
 

C i t y  o f  Ta l en t  
Planning Commission 

Public Meeting 
Thursday, September 28, 2017 – 6:30 PM 

Talent Town Hall, 206 East Main Street 

A G E N D A  

Note: This agenda and the entire agenda packet, including staff reports, referenced documents, resolutions 
and ordinances are posted on the City of Talent website (www.cityoftalent.org) in advance of each meeting. 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact TTY phone number 1-800-735-2900 for English and for Spanish please contact TTY  
phone number 1-800-735-3896.  
 

The City of Talent is an Equal Opportunity Provider 
 

 
The Planning Commission of the City of Talent will meet on Thursday, September 28, 2017 at 6:30 P.M. in 
the Talent Town Hall, 206 E. Main Street.  
The meeting location is accessible to persons with disabilities. A request for an interpreter for the hearing 
impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in 
advance of the meeting to the City Recorder at 541-535-1566, ext. 1012. 
The Planning Commission reserves the right to add or delete items as needed, change the order of the 
agenda, and discuss any other business deemed necessary at the time of the study session and/or meeting. 
 
I. Call to Order/Roll Call; 

II. Brief Announcements by Staff; 

III. Consideration of minutes from the August 24, 2017 Planning Commission meeting; 

IV. Public Comments on Non-Agenda Items; 

V. Action Items; 

None 

VI. Public Hearings: 

Continued Public Hearing (Quasi-Judicial) Consideration of a Site Development Plan allowing 
the construction of a new travel center located at 251 W. Valley View Rd. and described as Township 
38 South, Range 1 West, Section 23D, Tax Lot 200 & 201. File: SPR 2017-005.  Decisions are based 
on the approval criteria found in Zoning Ordinance 8-3D.4 and 8-3L.1.  
 

VII. Discussion Items; 

None 
 

VIII. Subcommittee Reports; 

IX. Propositions and Remarks from the Commission; 

X. Adjournment – Next Meeting October 26, 2017  
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TALENT PLANNING COMMISSION 
MEETING MINUTES 
TALENT TOWN HALL 
August 24, 2017 

 
Study Session and Regular Commission meetings are digitally recorded and will be available online at: 

www.cityoftalent.org  
 

The Planning Commission of the City of Talent will meet on Thursday, August 24, 2017 in a regular session at 6:30 
P.M. at Talent Town Hall, 206 E. Main Street. The meeting  location  is accessible to persons with disabilities. A 
request for an  interpreter for the hearing  impaired, or for other accommodations for persons with disabilities, 
should be made at least 48 hours in advance of the meeting to the City Recorder at 541‐535‐1566, ext. 1012.  The 
Planning Commission reserves the right to add or delete items as needed, change the order of the agenda, and 
discuss any other business deemed necessary at the time of the study session and/or meeting.  
 
REGULAR COMMISSION MEETING ‐ 6:30 PM  
Anyone wishing to speak on an agenda item should complete a Public Comment Form and give it to the Minute 
Taker. Public Comment Forms are located at the entrance to the meeting place. Anyone commenting on a subject 
not on the agenda will be called upon during the “Citizens Heard on Non‐agenda Items” section of the agenda. 
Comments pertaining to specific agenda items will be taken at the time the matter is discussed by the Planning 
Commission.  
 
I. Call to Order/Roll Call 6:31 P.M.  
 

Members Present:           Members Absent: 
Commissioner Riley          Commissioner Schweitzer 
Commissioner Hazel           
Commissioner Pastizzo 
Commissioner French 
Commissioner Milan 
 
Also Present: 
Zac Moody, Community Development Director  
 

II. Brief Announcements  
Staff requested that the Planning Commission modify the agenda to allow the public hearing to 
take place before the other agenda items out of respect for the residents present for the hearing.  
Commission agreed. 

 
III. Consideration of Minutes for June 22, 2017 

Hazel asked if there was a motion for the minutes. 
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Motion: Riley moved to approve the minutes for June 22, 2017. French seconded. Discussion: none. All 
ayes. Motion passed unanimously. 
 

IV. Public Comments on Non‐Agenda Items 
None 

 
V. Public Hearings 

Consideration of a Site Development Plan allowing the construction of a new travel center located at 251 
W. Valley View Rd. and described as Township 38 South, Range 1 West, Section 23D, Tax Lot 200 & 201. 
File: SPR 2017‐005.  Decisions are based on the approval criteria found in Zoning Ordinance 8‐3D.4 and 8‐
3L.1.  

 
  Chair read the opening statement.   
 

Staff Report  
Moody  gave  overview  of  project  specifics  of  proposed  project.    Staff  advised  Commission  of  pre‐
application process.  Staff discussed two topics for consideration by the Commission; Environmental and 
Transportation.   
 
Environmental 
The environmental topic included a discussion of the City’s riparian requirements and how they apply to 
the current application.  Staff discussed wetlands mitigation and location and the existing conditions of 
the riparian area on the site and stated that even though concurrence had not been received from the 
Department of State Lands, staff felt comfortable with the location determination by the applicant.  Staff 
discussed the requirement of dedication of the riparian area to the City as a means for minimizing future 
impacts to the riparian area.  Staff discussed adjacent uses and zoning designations and the determination 
that  the existing  riparian vegetation was sufficient  to meet  the City’s buffering standards and  that no 
additional buffer was necessary.   
 
Staff  noted  Fire  District  5  concerns  about  the  potential  for  HAZMAT  emergencies  on  the  site  and 
recommended a condition be added that required the entire site to be curbed to contain any spills and 
that there be a shut‐off valve on the stormwater system to prevent any toxins from entering Wagner or 
Bear Creek in the case of an emergency.  
 
Transportation 
Staff discussed Jackson County’s request for a limited transportation impact study (TIS) and the reasons 
why a study was not required by the City.  Staff advised the Commission that Jackson County Roads had 
reviewed  the  submitted  TIS  and  determined  that  no  mitigation  was  required  as  a  result  of  the 
redevelopment plan.  Staff identified the area of road under Jackson County’s jurisdiction.   
 
Staff discussed the comments received by the Oregon Department of Transportation(ODOT).  Specifically, 
ODOT had no comment because the land use action was not a zone change.  Staff advised the Commission 
that the City Engineer responded to concerns from the public that the redevelopment plan would have a 
negative  impact on  the  transportation  system  in  the  area.    Specifically,  the  Engineer  stated  that  the 
Interstate Area Management Plan for Exit 21 (IAMP21) and the City’s recently adopted Transportation 
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System Plan took  into consideration the uses within the study area that had the potential to have the 
highest impact on the system.   
 
Staff advised the Commission that the review of this application is not for the use, but rather to consider 
other potential site related issues, such as the dedication of open space, riparian areas and wetland issues.  
Staff noted that because this request is not for a change of use, that was the reason why the threshold 
for requiring a TIS was not met.   
 
Staff advised that E911, the Department of Environmental Quality (DEQ), Department of State Lands (DSL), 
Jackson County Fire District 5, Rogue Valley Transit District, Talent  Irrigation District and Rogue Valley 
Sewer were all notified and all submitted agency comments were provided.   
 
Staff concluded by stating that the application as proposed met the criteria and standards or could meet 
the criteria and standards with conditions of approval.   
 
Commissioner French asked if the Environmental Protection Agency (EPA) or Oregon Department of Fish 
and Wildlife (ODFW) was notified.   Staff stated that because there was no work being done in the riparian 
area, ODFW does not have  jurisdiction and they were not notified.   French asked  if staff had received 
comment back from any of the agencies after notification.  Staff stated that DSL was notified in January 
during the pre‐application meeting.  Staff clarified that ODFW would be notified if construction of the path 
required removal of any trees or vegetation.   
 
Commissioner Hazel asked how the highest and best use was determined, whether or not the use as a 
truck stop was considered as part of the study.  Staff stated that the TSP considered the highest and best 
use, including multifamily residential at 9.47 trips/day/unit or high end commercial which would generate 
the most amount of traffic.  Staff also discussed the IAMP21 process which included the review of multiple 
Transportation Analysis Zones (TAZs) along W. Valley View Rd. and in commercial and residential areas in 
the proximity of the interchange.  The IAMP21 document also supported the three‐lane cross section at 
full  buildout  of  the  area.    Staff  discussed  the  current  and  future  capacity  of W.  Valley  view.    Staff 
responded to a question from Commissioner Hazel as to whether or not the three‐lane cross section took 
into consideration slow moving truck and if traffic would need to slow as a result.  Staff responded that it 
did take that into consideration and that yes, traffic would need to slow down as a result, but that is the 
goal of the three‐lane cross section.  Staff stated that the flow of traffic onsite should mitigate the past 
problems in regards to traffic on Valley View Rd.  
 
PUBLIC HEARING OPENED at 6:58 PM 
 
Bob Krohn (Northwest Property Investments, LLC. – 15 SW Colorado Ave., Suite 200, Bend, OR  97702 
Provided details about the redevelopment project and answered questions from Commissioners about 
the proposal.       Applicant spoke about environmental assessments that had been undertaken and that 
some  current  site  issues  will  be mitigated  in  accordance  with  current  state  regulations.    Applicant 
discussed site plan and passed around full size versions of the plan to both audience and Commission.   
 
Commissioner Riley asked where the tanks would be located.  Applicant identified the location as being 
on the east side of the project and discussed the internal circulation of the site.   
 
Councilor Dolan asked potential failure of tanks.  Applicant detailed how tanks are installed and that all 
installation would be in accordance with DEQ requirements.   
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Commissioner Riley questioned how the above ground stormwater system would work in the case of a 
HAZMAT  spill.   Asked  if  it would be manual or automatic.   The applicant’s Engineer  from Parametrix 
addressed how the system would work, but stated that a specific system has not be chosen.   Engineer 
explained that the shut off system would work in a similar manner as the emergency fuel shut off.  An 
extensive conversation about the storm system took place.   
 
Commissioner Milan asked if detention facilities would be designed with a minimum capacity or if there 
is a redundant capacity.  Applicant stated that from a HAZMAT standpoint, they are overbuilt, but from a 
stormwater standpoint they can accommodate a 10‐year event as required by RVS. 
 
Commissioner Hazel  asked  how  the  applicant would  keep  trucks  from  using  the  facilities  overnight. 
Applicant stated that as a general rule they continually follow up with those parked that have not used 
the facility.   
 
Commissioner Pastizzo asked how the applicant determines who can stay overnight.  Applicant stated that 
the issue of overnight parking is left to management of the facility.    
 
Commissioner  Hazel  also  asked  about  lighting  design.    Applicant  stated  that  all  lighting  would  be 
downward facing and shielded.  Applicant stated they are currently working with Energy Trust of Oregon 
to provide energy efficient lighting.   
 
Staff  introduced comments from City Engineer, Jackson County and from Mr. Connors who represents 
Gary Hall & Associates.  Commission took a few minutes to review the submittals.   
 
Commissioner Riley asked staff if comments received have been posted to the website.  Staff stated that 
all public comment is updated regularly on the website, with exception of what was received immediately 
prior to the meeting.   
 
Commissioner French asked about comments received from Mr. Connors, specifically question 3 about 
deferral of conditions of approval.  Staff explained how conditions are formed and that often conditions 
are applied to determine project feasibility and to apply conditions from other authorities.  Staff stated 
that the condition of approval from Jackson County requesting concurrence of the TIS would be removed 
as their comments have now been received.   

 
Bob Ullman, 288 Oak Valley Dr., Talent, OR  97540 
Mr. Ullman stated concerns of noise and requested a 6’ wall to mitigate future noise and traffic issues.  
Stated he is not against project, but requested a wall be constructed to reduce impacts.   
 
Craig Knips, 2525 Foothill Blvd., Grants Pass, OR  97526 
Mr.  Knips  stated  concerns  about  his  customer’s  access  to  Hinkley  Rd.  as  a  result  of  the  proposed 
development.   
 
Jacqueline Ferch, 110 Oak Valley Dr., Talent, OR 97540 
Ms. Knips stated concerns about property values, noise, dust and fumes.   
 
Sharon Pike, 100 Oak Valley Dr., Talent, OR  97540 
Lives at entrance of community and stated concerns that the filling station would be directly behind her 
home.  Ms. Pike requested that a solid wall be installed to mitigate noise.   
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Conrad Gardner, 552 Louis J St., Talent, OR  97540 
Mr. Gardner asked if there was any way to quantify noise and pollution impacts of the proposed project.   
 
Fonda Bender, 233 Oak Valley Dr., Talent, OR  97540 
Ms. Bender stated that she lives in a community of about 70 houses and that their community represents 
a large portion of the 7,000 residents of Talent.  She stated that applicant is not personally sensitive to 
the community.  Stated this project is an invasion in terms of sound, pollution and property values.   

 
Lucy Jackson, 233 Oak Valley Dr., Talent, OR  97540 
Stated  that  this  is  not  contribution  to  the  community.   Ms.  Jackson  that  nothing  in  the  proposed 
application  address  the  quality  of  life  for  the  residents.    The  project would  be  a  detriment  to  our 
community.   
 
Bob Krohn (Northwest Property Investments, LLC. – 15 SW Colorado Ave., Suite 200, Bend, OR  97702 
Applicant responded to concerns and stated what the project contributes to the community.  Applicant 
stated that the current  improvements onsite are within the floodway and change the course of water 
flow.  Applicant stated that as proposed, the project meets the requirements of the City and the zone.   
 
Commissioner Riley  responded  to  concerns  from Craig  Knips, Chevron  about blocking  traffic  to  their 
customers using Hinkley Rd.  A discussion of potential mitigating measures was discussed.  Commissioner 
Riley addressed concerns of dust and asked the applicant if paved parking area would be swept like the 
City streets are swept.  Applicant detailed the typical maintenance plan for their facility. 
 
Councilor Dolan responded  to concerns about noise and dust and asked  if applicant would consider a 
“green”  buffer  as  potential mitigation.    Staff  stated  that  buffering  requirements  are  outlined  in  the 
findings and that the current buffer meets the standards.  Staff added that the adjacent property is zoned 
Commercial.  Staff explained what constitutes a buffer and why a concrete wall as a buffer is not a viable 
solution.  Staff also explained that the current use as a truck stop could be continued without public review 
because  the  use  has  been  continued  and what  the  impacts  of  using  the  site  as  is would  be  versus 
redeveloping it to current standards.   
 
During the applicant’s rebuttal, a resident wishing to speak again was advised of the public meeting rules.  
The resident continued to interrupt the applicant’s rebuttal. Staff explained the process and the next steps 
of the process (appeal) for the residents.  The resident continued to interrupt the discussion.   
 
Commissioner Riley asked staff if a neighborhood meeting was required.  Staff responded that because it 
is a Type 2 review and no change of use, a neighborhood meeting was not required.   
 
Commissioner Riley motioned to leave the public hearing open until September 28, 2017 and requested 
an interpretation from the City Attorney on LUBA cases mentioned by Mr. Connors.  Commissioner French 
seconded.   

 
Roll Call Vote:  YES Votes:  Riley, Hazel, French NO Votes:  Milan, Pastizzo 
 

VI. Action Items 
Planning Commission Bylaws 
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Commission reviewed and discussed proposed redline version.  Changes included the removal of Section 
B.4 speaking to Conflict of Interest.  Commission also suggested removing Section F, G, H and I and other 
minor text amendments.   

Commissioner Riley moved to approve the Bylaws as amended.   Commissioner Pastizzo seconded.   No 
discussion.   

Motion passed unanimously 

Commissioner French moved  to extend  the meeting  to  interview  the Planning Commission applicant.  
Commissioner Pastizzo seconded.    

Motion passed unanimously 

Planning Commission Interview (Dorian Hastings) 
Staff advised the Commission that specific questions have been develop for PC interviews, but had heard 
discussion about not using them.  Staff stated that the procedures for asking the applicant questions could 
be modified with consensus of the Commission.  The Commission decided to have Chair Hazel read the 
questions to the applicant. 

Commissioner Milan moved  to  recommend Dorian Hastings be  appointed by Council  to  the Planning 
Commission.  Commissioner Pastizzo seconded.  No discussion.   

Motion passed unanimously 

VII. Propositions and Remarks from the Commission
Commissioner Riley asked that staff advised the City Manager of the current PA system issues and that it

be repaired.

VIII. Next Meeting
The next regularly scheduled meeting will be held on September 28, 2017.

IX. Adjournment
There being no further business to come before the Commission, the meeting was adjourned at
9:05 p.m.

Submitted by:  ___________________________   Date: 9/20/2017  _________________________  

Attest:  

______________________________________   _______________________________________  
Zac Moody, Community Development Director    Felicia Hazel, Planning Commission Chair 

Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative has 
been condensed and paraphrased to reflect the discussions and decisions made.   

In compliance with the Americans with Disabilities Act,  if you need special assistance to participate  in this meeting, please contact TTY 
phone number 1‐800‐735‐2900 for English and for Spanish please contact TTY phone number 1‐800‐735‐3896.  



Ci ty  o f  Ta lent  
Community Development Department - Planning 

S T A F F  R E P O R T   
Type-3 Land Use Application — Planning Commission 

Meeting date: September 28, 2017 File no: SPR 2017-005   
Prepared by: Zac Moody Item: Talent Travel Center 

GENERAL INFORMATION 
Applicant ...........................................................Northwest Properties & Investments, LLC. 

Assessor’s Map Number  ..................................38-1W-23D Tax Lot 200 & 201 

Site Location .....................................................251 W. Valley View Rd. 

Site Area............................................................5.38 acres (234,352 square feet) 

Zoning ...............................................................CH –Commercial - Highway 

Adjacent zoning and land uses ...........North: CH –Commercial - Highway 
............................................................South: CH – Commercial - Highway 
............................................................East: CH –Commercial - Highway 
............................................................West: CH –Commercial - Highway 

Applicable Code Sections .................................Articles 8-3D.4 and 8-3L.1 

120-Day Limit ..................................................November 24, 2017 

PROPOSAL 
All existing buildings on the site will be removed and replaced with a 13,000-square foot 
building that includes a new convenience store, restaurant, banquet rooms, lounge facilities 
for truck fueling customers.  The redevelopment proposal also includes the relocation of 
the existing diesel dispensing stations and the addition of auto fueling facilities.   The pro-
posed site plan includes upgrades to the landscaping, construction of stormwater facilities, 
dedication of riparian open space to prevent future encroachment of Wagner Creek and the 
wetlands within the creek, upgrades to site lighting and refinement of access and circulation 
within the property.   



 

Site Development Plan Review Staff Report – September 21, 2017 
Applicant: Northwest Properties & Investments, LLC.  File No. SPR 2017-005 

2 

BACKGROUND 
The existing Talent Truck Stop includes a 4,000-square foot commercial shop built in 1977 
and a 2,280-square foot restaurant built in 1955. The property was owned by Talent Com-
mercial Leasing until June 14, 2017 when it was sold to Talent Property Investments, LLC.  
Although not recently used to its full capacity, the property owners have maintained the 
required business license, the shop has remained open and trucks have continued to use the 
site for daily and overnight parking.   
 

 
 
PROPERTY CHARACTERISTICS 
The subject property consists of approximately 5.38 acres and is located on W. Valley 
View Rd. near the Interstate 5 interchange.  The property is currently developed with an 
existing truck fuel and maintenance facility.  The majority of the property is gravel and 
used for commercial truck parking.  There is little existing vegetation on the property with 
exception of the riparian area along Wagner Creek and Bear Creek. 
 
PUBLIC NOTICE 
Noticing for this application was in accordance with State Law.  The City published a no-
tice in the Mail Tribune 20 days prior to the hearing as well as sent notices to all affected 
neighbors within 250 feet of the subject parcel.  Additionally, two public hearing notice 
signs (see attached) were placed on the property on July 28, 2017 before the first eviden-
tiary hearing.  I have attached the notification mailing list and the public notice for refer-
ence.  The City uses Jackson County Assessment's tax data for identifying mailing ad-
dresses.  As can be seen from the notice labels, notices were sent out on August 9, 2017 
(notice map attached).  Notice was also sent to Ms. Hanscom, who owns the parcel where 
the development's club house is located.   
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All of the information used by Staff to make the proposed recommendation is available on 
the City’s website, including agency and public comments that have been updated regu-
larly.  Alternatively, those wishing to review the file in person can do so Monday – Friday 
from 8:30 AM to 5:00 PM.  Online application files have been available since the applica-
tion was deemed complete on July 27, 2017.   
 
AGENCY COMMENTS 
Staff received comments from two affected agencies and the City Engineer; one agency 
comment was from Jackson County Roads on August 24, 2017 prior to the public hearing 
and the other was from the Department of State Lands (DSL) on August 25, 2017.   
 
Jackson County Roads comments state that they have reviewed the subject application and 
associated Transportation Impact Study (TIS) and provided concurrence with the study.  
Jackson County maintains the section of roadway from the northbound interchange on W. 
Valley View Rd. to the bridge over the interstate.  Their comments go on to state that no 
mitigation to the County roadway system is necessary and that they have no further com-
ments on the application. 
 
DSL comments state that areas of the subject property include designated essential salm-
onid habitat and that any amount of fill, removal, and/or other ground alteration in this 
habitat area requires a State permit if there is any soil disturbance below the ordinary high 
water of the creek or in peripheral wetlands.   
 
PUBLIC COMMENTS 
No public comment was submitted to Community Development prior to the August 24, 
2017 Planning Commission public hearing.  During the continuation of the public comment 
period approved by the Planning Commission, Staff received multiple comments.  These 
comments along with those made during the hearing are summarized below.  All public 
comments received by email, US Mail or in person have been consistently updated on the 
City’s website and are attached for review. 
 
Bob Krohn (Northwest Property Investments, LLC. – 15 SW Colorado Ave., Suite 
200, Bend, OR  97702 
Provided details about the redevelopment project and answered questions from Commis-
sioners about the proposal.    Applicant spoke about environmental assessments that had 
been undertaken and that some current site issues will be mitigated in accordance with 
current state regulations.  Applicant discussed site plan and passed around full size versions 
of the plan to both audience and Commission.   
 
Bob Ullman, 288 Oak Valley Dr., Talent, OR  97540 
Concerned about noise and requested a 6’ wall to mitigate future noise and traffic issues.  
Stated he is not against project, but requested a wall be constructed to reduce impacts.   
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Craig Knips, 2525 Foothill Blvd., Grants Pass, OR  97526 
Concerned about his customer’s access to Hinkley Rd. as a result of the proposed develop-
ment.   
 
Jacqueline Ferch, 110 Oak Valley Dr., Talent, OR 97540 
Concerned about property values, noise, dust and fumes.   
 
Sharon Pike, 100 Oak Valley Dr., Talent, OR  97540 
Lives at entrance of community and stated concerns that the filling station would be di-
rectly behind her home.  Ms. Pike requested that a solid wall be installed to mitigate noise.   
 
Conrad Gardner, 552 Louis J St., Talent, OR  97540 
Asked if there was any way to quantify noise and pollution impacts of the proposed project.   
 
Fonda Bender, 233 Oak Valley Dr., Talent, OR  97540 
Stated that she lives in a community of about 70 houses and that their community represents 
a large portion of the 7,000 residents of Talent.  She stated that applicant is not personally 
sensitive to the community.  Stated this project is an invasion in terms of sound, pollution 
and property values.   
 
Lucy Jackson, 233 Oak Valley Dr., Talent, OR  97540 
Stated that this is not contribution to the community.  Ms. Jackson that nothing in the pro-
posed application address the quality of life for the residents.  The project would be a det-
riment to our community.   
 
Bob Krohn (Northwest Property Investments, LLC. – 15 SW Colorado Ave., Suite 
200, Bend, OR  97702 
Applicant responded to concerns and stated what the project contributes to the community.  
Applicant stated that the current improvements onsite are within the floodway and change 
the course of water flow.  Applicant stated that as proposed, the project meets the require-
ments of the City and the zone.   
 
Annie Prest – 219 St. Ives Dr., Talent, OR  97540 
Concerned of noise from tractor trailers parked onsite. 
 
Robert Ullman – 288 Oak Valley Dr., Talent, OR  97540 
Concerned about traffic and noise.  Requests that a wall be built around the subject prop-
erty. 
 
Ellen Gardner – 847 Garden Way, Ashland, OR  97520 
Concerned about noise, smell of diesel and bright lights.  Requested a sound proof wall be 
constructed. 
 
Joan Salomon – 103 Oak Valley Dr., Talent, OR  97540 
Requested that a wall be constructed. 
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Sharon Gordon-Pike – 100 Oak Valley Dr., Talent, OR  97540 
Concerned about noise, smell of diesel and bright lights.  Can be good for our City if han-
dled correctly. 
 
Joanne Kimmel – 140 Oak Valley Dr., Talent, OR  97540 
Concerned about ground vibration from idling trucks and smell of diesel.  Requested that 
trucks be required to park on opposite edge of property or to construct a 12-foot sound 
proof concrete wall for noise and odor protection.   
 
Gerry Stone – 225 Oak Valley Dr., Talent, OR  97540 
Concerned about noise and dust.  Requested that entire area be paved, locate truck parking 
near Chevron Station and that a sound barrier be built between Travel Center and Oak 
Valley development.  Requested information about submitting a petition to the Planning 
Commission to allow more time for research. 
 
Gary Hall & Associates – 1331 NW Lovejoy St., STE 950, Portland, OR 97209 

• Project will create significant traffic issues and does not comply with applicable 
transportation requirements.   

• The City’s three cent diesel tax will be a deterrent for the project’s profitability and 
long term success.   

• The City cannot defer compliance with the approval criteria until the building per-
mit and certificate of occupancy phases of the project. 

• The curb cuts and driveway widths do not comply with the city standards.   
 
Gary Hood – 211 Christopher Way, Talent, OR  97540 
Provided comments about the City’s ability to approve a sound barrier wall to be built in 
the floodway.  Requested information about restrictions and height and the type of wall 
that could be constructed.   Provided FEMA language for the construction of a sound bar-
rier.   
 
