LOCATION:  City Hall Council Chamber, 3225 Main Street, Sweet Home, OR 97386 

 
CITY COUNCIL PUBLIC HEARING: 
 

• DATE & TIME: July 28, 2020 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:  June 29, 2020 
 
 
  

mailto:aclegg@sweethomeor.gov
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I. PROJECT AND PROPERTY DESCRIPTION 
 
LOCATION: The subject tract contains approximately 26,552 square feet (0.61 acre). The property is 
currently zoned Residential Low Density (R-1) and the comprehensive plan designation is Residential 
Medium Density (R-3). The applicant is requesting to change the zoning to Residential Medium 
Density (R-3) 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 Residential Low Density (R-1) Medium Density Residential 

Property North Residential Low Density (R-1) 
Residential High Density (R-2) 

Low Density Residential,  
Medium Density Residential,  
High Density Residential 

Property East Residential Low Density (R-1) Low Density Residential,  
High Density Residential 

Property South Residential Low Density (R-1) Low Density Residential,  
Medium Density Residential 

Property West Residential Low Density (R-1) Residential Low Density (R-1) 

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

September 29, 2010, the subject property is not located in the 100-year floodplain.   
 
Wetlands: The subject property does not contain wetlands that are inventoried on the Sweet 

Home Local Wetlands Inventory or the National Wetlands Inventory (NWI) Map. 
 
Access: The subject property has frontage along 23rd Avenue and is identified as a Local 

Street. The subject property also has access from 44th Avenue identified as a 
Local Street. 

 
Services: The subject property has access to City water and sewer services. 
 
TIMELINES AND HEARING NOTICE: 
 
Application Submitted: June 8, 2020 

Application Deemed Complete: June 8, 2020 

Mailed/Emailed Notice: June 12, 2020 

Notice Published in New Era Newspaper: June 17, 2020 

Planning Commission Public Hearing: July 6, 2020 

City Council Public Hearing July 28, 2020 

Notice was provided as required by SHMC 17.12.120. 
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II. COMMENTS 
 
Public Works 
Trish Rice: PW has no concerns with the requested zone change at this time. 
 
Permit Technician 
Molly Laycock: The Building Program has no issues with this request. 
 
Staff Engineer 
Joe Graybill: Project & Location: This Zone Change for the property at the south end of 

23rd Ave off Long St will create a through-lot connecting with Mountain 
View Road between 22nd Ave and Juniper St.  Access is planned from 23rd 
Ave. 

 Streets & Stormwater: 23rd Ave is an improved roadway with curb, gutter, 
sidewalk and a curbed cul-de-sac at the south end.  23rd Avenue is a Local 
category roadway.  The ROW is a variable width at the cul-de-sac 
spreading to about 68ft from the standard 23rd Ave width of 50ft.  Mtn View 
Road is an unimproved roadway with roadside gravel shoulders and 
drainage.  Mtn View Road is also a Collector category roadway.  The ROW 
is 50ft wide at this point, with 22ft of pavement.   

 Water & Sanitary: Water and Sewer are available in both 23rd Ave and Mtn 
View Road.   

 Comments & Recommendations: Upon development, City recommends 
connection services off 23rd Ave, utilities are fairly deep in the Mtn View 
Road ROW.   As a commercial development, sidewalks along with the 
driveway apron on the cul-de-sac, as well as the frontage on Mtn View 
Road will be required.   CEDD-IS has no concerns with the Zone Change. 

 
Fire Department: No comments as of the issue of this Staff Report. 
 
Public Comment: See Attachment C 
 
 

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 
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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. 
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] 
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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. 
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 26,552 
square feet (0.61 acre) property identified on the Linn County Assessor’s Map as 13S01E32CA Tax 
Lots 04735 and 04700 (Attachment A). The applicant has proposed a change in zoning from 
Residential Low Density (R-1) to Residential Medium Density (R-3). 

Based on the Linn County 2017 aerial photograph, the area is surrounded by Low Density and High 
Density Residential dwellings. The applicant states a desire to develop a multi-family dwelling on the 
subject property. 

Based on the findings above the proposed zoning plan designation would be consistent with the 
Sweet Home Comprehensive Plan. 

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: The applicant states that the proposed zoning map amendment would be consistent 
with the pattern of development in the area, based on the 2017 Linn County aerial photograph Staff 
finds that the subject property is surrounded by Low Density and High Density Residential dwellings. 