David Sours – 230 St. Ives Dr., Talent, OR  97540 
Requested an extension of 120 days for residents to comment.  Stated that three weeks was 
not sufficient to provide a solution for their concerns.  Mr. Sours provided a list of other 
resident concerns/suggestions from a neighborhood meeting: 

• Zoning  
• Requiring 30 plug-ins for trucks 
• 12 foot wall be constructed 
• Safety 
• Fumes 
• Fire, Floods, Earthquakes 
• Traffic Back-ups 
• Emergency Vehicles 
• Power Grid, should it be separate? 
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• Crime 
• Sensitivity to seniors 

 
Joan Dean – 231 Christopher Way, Talent, OR  97540 
Concerned about the attractiveness of the proposed development to the entry of the City.  
Concerned about the capacity of the interchange as well as noise, traffic congestion and the 
environment.  Requested more time to review the application.   
 
Kathleen Finnegan Gordon (comments submitted by email, no mailing address pro-
vided) 
Concerned about property values and the ability to live a healthy lifestyle in the commu-
nity.  Concerned about “FEW” people being notified of the proposed plan and that residents 
were not told how big the proposal was going to be.  Concerned about noise and diesel 
fumes and the introduction of negative elements to our community.  A link was provided 
to staff by Ms. Finnegan as to the health effects of diesel exhaust.  Specific concerns in-
clude: 

• Notification to only a few neighbors 
• Safety:  Fire, Flood and Earthquake risk 
• Pollution:  No EPA response as of August 24, 2017 
• Traffic backups and access to emergency vehicles (specific to the lane reconfigu-

ration) 
• Noise/bright lights 
• Power grid (access to power) 
• Law enforcement: Introduction of a crime element 
• Wildlife:  City wanted a wildlife sanctuary in the wetland area 

 
Alea Kent – 301 Oak Valley Dr., Talent, OR  97540 
Concerned about knowingly exposing Talent citizens to the harmful effects of fumes, noise 
and vibrations related to diesel trucks.  Concerned about branding Talent as Truck Stop 
and discouraging tourists from visiting Talent.  Concerned that the bridge [over freeway] 
is not adequate for truck traffic and that accidents will happen.  Concerned that on and off 
business traffic will bring other undesired trash and homeless people, creating more work 
for police and problems for residents.  Requests that the City consider using land for other 
uses.   
 
Ruth Webb – 322 Quail Circle, Talent, OR  97540 

• Avoid changes that would decrease the community property values 
• Change the proposed flow of truck traffic by re-routing the truck entrance to the 

opposite side of the property to avoid cutting down trees near adjacent homes.   
• Install a FEMA approved sound barrier 
• 24/7 on-site security should be required 

 
Maureen Gordon – 235 St. Ives Dr., Talent, OR  97540 
Concerned about pollution 
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Francis Xavier McCarthy – 322 Quail Circle, Talent, OR  97540 
Concerned about odor, noise and increased crime.  Concerned that not enough notice was 
presented to residents.   
 
Helen Boucher – 332 Quail Circle, Talent, OR  97540 
Concerned about odor, noise and increased crime.  Concerned that not enough notice was 
presented to residents.   
 
Anne Taylor – 299 St. Ives Dr., Talent, OR  97540 
Concerned about noise, vibrations from diesel engines, odor, location of filling station, 
lights, trash and increased traffic. 
 
Susan Lio – 267 St. Ives Dr., Talent, OR  97540 
Concerned about traffic flow with the addition of truck traffic both in the development and 
at the interchange.  Concerned about air and water quality, noise, light and vibration.  Con-
cerned about crime with an increase in transient population.   
 
Joanne Kimmel – 140 Oak Valley Dr., Talent, OR  97540 
Concerned about noise, pollution and health of environment. 
 
Dan Davis – 259 St. Ives Dr., Talent, OR  97540  
Concerned about noise, air pollution, traffic and the environment.    
 
DISCUSSION 
 
Pollution – Dust, Noise, Light and Ground Vibration 
A majority of the concerns raised in regard to pollution were from the residents of the Oak 
Valley Subdivision near the proposed redevelopment area.  Although not directly adjacent 
to the proposed redevelopment area, the residents of Oak Valley are closer to the site than 
any other residential community.  As noted above, the entire site is surrounded by Com-
mercial – Highway Zoning with the predominate use of the area as commercial.  To the 
immediate southeast of the subject parcel is the Chevron station, and to the east is an RV 
park.  Brammo is directly adjacent to the south and City owned property is to the north.  
The only potential conflicting residential use near the site is to the west, but is not directly 
adjacent.   
 

Dust 
As proposed, the entire site will be paved with asphalt or concrete, minimizing the 
amount of dust created from the proposed development.  Findings of compliance 
with the Parking Lot Design Standards have been made in the proposed final order 
of the Planning Commission.   
 
Light 
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As proposed, all on-site lighting will be shielded.  All parking lot lights along the 
western boundary of the redevelopment site will be shielded from the residential 
uses.  All building lights and other parking lot lights will be directed in a downward 
manner that minimizes light spillover onto adjacent properties.  This requirement 
is consistent with other local cities, including the City of Ashland’s code (18.4.450 
– Outdoor Lighting).  Conditions of approval ensuring compliance with these stand-
ards have been included in the proposed final order of the Planning Commission.  
 
Ground Vibration 
The Talent Zoning Code does little to address the issue of ground vibration.  Section 
8-3L.247 (C) – Conditions and Restrictions for Conditional Use Permits requires 
that site or architectural design features be installed to minimize environmental im-
pact such as vibration and provides the Planning Commission with the authority to 
impose specific conditions.  However, these criteria and the Planning Commis-
sion’s authority to address them only apply to uses that require a Conditional Use 
Permit or to those uses within an industrially zoned piece of land.   

 
Noise 
Noise related concerns were the most common submitted by residents.   Many are 
concerned that trucks will idle during the overnight hours or that multiple trucks 
fueling or entering the site will lead to excessive noise that the existing riparian 
buffer cannot quiet.   
 
The applicant has provided supplement information for consideration by the Plan-
ning Commission addressing these concerns.  As noted by the applicant, several 
residents have suggested that erecting a large concrete or masonry wall along Wag-
ner Creek would reduce noise, sight of trucks and potential odors.  Staff agrees that 
a large wall would in fact reduce the impacts to the neighboring property owners.  
However, there are many disadvantages to the construction of this type of structure.  
First, the structure would need to be built in the floodway of Wagner Creek and 
although not impossible from an engineering standpoint, Section 8-3H.220 
(C)(1)(b) of the Talent Zoning Code does not allow new or replacement structures 
or substantial improvements within thirty-five (35) feet of the floodway.  Second, 
construction of a wall of any size or height in the floodway would channelize the 
flow of flood waters during almost any flood event and would direct all flood waters 
during an event to the west into the residential development.  Lastly, Wagner Creek 
is an essential salmonid habitat and modifications near or within the creek channel 
are regulated by the Department of State Lands as well as the Army Corps of En-
gineers and the Oregon Department of Fish and Wildlife and as such would require 
approval from those agencies. These agencies do not typically encourage the con-
struction walls or other barriers within an existing waterway. 
 
The US Department of Transportation’s website addresses technical considerations 
and barrier effectiveness and explains that noise barriers have limitations especially 
when the objects intended to be shielded are elevated above the installed barrier.  A 
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noise barrier can achieve a 5-dB noise level reduction when it is tall enough to break 
the line-of-sight.  The USDOT notes that to avoid creating a structure that is not 
effective, the barrier should extend 4 times as far in each direction as the distance 
from the object intending to be shielded to the barrier.  In some areas, homes are 
scattered too far apart to permit noise barriers to be built at a reasonable cost. 
 
According to the USDOT, vegetative buffers, if high enough, wide enough, and 
dense enough, can decrease traffic noise by 10 decibels, which cuts in half the loud-
ness of traffic noise.  
 
Although not required, the applicant has proposed a viable solution to many of the 
noise, sight and odor concerns.  The applicant’s proposal includes planting an ev-
ergreen buffer consisting of columnar Western Red Cedar trees to create a dense 
vegetated buffer along the western bank of Wagner Creek near the five dwellings 
in Oak Valley.   
 
Staff consulted a local arborist to confirm that Western Red Cedars are compatible 
with riparian habitats and to determine what, if any, other disadvantages may exist 
in regard to planting this type of buffer.  The arborist confirmed that Western Red 
Cedars are commonly used in riparian restoration projects.  According to the US 
Department of Agriculture, Western Red Cedars grow at a rate of 7 inches to 1 foot 
per year and are adaptable species that do well in shady areas.  Staff also reached 
out to the Oregon Department of Fish and Wildlife to confirm that a wall of these 
types of trees is consistent with their goals for riparian restoration.  David Haight 
from ODFW stated that this species of tree is a good fit in the riparian habitat and 
that the proposed configuration of the trees is acceptable.  If the Planning Commis-
sion approves the proposal, Staff will submit a riparian landscape plan to ODFW 
for their official approval and begin to work with Public Works to prepare the site 
for planting.  Conditions of approval consistent with the applicant’s proposal have 
been added to the proposed final order to ensure the installation of the additional 
buffer.  The photos below represent where the trees would be installed.  This loca-
tion provides adequate space for future development of the access to the park and 
provides enough separation from the neighboring properties to ensure that the veg-
etation does not create a maintenance burden for City Staff or the residents of Oak 
Valley.   
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Natural Hazards – Earthquakes, Fire & Flooding 
Fire and earthquake related standards are addressed at the time of building permit submittal 
by the Fire Marshal and the Building Official.  The Department of Environment Quality is 
the approval authority for the installation of new fuel storage tanks and the inspection au-
thority during the installation process.  In regard to flooding, the applicant has provided a 
proposed site plan that indicates all new development will be built above the Base Flood 
Elevation (BFE).  Flood hazard requirements have been addressed in the Planning Com-
mission’s proposed final order.  Additionally, conditions of approval have been established 
that ensure these standards are met.  These conditions include the requirement to submit a 
construction elevation certificate as well as a final elevation certificate to ensure the build-
ing was constructed above BFE.   
 
Deferred Compliance 
The concerns raised by Mr. Connors, representing Gary Hall & Associates have, been ad-
dressed.  In his comments, Mr. Connors states that the City cannot defer compliance with 
the approval criteria until the building permit and certificate of occupancy phases of the 
project.  The initial findings prepared by Staff recommend some conditions that deferred 
compliance to building permits or certificate of occupancy.  This is not uncommon with 
any land use action.  For example, cities commonly do not require final stormwater or other 
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engineering plans until an approval has been granted, provided that an engineer has pro-
vided some level of feasibility.  Mr. Connors states that “the due process and practical 
implication of deferring these conditions until the building permit and certificate of occu-
pancy phases is an issue…”, specifically because some of the conditions as written in the 
initial findings appear to be discretionary and would require further public review and op-
portunity to comment.  Staff has modified the findings and associated conditions to ensure 
that compliance with the City standards can be met without exercising discretion.  Condi-
tions 1, 3, 5, 9, 10, 11, 12, 13 and 14 (original condition numbers) have been amended to 
eliminate the use of discretion when determining if the condition has been met.     
 
Increased Crime 
Several of the comments received by the residents of Oak Valley cite concerns of increased 
crime as a result of the proposed redevelopment.  An extensive review of the Talent Zoning 
Code did not identify any specific criteria related to increased crime.   
 
Environmental 
After review of the proposed plans, the applicant has demonstrated that no ground disturb-
ing activities will take place below the ordinary high water line of Wagner Creek. As pro-
posed, the only construction activity taking place within the riparian area is the construction 
of the required pedestrian path located on areas of the site that are already impacted by the 
existing development and predominately include areas of compacted gravel.  Considering 
that the proposed plan does not include the removal of any vegetation in the riparian area, 
no Riparian Landscape Plan is required and approval from the Oregon Department of Fish 
and Wildlife is not necessary.  Should the plan need to be modified during the construction 
stage and it becomes necessary to remove vegetation (trees or other vegetation), a Riparian 
Landscape Plan, approved administratively would be required and ODFW approval would 
be necessary to ensure the health of both the riparian and salmonid habitats.  Additionally, 
if riparian vegetation removal is proposed in the future, any decrease in the existing buffer 
would be required to be replaced to ensure the functionality of the buffer.     
 
Transportation 
The concerns raised by Mr. Connors, representing Gary Hall & Associates, were addressed 
in a memo prepared by the City Engineer.  The first concern raised by Mr. Connors states 
that the project will create significant traffic issues and non-compliance with the City’s 
transportation requirements.  Future traffic volume forecasts in the City’s TSP were devel-
oped using the Rogue Valley Metropolitan Planning Organization (RVMPO) travel de-
mand forecasting model which is based on the regional long-range land use assumptions 
through the year 2038.   The future traffic volume forecasts analysis demonstrates that 
under the 2038 future conditions, all of the study area intersections would meet operation 
standards during the PM peak period and that even the W. Valley View and I-5 inter-
changes would meet operational standards with a Level of Service grade of a “B” and a 
volume/capacity (v/c) ratio of 0.51 [1] (Oregon Highway Plan targets for v/c are 0.85). 
 
References  
[1] City of Talent Transportation System Plan Update, Draft Technical Memorandum #3:  Transportation System 
Operation, October 2013.   
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Additional concerns were raised about the conversion of W. Valley View to a three-lane 
cross section.  Section 5 of the City’s Transportation System Plan details the future devel-
opment of W. Valley View and provides documentation that the proposed three-lane plan 
has sufficient capacity to meet future demands through 2038.  Lane widths were a large 
portion of the discussion when the three-lane section was being proposed.  During discus-
sions, both Jackson County and the Oregon Department of Transportation determined that 
a 12-foot gravel lane was adequate for large truck traffic and that an expanded center turn 
lane of 14 feet in width provides sufficient area for special cases where a wide load may 
use this portion of W. Valley View Rd.  Concerns about the need for a right turn lane into 
the proposed development will be addressed during the final design and engineering of the 
lane reconfiguration project sometime in 2018.  Addressing these concerns then will pro-
vide Staff and the Engineer to compare the projections in the TSP and IAMP21 documents 
to what is actually taking place on W. Valley View.   
 
CONSIDERATION 
Staff has spent a considerable amount of time to ensure that all of the required criteria and 
standards have been addressed.  Review of the proposal began at the beginning of 2017 
when the applicant submitted the required pre-application documents.  At that time, all 
affected agencies provided comment on the proposal and those comments were incorpo-
rated into the applicant’s proposals.  The application was submitted on July 27, 2017 and 
deemed complete on July 28, 2017. Information on the application was made available to 
the public on July 28, 2017 when notice of the proposed land use action was posted on site.   
 
Many of the comments submitted by the public speak to concerns about allowing a truck 
stop at this location.  Although not functioning at full capacity, the truck stop has continued 
to operate and therefore can continue to operate in its current configuration and state with-
out any review.  Should the property owner choose to operate the facility in its current 
condition, staff feels that the impacts to the environment and neighboring properties would 
be far greater than if the property were redeveloped to meet the current standards.   
 
The Planning Commission shall make a decision based on the adopted approval criteria in 
the Talent Zoning Code, limited to the required Site Development Plan Review require-
ments.  The continued use of the subject parcel as a truck stop is not what is being consid-
ered at this time. The Planning Commission’s decision shall also be consistent with the 
provisions of the Talent Comprehensive Plan.   
 
RECOMMENDATION 
Based on the findings for the Site Development Plan, staff recommends APPROVAL of 
the application, with conditions as outlined in the Proposed Final Order.   
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ATTACHMENTS 
The following information was submitted regarding this application: 

• Applicant’s Supplemental Information (Attachment A) 
• Public Comment (Attachment B) 
• Agency Comment (Attachment C) 
• Revised Final Order (Attachment D) 

 
 
 
 

  Zac Moody, Community Development Director 

  September 21, 2017   
  Date 

 

Staff has recommended this proposal for approval, but it will require at least one public hearing before the Planning Commission for a 
decision. The Talent Zoning Code establishes procedures for quasi-judicial hearings in Section 8-3M.150. 
A public hearing on the proposed action is scheduled before the Planning Commission on September 28, 2017 at 6:30 
PM at the Town Hall.  
 
For copies of public documents or for more information related to this staff report, please contact the Community Development Director 
at 541-535-7401 or via e-mail at zmoody@cityoftalent.org.   



From: Bob
To: Zac Moody
Cc: Elizabeth A. Dickson; "Sam"
Subject: Proposal Related to Talent Travel Center application
Date: Wednesday, September 20, 2017 12:34:08 PM
Attachments: Talent-- Site Plan Ap PROPOSAL -- Tree-Hedgerow Planting.pdf

Zac,

Please find ATTACHED the offer we’ve discussed for the owner/developer of the proposed Talent
Travel Center to do substantial plantings of Western Red Cedar trees to effectively create a hedge-
row on city property on the West side of the Wagner Creek bank close to the property lines of the
Oak Valley subdivision.  This voluntary offer, which we hope is recognized to be beyond any current
specific code or development criteria required by the city, is proposed by the owner/developer in
good faith and in a sincere effort to help mitigate concerns raised by several of the Oak Valley
residence related to fears of noise and other issues of sight and potential odors that they believe
could be caused by the planned development.

We want to acknowledge the concerns of our neighboring residents and where practical solutions
and reasonable accommodations that are economically feasible become apparent, we want to
implement them.  We hope to be a welcome addition to the community.

Please include attached letter and support materials in the public record.

Sincerely,

Bob Krohn    

ATTACHMENT "A"

mailto:bob@americanroyals.us
mailto:ZMoody@cityoftalent.org
mailto:eadickson@dicksonhatfield.com
mailto:sam@americanroyals.us



























ATTACHMENT "B"





















From: Zac Moody
To: "Garry Hood"
Subject: RE: Truck stop sound wall
Date: Thursday, September 07, 2017 12:38:00 PM

Mr. Hood,

Thank you for taking the time to do some research on the construction of a wall in Wagner Creek. 
Section 8-3H.220 (C)(1)(b) of the Talent Zoning Code addresses the types of development allowed in
the Floodway.  A strict interpretation of this section of the ordinance would not allow the
construction of a wall within the floodway.  Additionally, Section 8-5.150(G) states the following:

G.           Floodways  Located within areas of special flood hazard established in 8-5.130B are areas
designated as floodways.  Since the floodway is an extremely hazardous area due to the
velocity of flood waters which carry debris, potential projectiles, and erosion potential,
the following provisions apply:

1. No new or replacement structures or substantial improvements are allowed
within thirty-five (35) feet of the floodway, as established in 8-3H.2.  In addition,
8-3H.2 establishes wetland and riparian area setbacks that may be stricter than
the floodway setback in some cases.  A structure existing within 35 feet of a
floodway is a non-conforming structure, and no expansion or substantial
improvement of a non-conforming structure is allowed, as established in 8-3M.2.

As a means of address sound, light and noise pollution, the Talent Zoning Code requires that all
commercially and industrially zoned areas adjacent to a conflicting land use zone (which this is not,
since the adjacent property is also zoned Commercial – Highway (CH)) provide a buffer consistent
with Section 8-3J.450(A) of the Talent Zoning Code which states:

A.            Commercial and Industrial Transition Buffers.  The following standards shall be
considered during any land use review that include commercial or industrial uses adjacent to a
residential use. 

1. The buffer shall be sufficient to protect the intent of the adjacent zone or the
integrity of the incompatible use.

2. The type of buffer shall be considered in relation to existing and future land use,
the degree of conflict between adjacent uses, and the amount of permanence desired.

3. Buffers may consist of spatial separation, physical barriers, landscaping, and
natural topography or other features.   In the case that a proposed building is
directly adjacent to the required setbacks, a fence or wall is not an appropriate
buffer and a Section (b) below shall be required.
a. When a fence or wall is being proposed as a buffer it shall be sight-

obscuring.  In order to be “sight-obscuring”, fences and walls must be at
least 75 percent opaque when viewed from any angle at a point 25 feet
away from the fence or wall.

b. Hedges shall be of an evergreen species which will meet and maintain
year-round 75 percent opacity.  Opacity shall be obtained within three (3) years of

mailto:hoodinbox@gmail.com


planting. 
c.             Creative use of deciduous hedge materials may be proposed to provide

screening in conjunction with wider planting areas.  Deciduous hedges
may be approved on a case by case basis at the discretion of the
Community Development Director or Planning Commission. 

 
Hopefully, these sections of regulations I have provided help shed some light on the decision making
process and why a wall as a buffer was not recommended as a condition by Staff.  Please feel free to
contact me with any additional questions you may have. 
 
Thank you,
 
Zac
 
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540
 
Office:  541-535-7401
http://www.cityoftalent.org
 
From: Garry Hood [mailto:hoodinbox@gmail.com]
Sent: Friday, September 01, 2017 11:12 AM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: Truck stop sound wall
 
Hi Zac,
After attending the recent meeting regarding the Truck stop, I did some research online and read
that a sound barrier wall is allowed in a floodway, provided that it is a staggered wall. Presumably
the gaps afforded by staggered sections allows the flood water to flow through.
 
Would such a staggered wall be allowed in the floodway at the truck stop location? Or on the
adjacent city property or residence property?
 
If so, are there restrictions on materials and height? Concrete or concrete block wall sections? Wood
frame with wire mesh and stucco? Vinyl? etc.
 
Also do you have a contact number or email for the applicant? 
 
Any feedback would be appreciated.
 
Regards,



Garry Hood
211 Christopher Way
Talent, OR 97540
541-326-5539



From: Zac Moody
To: "David Sours"
Cc: Felicia Hazel; Stephanie Dolan; Councilor Harrison; Dave Pastizzo
Subject: RE: Proposal for Truck Center
Date: Thursday, September 07, 2017 10:04:00 AM

Mr. Sours,

Thank you for taking the time to provide Staff with the concerns that were raised at your meeting.  I

will provide this information to the Planning Commission when they meet again on September 28th. 
In regards to your request for more time to review the application, you will need to make that
request to the Planning Commission during the next hearing.   The Commission can hear requests to
keep the hearing or the written record open once the hearing begins.   One thing to keep in mind
though, is that the City is obligated by ORS 227.178 (Final action on certain applications required
within 120 days) to make a final decision on the land use decision within 120 days from the date the
application was deemed complete.  The application was deemed complete on 7/27/17, therefore a
final decision, including a decision by a Hearings Officer for any appeals must be made by 11/24/17
to avoid circuit court litigation (Writ of Mandamus). 

Noticing for this application was also in accordance with State Law.  The City published a notice in
the Mail Tribune 20 days prior to the hearing as well as sent notices to all affected neighbors within
250 feet of the subject parcel.  Additionally, two public hearing notice signs were placed on the
property more than 20 days before the first evidentiary hearing.  All of the information used to make
the recommendation is available on the City’s website, including agency and public comment. 
Alternatively, if you would like to view the application in person, the file is available for review
Monday – Friday from 8:30 AM to 5:00 PM. 

File Location on City’s Website:   http://www.cityoftalent.org/Page.asp?NavID=121

If you have any other questions about the process or the State Statues that govern how decisions
must be made, I am available either by email or by appointment.  Please feel free to contact me with
any other questions you may have.

Thanks,

Zac

Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540

Office:  541-535-7401
www.cityoftalent.org

From: David Sours [mailto:dbsours3@gmail.com] 

mailto:dbsours3@gmail.com
mailto:feliciahaz@msn.com
mailto:stephjd@mac.com
mailto:Councilor4@cityoftalent.org
mailto:dpastizzo@volcano.net
https://www.oregonlegislature.gov/bills_laws/ors/ors227.html
http://www.cityoftalent.org/Page.asp?NavID=121
http://www.cityoftalent.org/


Sent: Wednesday, September 06, 2017 8:06 PM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: Proposal for Truck Center
 
 
 
Sept. 6, 2017
 
 
Dear Mr. Moody,
 
I just attended a meeting of homeowners in Oak Valley about the proposed truck center.  As
you can imagine, there are a number of questions and concerns arising from the proposal.  I'm
attaching a photo of just some of the concerns that came up.
 
I understand this project is to be discussed and decided at the Sept. 28th meeting of the
Planning Commission.  Because this project--with an anticipated 80 trucks per day--is much
more substantial than the truckstop that once occupied this location--it would seem prudent to
allow time for residents, the City, and developers to discuss neighborhood concerns.  I'm
confident that there is a solution that will be mutually satisfactory for all stakeholders.  
 
At the same time, I do not think that solution is possible in the three weeks we have in the
current project timeline.  At our meeting tonight, we agreed that 120 days would help ensure
that there is sufficient time for neighborhood concerns to be aired and thoroughly considered.  
 
Accordingly, I respectfully request that the Planning Commission extend the timeline for
making a decision on the truckstop, preferably to 120 days.
 
Thank you for your consideration.
 
Best regards,
David Sours
 





From: Joan Dean
To: Zac Moody; Mayor Stricker
Cc: Tom Corrigan
Subject: truck stop
Date: Thursday, September 07, 2017 3:30:49 PM

Dear Mayor, Community Development Director and Planning Commission Members,
 
I support the sentiments in David Sour’s letter asking for an extension of time to consider the
proposed Truck Stop on Valley View.
 
Still restricted by foot surgery problems my attendance at the Oak Valley meeting Wednesday
evening was my first contact with a view of the project plans.  I listened to residents express
their concerns and  by the end of the evening I had major concerns about the project.
 
Considering that the Valley View freeway exit is one of the main entrances to the City of
Talent I do not find the idea of hundreds of trucks pulling in and out of a truck stop as an
attractive addition to that entrance.  How will our small interchange handle that traffic?  The
city put money into the placement of attractive street lighting and sidewalks and has
considered various alternatives to making the Valley View entrance attractive.  This proposal
just doesn’t meet that criteria.
 
There are many more concerns of nearby residents that involve noise, traffic congestion and
the environment.  However, I would ask that the Planning Commission consider the entire
projects impact on the City of Talent.
 
The City’s property along the creek  behind the Oak Valley complex has been mentioned as a
possible bird sanctuary with entrances from Valley View.   What effect would all this traffic
have on the riparian area?
 
Please take a longer view of the impact of the Truck Stop on The City of Talent’s image and
livability.
 
Thank you,
 
Joan Dean
231 Christopher Way
Talent, OR 97540

mailto:joandean@charter.net
mailto:ZMoody@cityoftalent.org
mailto:Mayor@cityoftalent.org
mailto:TCorrigan@cityoftalent.org


From: Kathleen Finnegan
To: Zac Moody
Subject: Talent Travel Center
Date: Sunday, September 10, 2017 10:04:59 AM
Attachments: Concerns Truck stop.docx

Dear Mr. Moody,  

Please see the attached concerns regarding the Travel Center Proposal on West Valley View Road.  This is not a
complete list.  We are extremely concerned about our property values and our ability to live a healthy life style in
our otherwise quiet and peaceful community.  When the FEW people received notification about this plan they were
not told of how big the proposal was and understood it to be similar to the previous truck stop.

This, of course, is not the case.  The plan for fueling stations just a stones throw away from people’s bedroom
windows is very depressing.  I am shocked and greatly disappointed that the City of Talent shows no concerns for
the neighboring residents. 

I believe there can be adjustments to the plan that will reduce the dreadful noise and cancer causing diesel fumes for
a vulnerable community.  That being said, it’s a bad place for a truck stop and will introduce several negative
elements to our community.

Regards,

Kathleen Finnegan, Talent resident.
541 488-2926

mailto:kefinn3@icloud.com
mailto:ZMoody@cityoftalent.org

TRAVEL CENTER CONCERNS



Only a few of the residents of our senior community were directly notified by the city and were not made aware of the size of the proposed operation.



1.	Safety: 

fire, flood, earthquake

RIGHT next to a senior residential community.



2.	Pollution (The EPA had not yet responded as of the Planning Department Meeting on August 24th)

	Up against Bear Creek and Wagner Creek, wetland 

Diesel fuel particles and the effect on seniors

increase in electrical energy.



3.	Traffic back ups and access to emergency vehicles 

(The city is planning to reduce W Valley View Rd to 2 lanes with turn lanes.)



4.	Noise/bright lights … outside of bedrooms … the effects on health/wellbeing.



5.	Power grid (access to power)



6.	Law enforcement   Introducing an element travelers and homeless that will cause an increase

Look at the raw data … including statistics of crime increasing and how to enforce the Oregon law that trucks cannot idle more than 5 minutes in one hour.  



7.	WILD LIFE … The city wanted there to be a wild life sanctuary 

In the wetland area.  
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From: Zac Moody
To: "Garry Hood"
Bcc: Tom Corrigan
Subject: RE: Truckstop floodway structure FEMA requirements
Date: Friday, September 08, 2017 1:45:00 PM

Mr. Hood,

Thank you again for your comments and providing Staff with your concerns.  As I mentioned in my
previous email, I will forward these concerns to the Planning Commission for their consideration. 
We must keep in mind however, that the City can only apply regulations that are applicable to the
proposed use.  In the proposed Planning Commission Final Order, staff addressed the buffering
criteria and determined that exiting, mature vegetated buffer is adequate for the proposed use. 
Keeping in mind that the use is not changing, nor is it expanding the City is limited in what it can
require.  The existing buffer is substantially larger than any buffer the City could require if no buffer
existed.  Additionally, Wagner Creek is an essential salmonid habitat and modification near or within
the creek channel is regulated by the Department of State Lands as well as the Army Corps of
Engineers and the Oregon Department of Fish and Wildlife and as such would require approval from
those agencies. These agencies do not typically encourage this type of development within an
existing waterway. 

Considering that the existing buffer meets the standards of the Talent Zoning Code, making
unnecessary changes to the flow of Wagner Creek counters all of the proposed onsite improvements
intended to protect the environment.  It is also important to understand that the use of the property
as a truck stop is by right.  This means that because the property is currently used as a Truck Stop, it
could be used in its current state without any land use review.  The proposed plan is currently being
reviewed by the Planning Commission  to ensure that the proposed redevelopment plan is
consistent with the applicable provisions of the zoning code.  These provisions include Parking,
Stormwater Management, Access Management and Riparian protection.   

I will be addressing each comment that has been submitted in more detail in the Staff Report to the
Planning Commission for the next meeting.  In the meantime, if any more questions arise, please
email them to me so that I can include them in the record and they can be address accordingly.

Thank you,

Zac

Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540

Office:  541-535-7401
www.cityoftalent.org

mailto:hoodinbox@gmail.com
mailto:TCorrigan@cityoftalent.org
http://www.cityoftalent.org/


From: Garry Hood [mailto:hoodinbox@gmail.com] 
Sent: Friday, September 08, 2017 12:20 PM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: Truckstop floodway structure FEMA requirements
 
Hi Zac,
Here is the federal standard we must meet for a structure in the floodway, direct from the
FEMA website:
 
Any project in a floodway must be reviewed to determine if the project will increase flood
heights. An engineering analysis must be conducted before a permit can be issued. The
community's permit file must have a record of the results of this analysis, which can be in the
form of a No-rise Certification. This No-rise Certification must be supported by technical data
and signed by a registered professional engineer. The supporting technical data should be
based on the standard step-backwater computer model used to develop the 100-year floodway
shown on the Flood Insurance Rate Map (FIRM) or Flood Boundary and Floodway Map
(FBFM).
 
Regards,
Garry Hood
211 Christopher Way
Talent, OR 97540
541-326-5539



From: Garry Hood
To: Zac Moody
Subject: Re: Truckstop floodway structure FEMA requirements
Date: Friday, September 08, 2017 4:39:28 PM

Nicely explained and much appreciated.

On Fri, Sep 8, 2017 at 1:45 PM, Zac Moody <ZMoody@cityoftalent.org> wrote:

Mr. Hood,

 

Thank you again for your comments and providing Staff with your concerns.  As I mentioned in my
previous email, I will forward these concerns to the Planning Commission for their consideration. 
We must keep in mind however, that the City can only apply regulations that are applicable to the
proposed use.  In the proposed Planning Commission Final Order, staff addressed the buffering
criteria and determined that exiting, mature vegetated buffer is adequate for the proposed use. 
Keeping in mind that the use is not changing, nor is it expanding the City is limited in what it can
require.  The existing buffer is substantially larger than any buffer the City could require if no
buffer existed.  Additionally, Wagner Creek is an essential salmonid habitat and modification near
or within the creek channel is regulated by the Department of State Lands as well as the Army
Corps of Engineers and the Oregon Department of Fish and Wildlife and as such would require
approval from those agencies. These agencies do not typically encourage this type of development
within an existing waterway. 

 

Considering that the existing buffer meets the standards of the Talent Zoning Code, making
unnecessary changes to the flow of Wagner Creek counters all of the proposed onsite
improvements intended to protect the environment.  It is also important to understand that the
use of the property as a truck stop is by right.  This means that because the property is currently
used as a Truck Stop, it could be used in its current state without any land use review.  The
proposed plan is currently being reviewed by the Planning Commission  to ensure that the
proposed redevelopment plan is consistent with the applicable provisions of the zoning code. 
These provisions include Parking, Stormwater Management, Access Management and Riparian
protection.   

 

I will be addressing each comment that has been submitted in more detail in the Staff Report to
the Planning Commission for the next meeting.  In the meantime, if any more questions arise,
please email them to me so that I can include them in the record and they can be address
accordingly.

 

Thank you,

mailto:hoodinbox@gmail.com
mailto:ZMoody@cityoftalent.org
mailto:ZMoody@cityoftalent.org


Zac

Zac Moody

Community Development Director

City of Talent

110 E. Main Street

Talent, Oregon 97540

Office:  541-535-7401

www.cityoftalent.org

From: Garry Hood [mailto:hoodinbox@gmail.com] 
Sent: Friday, September 08, 2017 12:20 PM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: Truckstop floodway structure FEMA requirements

Hi Zac,

Here is the federal standard we must meet for a structure in the floodway, direct from the
FEMA website:

Any project in a floodway must be reviewed to determine if the project will increase flood
heights. An engineering analysis must be conducted before a permit can be issued. The
community's permit file must have a record of the results of this analysis, which can be in
the form of a No-rise Certification. This No-rise Certification must be supported by
technical data and signed by a registered professional engineer. The supporting technical
data should be based on the standard step-backwater computer model used to develop the
100-year floodway shown on the Flood Insurance Rate Map (FIRM) or Flood Boundary and
Floodway Map (FBFM).

Regards,

Garry Hood

https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D110%2BE.%2BMain%2BStreet%250D%2BTalent%2C%2BOregon%2B97540%250D%2B%25C2%25A0%250D%2BOffice%3A%2B%25C2%25A0541%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=mM0OaC4qmGgmzvBcgUPWaJynH4%2BYjXNe7vnQ5BJg5j0%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D110%2BE.%2BMain%2BStreet%250D%2BTalent%2C%2BOregon%2B97540%250D%2B%25C2%25A0%250D%2BOffice%3A%2B%25C2%25A0541%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=mM0OaC4qmGgmzvBcgUPWaJynH4%2BYjXNe7vnQ5BJg5j0%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D110%2BE.%2BMain%2BStreet%250D%2BTalent%2C%2BOregon%2B97540%250D%2B%25C2%25A0%250D%2BOffice%3A%2B%25C2%25A0541%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=mM0OaC4qmGgmzvBcgUPWaJynH4%2BYjXNe7vnQ5BJg5j0%3D&reserved=0
tel:(541)%20535-7401
http://www.cityoftalent.org/
mailto:hoodinbox@gmail.com
mailto:ZMoody@cityoftalent.org


211 Christopher Way

Talent, OR 97540

541-326-5539

City of Talent
PO Box 445
110 East Main St.
Talent, OR 97540

www.CityofTalent.org

The City of Talent is an Equal Opportunity Provider

PUBLIC RECORDS LAW DISCLOSURE: This is a public document. This e-mail is subject to the
State Retention Schedule and may be made available to the Public.
CONFIDENTIALITY NOTICE: This internet email message, replies and/or forwarded copies
(and the materials attached to it, if any) are private and confidential. The information
contained in this email or materials is privileged and is intended only for the use of the
addressee. If you are not the intended addressee, be advised that the unauthorized use,
disclosure, copying, distribution, or the taking of any action in reliance on the contents
of this information is strictly prohibited. If you have received this transmission in
error, please immediately notify us by telephone (541-535-1566) AND by email that
you have received this email in error and have deleted it.

Talent, Oregon

https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D211%2BChristopher%2BWay%250D%2B%250D%2B%250D%2BTalent%2C%2BOR%2B97540%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=Zdz8QnqqBC7PebdBrUB5GP1%2FyjgB6AaZKbleD4fOeIA%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D211%2BChristopher%2BWay%250D%2B%250D%2B%250D%2BTalent%2C%2BOR%2B97540%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=Zdz8QnqqBC7PebdBrUB5GP1%2FyjgB6AaZKbleD4fOeIA%3D&reserved=0
tel:(541)%20326-5539
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.google.com%2F%3Fq%3D110%2BEast%2BMain%2BSt%26entry%3Dgmail%26source%3Dg&data=02%7C01%7CZMoody%40cityoftalent.org%7Ceab9781fadd745fedb7108d4f712d6de%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636405107672930368&sdata=UcHPNJ64sJ%2BgH4RpUYgSNM6adcSVMo3RBXCzPBAKARM%3D&reserved=0
http://www.cityoftalent.org/
tel:(541)%20535-1566
http://www.cityoftalent.org/


From: Zac Moody
To: Gerry B. Stone
Subject: RE: Truck Stop
Date: Tuesday, September 12, 2017 7:32:23 AM

Ms. Stone,

You are correct about submitting your comments in writing or by email.     In regards to your
request for more time to review the application, you will need to make that request to
the Planning Commission during the next hearing.   The Commission can hear requests
to keep the hearing or the written record open once the hearing begins.   One thing to
keep in mind though, is that the City is obligated by ORS 227.178 (Final action on certain
applications required within 120 days) to make a final decision on the land use decision
within 120 days from the date the application was deemed complete.  The application
was deemed complete on 7/27/17, therefore a final decision, including a decision by a
Hearings Officer for any appeals must be made by 11/24/17 to avoid circuit court
litigation (Writ of Mandamus). 

Noticing for this application was also in accordance with State Law.  The City published a
notice in the Mail Tribune 20 days prior to the hearing as well as sent notices to all
affected neighbors within 250 feet of the subject parcel.  Additionally, two public hearing
notice signs were placed on the property more than 20 days before the first evidentiary
hearing.  All of the information used to make the recommendation is available on the
City’s website, including agency and public comment.  Alternatively, if you would like to
view the application in person, the file is available for review Monday – Friday from 8:30
AM to 5:00 PM. 

File Location on City’s Website:   http://www.cityoftalent.org/Page.asp?NavID=121

If you have any other questions about the process or the State Statues that govern how
decisions must be made, I am available either by email or by appointment.  Please feel
free to contact me with any other questions you may have.

Thanks,

Zac

Zac Moody
Community Development Director
City of Talent

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=58F1E5CFCC3645B196E2BCD5E2E3A0A7-ZMOODY
mailto:gerrybstone@q.com
https://www.oregonlegislature.gov/bills_laws/ors/ors227.html
http://www.cityoftalent.org/Page.asp?NavID=121


110 E. Main Street
Talent, Oregon 97540

Office:  541-535-7401
www.cityoftalent.org

-------- Original message --------
From: "Gerry B. Stone" <gerrybstone@q.com> 
Date: 09/12/2017 7:08 AM (GMT-08:00) 
To: Zac Moody <ZMoody@cityoftalent.org> 
Subject: Truck Stop 

Zac,
Thank you for your pleasant and informative phone conversation yesterday.
This is my basic bottom line take-away:
        All concerns/issues/complaints should be in written form (a letter or email) and submitted directly to you,
otherwise they are not on record.
One question: The petition which is being circulated is to postpone the September 28 deadline (by the Talent
Planning Commission) for approval of the possible development of Talent Truck Stop to allow more time for
residents to research and express concerns.  Should these signatures, along with a cover letter, be submitted to you?
Again, thank you.
Gerry Stone



From: Kathleen Finnegan
To: Zac Moody
Subject: Talent Travel Center
Date: Thursday, September 14, 2017 8:37:14 PM

Dear Mr Moody,

Please look at the information (link below) regarding the health effects of diesel exhaust.
This is just one of many concerns regarding the proposed Travel Center in Talent.
We don't need this in our community and it is a travesty to the citizens of Talent.  

https://oehha.ca.gov/air/health-effects-diesel-exhaust

Kathleen  Finnegan, MA LPC
(541) 488-2926

mailto:kefinn3@msn.com
mailto:ZMoody@cityoftalent.org


From: Tom Corrigan
To: Zac Moody
Subject: Fw: Website Feedback
Date: Thursday, September 14, 2017 3:56:18 PM

Thomas J. Corrigan
Talent City Manager
Urban Renewal Executive Director
Of - 541-535-1566
Fx - 541-535-7423
 

From: Kim Collins
Sent: Thursday, September 14, 2017 3:30 PM
To: Tom Corrigan
Subject: FW: Website Feedback
 

Kimberlyn Collins
City Recorder
541-535-1566
www.cityoftalent.org

-----Original Message-----
From: talent@cityoftalent.org [mailto:talent@cityoftalent.org]
Sent: Thursday, September 14, 2017 3:29 PM
To: Melissa Huhtala <melissa@cityoftalent.org>
Subject: Website Feedback

Contact Us Reply Form

From: Alea Kent
EmailAddress: aleakent@gmail.com
Phone:
Subject: comment snad suggestions
Nature of Suggestion: Comments
I would like an email response: yes

Message:
I am contacting you in regards to the proposed truck stop on Valley View.
I am dismayed the city did not notify citizens in a timely manner about this proposal.  It  is my understanding that several years ago a zoning change was made for this property and citizens were also not notified of this prior to the change.
We are intelligent and thoughtful citizens and would prefer to have been notified and asked about proposals for land us in our sweet town.

There are may reasons that a truck stop is NOT a good use of this land.  I will not go into the health and mental reasons but will include these websites of studies done that prove negative outcomes for people exposed to fumes, noise and vibrations related to diesel trucks.
vehicle vibration in human health
https://na01.safelinks.protection.outlook.com/?
url=https%3A%2F%2Fyadda.icm.edu.pl%2Fyadda%2Felement%2Fbwmeta1.element.baztech...%2Fc%2FSITNIK.pdf&data=02%7C01%7Ckcollins%40cityoftalent.org%7Cdee6aee9f0a64fb0b4e508d4fbbff00c%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C1%7C636410249172362726&sdata=7NUOng%2B%2FkI%2FsZVHCZDX5xleF%2BSrMmnVXO0LqNMKJiFk%3D&reserved=0

How Noise Impacts Physical and Mental Health | https://na01.safelinks.protection.outlook.com/?url=www.berkeleywellness.com%2Fhealthy-community%2Fenvironmental-health%2F...%2Fsounding-
no&data=02%7C01%7Ckcollins%40cityoftalent.org%7Cdee6aee9f0a64fb0b4e508d4fbbff00c%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636410249172362726&sdata=0fPMmrJONMW%2BubOA1SrDmthawPwSxvINk2o2In9F2EY%3D&reserved=0...
Health Concerns of Diesel
https://na01.safelinks.protection.outlook.com/?url=www.nj.gov%2Fdep%2Fstopthesoot%2Fdieselhealthconcerns.pdf&data=02%7C01%7Ckcollins%40cityoftalent.org%7Cdee6aee9f0a64fb0b4e508d4fbbff00c%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C1%7C636410249172362726&sdata=0ubD%2FFTWsN1tZKXq3nLCBEhYDjKEMJBotVMsW0CZPb4%3D&reserved=0
Diesel Health Effects - Air Resources Board
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arb.ca.gov%2Fresearch%2Fdiesel%2Fdiesel-
health.htm&data=02%7C01%7Ckcollins%40cityoftalent.org%7Cdee6aee9f0a64fb0b4e508d4fbbff00c%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636410249172362726&sdata=rqmiq8HIdL12hsqo22V5%2FpS76T7WVG1eAeTwMzkaNqo%3D&reserved=0

Knowingly exposing Talent citizens to the harmful effects of these pollutants is a breach of trust between the city and its citizens.

However, I want to look at the bigger picture.  A truck stop will forever brand Talent as a Truck Stop and that is not something I want for our city.  It will not endear tourists to visiting Talent and may even discourage Valley residents from getting off the freeway because they don't want to have to fight with semis to get into Talent.

The size of the bridge is also of conern to me.  Although ODOT says it is of adequate width,  it is narrow and accidents do and will happen between semis and passenger vehicles  on that bridge.  I only hope no lives are lost.

A truck stop is bad business for the existing and future businesses of  Talent.  A truck stop will not bring people into town to see what is there and buy a meal or check out the art/theater scene.  A truck stop is an on and off business and with it brings other undesired trash and homeless people, creating more work for the police and problems for the residents.

I am concerned and dismayed the City Mothers and Fathers have not been more proactive in discouraging this use of the land and encouraging more compatible use for  our city.

My vision for this propery:
Talent has already made a start in making our city a haven for the arts.  This land would make an excellent art center with art studios, galleries and class rooms for teaching art, a unique motel and restaurant for students in day/week/several week long art classes.  There are several cities through the country that have made their name in folk art schools.  Why not Talent?

25 Inspiring Folk Schools Rooted in Community and Traditional Know ...
https://na01.safelinks.protection.outlook.com/?url=www.bestchoiceschools.com%2Ffolk-schools%2F&data=02%7C01%7Ckcollins%40cityoftalent.org%7Cdee6aee9f0a64fb0b4e508d4fbbff00c%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636410249172362726&sdata=zocccBZs84TAHrXO%2BQDCqQdHKTjbsGnkiBpG9%2FqHsfU%3D&reserved=0

For many reasons, this truck stop is an idea that does not fit with Talent and the vision citizens have of Talent and I enourage more proactive leadership in looking at what can work for this property and still be an asset, physically, emotionally and culturally for our town.

Blessings,

Alea Kent
Talent, Oregon

City of Talent
PO Box 445
110 East Main St.
Talent, OR 97540

www.CityofTalent.org<http://www.cityoftalent.org>

The City of Talent is an Equal Opportunity Provider
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From: Maureen Gordon
To: Zac Moody
Subject: Truck stop
Date: Saturday, September 16, 2017 7:57:10 AM

Dear Mr. Moody,
I am a resident at Oak Valley homes and I am appalled with the town of Talent's decision to allow a truck stop in
our community.  This town is so special to us and now it has become a terrible mess.  First a Dollar Store right
above us and now a Truck Stop.  Really!!
We cannot breathe here because we live in a valley and are affected by every fire around us and now more pollution
with truck stop heading our way.  Our home values will drop and our quiet way of living will be disrupted with
noise and poor air quality and traffic.
I am urging you to help put a stop to this craziness.  Our little town has really gone off the deep end and I am so
disappointed in what it is becoming. 
I understand another large truck stop is happening in Phoenix how many do we need so close to each other???
I am appealing to you to be our voice and stop this  awful idea from happening Please....
Thank you,
Maureen Gordon 

mailto:maureenj7@icloud.com
mailto:ZMoody@cityoftalent.org


From: Ruth Webb
To: Zac Moody
Subject: propsosed truck stop
Date: Saturday, September 16, 2017 2:02:20 PM

 
Dear Mr Moody,
 
As a member of the HOA of the Oak Valley community I would like to offer a
few suggestions for the solution for the proposed truck center:
 
1.  Avoid changes that would decrease the community property values.
2.  Change the proposed traffic flow by re-routing the truck entrance to the
other side of the property.  This would avoid cutting down the trees behind
Oak Valley Drive homes.  These trees are necessary as a sound barrier and
air filter.  A chain link fence does not replace trees.
3.  A sound barrier is very necessary and should be FEMA approved.
4.  On-site security should be present 24/7, 100% of the time.
 
Thank you for you consideration.
 
Sincerely,
 
Ruth Webb
322 Quail Circle
Talent, OR  97540

mailto:ruthwebb61@yahoo.com
mailto:ZMoody@cityoftalent.org


From: Helene Boucher
To: Zac Moody
Subject: Truck Stop
Date: Monday, September 18, 2017 3:11:15 PM

City of Talent
Att:  Mr. Zac Moody et al

Re:  TRUCK STOP

I am a resident of the “Oak Valley Commuity” in Talent and I write here to you to express my deep concern about
the  approval of the development of a “Truck Stop” at the entrance of the city which is adjacent to our Community.
We purchased our property  4 1/2 year ago for our peaceful retirement.  The idea of a “Truck Stop” development  is
challenging our main reason for being here in many ways.

My husband and I just found out recently about this situation, which apparently is the case of many of our
Community.  For sure what people think first is the air pollution it will bring, as well as the noise of trucks idling all
day and night.  These concerns are genuine and well expressed and real.  In addition of also having the same
concerns,  I would like to express here my 2 biggest concerns.  A great one is the traffic coming in and out of our
Talent exit;  however, my greatest concern is the type of activity that it will bring in the area, which apparently
includes prostitution, drugs and crime.  
For those latest concerns, I would like to ask the City of Talent to contemplate years ahead and see what type of
town does the City desire to develop?  Or simply what do you want the City of Talent be in 10…20 years from
now.  We are presently a flourishing cultural city.  Yes, may say that we are a little extension of Ashland which has
now a national reputation of a fabulous Cultural/ Educational City where the quality of life is sought after.  It is not
really a bad thing to be its extension, and in this direction, we are finding more  and more the special characteristics
of our unique Talent.
In a decade or 2 (and more), will Talent be a flourishing Cultural sought after City or a low income workers, crime
Environment Depot only sought by the same.  I understand that everyone is worthy of a quality of life and God
knows that workers deserve it even more.  Reality is, that this proposed "Truck Stop" would  promote crime and
justice challenges, as well as the lowering of property value.  We need to ask ourselves what do we want to create
for the future generations and for the reputation of our City.

Today is an awesome time to be alive.  Travels have brought about understanding of different points of view and
wisdom applying to certain issues.  Therefore, I would also like to share what I discovered from the East Coast
“Truck Stops”.  Back East, all the “Truck Stops” are on the “Freeways”, away from any cities.  Maybe there are
reasons for that.  I perceive that what we are concerned with, here, might apply to the reason they have chosen such
places for their “Truck Stops”.  Wouldn’t it be wise to postpone the approval of the “Talent Truck Stop”, until we
know better the implications, not only for short or long term, but also, forever after?  Personally I feel it would be
very wise to do so.

A Resident  who Loves Talent and chooses to be here for its quietness, culture, flourishing and promising future.

Thank you for your consideration

Helene Boucher
332 Quail Circle
Talent
541.601.8898
empoweredshopping@gmail.com

Peace and Joy

mailto:empoweredshopping@gmail.com
mailto:ZMoody@cityoftalent.org
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From: Dan
To: Zac Moody
Subject: Talent truck stop proposal
Date: Tuesday, September 19, 2017 11:20:05 PM

Hello Zac. I am officially registering my concerns about the poor design for the new truck stop proposed
on Valley View Road. This, of course, is from the point of view of those of us who live in Oak Valley
Estates, next door and in very close proximity to the proposed site.

We have numerous concerns that are apparently not well or not at all addressed in the proposed design. I
have a background and career in engineering and have also developed 3 residential developments in the
area, so I have some familiarity. I understand the developer's need to minimize costs and yet ( certainly)
meet all zoning and environmental requirements - and citizen concerns. 

I will briefly break these concerns down below, covering what I believe are the critical points, although
others may arise and other residents of Oak Valley Estates may express additional concerns. 