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: Water and sanitary sewer services are available at 23rd Avenue and Mountain View 
Road. The subject property has frontage along 23rd Avenue. Based on the applicant’s statements the 
subject property is anticipated to be developed with a multi-family dwelling in the future. Staff finds 
that utilities and services are efficiently provided to serve the proposed use of a multi-family dwelling 
or other potential uses in the proposed zoning district. 

The application complies with this criterion. 
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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); 
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 23rd Avenue. 23rd Avenue is identified 
as a local street in the Sweet Home Transportation System Plan; Figure 2.2. The applicant has 
proposed a change in zoning from the Residential Low Density (R-1) to the Residential Medium 
Density (R-3) 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.  

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 
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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 ZMA 20-02; which includes: 
adopting the findings of fact listed in the staff report. 

2. Move to recommend that the City Council deny application ZMA 20-02 (specify reasons). 

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 Map 

C. Public Comments 

D. Zoning Map 

E. Comprehensive Plan Map 

F.  Planning Application Form 
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Staff Report for Applications AX20-01 and ZC20-01 1 

 
Staff Report Presented to the Planning Commission 

REQUEST: This is an application to annex an approximately 39,005 square foot (0.71-acre) 
property located in the City of Sweet Home's Urban Growth Boundary into the City limits of 
Sweet Home. The application also requests to change the zoning of the property from Linn 
County's Urban Growth Area-Rural Residential-1 Acre Minimum (UGA-RR-1) Zone to the City of 
Sweet Home’s Low Density Residential (R-1) Zone. 
APPLICANT/  
PROPERTY OWNER: Cindy Sieg 
FILE NUMBERS: AX20-01 & ZC20-01 
PROPERTY LOCATION: 789 Alder Street, Sweet Home, OR 97386; Identified on the Linn 

County Assessor’s Map as 14S01E06B Tax Lot 800. 
REVIEW AND  
DECISION CRITERIA:  Sweet Home Municipal Code Section(s): 17.104.010 and 

17.12.025; ORS 222.111 
PLANNING COMMISSION 
HEARING DATE &TIME: July 6, 2020 at 6:30 PM 
CITY COUNCIL 
HEARING DATE &TIME: July 28, 2020 at 6:30 PM 
LOCATION OF BOTH 
HEARINGS: City Hall Council Chambers 3225 Main Street, Sweet Home, 

Oregon 97386 
STAFF CONTACT: Angela Clegg, Associate Planner 
 Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 
REPORT DATE: June 29, 2020 

I. PROJECT AND PROPERTY DESCRIPTION 
This is an application to annex an approximately 39,005 square foot (0.71-acre) property 
located in the City of Sweet Home's Urban Growth Boundary into the City limits of Sweet Home. 
The application also requests to change the zoning of the property from Linn County's Urban 
Growth Area-Rural Residential-1 Acre Minimum (UGA-RR-1) Zone to the City of Sweet Home’s 
Low Density Residential (R-1) Zone.  
The proposed annexation, if approved would modify the City Limit line to incorporate the subject 
property. The legal description for the subject property is included as Attachment D. The 
applicant is seeking annexation in order to connect to City sewer services. 
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ZONING AND COMPREHENSIVE PLAN DESIGNATIONS: 
Property Zoning Designation Comprehensive Plan Designation 
Subject Property Current: Linn County UGA-RR-1 

Proposed: Low Density 
Residential (R-1) 

Low Density Residential 

Property North Low Density Residential (R-1) Medium Density Residential 
Property East Linn County UGA-RR-1 and 

Medium Density Residential 
Medium Density Residential 

Property South Linn County UGA-RR-1 and Low 
Density Residential (R-1) 

County and Low Density Residential (R-
1) 

Property West Linn County UGA-RR-1 County 
 
Floodplain Based on a review of the FEMA FIRM Maps; Panel 41043C0913G dated 

September 29, 2010, the subject property is not located in the 100-year 
floodplain.  

Wetlands: The subject property does not contain wetlands on the Sweet Home Local 
Wetland Inventory. The property also does not contain wetlands identified on 
the National Wetlands Inventory (NWI) Map.  

Services: See Engineering Comments (Attachment E). The subject property is currently 
served by City water. City sewer property has access to City water and 
sewer. 

 The subject property has frontage along Alder Street. 
 