1. Noise: There are many practical and reasonable measures that can be taken to reduce, but not
eliminate this significant problem, that is a no-go for me. No measures are apparent to reduce the
damaging mostly low-frequency noise of diesel engines constantly idling accelerating and 'jake braking'.
There is also a major noise source from compressors on cargo temperature control units There are many
types of barriers available to attenuate loud damaging noise which can be done but are not so far evident.
I expect this will be the major issue especially for those homes ~ 100 ft from fueling and parking and
perhaps a major legal quagmire as well. All parking needs to be wired for electrical climate power, not just
13 farthest from housing.

2. Air Pollution: Many of our residents are retired elders and some have compromised health
including COPD and asthma. Oregon's fairly weak anti-idling law (ORS 825.605) will help here - at
temperatures between 50 and 75 degrees, but if there is no enforcement - it is meaningless. California's
law is much stricter and more appropriate for the environment ( https://www.arb.ca.gov/msprog/truck-
idling/factsheet.pdf ) Are the Talent Police willing or committed to enforcing this? What about
temperatures in the law's exemption ranges? This problem of particulate pollution, primarily which is most
damaging to lungs is a major concern for all of us

3. Traffic: There is already at peak times heavy traffic on Valley View. Add to that an outdated
interchange with short exit ramps, already at times backed up, a 2 lane bridge, a new road diet designed
to benefit a very small minority of bicyclists, and a much more frequently changing light. Who will pay for
the necessary extensions of the north and southbound off ramps when traffic backs up onto I-5? What will
the City of Talent do if the old Walmart building becomes much more active (probably a good thing if
compatible). I see no right turn lanes into the truck facility which will further compound the problems.

4. Environment:: I have extensive Experience with power plant distillate fuel tanks (assuming at
least double wall with containment) and have a great interest in containment and spill plans. Tanks and
pipes will leak, not if but when. This facility is situated adjacent to two major stream tributaries to the
Rogue River. These are priceless resources not only for Talent but the entire valley and river system
,,,and must be protected. We have a major risk of earthquakes and flooding here all of which could create
disasters for all of us.This must be addressed.

These are my primary points of major concern. We are hopeful that the developers and the City will be
cooperative in actively addressing our concerns, not with just words but with verifiable actions. I have
heard words to the effect that 'they' could do this project without approval if they wanted to. No, there are
still other remedies if needed, e.g. the Talent Asphalt plant. that is no longer there.

mailto:davisdmail@aol.com
mailto:ZMoody@cityoftalent.org


From: kimmel1818@charter.net
To: Zac Moody
Subject: FW: concerns about Truck Stop
Date: Tuesday, September 19, 2017 12:26:25 PM

-----------------------------------------

From: kimmel1818@charter.net
To: "kimmel1818@charter.net"
Cc: 
Sent: 18-Sep-2017 00:44:12 +0000
Subject: concerns about Truck Stop

Hi Zac

My name is Joanne Kimmel and I live at 140 Oak Valley Drive, one of the 5 homes directly
affected by this proposed Truck Stop.  I can't even begin to tell you all the problems this
disastrous plan would cause for our whole neighborhood.  I am more concerned with my
house, which lies just to the West of Wagner Creek, barely 50 feet away.  Even without a
truck stop, I have had to deal with 3 or 4 trucks parking there overnight, running their noisy
engines.  My whole house vibrates, it is impossible to sleep.  I would like to invite you or any
of the City Counsel to come spend the night at my house, to see and experience that for
yourself.  I shutter to think of 30 or 40 trucks doing that same thing every night.  If you think
those trees make a sound barrier, let me tell you, they don't.  They do not muffle the sound, in
the least, of idling 18 wheelers.  And that map the developer has come up with shows 80
trucks a day?  So a more solid wall, concrete would be preferred and at least 10-12 feet tall to
curb at least some of the noise.  I would  love to see how he puts 17 trucks parked side by side
anyway.

Besides the noise, the pollution to our health and the environment is huge.  I am sure all those
little fish in the Wagner and Bear Creeks would love to swim in polluted oily water.  And
Heaven help us if there should be an explosion and fire at 6 refueling stations, all within 50-70
feet of my and 4 other homes.

The traffic problems would be horrible,  in view of another bad idea, making Valley View a 2
lane street.  With all the added traffic of 80 trucks, it will be gridlock.

I assume the developer has plans to have security 24/7 to keep crime and everything it brings
to the area.

mailto:kimmel1818@charter.net
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Finally, property values will plummet. I won't be able to sell my house...I double I could even
give it away.  No one wants to buy a house next to a noisy, dirty truck stop.

I beg you, please don't allow this project to be built....its a very bad idea.

Sincerely,

Joanne Kimmel

140 Oak Valley Drive

Talent, Or 97540



From: Susan Lio
To: Zac Moody
Cc: Susan Lio; davisdmail@aol.com
Subject: Proposed truck stop development
Date: Tuesday, September 19, 2017 4:00:13 PM

Mr. Moody,

I returned from an out of town visit to family to learn from my neighbors in The Oak Valley Community that there
is to be significant development right next door to us.  I have to express my displeasure at this apparently sudden
development.  I read the papers and my mail.  I did not see any proposal for us to comment on before this notice
from neighbors.

I have grave concerns.  I bought a house on St Ives (#267) two years ago never expecting such a large commercial
development to grow next to me.  I share the concerns that I hear my neighbors are forwarding to you.  These cover
a wide range of issues:

-Traffic flow:  With the addition of at least 100 trucks per day the already busy Valley View Road traffic can only
get worse.  I imagine significant backups on the I5 exchange, only increasing with apparent plans to convert Valley
View to one lane each way.  It is already hard to leave our development at rush hour.  Has the developer been asked
to do a traffic study?  I imagine the traffic light already on Valley View will turn red a lot more.  Has this been taken
into consideration?  Will he/she be installing turnoff lanes into the new development?  If so, then what about the
side walk and bike lane?  Has the additional impact of future development across the street been taken into
consideration?  What is the projected capacity of the new development in truck traffic?

-Air and water quality: increased traffic, all night engines, large increases of fuel sales, potential run off and
flooding of Wagner Creek are all of concern for humans and vegetation and wildlife.  So are earthquakes and the
potential for significant spills so close to our watershed.

-Noise, light. and vibrations:  My home is somewhat removed, but dear friends and neighbors closer to this new
development will certainly be very severely impacted by the lights, noise, and vibrations of large truck traffic and
overnight functioning.  What is being done to mitigate this?  I see nothing on the plans to address this.  These issues
are real health concerns for all of us, but specially to those closest to the lot under consideration.

-Safety:  a large transient population will have an impact on the quiet nature of our community.  We enjoy relative
safety and peace now.  What security measures will be in place?

I understand that this development will be a revenue source for the town of Talent from a $.03/gallon fuel tax.  Will
this cover the additional traffic, safety, and environmental impacts?  Have these been measured?  Even if the base
costs are covered, what about quality of life?

I strongly object to this development and the way it seems to be moving ahead without an initiative by the City of
Talent to clearly educate and get the input from our community.  Would you or the planning committee or town
government want this so close to your homes?

I am aware of the efforts of our town to be bee friendly and a wild life sanctuary in the wetlands.  How does this
project add to this or to the image of Talent as an attractive place to live?  This huge project is at the gates of our
community and will give the town a large commercial entry footprint.

I am also aware of the upcoming meetings of the City and Planning teams.  I will do my best to attend any meeting
that comes up over this and my best to stop this project as now proposed.  Please help me in this.

Sincerely, Susan Lio
267 St Ives Dr, Talent OR 97540
cell 206-947-0455

mailto:susanlio53@gmail.com
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From: Francis Xavier McCarthy
To: Zac Moody
Subject: truck stop
Date: Monday, September 18, 2017 1:13:26 PM

Dear Zac Moody et al;

My name is Francis X. McCarthy and I live at 332 Quail Circle (Oak Valley 55 plus
community) here in Talent, Or.
I am writing to you to express my deep concern regarding the proposed truck stop next door to
our quiet little community.
To begin, I've only recently found out about this proposal as is the case with many of my
neighbors. Apparently there was some outreach through media etc. to let the people of Talent
know about it but clearly not enough. Perhaps there should have been a notice to every
resident by mail or even included maybe in a utility bill.
There are too many concerns to go into in this note but some of the most important would be
diesel fumes (we're a 55 plus community)......truck noise especially over-night...increase of
crime possibility.....access to our community with possible lines of large trucks backing up to
the freeway exit......just to name a few.
I request that you forward this letter to other responsible  parties in our city...Mayor etc.and to
also make it part of the public record. 
I understand that there is a meeting of the planning commission on the 28th of this month to
decide on this issue. I strongly request an extension beyond that date for residents to delve into
and examine all the concerns regarding this project that could have a deleterious effect on our
very lives.
It would certainly have an effect on property values as well.
Thank you for your time and consideration,
Sincerely,

Francis Xavier McCarthy
332 Quail Circle
Talent, Or. 97540
541-727-1`899
beinhere@gmail.com

mailto:beinhere@gmail.com
mailto:ZMoody@cityoftalent.org
mailto:beinhere@gmail.com


From: Anne Taylor
To: Zac Moody
Subject: Talent Travel Center
Date: Tuesday, September 19, 2017 11:34:27 AM

City Counselors, Mayor, Developer, Zac Moody, Planning Commission, Oak Valley Home Owners

Sept. 6, 2017

Proposed Talent Travel Center

 

From:   Anne Taylor, 288 St. Ives Dr., Oak Valley Estates, Talent,, OR  97540    541-840-6286  
fjeik@yahoo.com

If you ask why I didn’t address this sooner is because I didn’t know about it sooner.  The developer says
signs are posted, one is down and the other sign is leaning forward and hard to read.  I did not get a letter
about this truck stop.  I’m hoping the sound problem which I have emailed all city counselors about has
been addressed. 

As I live only a short distance behind the proposed Talent Travel Center at Oak Valley Estates I have
several deep concerns about this proposal.  I am certain that it will adversely affect the quality of life of
me and my neighbors.  I have had truck drivers tell me they would not live anywhere near a travel center.

Some of my concerns are:  Noise, vibrations from diesel engines, diesel fumes, truck filling stations right
behind my friend’s homes, lights at night, trash from convenience store, increased traffic on Fern Valley
Road and in my neighborhood, environmental impacts especially on Wagner Creek and Bear Creek,
endangered fish, flooding, overnight parking when Siskiyou pass is closed, property values in our quiet,
peaceful, beautiful senior neighborhood. 

It took years to get rid of the asphalt plant fumes and now you want to replace them with diesel fumes?  I
am already bothered by the vibrations and noise from big rigs on the freeway, you want to increase this? 
Plastic bags, cups, straws,  toys trash and other debris  get into Bear and Wagner Creek as is.  The
convenience store, travel store and people will cause even more trash.  People have done so much work
to try to make Wagner and Bear Creek better for Salmon and people and you want to trash it?  There is
park land in this area, how will it and its future entrance be impacted?  This 10’wide concrete path leads
to the confluence of Wagner Creek and Bear Creek.  Are you planning on putting a bridge in?  Otherwise
it leads to nowhere.  Your plans look as if you gave no consideration to what surrounds this site. 

Many years ago there was a truck stop and restaurant there.  But they were small and quiet and are long
gone.  There is a truck stop in Phoenix so we don’t need another one three miles away.  

I realize this property is zoned commercial.  Maybe a motel, Talent doesn’t have one, sit down restaurant,
store, storage units, apartments, low income housing.  A park or assisted living center has been
suggested.  But a truck stop?  Please no. 

Respectfully,

Anne Taylor

Anne T

mailto:fjeik@yahoo.com
mailto:ZMoody@cityoftalent.org
mailto:fjeik@yahoo.com
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C I T Y  O F  T A L E N T    C O M M U N I T Y  D E V E L O P M E N T
 PO Box 445, Talent, Oregon 97540 

Phone: (541) 535-7401     Fax: (541) 535-7423     web address: www.cityoftalent.org 

PRE-APPLICATION MEETING NOTES 

TO: Bob Krohn, Northwest Properties & Development Services, LLC. 

FROM: Zac Moody, Community Development Director 

DATE: January 4, 2017 

RE: PAC 2016-002 Notes – January 3, 2017 

ATTENDEES: Robert Krohn (NPI Services) 
Raman Sharma (American Royal’s Director of Operations) 
Scott Christiansen (Christiansen Contracting Company) 
Jeremiah Fender (Christiansen Contracting Company) 
Randall Simonson (Property Owner Representative) 
Jeff Ballard (City Engineer)  
Bret Marshall (Public Works Director)  
Chance Metcalf (Public Works Superintendent) 
Curtis Whipple (Talent Police Chief) 
Dave Meads (Jackson County Fire District #5)  
Todd Brooks (Building Inspector) 
Nike Bakke (Rogue Valley Sewer) 
Zac Moody (Community Development Director) 

The following comments are “preliminary” in nature and attempt to provide direction or clarification 
regarding the development’s proposal. Depending on the final plans, there may be additional 
suggestions or requirements not provided herein. The information is based on the materials submitted 
through January 3, 2017 as part of a pre-application submittal:  

SUBJECT PROPERTY 

Zoning:  Highway Commercial (CH) 
Assessor’s Map 38-1W-23D Tax Lot 200 & 201 
Location:  251 W. Valley View Rd. 
Review Type: Type 3 - Site Development Plan Review ($1,036.00 deposit) 

PROPOSED USES 
Automobile Service Station 
Places for public assembly (trucker’s lounge) 
Restaurant 
Truck Parking 

TOPICS DISCUSSED 
Wetlands 
The subject parcel is surrounded on the west and the east side by Class 1 fish bearing streams and 
wetlands as identified on the Local Wetlands Inventory Map (see attached map).  The Department of 
State Lands has been noticed of the possible land use action and will provide a formal response within 
30 days. The City has had informal conversations with DSL in regards to the potential for jurisdictional 

ATTACHMENT "C"

file://tachs2/CommunityDev/Departments/Planning/Land%20Use%20(LU)%20Actions/PAC%20-%20Pre%20Application/PAC%202014-001/web%20address:%20www.cityoftalent.org


PAC 2016-002 Meeting Notes  Page 2 
 

wetlands on the property and DSL has determined that the applicant will need to provide the City with a 
wetlands delineation, specifically identifying the location of the wetlands in relation to the proposed 
development (parking area).   
 
Floodplain 
The subject property is within the SFHA as determined by FEMA. As such, the application for Site Plan 
Review shall be accompanied by a Floodplain Review application in accordance with Chapter 8-5 Flood 
Damage Prevention.  Development in the floodway (including the parking lot area) will require a No Rise 
Certification from a licensed engineer for approval to be granted.   
 
Riparian Setbacks 
Section 8-3H.240(B) provides some flexibility for riparian setbacks provided that a greenway area is 
dedicated to the public.  This area may include dedication of the area necessary for the future Wagner 
Creek Greenway, approximately 14 feet in width.  Dedication of this area for the future path may be 
means of negotiating with the Planning Commission for a reduced riparian setback.  Staff recommends 
that your site plan show the top of bank for both Wagner Creek and Bear Creek with the required 50’ 
buffer and the proposed reduced setback.  The proposed plan should also show the riparian area 
already impacted by the construction of the gravel parking lot.   
 
City Water Main Line 
As discussed, depending on the location of the proposed building, the City’s main water transmission 
line and easement will need to be relocated.  After discussions with the City Engineer, the preferred 
relocation area would be within Hinkley Road.  This location provides the City with better, unrestricted 
access as well as making it more feasible to place fire hydrants in the locations discussed by Jackson 
County Fire District #5 (discussed later).  The relocation of this line will be at the expense of the property 
owner and shall be coordinated directly with the City’s Engineering and Public Works staff.  The 
proposed location is subject to approval by the City.   
 
Hinkley Road 
The applicant will be required to provide the City with evidence that Hinkley Road as it currently exists, 
can support the additional traffic generated by the expanded use.  Should evidence not be sufficient to 
support the additional traffic, the 250 section of Hinkley Road will need to be reconstructed.  The 
reconstruction of this section of road will be at the expense of the property owner and shall be 
coordinated directly with the City’s Engineering and Public Works staff.   
 
Access 
The main access for the parcel shall be at Hinkley Road.  As proposed by the applicant, Hinkley Road will 
serve as ingress and egress for autos and ingress for truck traffic.  The proposed center access will serve 
autos only and will be right in/out.  The western access will serve as ingress and egress for trucks and 
autos and will not be restricted to right in/out.  To protect pedestrian as this access, the applicant may 
be required to install a rapid flashing beacon and midblock cross walk on W. Valley View in a location 
specified by the City.  This construction may be differed until W. Valley View is reconstructed sometime 
in 2017 or 2018 to accommodate a three-lane cross section.   
 
Fire Hydrants 
Jackson County Fire District #5 has requested that three (3) fire hydrants be installed on the property.  
One will be located near the end of Hinkley Road on the eastern boundary of the parcel; one will be 
located near the center access along W. Valley View Rd.; and one will be required along the proposed 
boundary line of Parcel 1 and 2 near the western boundary of the parcel.   
 
Stormwater 
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As discussed, a statement of feasibility for all required stormwater systems must be included with the 
proposed site plan, including possible locations and types.  The feasibility shall provide enough detail for 
the City and RVS to determine it is feasible.  Prior to issuance of permits the applicant will be required to 
submit to the City an approved stormwater plan from RVS.   
 
Sewer 
Please see attached comments from Rogue Valley Sewer Services. 
 
Transportation Impact Study 
Jackson County Roads requires that the3 applicant prepare a limited traffic impact study that addresses 
impacts at the site intersection of northbound 1-5 off and on ramp and West Valley View Road.  An 
email provided by Oregon Department of Transportation stated that they had no comment.  In 
accordance with Section 8-3L9.20(A)(2) of the Talent Zoning Code, a TIS shall be provided to the City.  
The scope of the TIS can be limited as required by Jackson County and can be a localized TIS consistent 
with Section 8-3L.930(B).  If you have questions about these requirements, please provide them in an 
email format and I will submit them to the City Engineer.  
 

APPLICATION SUBMITTAL REQUIREMENTS 
 

The submitted application shall address the following criteria: 
 
8-3D.430(H) Places for public assembly such as churches, meeting halls, auditoriums, lodges, clubs 
(trucker’s lounge) … 
8-3D.430(J) Buildings and Uses Permitted Subject to Type 2 Site Development Plan Review 
8-3D.330(C) Eating and Drinking Establishments 
8-3H.220 & 230 Overlay Zone – Natural Areas, Parks and Floodplains 
8-3J.1 General Provisions 
8-3J.3 Tree Protection and Preservation 
8-3J.420 Minimum Landscaped Area 
8-3J.430 Minimum Vegetation and Ground Cover 
8-3J.470 Landscape Maintenance  
8-3J.5 Off-Street Parking and Loading 
8-3L.1 Site Development Plan Review 
8-3L.9 Traffic Impact Studies 
8-5 Flood Damage Prevention; 8-3.2 Flood, Park &, Greenway  
 
System Development Charges: 
 
SDC’s will include those required for stormwater, transportation and water (assuming a larger water 
meter is necessary).  An SDC estimate can be provide upon request, but the applicant will need to 
provide the total amount of impervious surface for the development along with the necessary water 
meters and sizes.     

 
 Timing of application review 

 Next Available Planning Commission Meeting for this review would be March 23, 2017, unless a 
complete application is received by January 13, 2017. 

 



From: Zac Moody
To: bauresjb@jacksoncounty.org; bmarshall@cityoftalent.org; chad.pliler@ecso911.com; cwhipple@cityoftalent.org;

Donald.MOREHOUSE@odot.state.or.us; esch.david@deq.state.or.us; gerry.hutson@state.or.us;
gibsonjo@jacksoncounty.org; Jeff Ballard (jballard@rh2.com); Jennica Faye; Katy.Boyce@Oregon.gov;
lockett@jcfd5.com; lynne.mcallister@state.or.us; meads@jcfd5.com; meyers.bill@deq.state.or.us; Mike Kuntz;
nbakke@rvss.us; orndofmj@jacksoncounty.org; p.townsend@rvtd.org; tid@talentid.org; zukt@jacksoncounty.org

Bcc: Tom Corrigan
Subject: Request for Agency Comment - City of Talent SPR 2017-005 (American Royals Travel Center)
Date: Friday, July 28, 2017 10:34:00 AM

Local Agency,
 
Below is a link to the proposed application for the redevelopment of the former Talent Truck Stop
property at 251 W. Valley View Rd. (381W23D200&201). Please provide any comments/questions
or suggested conditions of approval you may have by 8/7/17 and be sure to provide your name and
agency as well as contact number in all responses. Email responses are encouraged.
 
http://www.cityoftalent.org/Page.asp?NavID=121
 
 
Respectfully,
Zac Moody
 
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540
 
Office:  541-535-7401
www.cityoftalent.org
 

mailto:bauresjb@jacksoncounty.org
mailto:bmarshall@cityoftalent.org
mailto:chad.pliler@ecso911.com
mailto:cwhipple@cityoftalent.org
mailto:Donald.MOREHOUSE@odot.state.or.us
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mailto:orndofmj@jacksoncounty.org
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From: MOREHOUSE Donald
To: Zac Moody
Subject: RE: American Royals Truck Stop in Talent
Date: Tuesday, January 03, 2017 2:40:18 PM

We don’t since there isn’t a zone change associated with the property.
 
From: Zac Moody [mailto:ZMoody@cityoftalent.org] 
Sent: Tuesday, January 03, 2017 2:22 PM
To: MOREHOUSE Donald
Subject: RE: American Royals Truck Stop in Talent
 
Does ODOT have any comments or concerns with the increased truck traffic?  Or any concerns with
the interchange?
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540
 
Office:  541-535-7401
www.cityoftalent.org
 

From: MOREHOUSE Donald [mailto:Donald.MOREHOUSE@odot.state.or.us] 
Sent: Tuesday, January 03, 2017 1:45 PM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: RE: American Royals Truck Stop in Talent
 
I am not going to make it Zac.
 
From: Zac Moody [mailto:ZMoody@cityoftalent.org] 
Sent: Tuesday, January 03, 2017 1:04 PM
To: Zac Moody
Subject: FW: American Royals Truck Stop in Talent
 
Will you be at the 3pm pre-application meeting today for the American Royals Truck Stop?
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540
 
Office:  541-535-7401
www.cityoftalent.org
 

From: Zac Moody [mailto:zmoody@cityoftalent.org] 
Sent: Monday, January 02, 2017 11:14 PM
To: Jeff Ballard (jballard@rh2.com) <jballard@rh2.com>; lockett@jcfd5.com; Curtis Whipple

mailto:Donald.MOREHOUSE@odot.state.or.us
mailto:ZMoody@cityoftalent.org
http://www.cityoftalent.org/
mailto:Donald.MOREHOUSE@odot.state.or.us
mailto:ZMoody@cityoftalent.org
mailto:ZMoody@cityoftalent.org
http://www.cityoftalent.org/
mailto:zmoody@cityoftalent.org
mailto:jballard@rh2.com
mailto:jballard@rh2.com
mailto:lockett@jcfd5.com


<cwhipple@cityoftalent.org>; Ted Zuk (zuktj@jacksoncounty.org) <zuktj@jacksoncounty.org>;
MOREHOUSE Donald <Donald.MOREHOUSE@odot.state.or.us>; Todd Brooks
<BrooksTD@jacksoncounty.org>; Nick Bakke <nbakke@rvss.us>; Bret Marshall
<BMarshall@cityoftalent.org>; Chance Metcalf <cmetcalf@cityoftalent.org>
Cc: Mike Kuntz (kuntzm@jacksoncounty.org) <kuntzm@jacksoncounty.org>
Subject: RE: American Royals Truck Stop in Talent
 
Just a reminder that we have our Pre-Application Conference for American Royals Truck Stop
1/3/17 @ 3pm at Talent City Hall.
 
I will send an update if there is a weather related cancellation.  The applicants are traveling
from Bend.
 
Thanks again for you flexibility as we continue to accommodate theses weather related delays.
 
Stay Tuned!
 
Zac
 
 
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540

 
Office:  541-535-7401
www.cityoftalent.org

-------- Original message --------
From: Zac Moody <ZMoody@cityoftalent.org> 
Date: 12/20/2016 12:42 PM (GMT-08:00) 
To: "Jeff Ballard (jballard@rh2.com)" <jballard@rh2.com>, lockett@jcfd5.com, Curtis
Whipple <cwhipple@cityoftalent.org>, "Ted Zuk (zuktj@jacksoncounty.org)"
<zuktj@jacksoncounty.org>, MOREHOUSE Donald
<Donald.MOREHOUSE@odot.state.or.us>, Todd Brooks <BrooksTD@jacksoncounty.org>,
Nick Bakke <nbakke@rvss.us>, Bret Marshall <BMarshall@cityoftalent.org>, Chance
Metcalf <cmetcalf@cityoftalent.org> 
Cc: "Mike Kuntz (kuntzm@jacksoncounty.org)" <kuntzm@jacksoncounty.org> 
Subject: American Royals Truck Stop in Talent

Thank you all for confirming and again I apologize for the issues with dates and times, the
applicants are coming from out of town and scheduling has been a bit tough.  With that said, I
seemed to have booked this meeting during what will be a new meeting time for our City
Management meeting.  I need to see if we could move the meeting time to 3pm from 1pm to
accommodate the use of the meeting space. 
 
Please let me know if this change prevents you from attending.  If it doesn’t, I will send out
one final meeting request…promise!
 