PROCESS AND NOTICE TIMELINES:  
Application Received:  June 12, 2020 
DLCD 35-Day Notice: June 12, 2020 
Mailed Notice: June 12, 2020 
Notice Published in New Era: June 17, 2020, June 24, 2020  

Planning Commission Hearing:  July 6, 2020 
City Council Hearing: July 28, 2020 
120-Day Completion Deadline:  October 10, 2020 
Mailed notice was sent to property owners and residents within 300 feet of the property as well 
as applicable service agencies and interested parties.  Notice was provided as required by 
SHMC 17.12.120 and ORS 222.120(3). 
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II. COMMENTS 

Building Division: Building Program has no issues with this request for Annexation. 
Public Works: If the applicant desires to connect to City sewer then a sewer 

extension will be required. Public Works has no other concerns at this 
time. 

Engineering Division: Project & Location: This Property Annexation is at the corner of Alder 
St and 8th Ave.  It extends from Elkhorn St at the south end to midway 
between 8th Ave and 9th Ave. 

 Streets & Stormwater: Alder St at this location is outside the City 
Limits and is an unimproved roadway with roadside gravel shoulders 
and drainage and is subject to Linn County Access 
Management.  Alder Street has a ROW of 50ft wide at this point, with 
22ft of pavement.  The roadway does not follow the centerline of the 
ROW and diverges along the south edge.  The roadway and property 
are currently in Linn County. Elkhorn Street is an improved roadway 
with curb, gutter, sidewalk from Taylor Creek Drive to Alder St/Old 
Holley Road, and is within the City Limits.  Elkhorn St is a Local 
category roadway.  The ROW is 60ft wide and has 32ft of curb to curb 
width. Access would be available from Alder Street (Linn County) and 
from Elkhorn St (City), both will have access to it. 

 Water & Sanitary: Water is available in Alder Street. Sanitary Sewer 
would need to be extended on Alder St if any development is 
planned.   There is a water line in Elkhorn St, but no sewer line is 
planned for this roadway. 

 Comments & Recommendations: CEDD-IS recommends the 
annexation be approved, and that the roadways adjacent to the 
property within the Urban Growth Boundary are transferred to 
ownership of the City.  This simplifies access permitting, utility 
construction and ownership maintenance of the roadways.  Previous 
adjacent annexations have generated some mapping descriptions and 
drawings for area options.  These are available upon request. 

Linn County: The Department does not have record of any outstanding land use 
issues on the property. Linn County has no other comment regarding 
the proposed annexation. 

Fire Department: No comments as of the issue of this Staff Report. 
Public Comments: No comments as of the issue 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.  

Criteria for Annexation Request: AX 20-01 
A. Upon receiving any petition for annexation of territory to the city, or before initiating 

any such action on its own motion, the Council shall refer the proposal for 
annexation to the Planning Commission for its consideration and recommendation. 
[SHMC 17.104.010(A)]  
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Staff Findings: The subject property is located with the City’s UGB, and annexation would bring 
the subject property into the City limits. The Planning Commission will consider this matter on 
July 6, 2020. 

   
B. The Planning Commission shall review the proposal for annexation, hold such 

hearings as it deems proper, make such finding of facts as it deems proper and 
make recommendations to the Council. [SHMC 17.104.010(B)]  

C. ORS 222.120. Procedure for annexation without election; hearing; ordinance subject 
to referendum. [Relevant Sections] 

a. Except when expressly required to do so by the city charter, the legislative 
body of a city is not required to submit a proposal for annexation of territory 
to the electors of the city for their approval or rejection. [ORS 222.120(1)] 

b. When the legislative body of the city elects to dispense with submitting the 
question of the proposed annexation to the electors of the city, the legislative 
body of the city shall fix a day for a public hearing before the legislative body 
at which time the electors of the city may appear and be heard on the 
question of annexation. [ORS 222.120(2)] 

c. The city legislative body shall cause notice of the hearing to be published 
once each week for two successive weeks prior to the day of hearing, in a 
newspaper of general circulation in the city, and shall cause notices of the 
hearing to be posted in four public places in the city for a like period. [ORS 
222.120(3)] 

d. After the hearing, the city legislative body may, by an ordinance containing a 
legal description of the territory in question: [ORS 222.120(4)] 
i. Declare that the territory is annexed to the city where electors or 

landowners in the contiguous territory consented in writing to such 
annexation, as provided in ORS 222.125 or 222.170, prior to the public 
hearing held under subsection (2) of this section; [ORS 222.120(4)(b)] 