Thank you for your flexibility!

mailto:cwhipple@cityoftalent.org
mailto:zuktj@jacksoncounty.org
mailto:zuktj@jacksoncounty.org
mailto:Donald.MOREHOUSE@odot.state.or.us
mailto:BrooksTD@jacksoncounty.org
mailto:nbakke@rvss.us
mailto:BMarshall@cityoftalent.org
mailto:cmetcalf@cityoftalent.org
mailto:kuntzm@jacksoncounty.org
mailto:kuntzm@jacksoncounty.org
http://www.cityoftalent.org/
mailto:ZMoody@cityoftalent.org
mailto:jballard@rh2.com
mailto:jballard@rh2.com
mailto:lockett@jcfd5.com
mailto:cwhipple@cityoftalent.org
mailto:zuktj@jacksoncounty.org
mailto:zuktj@jacksoncounty.org
mailto:Donald.MOREHOUSE@odot.state.or.us
mailto:BrooksTD@jacksoncounty.org
mailto:nbakke@rvss.us
mailto:BMarshall@cityoftalent.org
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Zac

Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540

Office:  541-535-7401
www.cityoftalent.org

City of Talent
PO Box 445
110 East Main St.
Talent, OR 97540

www.CityofTalent.org

The City of Talent is an Equal Opportunity Provider

PUBLIC RECORDS LAW DISCLOSURE: This is a public document. This e-mail is subject to the
State Retention Schedule and may be made available to the Public.
CONFIDENTIALITY NOTICE: This internet email message, replies and/or forwarded copies
(and the materials attached to it, if any) are private and confidential. The information
contained in this email or materials is privileged and is intended only for the use of the
addressee. If you are not the intended addressee, be advised that the unauthorized use,
disclosure, copying, distribution, or the taking of any action in reliance on the contents of
this information is strictly prohibited. If you have received this transmission in error,
please immediately notify us by telephone (541-535-1566) AND by email that you have
received this email in error and have deleted it.

Talent, Oregon

City of Talent
PO Box 445
110 East Main St.
Talent, OR 97540

www.CityofTalent.org

The City of Talent is an Equal Opportunity Provider

PUBLIC RECORDS LAW DISCLOSURE: This is a public document. This e-mail is subject to the
State Retention Schedule and may be made available to the Public.
CONFIDENTIALITY NOTICE: This internet email message, replies and/or forwarded copies
(and the materials attached to it, if any) are private and confidential. The information
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ROGUE VALLEY SEWER SERVICES 
------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------ 

 
 

  Location: 138 West Vilas Road, Central Point, OR - Mailing Address: P.O. Box 3130, Central Point, OR 7502-0005 
                                              Tel. (541) 664-6300, Fax (541) 664-7171    www.RVSS.us 

 
 

 
December 7, 2016 
 
Zac Moody 
City of Talent 
PO Box 445 
Talent, OR  97540 
 
Re: Pre-Application for American Royals Truck Stop, Tax Lots 200 and 201, Map 38 1W 
23D 
  
The existing building on Tax Lot 201 is served by a connection to the 12 inch sewer main on Valley 
View Drive.   
 
Our records are not clear as to whether the building on Tax Lot 200 shares the same service or is 
connected to the 24 inch sewer interceptor that runs along the Northeasterly property line. 
 
If these existing buildings are being demolished as part of this development, the service laterals will 
need to be abandoned within 5 feet of the property line.  The service laterals can later be extended 
to serve the new development. 
 
Based on the size of the building it appears that the existing 4 inch lateral will meet the plumbing 
code requirements for capacity, however, due to the public nature of this use RVSS strongly 
encourages the applicant to install a 6 inch lateral. 
 
Connection to the sewer will require a permit from RVSS which will be issued upon payment of 
related development fees.  RVSS will give credit for existing buildings which are removed.  
Applicant should confirm the existing uses with RVSS prior to demolition so that credit can be 
properly applied. 
 
The proposed development will require an NPDES 1200-CN permit prior to the start of any ground 
disturbing activities. 
 
The project is within the Phase 2 stormwater quality area and must comply with stormwater quality 
requirements outlined in the Regional Stormwater Design Manual.   
 
Feel free to call me if you have any questions. 
 
 
 
Carl Tappert, PE 
Manager 
 
 

           Carl Tappert



From: Jeff Ballard
To: Zac Moody
Subject: American Royals Talent Travel Center Application No. SPR 2017-005
Date: Thursday, August 24, 2017 5:01:51 PM

Zac,
I received the letter you provided submitted by Michael Connors representing Gary Hall &
Associates. You asked that I comment on the information provided that is associated with
Engineering related issues. I have provided below my comments based on historical knowledge of
the area and recent planning/engineering efforts that have been completed by other consultants in
recent years for the City of Talent and ODOT. More detailed information can be provided with more
time to research and respond if necessary.

1. The project will create significant traffic issues and does not comply with the applicable
transportation requirements.

The project site has historically been utilized as an truck stop. During the updating of the
Transportation System Plan and the Exit 21 IAMP the designated zoning and existing use should have
been identified as such to create the traffic modeling utilized for evaluations as part of these
planning projects. These documents did not identify necessary short-term or long-term
improvements associated with this area related to traffic volumes. During a very quick review of the
documents the V/C ratios are shown from 0.20 to 0.51 in this area which is well below the accepted
standards. It is my understanding that the other transportation authorities that could have been
impacted by this redevelopment of a similar use were contacted and their comments or concerns
were taken into account during review of the this application.

4. The Curb cuts and driveway widths do not comply with the city standards.

The current driveways at the existing site are larger than what is allowed under the current code. If
the applicant desired, the City would have no option, but to allow the use of the existing driveways.
This scenario has negatively impacted the traveling public of Talent in the past. This applicant is
asking to reduce the driveway width closer to the City standard. In my opinion this is an
improvement to the existing situation.

Let me know if you have additional questions.

Jeff Ballard, PE | RH2 Engineering
Project Manager
3523 Arrowhead Drive, Ste. 200
Medford, OR 97504
P: 541.665.5233 x5412
P: 800.720.8052
C: 541.301.1555
JBallard@rh2.com
www.rh2.com

mailto:jballard@rh2.com
mailto:ZMoody@cityoftalent.org
mailto:JBallard@rh2.com
https://na01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.rh2.com%2F&data=02%7C01%7CZMoody%40cityoftalent.org%7C246ae3d167914c8a3d1e08d4eb4c7ae7%7C9cdecec75b5342cd9615dc6a321e6993%7C0%7C0%7C636392161102500453&sdata=ypVl8IZZnK32XP29aacteu3bQmeHsl20ql6v9QCDAD4%3D&reserved=0


From: Mike Kuntz
To: Zac Moody
Cc: Nancy Coates
Subject: RE: Approval Recommendation - SPR 2017-005 City of Talent
Date: Thursday, August 24, 2017 4:17:04 PM

Zac,
 
Jackson County Roads has reviewed the subject application and associated TIS.  We find the TIS to be
adequate.  No mitigation to the County roadway system is requested.  We have no further
comments on the application.
 
Mike
 
 

From: Zac Moody [mailto:ZMoody@cityoftalent.org] 
Sent: Friday, August 18, 2017 10:23 AM
To: Zac Moody <ZMoody@cityoftalent.org>
Subject: Approval Recommendation - SPR 2017-005 City of Talent
 
Affected Agencies,
 
Please review the attached Staff Report and Proposed Final order for File SPR 2017-005 and provide
any final comments by 8/23/17 at 4pm.  Additional information about the proposed plan can be
found at the link below:
 
http://www.cityoftalent.org/Page.asp?NavID=121
 
If your agency would like to propose conditions of approval, please provide those conditions
substantiated by your agency’s rules or regulations. 
 
If your agency does not have any requested conditions, please reply “No Additional Conditions”. 
 
Thank you,
 
Zac Moody
 
Zac Moody
Community Development Director
City of Talent
110 E. Main Street
Talent, Oregon 97540
 
Office:  541-535-7401
www.cityoftalent.org
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City of Talent
PO Box 445
110 East Main St.
Talent, OR 97540

www.CityofTalent.org

The City of Talent is an Equal Opportunity Provider

PUBLIC RECORDS LAW DISCLOSURE: This is a public document. This e-mail is subject to the
State Retention Schedule and may be made available to the Public.
CONFIDENTIALITY NOTICE: This internet email message, replies and/or forwarded copies
(and the materials attached to it, if any) are private and confidential. The information
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BEFORE THE TALENT PLANNING COMMISSION 
STATE OF OREGON, CITY OF TALENT 

IN THE MATTER OF PLANNING COMMISSION FILE NO. SPR
2017-005 LOCATED AT 251 W. VALLEY VIEW RD. AT THE
INTERSECTION OF HINKLEY RD. AND WEST VALLEY VIEW
RD. [MAP NO. 38-1W-23D TAXLOT 200 & 201], THE CITY OF
TALENT PLANNING COMMISSION FINDS THE FOLLOWING:

1. The Planning Commission held a properly noticed public hearing on this matter on
August 24, 2017 and continued the public hearing to September 28, 2017.;

2. The Planning Commission asked the Community Development Director to present
a Staff report and a final order with findings and recommendations at the August
24, 2017 public hearing and to provide recommendations on written and oral
testimony;

3. At the public hearing evidence was presented and the public was given an
opportunity to comment;

4. The Commission found that the proposal was consistent with the existing use and
the intent of the Commercial - Highway (CH) zoning district and with the Site
Development Plan Review standards outlined in 8-3L.1 of the Talent Zoning Code;

The Talent Planning Commission approves the Site Development Plan (SPR 2017-
005) with the following conditions of approval: 

PRIOR TO ISSUANCE OF BUILDING PERMITS: 

1. The applicant shall provide Community Development with approved Public
Improvement Plans siting the location of the path along the eastern boundary of the
proposed dedicated tract of land.  detailing the location andThe design of the multi-
use path shall be consistent with the design of the multi-use path constructed in Old
Bridge Village subdivision and shall provide an inset plan detailing the terminus of
the multi-use path at including a detail of the connection of the 10’ multi-use path
to the sidewalk on W. Valley View Rd consistent with ADA standards.

2. The applicant shall provide Community Development with a map of survey and
recorded dedication deed for the required open space dedication.

) 
) ORDER 
)
) 

ATTACHMENT "D"
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3. The applicant shall provide Community Development with a revised Landscape 
Plan that:,  
(a) includes thirty-two (32) 2” caliper trees and one hundred twenty-eight (128) 

5-gallon shrubs or accent plants to meet the minimum landscape 
requirements in accordance with Section 8-3J.430 of the Talent Zoning 
Code.  The revised landscape plan shall also provide the location of all 
irrigation, including the spray patterns of the proposed irrigation or the 
location of drippers to ensure that each plant within the landscaped area has 
water. 

 
(b) identifies Western Red Cedars at least five (5) feet in height at the time of 

installation, spaced 15-25 feet apart, planted along the western bank of 
Wagner Creek from the south elevation of the dwelling at 100 Oak Valley 
to the north elevation of the dwelling at 140 Oak Valley. 

 
(c) identifies an evergreen buffer adjacent to the security fence surrounding the 

tower. 
including a detailed planting plan identifying the type, size and location of the 
required trees and shrubs as well as the location of all necessary irrigation.   
 
4.  The applicant shall provide Community Development a Stormwater Management 

Plan approved by Rogue Valley Sewer Services (RVSS) that addresses all detention 
and treatment requirements outlined in the Rogue Valley Stormwater Design 
Manual (8/2008).  

 
 
5. The applicant shall provide Community Development with a lighting plan that 

details the location of each proposed building and parking lot light.  All building 
lights shall be of a type that directs light downward.  All parking lot lights within 
twenty-five (25) feet of the eastern and western boundary of the parcel shall include 
light shields to prevent the spill of light on to the neighboring residential properties.  
All other parking lot lighting shall be directed in a downward manner detailing the 
exterior lighting consistent in accordance with Section 8-3J.575(G) of the Talent 
Zoning Code. 

 
6. The applicant shall provide Community Development with Public Improvement 

Plans that identify the location and standard design for all proposed curb cuts, 
including curbs, gutters, sidewalks and driveway aprons. 

 
7. The applicant shall provide evidence that all required SDCs from affected agencies 

have been paid in full. 
 
8.  The applicant shall provide evidence that all service laterals to the site have been 

abandoned within 5 feet of the property line in accordance with RVSS regulations.  
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9. The applicant shall provide evidence that the required NPDES 1200-CN permit has 
been obtained from RVSS. 

 
10. The applicant shall provide Public Improvement Plans consistent with the City of 

Talent Standard Details (amended June 18, 2014)detailing the location and standard 
design of the required 12” water main and.  Construction of the required water main 
shall be installed,  at their the applicant’s expense.  Additionally, the applicant shall  
and with approval of the City, install required water line and vacate the existing 20’ 
water easement (OR 797-06512) once the new water line improvements have been 
accepted by the City. 

 
11. The applicant shall provide a letter from Jackson County Roads identifying any 
additional conditions of approval necessary to mitigate any traffic related issues on the 
County facility.   
 
12. The applicant shall provide a revised Landscape Plan demonstrating that to the 
greatest extent practicable, a buffer is established around the existing wireless 
communication tower.   
 
1311. The applicant shall provide a revised site plant that includes the location of three 

(3) fire hydrants on the subject property consistent with the Fire Marshall’s 
recommendations and the Uniform Fire Code; located near the end of Hinkley Road 
on the eastern boundary of the parcel; one near the center access along W. Valley 
View Rd.; and one along the proposed boundary line of Parcel 1 and 2 near the 
western boundary of the parcel.   

 
1412. The applicant shall provide a revised site plan identifying a curb, 6” in height 

around the perimeter of the development not used for vehicular access.  
Additionally, the approved stormwater plan plan shall be prepared by a Licensed 
Engineer, shall identify an emergency shut-off valve on the storm system to 
completely close the system in the case of an emergency.   

 
13. The applicant shall provide the City a construction elevation certificate prepared by 

a licensed Engineer demonstrating that the proposed construction is two (2) feet 
above base flood elevation (BFE).   

 
PRIOR TO CERTIFICATE OF OCCUPANCY: 
 
1514. The applicant shall construct and dedicate all required public improvements, 

including the 10-foot-wide multi-use path near Wagner Creek from W. Valley 
View Rd. to the northern boundary of the subject property, the relocated 12” water 
main and all required curb, gutters, sidewalks and driveway aprons. 

 
1615. The applicant shall permanently and clearly mark all parking stalls in accordance 

with the approved plan. 
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1716. The applicant shall install wheel stops or bumper guards in all proposed parking 

stalls adjacent to a sidewalk or walkway. 
 
1817. All required landscaping shall be installed in accordance with the approved site 

plan.   
 
18. The applicant shall provide the City a finished elevation certificated prepared by a 

licensed Engineer demonstrating that the project was constructed in accordance 
with the construction elevation certificate. 

 
 
GENERAL CONDITIONS: 
 
19. All areas of the subject property not occupied by roadways, parking areas, 
walkway, patios or structures shall be maintained at all time.   
 
IT IS HEREBY ORDERED THAT the Talent Planning Commission, based on the 
information presented in the Staff Report and Findings of Fact below APPROVES 
with conditions the requested site development plan to redevelop the former Talent 
Truck Stop site to a Travel Center with a 13,000-square foot building with truck 
and auto fueling bays. 
 
In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface.  
 
 
8-3 Division D. Article 4. 
COMMERCIAL ZONE - HIGHWAY (CH) 

8-3D.330 BUILDINGS AND USES PERMITTED SUBJECT TO TYPE 2 SITE 
DEVELOPMENT PLAN REVIEW 

C. Eating and drinking establishments (which may include entertainment). 

F. Public and commercial off-street parking lots or structures. 
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8-3D.430 BUILDINGS AND USES PERMITTED SUBJECT TO TYPE 2 SITE 
DEVELOPMENT PLAN REVIEW 
A. Any use permitted subject to site development plan review without a required public 

hearing in the Highway Central Business District Zone (CBH), except civic center 
buildings or other buildings of a public service nature (see 8-3D.330 below for allowed 
uses in the CBH zoning district). 

F. Retail (excluding sales of medical or recreational marijuana by producers, wholesalers, 
processors and retail outlets) and wholesale business and service establishments providing 
home furnishings; nursery supplies; retail lumber, paint and wall paper; plumbing, heating 
and electrical sales and service; drapery, floor covering and tile sales.  

I. Feed and fuel stores.   
   
J. Automobile service stations 
 
FINDING: The Applicant proposes an to redevelop the existing truck stop with an 
approximately 13,000 square foot convenience store and restaurant as well as diesel and 
gasoline fuel sales. As required by this section, the applicant has submitted an application 
and findings addressing all applicable requirements.  The provisions of this section have 
been met.  
 
8-3D.460 YARD REGULATIONS 
 
A. Front yard. The front yard shall have a depth of not less than ten (10) feet, including 

parking lots and internal access drives. [amended by Ord. 782; 7/6/2005] 

1) Side yard.  

2) No side yard is required between commercially zoned properties.  

3) When abutting a lot in a residential zone, there shall be minimum side 
yard of ten (10) feet.  

4) A side yard abutting a street and/or alley shall have a depth of not less 
than ten (10) feet.  

B. Rear yard. No rear yard is required between commercially zoned properties; when 
abutting a lot in a residential zone, there shall be a rear yard of not less than ten (10) feet. 
No structural improvements except road surfacing shall be allowed within ten (10) feet of 
the centerline of an alley.  

C. Existing residential uses. For existing residential uses or structures, setbacks in 
conformance with the RS-7 residential zone shall apply. 



Planning Commission Final Order Applicant: Northwest Properties & Investments, LLC. 
File No. SPR 2017-005 Page 6 

 
 

D. Exceptions to setback provisions shall be made and shall be required on corner lots where 
vision clearance for automobiles would be impaired by strict observance of the provisions.  
[amended by Ord. 782; 7/6/2005] 

FINDING: The proposal meets all the above requirements as demonstrated on the Site 
Plan maps.  The provisions of this section have been met.   

8-3D.496 BUFFERING 
When a development or use is proposed on property within the CH zone which abuts or is 
adjacent to a conflicting land use zone or an incompatible but permitted use within the 
same zone, the planning commission shall require a buffer in accordance with Section 8-
3J.450.   

The Planning Commission may waive buffering that would otherwise be required by 
Section 8-3J.460(B) if it finds that the need to fulfill the intent of the CBD zone outweighs 
the need for buffering.  [Amended by Ord. No. 918; 7/15/2016] 

FINDING:  The proposed development does not abut any conflicting land use zones or 
other permitted uses, but is near a residential development.  Although Staff finds that the 
existing buffer exceeds the minimum requirements of 8-3J.450, the applicant has proposed 
a vegetated buffer consisting of Western Red Cedar trees.  Additional findings of 
compliance are addressed in the buffer findings below.     The provisions of this section 
are not applicable.have been met subject to conditions of approval.   
 
8-3 Division H. Article 2 
Overlay Zone—NATURAL AREAS,  PARKS AND FLOODPLAINS 

8-3H.220  FLOOD PLAIN – PARKS – GREENWAY OVERLAY ZONE (OFPG) 
A.  Description and Purpose.  

1. Parks and Greenways. An adequate amount of parkland is necessary to meet 
recreational and open space needs and to promote the general welfare. 
Parklands include greenways along Bear and Wagner Creeks and other parks 
designated and described in the City Comprehensive Plan. It is the intent of this 
Article to support the continued improvement and maintenance of the Bear 
Creek Greenway, to continue to develop the Wagner Creek Greenway, and to 
eventually connect the two for an integrated greenway system. Greenway 
development shall combine pedestrian access with natural features in a way 
that protects natural areas and wildlife habitat in and around the greenway. 
Development adjacent to parks shall be designed and constructed in a manner 
that is compatible with parks, greenways, natural areas and wildlife habitat.  

FINDING: The site is located at the confluence of Bear Creek and Wagner Creek, 
therefore the overlay requirements of this section apply. As required by the City’s 
Transportation System Plan, the applicant is proposing a multi-use path along the eastern 
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bank of Wagner Creek extending from West Valley View Road north to Bear Creek to the 
future connection of the Bear Creek Greenway. This required path represents a fairly large 
portion of the Wagner Creek Greenway path and although it doesn’t currently connect to 
an existing path, the construction of the path provides the City a better opportunity to secure 
grants to complete the connection to the Bear Creek Greenway.  The addition of this 
segment of the Wagner Creek Greenway is one of six critical segments necessary to 
provide a complete connection from Rapp Rd. to Bear Creek.   

 

The proposed multi-use path is consistent the with location of the path required in Section 
4, Table 1 and Section 5, Figure 3 of the 2015 City of Talent Transportation System Plan 
(TSP).   The addition of this segment of the Wagner Creek Greenway is one of six critical 
segments necessary to provide a complete connection from Rapp Rd. to Bear Creek.   

The development of the multi-use path would not only provide a needed segment of path 
connecting the Bear Creek Greenway, but it also serves as a buffer necessary to prevent 
future encroachment of the floodway, wetlands and riparian area along Wagner Creek.  The 
proposed site plan identifies the location of the existing wetlands which is awaitinghas 
received concurrence from the Department of State Lands (DSL) on the Wetland 
Delineation report.  To ensure the State has concurred with the location of the wetlands 
boundary, the applicant will be required to submit to Community Development, an 
approved wetlands delineation report from DSL.  To ensure there are no future 
encroachments to the delineated wetlands, the applicant will be required to dedicate the 
area from the eastern boundary of the path to the western property line.   

This dedication not only provides the City control over the protected areas, but it gives the 
City ownership of the newly constructed path.  Additionally, the existing vegetation within 
the proposed open space dedication area from the proposed path west to the creek provides 
for a large percentage of the required on-site landscape.  Applying the existing landscaping 
in the open space to that required in Section 8-3J.4 of the Talent Zoning Code 
(Landscaping) provides the property owner with some level of compensation for the area 
lost due to setbacks.   As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy construct and dedicate the required 10-foot-wide multi-use path near Wagner 
Creek from W. Valley View Rd. to the northern boundary of the subject property.  Prior to 
issuance of permits, the applicant shall provide the City with Public Improvement Plans, 
consistent with the City’s Standard Details  for the required path consistent with and 
provide a survey map and draft deed identifying the area of park dedication.  Prior to the 
issuance of permits, the applicant shall provide Community Development with an approved 
Wetlands Delineation Report from DSL confirming the location of the identified wetlands.  
The provisions of this section have been met subject to conditions of approval.   
 

2. Flood Plain. The OFPG overlay zone may be laid over any other zoning district 
established by this chapter where the area is subject to inundation by flooding, 
as indicated on Federal Emergency Management Agency Flood Insurance Rate 
Map (FIRM) and floodway maps. That is, any area subject to a one percent 
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chance of flooding in any given year, also referred to as the 100-year flood 
plain. Application of special development standards in floodplains is intended 
to minimize property loss, personal injury and health hazards. 

FINDING: The entire site lies within the 100-year floodplain and shall comply with all 
applicable development standards imposed by this section and all other sections of the 
Talent Zoning Code.  Findings related to the required standards are addressed below.  The 
provisions of this section have been met.   

C.  Standards. All development, including construction, reconstruction, extension, 
conversion or alteration of any structure or land occurring in the OFPG zone shall 
comply with the following standards:  

1. Development Within the 100-Year Flood Plain.  

a. Development within the 100-year flood plain shall conform to the standards 
of this Chapter and to those of Chapter 8-5, entitled Flood Damage 
Prevention. At a minimum, development within the floodplain shall be 
consistent with development standards established for participation in the 
federal flood insurance program. 

FINDING: As proposed, all development within the site conforms to the applicable 
standards of Chapter 8-3H – Overlay Zones, addressed herein and Chapter 8-5 – Flood 
Damage Prevention addressed below.  The provisions of this section have been met.   

b. No new construction, including the placement of mobile homes, is allowed 
in any designated floodway or within the bed and banks of any stream, 
except for those uses, such as bridges, that are associated with greenway 
access or other public facilities. Any such use shall be subject to approval 
by the Oregon Department of Fish and Wildlife, Division of State Lands, 
and any other state or federal agency with a jurisdictional interest in the 
waters of the state. 

FINDING: As proposed, all development within the site conforms to the applicable 
standards of Chapter 8-3H – Overlay Zones, addressed herein and Chapter 8-5 – Flood 
Damage Prevention addressed below.  No new construction is proposed within the exiting 
floodway except for the proposed paving of the existing gravel area necessary for truck 
and auto parking as well as landscaping.  No improvements, except for the multi-use path 
which is required by the City’s TSP are located within the bed or banks of any stream.   The 
proposed paving of the existing parking area will not negatively impact or obstruct the flow 
of flood waters in the floodway in the event of a flood event.  The provisions of this 
section have been met.   

2. Yard Setbacks Along Greenway Areas. The Greenway protected area is the 
thirty-five (35) foot wide strip of land extending the length of, and on both sides 
of, the designated floodway. Structural setbacks, as prescribed for the 
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underlying zone, shall be measured from the outer edge of the 35-foot strip. 
Where a floodway line has not been mapped, the floodway shall be determined 
by a registered professional engineer at the property owner’s expense prior to 
approval of development permits. Establishment of floodway boundary lines is 
further regulated by Chapter 8-5, entitled Flood Damage Prevention. This 
setback provision is in addition to the wetland/riparian setbacks established in 
Section 230, below. Where there is a conflict between the two setbacks, the 
stricter standard shall apply. 

FINDING: No structures are proposed within the setbacks of the CH zone when measured 
from the outer edge of the 35-foot greenway. The greenway setback and floodway 
boundaries have been determined in this area and are included in the proposed Site Plan 
Review maps.  The provisions of this section have been met.   

3) Dedication of Park Land. To ensure Park and Greenway lands are provided to 
meet future recreation and open space needs, as anticipated by the 
Comprehensive Plan and as set forth in the OFPG zone, the Planning 
Commission may require that land be dedicated to the public for parks or 
greenway purposes. Section 240 of this Article addresses ways that projects 
may be designed to compensate property owners for the impacts of dedication 
and setback requirements. 