Staff Findings: The provisions of SHMC 17.104.010 do not require that this annexation proposal 
be submitted to the electors of the City for their approval or rejection. The Planning Commission 
will hold a public hearing on July 6, 2020 and will make a recommendation to the City Council. 
The City Council will hold a hearing on this matter on July 28, 2020 at 6:30 PM. 
Notice of both public hearings will be published in the New Era Newspaper on June 17, 2020 
and June 24, 2020. Notice of the public hearing was posted in four city locations: City Hall, City 
Library, Post Office, and the community bulletin board at the northeast corner of 18th Ave and 
Long Street. 
If this annexation is approved, the City will follow the procedures for adopting an ordinance and 
providing notification to affected parties as describes in the SHMC and ORS 222. 
D. In the event that the Council finds that immediate action is necessary to initiate 

proceedings for annexation, either before the proposal is referred to the Planning 
Commission, or before recommendations are received from the Planning 
Commission, the Council may proceed, but the Planning Commission shall be 
promptly advised, so that it may have an opportunity to make recommendations to 
the Council during the Council proceedings. [SHMC 17.104.010(C)]   

Staff Findings: The Planning Commission will review this application and make a 
recommendation to City Council. The applicant did not request that immediate action be taken 
under this section. Staff recommends that the Planning Commission make a recommendation 
on this matter at their July 6, 2020 meeting so that the City Council may consider the 
recommendation at their July 28, 2020 hearing. 
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E. When a proposal containing the terms of annexation is approved in the manner 
provided by the charter of the annexing city or by ORS 222.111 to 222.180 or 
222.840 to 222.915, the boundaries of any city may be extended by the annexation of 
territory that is not within a city and that is contiguous to the city or separated from 
it only by a public right of way or a stream, bay, lake or other body of water. Such 
territory may lie either wholly or partially within or without the same county in which 
the city lies. [ORS 222.111(1)]   

F. A proposal for annexation of territory to a city may be initiated by the legislative 
body of the city, on its own motion, or by a petition to the legislative body of the city 
by owners of real property in the territory to be annexed. [ORS 222.111(2)]   

G. A city annexation made in compliance with a comprehensive plan acknowledged 
pursuant to ORS 197.251(1) or 197.625 shall be considered by the commission to 
have been made in accordance with the goals unless the acknowledged 
comprehensive plan and implementing ordinances do not control the annexation. 
[OAR 660-014-0060] 

 
Staff Findings: The subject property is contiguous to the city limits of Sweet Home to the east 
and the property to the south. The north property line borders Alder street, which is within the 
jurisdiction of Linn County; however, the property across the right-of-way is located within city 
limits. This is considered contiguous under ORS 222.111(1).  
The SHMC does not provide specific criteria for annexations; however, as discussed below, the 
City of Sweet Home Comprehensive Plan requires that upon annexation that the zoning of the 
subject property be changed to a City zoning classification that is consistent with the Sweet 
Home Comprehensive Plan Map. This application for an annexation is therefore linked to the 
application for a zone change. For this reason, staff recommends that these applications be 
either both approved or both denied. This annexation proceeding was initiated at the request of 
the property owner. 
The Engineering Department provided comments to this application, which are included in 
Section II of this Staff Report. Engineering comments bring attention to the issue of the 
jurisdiction of Alder Street. The applicant’s property does not include Alder Street; however, the 
extension of City sewer services would most efficiently be provided by extending the existing 
sewer line in Alder street that is currently located to the east of the property. The sewer line 
would need to be extended along the full length of the subject property’s frontage along Alder 
Street (SHMC 13.08.070). As the annexation is proposed, sewer extension would require work 
within the Linn County portion of Alder Street, and the applicant would need to obtain a work in 
the right-of-way permit from Linn County. The Engineering Department recommends annexing 
the portion of Alder Street that would be affected by the extension. 
This annexation decision will be made in conformance with the City’s acknowledged 
comprehensive plan; and therefore, would comply with the Oregon Statewide Planning Goals 
pursuant to OAR 660-014-0060. 

 
Criteria for Zone Change Request: ZC 20-01 

H. 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: 

a. The proposed amendment is consistent with the goals and policies of the 
comprehensive plan; [SHMC 17.12.025(A)] 

i. Upon annexation, all lands shall be zoned consistently with the 
Comprehensive Plan and its designations and should be based on 
public need, special studies or other information which will serve as 
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the factual basis to support the change. [SHCP Chapter 2; Land Use 
Element, Policy 16] 

ii. Table 1. Summary of Comprehensive Plan Land Use Designations 
 

Land Use Designation Purpose 
Low Density Residential To provide appropriate lands for 

low density, single-family homes. 
This category has the lowest 
density of the residential 
designations, providing larger lots 
for single-family homes. 