FINDING: The applicant has proposed the dedication of a tract of land along Wagner 
Creek at the western property line to the City as public open space. This tract includes the 
required path connecting West Valley View Road to Bear Creek constructed along the 
outer edge of the existing developed area. The path and dedicated open space serves as a 
boundary/buffer between the diesel fuel access/truck parking and the Wagner Creek 
Greenway. This tract is illustrated on sheet C2.0 – Site Plan.  

This dedication not only provides the City control over the protected areas, but it gives the 
City ownership of the newly constructed path and public property to relocate a city water 
main.  As a condition of approval, the applicant shall, prior to Certificate of Occupancy 
construct and dedicate the required 10-foot-wide multi-use path near Wagner Creek from 
W. Valley View Rd. to the northern boundary of the subject property.  Prior to issuance of 
permits, the applicant shall provide the City with Public Improvement Plans for the 
required path, consistent with the City’s Standard DrawingsDetails.  A survey map and 
draft deed identifying the area of park dedication are also required.  Prior to the issuance 
of permits, the applicant shall provide Community Development with an approved 
Wetlands Delineation Report from DSL confirming the location of the identified wetlands. 
The provisions of this section have been met subject to conditions of approval.   

4) Site Development Plan Standards. Site development plan approval on any 
property where the provisions of this Article and Section apply shall meet all of 
the development standards included in 8-3L.1, and the following: 
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a. All structures, introduced vegetation, and access for vehicles, pedestrians 
and bicycles shall be designed to support and protect the greenway area as 
a public place and as wildlife habitat. 

b. All structures, introduced vegetation, and access for vehicles, pedestrians 
and bicycles shall be designed to provide maximum safety from flooding 
hazards. 

c. Any development proposed within the designated flood plain shall be 
designed, and the work site shall be managed, to prevent soil erosion and 
the deposition of any material into stream channels. Stabilization of soils 
through planting of vegetation or other techniques shall be used to prevent 
erosion during and after construction. A registered professional engineer or 
registered professional geologist shall prepare an erosion control plan to be 
included with the site grading and drainage plan that is required of all new 
development. The plan shall include illustrations and/or descriptions of any 
mitigating measures to be taken to comply with this requirement. 

FINDING: As proposed, the site parking lot improvements constructed within the 
floodway and the multi-use path constructed in the greenway are designed to contain 
stormwater on site, increase the overall landscaped area on the property, and to provide 
additional buffering between the site and the Wagner Creek and Bear Creek greenways. 
See sheet C4.0 – Erosion and Sedimentation Control Plan, prepared by a professional 
engineer identifies the temporary and permanent erosion control measures.  The 
provisions of this section have been met.   

8-3H.240 – COMPENSATION FOR AREA LOSSES DUE TO SETBACK 
REQUIREMENTS 

To minimize adverse impacts on property owners from implementation of the conservation 
measures required by this Article, some flexibility in design and density standards may be 
allowed, as follows: 

B. Commercial, Industrial, or Institutional Development. 

1. Where application of the conservation setback might otherwise prohibit 
reasonable use of land zoned for commercial, industrial or institutional uses, the 
Planning Commission may allow a dedicated greenway area to be applied to the 
area required for landscaping and/or open space, as required in the underlying 
zoning district and 8-3J.4 and 8-3J.5 

FINDING: The required riparian and floodway setbacks along Wagner Creek would 
reduce the lot size to such an extent that it would be nearly impossible to develop and still 
meet the landscaping requirements of the CH zone. The existing vegetation within the 
proposed open space dedication area from the proposed path west to the creek provides for 
a large percentage of the required landscape.  Applying the existing landscaping in the open 
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space to that required in Section 8-3J.4 of the Talent Zoning Code (Landscaping) provides 
the property owner with some level of compensation for the area lost due to setbacks.    

The development of the multi-use path would not only provide a needed segment of path 
to connect to the greenway, but it would also serve as a buffer necessary to prevent future 
encroachment of the floodway and riparian area.  To prevent any future encroachments the 
applicant shall dedicate the area from the eastern boundary of the path to the western 
property line.   

This dedication not only provides the City control over the riparian area, but it gives the 
City ownership of the newly constructed path.  As a condition of approval, the applicant 
shall, prior to Certificate of Occupancy construct and dedicate the required 10-foot-wide 
multi-use path near Wagner Creek from W. Valley View Rd. to the northern boundary of 
the subject property.  Prior to issuance of building permits, the applicant shall provide 
Community Development with approved Public Improvement Plans siting the location of 
the path along the eastern boundary of the proposed dedicated tract of land.  The design of 
the multi-use path shall be consistent with the design of the multi-use path constructed in 
Old Bridge Village subdivision and shall provide an inset plan detailing the terminus of the 
multi-use path at W. Valley View Rd consistent with ADA standards. The provisions of 
this section have been met subject to conditions of approval.   
 
8-3J.122 BUILDING COVERAGE 

Maximum permitted building coverage shall include the aggregated building coverage of 
the lot with the following exceptions: unroofed and unenclosed patios and decks; up to 100 
square feet of unenclosed front porches; swimming pools not structurally covered; and any 
solar collection device or related apparatus covering less than five percent (5%) of the 
total lot area. 

FINDING:  There are no maximum lot coverage restrictions except as provided in the yard 
setback and off-street parking regulations. The provisions of this section are not 
applicable. 

8-3 Division J. Article 1. 

GENERAL PROVISIONS 
 
8-3J.123 BUILDING HEIGHT 
 
A. Limitations and General Exceptions. The maximum height of any structure shall be 

two-and-a-half (2½) stories or thirty (30) feet, whichever is less. Taller structures 
shall be permitted only as a conditional use in each zone. Height limitations shall 
not apply to chimneys, spires, aerials, flagpoles, solar energy collectors and 
necessary mounting or operational equipment, utility poles, or other similar objects 
not used for human occupancy. Barns and silos are permitted subject to written 
approval by the City or District Fire Chief. Buildings and other objects cited in this 
Section should not be permitted to significantly impair solar access of buildings or 
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solar collectors. 
 
FINDING: The proposed building is less than 30 feet in height.  The provisions of this 
section have been met.   

8-3 Division J. Article 3.   
TREE PRESERVATION AND PROTECTION 

8-3J.350 PERMIT TYPES 

Type C permit. 

A. Approval to remove two or more trees on a single lot or parcel as part of a site 
plan review or amendment, subdivision, or partition application may be granted 
as a Type C permit in conformance with subsection (5) of this section. 

B. Type C permit applications shall be reviewed concurrent with the development 
review process. If a Type C permit or its associated development application is 
appealed, no trees shall be removed until the appeal has been resolved. 

FINDING: The trees being proposed for removal near the restaurant building site do not 
qualify as significant or heritage trees, therefore a Type C tree removal permit is not 
required.  The provisions of this section are not applicable.   

8-3 Division J. Article 4. 

LANDSCAPING, FENCING AND HEDGES 

8-3J.420 MINIMUM LANDSCAPED AREA 

A. The minimum percentage of required landscaping is as follows: 
2. Commercial Highway (CH) and Commercial Interchange (CI) Zones.  20 

percent of the site. 

FINDING: As shown on the proposed landscape plan, the site includes 52,250 square feet of 
landscaping, including 15,297 square feet dedicated to the City as open space. This comprises 
22.3% of the overall site and meets the minimum requirements. As addressed above, including 
the 15,297 square feet of open space provides for a large percentage of the required landscape 
and provides the property owner with some level of compensation for the area lost due to 
setbacks.   The provisions of this section have been met.   

8-3J.430 MINIMUM VEGETATION AND GROUND COVER 
A. Minimum number of trees and shrubs acceptable per 1,000 square feet of 

landscaped area: 
1. One tree, minimum 2” caliper. 
2. Four 5-gallon shrubs or accent plants. 
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B. Minimum percentage Ground Cover. All landscaped area, whether or not 
required, that is not planted with trees and shrubs, or covered with non-plant 
material as defined in Section 8-3J.430(C) below, shall have ground cover plants 
that are sized and spaced to achieve 75 percent coverage of the area not covered 
by shrubs and tree canopy unless a xeriscape plan is approved. 

C. Landscape Materials. Permitted landscape materials include trees, shrubs, 
ground cover plants, non-plant ground covers, and outdoor hardscape features, 
as described below. “Coverage” is based on the projected size of the plants at 
maturity, i.e., typically three (3) or more years after planting.  The landscape 
materials below may be modified as part of an approved xeriscape plan. 

FINDING:  The subject parcel totals approximately 5.38 acres (234,352 square feet) which 
requires 46,870 square feet of landscaping.  As shown on the proposed site plan, the 
development includes approximately 52,250 square feet of landscaped area, including the 
proposed 15,265 square feet of dedicated open space.  With the deduction of the dedicated 
open space, the applicant’s required landscape area totals 31,620.  Pursuant to Section 8-
3J.430(A) above, the applicant shall plant thirty-two (32) 2” caliper trees and one hundred 
twenty-eight (128) 5-gallon shrubs or accent plants to meet the minimum landscape 
requirements.  The existing area of vegetation (trees and shrubs) in the open space area 
have been counted towards the required minimum.  The proposed landscape plan identifies 
thirty (30) 2” caliper trees.  All required parking lot trees and trees used to meet the 
landscape requirements shall be 2” caliper or larger and all shrubs shall be at least 5-gallons 
in size.  As a condition of approval, prior to issuance of permits, the applicant shall provide 
Community Development with a revised Landscape Plan, that includes thirty-two (32) 2” 
caliper trees and one hundred twenty-eight (128) 5-gallon shrubs or accent plants to meet 
the minimum landscape requirements in accordance with Section 8-3J.430 of the Talent 
Zoning Code.  The revised landscape plan shall also provide the location of all irrigation, 
including the spray patterns of the proposed irrigation or the location of drippers to ensure 
that each plant within the landscaped area has water.  including a detailed planting plan 
identifying the type, size and location of the required trees and shrubs as well as the location 
of all necessary irrigation.  All required landscaping shall be installed prior to Certificate 
of Occupancy.  The provisions of this section have been met subject to conditions of 
approval. 

8-3J.450 BUFFER AND SCREENING 

The Planning Commission shall require a buffer when a development or use proposed in 
a commercially and industrially zoned area is adjacent to a conflicting land use zone or 
an incompatible but permitted use within the same zone.  

A. Commercial and Industrial Transition Buffers.  The following standards shall be 
considered during any land use review that include commercial or industrial uses 
adjacent to a residential use.   
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1. The buffer shall be sufficient to protect the intent of the adjacent zone or the 
integrity of the incompatible use.  

2. The type of buffer shall be considered in relation to existing and future land 
use, the degree of conflict between adjacent uses, and the amount of 
permanence desired.  

3. Buffers may consist of spatial separation, physical barriers, landscaping, 
and natural topography or other features.   In the case that a proposed 
building is directly adjacent to the required setbacks, a fence or wall is not 
an appropriate buffer and a Section (b) below shall be required. 
a. When a fence or wall is being proposed as a buffer it shall be sight-

obscuring.  In order to be “sight-obscuring”, fences and walls must 
be at least 75 percent opaque when viewed from any angle at a point 
25 feet away from the fence or wall. 

b. Hedges shall be of an evergreen species which will meet and 
maintain year-round 75 percent opacity.  Opacity shall be obtained 
within three (3) years of planting.   

c. Creative use of deciduous hedge materials may be proposed to 
provide screening in conjunction with wider planting areas.  
Deciduous hedges may be approved on a case by case basis at the 
discretion of the Community Development Director or Planning 
Commission.   

FINDING:  The proposed commercial development, although not abutting a conflicting 
land use  is located near residential development on the western boundary of the property 
and commercial on the eastern boundary.  The site includes existing riparian vegetation 
along the western and eastern property lines that is more than adequate to screen and buffer 
the nearby residential neighborhood and commercial uses.  Although the existing buffer 
exceed the requirements of this section, the applicant has proposed an additional evergreen 
buffer to ensure that Oak Valley Residents are protected year-round from potential noise, 
light and odor issues.  As a condition of approval, the applicant shall, prior to issuance of 
building permits, provide the City with a revised landscape plan that includes at minimum, 
one (1) Western Red Cedar at least five (5) feet in height at the time of installation, with a 
minimum spacing of 15’-25’, planted along the western bank of Wagner Creek from the 
south elevation of the dwelling at 100 Oak Valley to the north elevation of the dwelling at 
140 Oak Valley.  As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy install all approved landscaping.  The provisions of this section have been 
met subject to conditions of approval.   

8-3J.470 LANDSCAPE MAINTENANCE 
It shall be the responsibility of the property owner to maintain landscaping on their 
property. All landscaping and trees shall be provided with irrigation or other facilities for 
the continuing care of the vegetation. 
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A. Residential Areas 
In all residential zones, areas on a lot not occupied by roadways, parking areas, 
walkways, patios or structures shall be maintained. Fences, walls, hedges and 
screen plantings shall be permitted in conformance with the requirements of 8-3J.3. 
All fences, walls, hedges and screen plantings shall be maintained. 

B. Commercial Areas 
In commercial zones, areas not occupied by structures, roadways or parking areas, 
walkways, bicycle paths, patios or other specific facilities shall be maintained. 
Fences, walls, hedges and screen plantings shall be permitted in conformance with 
the requirements of 8-3J.420 and 430 above. 

FINDING:  As a general condition of approval, all areas of the subject property not 
occupied by roadways, parking areas, walkway, patios or structures shall be maintained at 
all time.  Non-compliance of the provisions of this section are addressed through the code 
enforcement program and are addressed as necessary.  The provisions of this section have 
been met subject to conditions of approval.   
 
8-3 Division J. Article 5.  
OFF-STREET PARKING AND LOADING 

8-3J.520 – OFF-STREET LOADING 
 
Every hospital, institution, hotel, commercial or industrial building hereafter erected or 
established, and every existing structure enlarged or changed for these uses within any zone 
of the City, having a gross floor area of 10,000 square feet or more, shall provide and 
maintain at least one (1) off- street loading space plus one additional off-street loading space 
for each additional 20,000 square feet of gross floor area. Any use requiring one-half or 
more of a loading space shall be deemed to require the full space. Each loading space shall 
be at least ten (10) feet in width, twenty-five (25) feet in length, and have fourteen (14) feet 
vertical clearance. 

FINDING: The proposed building is over 10,000 square feet and is required to provide 
at least one off-street loading area. The proposed site plan identifies an adequate loading 
area near the northern portion of the proposed building.  The provisions of this section 
have been met.   

8-3J.540 NUMBER OF PARKING SPACES REQUIRED 
 
A.  The number of off-street parking spaces required shall be not less than as set forth 

in Table 540-1, except as otherwise provided in this Article. 

FINDING:  The proposed retail store includes a gross floor area of 6,375 square feet and 
requires 16 parking spaces. The restaurant includes a gross floor area of 5,508 square feet 
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and requires 55 parking spaces. There are 61 standard and 4 ADA parking spaces proposed. 
Auto fueling will contain 18 spaces. In total, there are 83 parking spaces for autos. There 
are 30 truck spaces proposed ranging in length from 45 to 95 feet to accommodate the 
upper floor lounge area for truck driver use.  There are two banquet rooms totaling 295 
square feet.  The addition of this space is negligible compared to the other onsite uses and 
can be feasibly accommodated in the proposed parking.  The proposed plan exceeds the 
requirement for both the auto and truck oriented uses.  The provisions of this section have 
been met.   
 
C. The following parking shall be provided for disabled persons, in conformance with the 

Americans With Disabilities Act (Table 540-2). Disabled parking is in addition to the 
minimum number of required parking spaces in 8-3J.540(A). 

Table 540-2.  Minimum Number of Accessible Parking Spaces 
 ADA Standards for Accessible Design 4.1.2 (5) 

Total Number of 
Parking spaces 
Provided (per lot) 

Total Minimum 
Number of Accessible 
Parking Spaces (60” & 
96” aisles) 

 

Van Accessible 
Parking Spaces with 
min. 96” wide access 
aisle 

Accessible Parking 
Spaces with min. 60” 
wide access aisle 

     
 Column A    
75-100 4  1 3 

 
FINDING:  In total, there are 83 parking spaces for autos.  As proposed, the applicant has 
identified four (4) ADA stalls in conformance with the ADA standards in Table 540-2 
above. The provisions of this section have been met. 

8-3J.560 BICYCLE PARKING FACILITIES 
Commercial, industrial facilities and multiple-family dwellings shall provide adequate, safe and 
conveniently located parking facilities for bicycles. All uses, which are subject to Site Design 
Review, shall provide bicycle parking, in conformance with the following standards, which are 
evaluated during Site Design Review: 

A.  Number of Bicycle Parking Spaces. A minimum of 2 bicycle parking spaces per use is 
required for all uses with greater than 10 vehicle parking spaces… 

FINDING:  The proposed site includes 83 parking spaces and requires a minimum of 8 
bicycle parking spaces. As shown on the proposed site plan, 8 bicycle parking spaces have 
been provided on a concrete pad adjacent to the convenience store entrance.  The provisions 
of this section have been met.   

C. Location and Design. Bicycle parking shall be conveniently located with respect to 
both the street right-of-way and at least one building entrance (e.g., no farther 
away than the closest parking space). It should be incorporated whenever possible 
into building design and coordinated with the design of street furniture when it is 
provided, unless demonstrated otherwise by the applicant. Street furniture includes 
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benches, streetlights, planters, and other pedestrian amenities. Creative designs 
are strongly encouraged. 

D. Visibility and Security. Bicycle parking shall be visible to cyclists from street 
sidewalks or building entrances, so that it provides sufficient security from theft 
and damage. 

E. Options for Storage. Bicycle parking requirements for long-term and employee 
parking can be met by providing a bicycle storage room, bicycle lockers, racks, or 
other secure storage space inside or outside of the building; 

F. Lighting. Bicycle parking shall be as well lit as vehicle parking for security, unless 
otherwise well lit by an existing street light in the public right-of-way. 

G. Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and 
reserved for bicycle parking only. 

H. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. 
Parking areas shall be located so as to not conflict with vision clearance standards 
(8-3J.6). 

FINDING:  The proposed site plan identifies the required bicycle parking adjacent to the 
front entrance of the convenience store in a well-lighted, non-hazardous location.  The 
proposed parking is located with respect to both the street right-of-way and at least one 
building entrance and is visible to cyclist from the street sidewalks and building entrance.   
The provisions of this section have been met.   

8-3J.570  PARKING AREA DESIGN STANDARDS 

B. Groups of three (3) or more parking spaces shall be served by service drive so that 
no backward movement or other maneuvering of a vehicle within a street other than 
an alley will be required.  

 
E. Parking Stall Standard Dimensions and Compact Car Parking. All off-street 

parking stalls shall be improved to conform to City standards for surfacing, 
stormwater management, and striping.  

 
 
FINDING:  Proposed parking areas meet all the above requirements. No compact car 
parking is proposed. Parking stalls are configured such that no vehicular movement within 
the right-of-way is required to enter or exit parking stalls. Drive aisles are all 24 feet wide 
and parking stalls are 9 feet wide and 20 feet deep. As required in Section 8-3J.570 (E) and 
proposed in the site development plan, all parking stalls shall be improved to City standards 
for surfacing, stormwater management and striping.  As proposed, the parking area will be 
paved and striped to meet the current city standards.  Stormwater management is required 
for all new impervious surfaces in the development.  As a condition of approval, prior to 
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issuance of permits, the applicant shall provide a Stormwater Management Plan approved 
by Rogue Valley Sewer Services (RVSS) that addresses all detention and treatment 
requirements outlined in the Rogue Valley Stormwater Design Manual (8/2008).  The 
provisions of this section have been met subject to conditions of approval. 
 

8-3J.575  PARKING AREA IMPROVEMENTS 
All public and private parking areas, which contain three (3) or more off-street parking 
spaces, except for single and two-family dwellings and mobile homes on individual lots, 
shall be improved according to the following: 

A. All parking areas shall have a durable, dust-free surfacing of asphaltic concrete, 
Portland Cement Concrete, or other materials approved by the City Engineer. The 
use of pervious asphalt paving in parking areas is encouraged to meet on-site 
stormwater standards that may significantly reduce the requirement for drainage 
facilities.  

FINDING:  All driveway and parking areas in the proposed site plan consist of a durable 
dust-free paved surface.     The provisions of this section have been met. 

B.  All parking areas, aisles, turnarounds, and outdoor vehicle sales areas shall be 
graded so as not to drain storm water over sidewalks, public rights-of-way, and 
abutting private property. Storm water runoff generated beyond that which is 
normal for the site in its natural state shall, as much as possible, be retained on the 
site. Direct flow in stream channels is to be avoided. Methods to accomplish this 
provision include exhausting the possibilities of grading and draining parking lots 
into one or more of the following: percolation wells, trenches or ponds; vegetated 
or landscaped swales; natural drainage channels other than creek channels; and, 
for peak rainfall or runoff periods, seldom-used portions of the parking lot itself. It 
is the responsibility of the property owner to maintain the storm water system on 
his property in an operational manner so as to maintain the public safety and 
welfare; failure to maintain such a system in good repair may be constituted as a 
public nuisance in accordance with the provisions of any City ordinance regarding 
public nuisances. At least, drainage systems shall be conducted to public storm 
water sewers and ditches. (Please see Stormwater Design Standards). 

FINDING:  Stormwater management is required for all new impervious surfaces in the 
development. As required in Section 8-3J.570 (E) above, all parking stalls shall be 
improved to conform to City standards for surfacing and stormwater management.  As 
proposed, the parking area will be paved to meet the current city standards and no 
stormwater will drain over sidewalks, public rights-of-way or abutting properties.  
Additionally, the applicant shall install a curb, six (6) inches in height around the perimeter 
of the development not used for vehicular access.  The approved stormwater plan prepared 
by a Licensed Engineer, shall also identify an emergency shut-off valve on the storm 
system to completely close the system in the case of an emergency.  As a condition of 
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approval, prior to issuance of permits, the applicant shall provide a Stormwater 
Management Plan approved by Rogue Valley Sewer Services (RVSS) that addresses all 
detention and treatment requirements outlined in the Rogue Valley Stormwater Design 
Manual (8/2008).  The approved stormwater plan shall be prepared by a Licensed Engineer 
and shall identify an emergency shut-off valve on the storm system to completely close the 
system in the case of an emergency.  The provisions of this section have been met subject 
to conditions of approval. 
 
C.  All spaces shall be permanently and clearly marked.  

FINDING:  The proposed plan identifies all required parking stall in accordance with 
Section 8-3J.570(E) Figure 570-1 and Table 570-1.  As a condition of approval, prior to 
Certificate of Occupancy, the applicant shall permanently and clearly mark all parking 
stalls in accordance with the approved plan.     The provisions of this section have been 
met subject to conditions of approval. 

D.  Wheel stops and bumper guards shall be provided where appropriate for all spaces 
abutting property lines or buildings, and where necessary to protect trees or other 
landscaping; and no vehicle shall overhang a public right-of-way.  

FINDING:  All proposed parking stalls adjacent to a raised sidewalk or a raised curb.  The 
proposed sidewalk and raised curbs serve as sufficient protection for the adjacent building 
but do not provide adequate pedestrian safety or proper ADA access without wheel stops 
to prevent the front end of vehicles from encroaching on the walkway.  As a condition of 
approval, prior to Certificate of Occupancy, the applicant shall install wheel stops or 
bumper guards in all proposed parking stalls adjacent to a sidewalk or walkway.   The 
provisions of this section have been met subject to conditions. 

E.  Where parking facilities or driveways are located adjacent to residential or 
agricultural uses, school yards, or similar institutions, a site-obscuring fence, wall 
or evergreen hedge not less than five (5) feet and not more than six (6) feet in height 
(except that such wall, fence or screen planting may exceed six feet in height if 
located beyond the required yard setbacks), and adhering to any vision clearance 
requirements and the yard requirements of the zone in which it is located, shall be 
provided on the property line, or between the property line and the parking area or 
driveway. Screen plantings shall be of such size and number as to provide the 
required screening at maturity, and shall be planted within twelve (12) months of 
the issuance of the building permit.  

FINDING:  The proposed commercial development is located near residential 
development on the western boundary of the property and commercial on the eastern 
boundary.  The site has existing vegetation along the western and eastern property lines 
that is more than adequate to screen and buffer the nearby residential neighborhood and 
commercial uses.  Although the existing buffer exceed the requirements of this section, the 
applicant has proposed an additional evergreen buffer to ensure that Oak Valley Residents 
are protected year-round from potential noise, light and odor issues.  As a condition of 
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approval, the applicant shall provide Community Development with a revised Landscape 
Plan that identifies Western Red Cedars at least five (5) feet in height at the time of 
installation, spaced 15-25 feet apart, planted along the western bank of Wagner Creek from 
the south elevation of the dwelling at 100 Oak Valley to the north elevation of the dwelling 
at 140 Oak Valley. As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy install all approved landscaping.  The provisions of this section have been 
met subject to conditions of approval.   
 
F.  Trees and Landscaping. 

1. Trees shall be retained and/or planted in landscaped areas, which shall cover 
not less than seven percent (7%) of the area devoted to outdoor parking 
facilities. Such landscaping shall be uniformly distributed throughout the 
parking area and may consist of trees plus shrubs, ground cover or related 
material. The intent is to break up large expanses of asphalt and thus provide 
shade in the warmer months and pervious surfaces for stormwater, and 
aesthetic relief. At a minimum, one tree per 5 parking spaces total shall be 
planted to create a partial tree canopy over and around the parking area. All 
parking areas with more than 20 spaces shall include landscape islands with 
trees to break up the parking area into rows of not more than 12 contiguous 
parking spaces. All landscaped areas shall have minimum dimensions of 4 feet 
by 4 feet to ensure adequate soil, water, and space for sustainable plant growth, 
with appropriate timing devices to encourage water conservation. 

2. Irrigation facilities or other provisions for the continuing care of the vegetation 
and protective curbs or raised wood headers shall be provided for landscaped 
areas.  