 
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.  [SHCP Chapter 2; Land Use Element, Portion of Table 1: Summary of 
Comprehensive Plan Land Use Designations] 

Staff Findings: The Comprehensive Plan Map Designation of the subject property is Low 
Density Residential. See Attachment B. The goals and polices of the Comprehensive Plan are 
implemented through the application of zoning that implements the Comprehensive Plan Map 
designation of the property. The Low Density Residential (R-1) Zone implements the Low 
Density Residential Comprehensive Plan Map designation.  
Based on a review of the Sweet Home Local Wetlands Inventory Map and the National 
Wetlands Inventory Map, the subject property does not contained inventoried wetlands. As a 
result, it would not be appropriate to apply the Natural Resources Zone to the property. The 
subject property is located outside of the 100-year floodplain.  
Based on the above findings, the application of the R-1 Zone to the subject property would be 
consistent with the goals and policies of the Comprehensive Plan. The application complies with 
this criterion. 

b. 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: The subject property is located within the City’s Urban Growth Boundary, which 
has been identified as the planned location for urban development in the City. Tax Lots 400 and 
500, to the east, were annexed to the City in 2010 and Tax Lot 700 was annexed to the City in 
2017 under similar circumstances: they sought connection to the City’s sewer system. The 
subject property is contiguous to the Sweet Home City Limits. For these reasons, staff finds that 
the application complies with this criterion. 

 
c. 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 Engineering Department provided comments to this annexation and zone 
change proposal which are included in Section II of this Staff Report. The subject property is 
currently served by City water. The applicant is seeking connection to City sewer. If the 
applicant seeks connection to the sewer service on Alder Street, they would need to obtain a 
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work in the right-of-way permit from Linn County; until such time as the portion of connecting 
right-of-way is annexed into the City. Costs associated with the extension of sewer and other 
services would be the responsibility of the property owner. 
The subject property contains approximately 0.71-acre; and if approved, it would be possible to 
divide the property into lots as small as 8,000 square feet through a future subdivision or 
partition application process. The applicant has not requested a subdivision or partition at this 
time. If the applicant seeks to divide the property in the future, approval of those applications 
may require sidewalk or road improvements as required under the Sweet Home Municipal 
Code. A host of other development permits may also be required upon future development of 
the property; however, no specific development has been proposed at this time. 
The subject property contains one single-family dwelling; and based on the comments 
submitted by the Engineering Division; utilities and services could be efficiently provided to the 
subject property. 
 

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

Staff Findings: This criterion does not apply to a zone change, because the proposal does not 
require an amendment to the City’s Comprehensive Plan Map. The Comprehensive Plan Map 
designates the subject property as Low Density Residential, and the applicant is proposing to 
apply the corresponding Low Density Residential (R-1) zone. The proposed zoning is consistent 
with the City’s Comprehensive Plan; which has been acknowledged to be consistent with the 
Statewide Planning Goals. 

 
IV. CONCLUSION AND RECOMMENDATION 

Pursuant to SHMC 17.104.010(B), the role of the Planning Commission is to “review the 
proposal for annexation, hold such hearings as it deems proper, make such finding of facts as it 
deems proper and make recommendations to the Council.”   
Staff recommends that the Planning Commission adopt the findings listed in Section III, above. 
Based on those findings, staff recommends that the Planning Commission move to recommend 
that the City Council approve applications AX20-01 and ZC20-01 (Option 1 below). 
Options: 
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 applications AX20-01 and ZC20-01; 
2. Move to recommend that the City Council deny applications AX20-01 and ZC20-01; 
3. Other. 

 
V. PROCESS MOVING FORWARD 

The City Council will hold a public hearing on July 28, 2020 and will consider the 
recommendation of the Planning Commission. If this application is approved, the City Council 
will read and adopt an ordinance to formally annex the property and apply the proposed City 
zoning. Staff would provide notice of the decision as required by the SHMC and ORS. 
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VI. ATTACHMENTS 
A. Subject Property Map 
B. Comprehensive Plan Map 
C. Zoning Map 
D. Legal Description for the Subject Property 
E. Planning Record Dated as of June 29, 2020; Including Applications and Supporting 

Documentation  
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