3. Trees shall be of a type and distribution to reduce the reflection of heat by paved 
surfaces and should have an adequate lifespan, be pollution tolerant and have 
low maintenance requirements in order to save long-term costs. An approved 
recommended tree list will be provided to the applicant. 

4. Trees shall be planted in a manner that will minimize interference with the solar 
access of adjacent properties.  

FINDING:  The purpose landscape plan provides trees and shrubs uniformly distributed 
throughout the parking area and meets the intent of breaking up large expanses of asphalt, 
creating shade during the warmer months and pervious surfaces for stormwater.   
 
As shown on the proposed site plan, the development includes approximately 52,250 
square feet of landscaped area, including the proposed 15,265 square feet of dedicated open 
space.  With the deduction of the dedicated open space, the applicant’s required landscape 
area totals 31,620.  Pursuant to Section 8-3J.430(A) above, the applicant shall plant thirty-
two (32) 2” caliper trees and one hundred twenty-eight (128) 5-gallon shrubs or accent 
plants to meet the minimum landscape requirements.  The existing area of vegetation (trees 
and shrubs) in the open space area have been counted towards the required minimum.  The 
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proposed landscape plan identifies thirty (30) 2” caliper trees.  All required parking lot 
trees and trees used to meet the landscape requirements shall be 2” caliper or larger and all 
shrubs shall be at least 5-gallons in size.  As a condition of approval, prior to issuance of 
permits, the applicant shall provide Community Development with a revised Landscape 
Plan , that includes thirty-two (32) 2” caliper trees and one hundred twenty-eight (128) 5-
gallon shrubs or accent plants to meet the minimum landscape requirements in accordance 
with Section 8-3J.430 of the Talent Zoning Code.  The revised landscape plan shall also 
provide the location of all irrigation, including the spray patterns of the proposed irrigation 
or the location of drippers to ensure that each plant within the landscaped area has water.  
including a detailed planting plan identifying the type, size and location of the required 
trees and shrubs as well as the location of all necessary irrigation.  The provisions of this 
section have been met subject to conditions of approval. 
 
G.  Any lights provided to illuminate any public or private parking area or vehicle sales 

area shall be so arranged as to reflect light away from any abutting or adjacent 
residential district and limit excessive light pollution.  

 

FINDING:  The proposed plan does not detail the type of building or parking lot lighting.  
All lights necessary to illuminate the building or parking area shall be arranged to reflect 
light away from any nearby residential uses.  As a condition of approval, prior to the 
issuance of permits, applicant shall provide Community Development with a lighting plan 
that details the location of each proposed building and parking lot light.  All building lights 
shall be of a type that directs light downward.  All parking lot lights within twenty-five 
(25) feet of the eastern and western boundary of the parcel shall include light shields to 
prevent the spill of light on to the neighboring residential properties.  All other parking lot 
lighting shall be directed in a downward manner in accordance with Section 8-3J.575(G) 
of the Talent Zoning Code.  the applicant shall provide Community Development with a 
lighting plan detailing the exterior lighting consistent with Section 8-3J.575(G) of the 
Talent Zoning Code.  The provisions of this section have been met subject to conditions 
of approval. 
 
8-3 Division J. Article 6.   

ACCESS, CIRCULATION AND STREET IMPROVEMENTS 

8-3J.630  STREET ACCESS AND CIRCULATION 
A. General. This Article shall apply to all public streets within the City and to all 

properties that abut these streets. 

2. Access Options. When vehicle access is required for development (i.e., for 
off-street parking, delivery, service, drive-through facilities, etc.), access 
shall be provided by one of the following methods (a minimum width of 10 
feet per lane is required). These methods are “options” to the 
developer/subdivider, unless one method is specifically required by 
Divisions 8-3C through 8-3H, and Article 8-3J.1. 
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c. Option 3. Access is from a public street adjacent to the development 
parcel. If practicable, the owner/developer may be required to close 
or consolidate an existing access point as a condition of approving 
a new access point. Street access points shall comply with 
Paragraph 630(A)3. 
 

FINDING: As proposed, the site will be accessed directly from West Valley View Road 
as well as Hinckley Road. Access from West Valley View Road will be from two existing 
access points. There The center access will be an auto entrance/exit with full unrestricted 
access and a truck entrance (entrance only, no exit) is located at the western most access 
point. These accesses will replace the two existing accesses. Traffic traveling in either 
direction along West Valley View Road will be able to access the site through these two 
points, with two additional access point for autos on Hinckley Road. Commercial truck 
traffic is routed to the westernmost entrance along West Valley View Road and exit the 
site using Hinckley Road and the signalized intersection with West Valley View Road. 
This will reduce the number of trucks using the signalized intersection to turn onto 
Hinckley Road and reduce overall queuing lengths for that movement at the intersection.  
 
The proposed plan provides adequate separation for commercial truck and recreational 
vehicle traffic from automobiles within the site, increasing safety for the traveling public.  
Commercial truck and RV traffic will enter the site through the western entrance and move 
through the site along a one-way route leading eventually to an exit-only egress point at 
the north end of the Hinckley Road right- of-way. Automobile traffic can access the site 
from three locations.  One on West Valley View Road and two on Hinckley Road. In an 
effort to reduce congestion at the Hinckley Road access points, the applicant has proposed 
to have West Valley View Road access be a full movement ingress/egress. This would 
allow eastbound traffic to enter the site from West Valley View Road instead of Hinckley 
Road which will reduce the number of vehicles using the signalized intersection to turn 
onto Hinckley.   

The proposed plan has been reviewed by Jackson County, ODOT and the City Engineer 
and is consistent with the City’s Transportation System Plan.  Future traffic volume 
forecasts in the City’s TSP were developed using the Rogue Valley Metropolitan Planning 
Organization (RVMPO) travel demand forecasting model which is based on the regional 
long-range land use assumptions through the year 2038.   The future traffic volume 
forecasts analysis demonstrates that under the 2038 future conditions, all the study area 
intersections would meet operation standards during the PM peak period and that even the 
W. Valley View and I-5 interchanges would meet operational standards with a Level of 
Service grade of a “B” and a volume/capacity (v/c) ratio of 0.51 (Oregon Highway Plan 
targets for v/c are 0.85). 
 
Additional concerns were raised about the conversion of W. Valley View to a three-lane 
cross section.  Section 5 of the City’s Transportation System Plan details the future 
development of W. Valley View and provides documentation that the proposed three-lane 
plan has sufficient capacity to meet future demands through 2038.  Lane widths were a 
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large portion of the discussion when the three-lane section was being proposed.  During 
discussions, both Jackson County and the Oregon Department of Transportation 
determined that a 12-foot gravel lane was adequate for large truck traffic and that an 
expanded center turn lane of 14 feet in width provides sufficient area for special cases 
where a wide load may use this portion of W. Valley View Rd.  Concerns about the need 
for a right turn lane into the proposed development will be addressed during the final design 
and engineering of the lane reconfiguration project sometime in 2018.  Addressing these 
concerns then will provide Staff and the Engineer an opportunity to compare the 
projections in the TSP and IAMP21 documents to what is actually taking place on W. 
Valley View.  The provisions of this section have been met. 
 

3) Road Approach Standards. Standards for the number and location of road 
access points are as follows. Variations from these standards shall satisfy 
and be subject to the requirements of 8-3L.4, Variances 

 

FINDING: The proposed plan uses two existing commercial accesses on West Valley 
View Road. As proposed, they will be reduced from their current size and brought into 
compliance with current City standards.  Considering that the proposed access 
modifications on Valley View Rd. are from two existing non-conforming accesses and that 
the nonconformity of the two accesses are being minimized, no variance to the access width 
standards is necessary.  To ensure the proposed public access improvements meet City 
standards, the applicant shall, prior to issuance of permits, provide Community 
Development with Public Improvement Plans that identify the location and standard design 
for all proposed curb cuts, including curbs, gutters, sidewalks and driveway aprons.  The 
provisions of this section have been met subject to conditions of approval.   
 

4. Curb Cut—Driveway Standards.  

a. Driveway approaches must be designed and located to provide an 
exiting vehicle with an unobstructed view. Construction of 
driveways along acceleration or deceleration lanes and tapers shall 
be avoided due to the potential for vehicular weaving conflicts. 
Driveways shall be designed and constructed to facilitate the flow 
of traffic ingress and egress and maximize safety of pedestrians and 
vehicular traffic on site. Curbs, sidewalks, landscaping, signs 
and/or other improvements shall be utilized to clearly define points 
of ingress and egress.  

b. Curb cuts or driveways widths shall be sized according to the 
following: 

(3) Commercial and industrial uses: maximum curb cuts and 
driveway approaches are the following according to 
property frontage: 
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(3)  

Property frontage One two-way 
driveway 

Two or more two-
way driveways 

under 30 feet 60% of frontage ------- 

30-50 feet 18 feet ------- 

50-80 feet 29 feet ------- 

80 feet or more 33 feet 28 feet 
 
FINDING: Existing driveways on this property are over 120 feet in width to accommodate 
large truck traffic. The existing driveways are non-conforming and do not currently meet 
the provisions of this ordinances.  The proposed site plan reduces the non-conforming 
access to a total of 98 feet.  It is the intent of the applicant to use the western entrance as 
an “enter only” truck access. The Truck entrance will be 63 feet wide at the throat to allow 
for truck maneuverability when there is queuing at the fuel pumps. The middle entrance 
will be reduced greatly in width to 35 feet and will be used for automobiles accessing the 
restaurant, convenience store, or auto fuel. This entrance is intended to be a full access, 
auto-only, entrance/exit with access to either direction.  Considering that the proposed 
access modifications on Valley View Rd. are from two existing non-conforming accesses 
and that the nonconformity of the two accesses are being minimized, no variance to the 
access width standards is necessary.  To ensure the proposed public access improvements 
meet City standards, applicant shall provide Community Development with Public 
Improvement Plans consistent with the City’s Standard Details that identify the location 
and standard design for all proposed curb cuts, including curbs, gutters, sidewalks and 
driveway aprons.  the applicant shall, prior to issuance of permits, provide Community 
Development with Public Improvement Plans that identify the location and standard design 
for all proposed curb cuts, including curbs, gutters, sidewalks and driveway aprons.  The 
provisions of this section have been met subject to conditions of approval.   
 
8-3J.640  PEDESTRIAN ACCESS AND CIRCULATION  

To ensure safe, direct, and convenient pedestrian circulation, all developments, except 
single-family detached housing (i.e., on individual lots), shall provide a continuous 
pedestrian and/or multi-use pathway system. (Pathways only provide for pedestrian 
circulation. Multi-use pathways accommodate pedestrians and bicyclists.)  

A. Continuous Pathways. The pathway system shall extend throughout the 
development site, and connect to all future phases of development, adjacent trails, 
public parks and open space areas whenever possible. The developer may also be 
required to connect or stub pathway(s) to adjacent streets and private property, in 
accordance with the provisions of Sections 630 and 640. 
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B. Safe, Direct, and Convenient Pathways. Pathways within developments shall 
provide safe, reasonably direct and convenient connections between primary 
building entrances and all adjacent streets, based on the following definitions: 

4. For residential buildings the “primary entrance” is the front door 
(i.e., facing the street). For multiple-family buildings in which each 
unit does not have its own exterior entrance, the “primary 
entrance” may be a lobby, courtyard or breezeway, which serves as 
a common entrance for more than one dwelling. 

C. Connections Within Development. For all developments subject to Site 
Development Plan Review (8-3L.1), pathways shall connect all building entrances 
to one another. In addition, pathways shall connect all parking areas, storage 
areas, recreational facilities and common areas, and adjacent developments to the 
site, as applicable. 

D. Street Connectivity. Pathways (for pedestrians and bicycles) shall be provided at 
or near mid-block where the block length exceeds the length required by Sec. 
630(A). Pathways shall also be provided where cul-de-sacs or dead-end streets are 
planned, to connect the ends of the streets together, to other streets, and/or to other 
developments, as applicable.  

E. Design and Construction. Pathways shall conform to all of the following standards: 

1. Vehicle/Pathway Separation. Where pathways are parallel and adjacent to 
a driveway or street (public or private), they shall be raised six (6) inches 
and curbed, or separated from the driveway/street by, at minimum, a five-
foot-wide strip with bollards, a landscape berm, or other physical barrier. 
If a raised path is used, the ends of the raised portions must be equipped 
with curb ramps. 

2. Housing/Pathway Separation. Pedestrian pathways shall be separated a 
minimum of five (5) feet from all residential living areas on the ground 
floor, except at building entrances. Separation is measured from the 
pathway edge to the closest dwelling unit. The separation area shall be 
landscaped in conformance with the provisions in Divisions 8-3C through 
8-3G and Article 8-3L.7. Where there is no building separation, a pathway 
is not required for commercial, industrial, public, or institutional uses. 

3. Accessible Routes. Pathways shall comply with the Americans With 
Disabilities Act, which requires accessible routes of travel. 

FINDING: The property has existing sidewalk along its entire southern property line. The 
Applicant proposes to construct sidewalk along Hinckley Road as well as the paved path 
from West Valley View Road north along Wagner Creek and the western property line to 
Bear Creek in conformance with the Parks and Transportation System Plans. The proposed 
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path is designed with a fence between the pathway and the truck stop curb to protect 
pedestrians using the path from vehicular traffic.  Considering the pedestrian path along 
the creek will be dedicated to the City, Public Improvement Plans for the path will be 
required.  As a condition of approval, prior to issuance of building permits, the applicant 
shall provide Community Development with approved Public Improvement Plans siting 
the location of the path along the eastern boundary of the proposed dedicated tract of land.  
The design of the multi-use path shall be consistent with the City’s Standard Details for 
multi-use paths and shall provide an inset plan detailing the terminus of the multi-use path 
at W. Valley View Rd consistent with ADA standards. applicant shall provide Community 
Development with approved Public Improvement Plans detailing the location and design 
of the 10’ multi-use path including a detail of the connection of the multi-use path to the 
sidewalk on W. Valley View Rd.  The provisions of this section have been met subject 
to conditions of approval. 

 
8-3 Division L. Article 1. 

SITE DEVELOPMENT PLAN  

8-3L.150 REQUIRED FINDINGS FOR APPROVAL OF PLAN  
After an examination of the site, the Planning Commission shall approve, or approve with 
conditions the site development plan if all of the following findings are made: 

A. All provisions of this Chapter and other applicable City ordinances and 
agreements are complied with; 

 

B. The proposed development will be in conformance with the intent and 
objectives of the zone in which it will be located; 

FINDING:  The proposed development complies with the provisions of the Talent Zoning 
Code and meets the objectives of the zone subject to conditions of approval.     The 
provisions of this section have been met subject to conditions of approval. 

C. All applicable portions of the City comprehensive plan or other adopted 
plan are complied with; 

FINDING:  The proposed development is consistent with the intent of the uses allowed 
on a property with a commercial Comprehensive Plan Designation.  The provisions of this 
section have been met. 

D. The proposed development will be compatible with or adequately buffered 
from other existing or contemplated uses of land in the surrounding area; 
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FINDING:  The proposed commercial development is located near residential 
development on the western boundary of the property and commercial on the eastern 
boundary.  The site has existing vegetation along the western and eastern property lines 
that is more than adequate to screen and buffer the nearby residential neighborhood and 
commercial uses.  The provisions of this section have been met.   
 

E. That no wastes, other than normal water runoff, will be conducted into City 
storm and wastewater facilities; 

FINDING:  The proposed site development plan does not propose to put any waste other 
than normal water runoff into the City storm and wastewater facilities.  The provisions of 
this section have been met. 

F. The following are arranged so that traffic congestion is avoided, pedestrian 
and vehicular safety, solar access, historic sites, and the public welfare and 
safety are protected, and there will be no adverse effect on surrounding 
property: 

1. buildings, structures, and improvements; 

2. vehicular and pedestrian ingress and egress, and internal 
circulation; 

3. parking and loading facilities; 

4. setbacks and views from structures; 

5. walls, fences, landscaping and street and shade trees; 

6. lighting and signs; and 

7. noise generation facilities and trash or garbage depositories. 

FINDING:  Vehicular and pedestrian access and circulation have been adequately 
addressed.  The proposed landscaping has been designed to create an attractive buffer when 
fully mature.  The provisions of this section have been met.     
 

G. The applicant has made any required street and other needed public facility 
and service improvements  in conformance with the standards and 
improvements set forth in this Chapter and the applicable  portions of the 
City Subdivision Code, or has provided for an adequate security 
arrangement with the  city to ensure that such improvements will be made. 

FINDING:  In addition to the aforementioned multi-use path and access improvements to 
the site, the applicant has determined it necessary to relocate the existing 12” public water 
main and easement to accommodate the location of the proposed building and parking area.  
As proposed, the site plan relocates the existing 12” water main to the area being dedicated 
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as open space.  As a condition of approval, the applicant shall provide Public Improvement 
Plans consistent with the City of Talent Standard Details (amended June 18, 2014).  
Construction of the required water main shall be installed at the applicant’s expense.  
Additionally, the applicant shall vacate the existing 20’ water easement (OR 79-06512) 
once the new water line improvements have been accepted by the City.applicant shall prior 
to the issuance of building permits, provide Public Improvement Plans detailing the 
location and standard design of the required 12” water main and shall, at their expense and 
with approval of the City, vacate the existing 20’ water easement (OR 797-06512).  The 
provisions of this section have been met subject to conditions of approval.  
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8-3 Division L. Article 2. 
CONDITIONAL USE permit (CUP) 
 
8-3L.246 SPECIAL STANDARDS GOVERNING CONDITIONAL USES 

Certain conditional uses shall meet the following standards: 

A. Wireless Communication Towers 
 
2.    Site Design for Wireless Communication Towers: 

 
i. The outer perimeter of the Wireless Communication facility shall 

have a 10 (ten) foot landscaped buffer zone and shall be maintained 
by the property owner to ensure proper growth and health of the 
surrounding vegetation  

 
FINDING:  The proposed site plan includes a previously approved wireless 
communication tower.  Although there are no plans to relocate the existing tower, Staff has 
determined that the existing current screening of the facility does not meet the existing 
screening standards that now apply.  Considering modifications to the existing screening 
are proportional to the proposed development, a request for additional screen is justified.  
As a condition of approval, the applicant shall, prior to issuance of permits, provide a 
revised site plan demonstrating that to the greatest extent practicable, a 10 (ten) foot 
landscape buffer zone is establishedidentifying an evergreen buffer adjacent to the security 
fence surrounding the tower.  The provisions of this section have been met subject to 
conditions of approval.  
 

8-3 Division L. Article 9. 
TRAFFIC IMPACT STUDY 
 
8-3L.920 APPLICABILITY  
 
A. Transportation Impact Study (TIS) shall be required if any of the following actions 

exist: 

1. A zoning or comprehensive plan map or text amendment is projected to 
generate 500 or more net daily vehicle trips. 

FINDING:  The proposal does is not a zoning or comprehensive plan map or text 
amendment.  The provisions of this section are not applicable. 
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2. A development proposal is projected to generate fifty (50) or more net peak 
hour trips on an arterial or collector segment or intersection. 

FINDING:  The proposal is for the redevelopment of an existing truck stop eliminating 
the truck wash and service area, leaving only truck and auto fueling and the restaurant/retail 
use.  The reduction in services available at the site result in a reduction of traffic.    
Considering that trip generation is calculated based on uses identified in the Institute of 
Transportation Engineer’s (ITE) manual and the truck wash and service area are being 
eliminated, no “new” trips are being generated.  The provisions of this section are not 
applicable. 
 

3. A land use action or development proposal will impact known safety, 
congestion or capacity problems. 

FINDING:  There are no known safety, congestion or capacity issues with this segment of 
roadway.  West Valley View, along with Interstate 5 (exit 21) have been the focus of a 
significant amount of study in the past four years beginning with the City’s Transportation 
Element update in 2013, followed by the OR99 Corridor Study in 2014 and finally by the 
Interchange Area Management Plan 21 (IAMP 21) prepared by the Oregon Department of 
Transportation.  Each of these studies demonstrated that even with full site buildout of the 
adjacent parcels as well as some areas along OR99, there is adequate capacity on W. Valley 
View.  Each of these plans took into consideration the potential of a lane reduction on 
Valley View and even then, the level of service wasn’t diminished.   
 
To ensure the level of service wasn’t diminished beyond an acceptable amount, Jackson 
County Roads required the applicant to provide a limited Transportation Impact Study to 
verify the County segment of Suncrest Road would not be negatively impacted.  On August 
24, 2017, Jackson County Roads provided the City with an email stating that they found 
the TIS to be adequate and that no mitigation to the County roadway system was required.   
 
The Oregon Department of Transportation also stated that they had no required mitigation 
for the project.    Based on the review of all of the affected agencies and that no known 
safety, congestion or capacity issues have been identified, this provision of the code does 
not require that the Traffic Safety Study Requirements of Section 8-3L.930 to be addressed.  
The provisions of this section have been met. 
 

4. A land use action or development proposal is on a highway segment with 
special access controls. 

FINDING:  There are no special access controls identified for this site.  The provisions 
of this section are not applicable. 
 

8-5.150 PROVISIONS FOR FLOOD HAZARD REDUCTION   

 In all areas of special flood hazards, the following standards are required: 
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F. Specific Standards  In all areas of special flood hazards where base flood elevation 
data has been provided as set forth in 8-5.130B,  Basis for Establishing the Areas 
of Special Flood Hazard or 8-5.140C2,  Use of Other Base Flood Data, the 
following provisions are required: 

2. Non-Residential Construction - New construction and substantial 
improvement of any commercial, industrial or other nonresidential 
structure shall either have the lowest floor, including a basement floor, 
elevated two (2) feet above the base flood elevation; or, together with 
requirements for utility and sanitary facilities set out below, shall: 

 
 a. Be flood-proofed so that below the flood protection level (two feet 

above base flood level), the structure is watertight with walls 
substantially impermeable to the passage of water;  

  
 b. Have structural components capable of resisting hydrostatic and 

hydrodynamic loads and effects of buoyancy; 
 

 c. Be certified by a registered professional engineer or architect that 
the design and methods of construction are in accordance with 
accepted standards of practice for  meeting provisions of this 
subsection based on their development and/or review of the 
structural design, specifications and plans.  Such certifications shall 
be provided to the Flood Plain Manager, as set forth in 8-5.140C, 
above; 

 
d. Non-residential structures that are elevated, not flood-proofed, must 

meet the same standards for space below the lowest floor as 
described in 8-5.150F1; 

  
e. Applicants flood-proofing non-residential buildings shall be 

notified that flood insurance premiums will be based on rates that 
are one (1) foot below the flood-proofed level (e.g. A building flood-
proofed to the base flood level will be rated as one (1) foot below). 

FINDING:  The proposed development is located in both the Floodway and the 100-Year 
Floodplain.  The findings for development in the Floodway have been addressed above in 
Section 8-3H.220.  No development other than the required multi-use path is required 
within the floodway.   
 
As shown on the site plan map, the applicant is proposing to develop a 13,000-square foot 
building and install diesel/auto fueling stations.  These structures are within the 100-Year 
Floodplain and subject to the construction standards above.  The applicant’s Engineer has 
provided a letter stating that the proposed project can be built to the standards of this 
section.  The Engineer’s statement provides sufficient evidence that the project can feasibly 
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be built as proposed.  As a condition of approval, prior to issuance of permits, the applicant 
shall provide the City a construction elevation certificate prepared by a licensed Engineer 
demonstrating that the proposed construction is two (2) feet above base flood elevation 
(BFE).  Prior to Certificate of Occupancy, the applicant shall provide the City a finished 
elevation certificated prepared by a licensed Engineer demonstrating that the project was 
constructed in accordance with the construction elevation certificate. The provisions of 
this section have been met subject to conditions of approval. 
 
ORD #725 SYSTEM DEVELPOMENT CHARGES 

Section 8. COLLECTION OF CHARGES 

A. The System Development Charge is payable upon, and as a condition of, issuance 
of:   

 1.   A building permit 
2. A development permit and/or a development permit for development not 

requiring the issuance of a building permit; 
3. A permit or approval to connect to the water or storm drainage system, or 

sewer system; 
 4. A right-of-way permit.  
 
FINDING:  System Development Charges (SDCs) will be assessed as required in 
accordance with Ordinance #725 adopted October 5, 2005.  In addition, the applicant will 
be required to provide evidence that all other SDCs from other jurisdictions have been paid 
in full.  As a condition of approval, prior to the issuance of permits, the applicant shall 
provide evidence that all required SDCs from affected agencies have been paid in full. The 
provisions of this section have been met subject to conditions of approval. 
 
This approval shall become final 14 days from the date this decision and supporting 
findings of fact are signed by the Chair of the Talent Planning Commission, below.  A 
Planning Commission decision may be appealed to the Hearing’s Officer within 14 
days after the final order has been signed and mailed.  An appeal of the Hearing’s 
Officer decision must be submitted to the Land Use Board of Appeals within 21 days 
of the Hearing Officer’s decision becoming final. 
 
Failure of the applicant to raise constitutional or other issues relating to proposed 
conditions of approval with sufficient specificity to allow the City to respond to the 
issue precludes an action for damages in circuit court. 
 
 
_____________________________   _____________________________ 
Felicia Hazel      Date 
Planning Commission Chair 
 
ATTEST  
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_____________________________   _____________________________ 
Zac Moody      Date 
Community Development Director 
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BEFORE THE TALENT PLANNING COMMISSION 
STATE OF OREGON, CITY OF TALENT 

 
 
IN THE MATTER OF PLANNING COMMISSION FILE NO. SPR 

2017-005 LOCATED AT 251 W. VALLEY VIEW RD. AT THE 

INTERSECTION OF HINKLEY RD. AND WEST VALLEY VIEW 

RD. [MAP NO. 38-1W-23D TAXLOT 200 & 201], THE CITY OF 

TALENT PLANNING COMMISSION FINDS THE FOLLOWING:  
   

1. The Planning Commission held a properly noticed public hearing on this matter on 
August 24, 2017 and continued the public hearing to September 28, 2017. 

2. The Planning Commission asked the Community Development Director to present 
a Staff report and a final order with findings and recommendations at the August 
24, 2017 public hearing and to provide recommendations on written and oral 
testimony;  

3. At the public hearing evidence was presented and the public was given an 
opportunity to comment;  

4. The Commission found that the proposal was consistent with the existing use and 
the intent of the Commercial - Highway (CH) zoning district and with the Site 
Development Plan Review standards outlined in 8-3L.1 of the Talent Zoning Code; 

The Talent Planning Commission approves the Site Development Plan (SPR 2017-
005) with the following conditions of approval: 
  
PRIOR TO ISSUANCE OF BUILDING PERMITS: 
 
1.  The applicant shall provide Community Development with approved Public 

Improvement Plans siting the location of the path along the eastern boundary of the 
proposed dedicated tract of land.  The design of the multi-use path shall be 
consistent with the design of the multi-use path constructed in Old Bridge Village 
subdivision and shall provide an inset plan detailing the terminus of the multi-use 
path at W. Valley View Rd consistent with ADA standards.  

 
2. The applicant shall provide Community Development with a map of survey and 

recorded dedication deed for the required open space dedication. 
 
3. The applicant shall provide Community Development with a revised Landscape 

Plan that: 

) 
) ORDER 
)   
) 
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(a) includes thirty-two (32) 2” caliper trees and one hundred twenty-eight (128) 
5-gallon shrubs or accent plants to meet the minimum landscape 
requirements in accordance with Section 8-3J.430 of the Talent Zoning 
Code.  The revised landscape plan shall also provide the location of all 
irrigation, including the spray patterns of the proposed irrigation or the 
location of drippers to ensure that each plant within the landscaped area has 
water. 

 
(b) identifies Western Red Cedars at least five (5) feet in height at the time of 

installation, spaced 15-25 feet apart, planted along the western bank of 
Wagner Creek from the south elevation of the dwelling at 100 Oak Valley 
to the north elevation of the dwelling at 140 Oak Valley. 

 
(c) identifies an evergreen buffer adjacent to the security fence surrounding the 

tower. 
 
4.  The applicant shall provide Community Development a Stormwater Management 

Plan approved by Rogue Valley Sewer Services (RVSS) that addresses all detention 
and treatment requirements outlined in the Rogue Valley Stormwater Design 
Manual (8/2008).  

 
5. The applicant shall provide Community Development with a lighting plan that 

details the location of each proposed building and parking lot light.  All building 
lights shall be of a type that directs light downward.  All parking lot lights within 
twenty-five (25) feet of the eastern and western boundary of the parcel shall include 
light shields to prevent the spill of light on to the neighboring residential properties.  
All other parking lot lighting shall be directed in a downward manner in accordance 
with Section 8-3J.575(G) of the Talent Zoning Code. 

 
6. The applicant shall provide Community Development with Public Improvement 

Plans that identify the location and standard design for all proposed curb cuts, 
including curbs, gutters, sidewalks and driveway aprons. 

 
7. The applicant shall provide evidence that all required SDCs from affected agencies 

have been paid in full. 
 
8.  The applicant shall provide evidence that all service laterals to the site have been 

abandoned within 5 feet of the property line in accordance with RVSS regulations.  
 
9. The applicant shall provide evidence that the required NPDES 1200-CN permit has 

been obtained from RVSS. 
 
10. The applicant shall provide Public Improvement Plans consistent with the City of 

Talent Standard Details (amended June 18, 2014).  Construction of the required 
water main shall be installed at the applicant’s expense.  Additionally, the applicant 
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shall  vacate the existing 20’ water easement (OR 79-06512) once the new water 
line improvements have been accepted by the City. 

   
11. The applicant shall provide a revised site plan that includes the location of three (3) 

fire hydrants on the subject property consistent with the Fire Marshall’s 
recommendations and the Uniform Fire Code; located near the end of Hinkley Road 
on the eastern boundary of the parcel; one near the center access along W. Valley 
View Rd.; and one along the proposed boundary line of Parcel 1 and 2 near the 
western boundary of the parcel.   

 
12. The applicant shall provide a revised site plan identifying a curb, 6” in height 

around the perimeter of the development not used for vehicular access.  
Additionally, the approved stormwater plan shall be prepared by a Licensed 
Engineer, shall identify an emergency shut-off valve on the storm system to 
completely close the system in the case of an emergency.   

 
13. The applicant shall provide the City a construction elevation certificate prepared by 

a licensed Engineer demonstrating that the proposed construction is two (2) feet 
above base flood elevation (BFE).   

 
PRIOR TO CERTIFICATE OF OCCUPANCY: 
 
14. The applicant shall construct and dedicate all required public improvements, 

including the 10-foot-wide multi-use path near Wagner Creek from W. Valley 
View Rd. to the northern boundary of the subject property, the relocated 12” water 
main and all required curb, gutters, sidewalks and driveway aprons. 

 
15. The applicant shall permanently and clearly mark all parking stalls in accordance 

with the approved plan. 
 
16. The applicant shall install wheel stops or bumper guards in all proposed parking 

stalls adjacent to a sidewalk or walkway. 
 
17. All required landscaping shall be installed in accordance with the approved site 

plan.   
 
18. The applicant shall provide the City a finished elevation certificated prepared by a 

licensed Engineer demonstrating that the project was constructed in accordance 
with the construction elevation certificate. 

 
IT IS HEREBY ORDERED THAT the Talent Planning Commission, based on the 
information presented in the Staff Report and Findings of Fact below APPROVES 
with conditions the requested site development plan to redevelop the former Talent 
Truck Stop site to a Travel Center with a 13,000-square foot building with truck 
and auto fueling bays. 
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In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface.  
 
8-3 Division D. Article 4. 
COMMERCIAL ZONE - HIGHWAY (CH) 

8-3D.330 BUILDINGS AND USES PERMITTED SUBJECT TO TYPE 2 SITE 
DEVELOPMENT PLAN REVIEW 

C. Eating and drinking establishments (which may include entertainment). 

F. Public and commercial off-street parking lots or structures. 

8-3D.430 BUILDINGS AND USES PERMITTED SUBJECT TO TYPE 2 SITE 
DEVELOPMENT PLAN REVIEW 
A. Any use permitted subject to site development plan review without a required public 

hearing in the Highway Central Business District Zone (CBH), except civic center 
buildings or other buildings of a public service nature (see 8-3D.330 below for allowed 
uses in the CBH zoning district). 

F. Retail (excluding sales of medical or recreational marijuana by producers, wholesalers, 
processors and retail outlets) and wholesale business and service establishments providing 
home furnishings; nursery supplies; retail lumber, paint and wall paper; plumbing, heating 
and electrical sales and service; drapery, floor covering and tile sales.  

I. Feed and fuel stores.   
   
J. Automobile service stations 
 
FINDING: The Applicant proposes to redevelop the existing truck stop with an 
approximately 13,000 square foot convenience store and restaurant as well as diesel and 
gasoline fuel sales. As required by this section, the applicant has submitted an application 
and findings addressing all applicable requirements.  The provisions of this section have 
been met.  
 
8-3D.460 YARD REGULATIONS 
 
A. Front yard. The front yard shall have a depth of not less than ten (10) feet, including 

parking lots and internal access drives. [amended by Ord. 782; 7/6/2005] 

1) Side yard.  

2) No side yard is required between commercially zoned properties.  

3) When abutting a lot in a residential zone, there shall be minimum side 
yard of ten (10) feet.  
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4) A side yard abutting a street and/or alley shall have a depth of not less 
than ten (10) feet.  

B. Rear yard. No rear yard is required between commercially zoned properties; when 
abutting a lot in a residential zone, there shall be a rear yard of not less than ten (10) feet. 
No structural improvements except road surfacing shall be allowed within ten (10) feet of 
the centerline of an alley.  

C. Existing residential uses. For existing residential uses or structures, setbacks in 
conformance with the RS-7 residential zone shall apply. 

D. Exceptions to setback provisions shall be made and shall be required on corner lots where 
vision clearance for automobiles would be impaired by strict observance of the provisions.  
[amended by Ord. 782; 7/6/2005] 

FINDING: The proposal meets all the above requirements as demonstrated on the Site 
Plan maps.  The provisions of this section have been met.   

8-3D.496 BUFFERING 
When a development or use is proposed on property within the CH zone which abuts or is 
adjacent to a conflicting land use zone or an incompatible but permitted use within the 
same zone, the planning commission shall require a buffer in accordance with Section 8-
3J.450.   

The Planning Commission may waive buffering that would otherwise be required by 
Section 8-3J.460(B) if it finds that the need to fulfill the intent of the CBD zone outweighs 
the need for buffering.  [Amended by Ord. No. 918; 7/15/2016] 

FINDING:  The proposed development does not abut any conflicting land use zones or 
other permitted uses, but is near a residential development.  Although Staff finds that the 
existing buffer exceeds the minimum requirements of 8-3J.450, the applicant has proposed 
a vegetated buffer consisting of Western Red Cedar trees.  Additional findings of 
compliance are addressed in the buffer findings below.  The provisions of this section 
have been met subject to conditions of approval.   
 
8-3 Division H. Article 2 
Overlay Zone—NATURAL AREAS,  PARKS AND FLOODPLAINS 

8-3H.220  FLOOD PLAIN – PARKS – GREENWAY OVERLAY ZONE (OFPG) 
A.  Description and Purpose.  

1. Parks and Greenways. An adequate amount of parkland is necessary to meet 
recreational and open space needs and to promote the general welfare. 
Parklands include greenways along Bear and Wagner Creeks and other parks 
designated and described in the City Comprehensive Plan. It is the intent of this 
Article to support the continued improvement and maintenance of the Bear 
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Creek Greenway, to continue to develop the Wagner Creek Greenway, and to 
eventually connect the two for an integrated greenway system. Greenway 
development shall combine pedestrian access with natural features in a way 
that protects natural areas and wildlife habitat in and around the greenway. 
Development adjacent to parks shall be designed and constructed in a manner 
that is compatible with parks, greenways, natural areas and wildlife habitat.  

FINDING: The site is located at the confluence of Bear Creek and Wagner Creek, 
therefore the overlay requirements of this section apply. As required by the City’s 
Transportation System Plan, the applicant is proposing a multi-use path along the eastern 
bank of Wagner Creek extending from West Valley View Road north to Bear Creek to the 
future connection of the Bear Creek Greenway. This required path represents a fairly large 
portion of the Wagner Creek Greenway path and although it doesn’t currently connect to 
an existing path, the construction of the path provides the City a better opportunity to secure 
grants to complete the connection to the Bear Creek Greenway.  The addition of this 
segment of the Wagner Creek Greenway is one of six critical segments necessary to 
provide a complete connection from Rapp Rd. to Bear Creek.   

The proposed multi-use path is consistent the with location of the path required in Section 
4, Table 1 and Section 5, Figure 3 of the 2015 City of Talent Transportation System Plan 
(TSP).    

The development of the multi-use path would not only provide a needed segment of path 
connecting the Bear Creek Greenway, but it also serves as a buffer necessary to prevent 
future encroachment of the floodway, wetlands and riparian area along Wagner Creek.  The 
proposed site plan identifies the location of the existing wetlands which has received 
concurrence from the Department of State Lands (DSL).  To ensure there are no future 
encroachments to the delineated wetlands, the applicant will be required to dedicate the 
area from the eastern boundary of the path to the western property line.   

This dedication not only provides the City control over the protected areas, but it gives the 
City ownership of the newly constructed path.  Additionally, the existing vegetation within 
the proposed open space dedication area from the proposed path west to the creek provides 
for a large percentage of the required on-site landscape.  Applying the existing landscaping 
in the open space to that required in Section 8-3J.4 of the Talent Zoning Code 
(Landscaping) provides the property owner with some level of compensation for the area 
lost due to setbacks.   As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy construct and dedicate the required 10-foot-wide multi-use path near Wagner 
Creek from W. Valley View Rd. to the northern boundary of the subject property.  Prior to 
issuance of permits, the applicant shall provide the City with Public Improvement Plans, 
consistent with the City’s Standard Details and provide a survey map and draft deed 
identifying the area of park dedication.  The provisions of this section have been met 
subject to conditions of approval.   
 

2. Flood Plain. The OFPG overlay zone may be laid over any other zoning district 
established by this chapter where the area is subject to inundation by flooding, 
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as indicated on Federal Emergency Management Agency Flood Insurance Rate 
Map (FIRM) and floodway maps. That is, any area subject to a one percent 
chance of flooding in any given year, also referred to as the 100-year flood 
plain. Application of special development standards in floodplains is intended 
to minimize property loss, personal injury and health hazards. 

FINDING: The entire site lies within the 100-year floodplain and shall comply with all 
applicable development standards imposed by this section and all other sections of the 
Talent Zoning Code.  Findings related to the required standards are addressed below.  The 
provisions of this section have been met.   

C.  Standards. All development, including construction, reconstruction, extension, 
conversion or alteration of any structure or land occurring in the OFPG zone shall 
comply with the following standards:  

1. Development Within the 100-Year Flood Plain.  

a. Development within the 100-year flood plain shall conform to the standards 
of this Chapter and to those of Chapter 8-5, entitled Flood Damage 
Prevention. At a minimum, development within the floodplain shall be 
consistent with development standards established for participation in the 
federal flood insurance program. 

FINDING: As proposed, all development within the site conforms to the applicable 
standards of Chapter 8-3H – Overlay Zones, addressed herein and Chapter 8-5 – Flood 
Damage Prevention addressed below.  The provisions of this section have been met.   

b. No new construction, including the placement of mobile homes, is allowed 
in any designated floodway or within the bed and banks of any stream, 
except for those uses, such as bridges, that are associated with greenway 
access or other public facilities. Any such use shall be subject to approval 
by the Oregon Department of Fish and Wildlife, Division of State Lands, 
and any other state or federal agency with a jurisdictional interest in the 
waters of the state. 

FINDING: As proposed, all development within the site conforms to the applicable 
standards of Chapter 8-3H – Overlay Zones, addressed herein and Chapter 8-5 – Flood 
Damage Prevention addressed below.  No new construction is proposed within the exiting 
floodway except for the proposed paving of the existing gravel area necessary for truck 
and auto parking as well as landscaping.  No improvements, except for the multi-use path 
which is required by the City’s TSP are located within the bed or banks of any stream.   The 
proposed paving of the existing parking area will not negatively impact or obstruct the flow 
of flood waters in the floodway in the event of a flood event.  The provisions of this 
section have been met.   

2. Yard Setbacks Along Greenway Areas. The Greenway protected area is the 
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thirty-five (35) foot wide strip of land extending the length of, and on both sides 
of, the designated floodway. Structural setbacks, as prescribed for the 
underlying zone, shall be measured from the outer edge of the 35-foot strip. 
Where a floodway line has not been mapped, the floodway shall be determined 
by a registered professional engineer at the property owner’s expense prior to 
approval of development permits. Establishment of floodway boundary lines is 
further regulated by Chapter 8-5, entitled Flood Damage Prevention. This 
setback provision is in addition to the wetland/riparian setbacks established in 
Section 230, below. Where there is a conflict between the two setbacks, the 
stricter standard shall apply. 

FINDING: No structures are proposed within the setbacks of the CH zone when measured 
from the outer edge of the 35-foot greenway. The greenway setback and floodway 
boundaries have been determined in this area and are included in the proposed Site Plan 
Review maps.  The provisions of this section have been met.   

3) Dedication of Park Land. To ensure Park and Greenway lands are provided to 
meet future recreation and open space needs, as anticipated by the 
Comprehensive Plan and as set forth in the OFPG zone, the Planning 
Commission may require that land be dedicated to the public for parks or 
greenway purposes. Section 240 of this Article addresses ways that projects 
may be designed to compensate property owners for the impacts of dedication 
and setback requirements. 

FINDING: The applicant has proposed the dedication of a tract of land along Wagner 
Creek at the western property line to the City as public open space. This tract includes the 
required path connecting West Valley View Road to Bear Creek constructed along the 
outer edge of the existing developed area. The path and dedicated open space serves as a 
boundary/buffer between the diesel fuel access/truck parking and the Wagner Creek 
Greenway. This tract is illustrated on sheet C2.0 – Site Plan.  

This dedication not only provides the City control over the protected areas, but it gives the 
City ownership of the newly constructed path and public property to relocate a city water 
main.  As a condition of approval, the applicant shall, prior to Certificate of Occupancy 
construct and dedicate the required 10-foot-wide multi-use path near Wagner Creek from 
W. Valley View Rd. to the northern boundary of the subject property.  Prior to issuance of 
permits, the applicant shall provide the City with Public Improvement Plans for the 
required path, consistent with the City’s Standard Details.  A survey map and draft deed 
identifying the area of park dedication are also required.  The provisions of this section 
have been met subject to conditions of approval.   

4) Site Development Plan Standards. Site development plan approval on any 
property where the provisions of this Article and Section apply shall meet all of 
the development standards included in 8-3L.1, and the following: 
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a. All structures, introduced vegetation, and access for vehicles, pedestrians 
and bicycles shall be designed to support and protect the greenway area as 
a public place and as wildlife habitat. 

b. All structures, introduced vegetation, and access for vehicles, pedestrians 
and bicycles shall be designed to provide maximum safety from flooding 
hazards. 

c. Any development proposed within the designated flood plain shall be 
designed, and the work site shall be managed, to prevent soil erosion and 
the deposition of any material into stream channels. Stabilization of soils 
through planting of vegetation or other techniques shall be used to prevent 
erosion during and after construction. A registered professional engineer or 
registered professional geologist shall prepare an erosion control plan to be 
included with the site grading and drainage plan that is required of all new 
development. The plan shall include illustrations and/or descriptions of any 
mitigating measures to be taken to comply with this requirement. 

FINDING: As proposed, the parking lot improvements constructed within the floodway 
and the multi-use path constructed in the greenway are designed to contain stormwater on 
site, increase the overall landscaped area on the property, and to provide additional 
buffering between the site and the Wagner Creek and Bear Creek greenways. See sheet 
C4.0 – Erosion and Sedimentation Control Plan, prepared by a professional engineer 
identifies the temporary and permanent erosion control measures.  The provisions of this 
section have been met.   

8-3H.240 – COMPENSATION FOR AREA LOSSES DUE TO SETBACK 
REQUIREMENTS 

To minimize adverse impacts on property owners from implementation of the conservation 
measures required by this Article, some flexibility in design and density standards may be 
allowed, as follows: 

B. Commercial, Industrial, or Institutional Development. 

1. Where application of the conservation setback might otherwise prohibit 
reasonable use of land zoned for commercial, industrial or institutional uses, the 
Planning Commission may allow a dedicated greenway area to be applied to the 
area required for landscaping and/or open space, as required in the underlying 
zoning district and 8-3J.4 and 8-3J.5 

FINDING: The required riparian and floodway setbacks along Wagner Creek would 
reduce the lot size to such an extent that it would be nearly impossible to develop and still 
meet the landscaping requirements of the CH zone. The existing vegetation within the 
proposed open space dedication area from the proposed path west to the creek provides for 
a large percentage of the required landscape.  Applying the existing landscaping in the open 
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space to that required in Section 8-3J.4 of the Talent Zoning Code (Landscaping) provides 
the property owner with some level of compensation for the area lost due to setbacks.    

The development of the multi-use path would not only provide a needed segment of path 
to connect to the greenway, but it would also serve as a buffer necessary to prevent future 
encroachment of the floodway and riparian area.  To prevent any future encroachments the 
applicant shall dedicate the area from the eastern boundary of the path to the western 
property line.   

This dedication not only provides the City control over the riparian area, but it gives the 
City ownership of the newly constructed path.  As a condition of approval, the applicant 
shall, prior to Certificate of Occupancy construct and dedicate the required 10-foot-wide 
multi-use path near Wagner Creek from W. Valley View Rd. to the northern boundary of 
the subject property.  Prior to issuance of building permits, the applicant shall provide 
Community Development with approved Public Improvement Plans siting the location of 
the path along the eastern boundary of the proposed dedicated tract of land.  The design of 
the multi-use path shall be consistent with the design of the multi-use path constructed in 
Old Bridge Village subdivision and shall provide an inset plan detailing the terminus of the 
multi-use path at W. Valley View Rd consistent with ADA standards. The provisions of 
this section have been met subject to conditions of approval.   
 
8-3J.122 BUILDING COVERAGE 

Maximum permitted building coverage shall include the aggregated building coverage of 
the lot with the following exceptions: unroofed and unenclosed patios and decks; up to 100 
square feet of unenclosed front porches; swimming pools not structurally covered; and any 
solar collection device or related apparatus covering less than five percent (5%) of the 
total lot area. 

FINDING:  There are no maximum lot coverage restrictions except as provided in the yard 
setback and off-street parking regulations. The provisions of this section are not 
applicable. 

8-3 Division J. Article 1. 

GENERAL PROVISIONS 
 
8-3J.123 BUILDING HEIGHT 
 
A. Limitations and General Exceptions. The maximum height of any structure shall be 

two-and-a-half (2½) stories or thirty (30) feet, whichever is less. Taller structures 
shall be permitted only as a conditional use in each zone. Height limitations shall 
not apply to chimneys, spires, aerials, flagpoles, solar energy collectors and 
necessary mounting or operational equipment, utility poles, or other similar objects 
not used for human occupancy. Barns and silos are permitted subject to written 
approval by the City or District Fire Chief. Buildings and other objects cited in this 
Section should not be permitted to significantly impair solar access of buildings or 
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solar collectors. 
 
FINDING: The proposed building is less than 30 feet in height.  The provisions of this 
section have been met.   

8-3 Division J. Article 3.   
TREE PRESERVATION AND PROTECTION 

8-3J.350 PERMIT TYPES 

Type C permit. 

A. Approval to remove two or more trees on a single lot or parcel as part of a site 
plan review or amendment, subdivision, or partition application may be granted 
as a Type C permit in conformance with subsection (5) of this section. 

B. Type C permit applications shall be reviewed concurrent with the development 
review process. If a Type C permit or its associated development application is 
appealed, no trees shall be removed until the appeal has been resolved. 

FINDING: The trees being proposed for removal near the restaurant building site do not 
qualify as significant or heritage trees, therefore a Type C tree removal permit is not 
required.  The provisions of this section are not applicable.   

8-3 Division J. Article 4. 

LANDSCAPING, FENCING AND HEDGES 

8-3J.420 MINIMUM LANDSCAPED AREA 

A. The minimum percentage of required landscaping is as follows: 
2. Commercial Highway (CH) and Commercial Interchange (CI) Zones.  20 

percent of the site. 

FINDING: As shown on the proposed landscape plan, the site includes 52,250 square feet of 
landscaping, including 15,297 square feet dedicated to the City as open space. This comprises 
22.3% of the overall site and meets the minimum requirements. As addressed above, including 
the 15,297 square feet of open space provides for a large percentage of the required landscape 
and provides the property owner with some level of compensation for the area lost due to 
setbacks.   The provisions of this section have been met.   

8-3J.430 MINIMUM VEGETATION AND GROUND COVER 
A. Minimum number of trees and shrubs acceptable per 1,000 square feet of 

landscaped area: 
1. One tree, minimum 2” caliper. 
2. Four 5-gallon shrubs or accent plants. 
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B. Minimum percentage Ground Cover. All landscaped area, whether or not 
required, that is not planted with trees and shrubs, or covered with non-plant 
material as defined in Section 8-3J.430(C) below, shall have ground cover plants 
that are sized and spaced to achieve 75 percent coverage of the area not covered 
by shrubs and tree canopy unless a xeriscape plan is approved. 

C. Landscape Materials. Permitted landscape materials include trees, shrubs, 
ground cover plants, non-plant ground covers, and outdoor hardscape features, 
as described below. “Coverage” is based on the projected size of the plants at 
maturity, i.e., typically three (3) or more years after planting.  The landscape 
materials below may be modified as part of an approved xeriscape plan. 

FINDING:  The subject parcel totals approximately 5.38 acres (234,352 square feet) which 
requires 46,870 square feet of landscaping.  As shown on the proposed site plan, the 
development includes approximately 52,250 square feet of landscaped area, including the 
proposed 15,265 square feet of dedicated open space.  With the deduction of the dedicated 
open space, the applicant’s required landscape area totals 31,620.  Pursuant to Section 8-
3J.430(A) above, the applicant shall plant thirty-two (32) 2” caliper trees and one hundred 
twenty-eight (128) 5-gallon shrubs or accent plants to meet the minimum landscape 
requirements.  The existing area of vegetation (trees and shrubs) in the open space area 
have been counted towards the required minimum.  The proposed landscape plan identifies 
thirty (30) 2” caliper trees.  All required parking lot trees and trees used to meet the 
landscape requirements shall be 2” caliper or larger and all shrubs shall be at least 5-gallons 
in size.  As a condition of approval, prior to issuance of permits, the applicant shall provide 
Community Development with a revised Landscape Plan that includes thirty-two (32) 2” 
caliper trees and one hundred twenty-eight (128) 5-gallon shrubs or accent plants to meet 
the minimum landscape requirements in accordance with Section 8-3J.430 of the Talent 
Zoning Code.  The revised landscape plan shall also provide the location of all irrigation, 
including the spray patterns of the proposed irrigation or the location of drippers to ensure 
that each plant within the landscaped area has water.  All required landscaping shall be 
installed prior to Certificate of Occupancy.  The provisions of this section have been met 
subject to conditions of approval. 

8-3J.450 BUFFER AND SCREENING 

The Planning Commission shall require a buffer when a development or use proposed in 
a commercially and industrially zoned area is adjacent to a conflicting land use zone or 
an incompatible but permitted use within the same zone.  

A. Commercial and Industrial Transition Buffers.  The following standards shall be 
considered during any land use review that include commercial or industrial uses 
adjacent to a residential use.   
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1. The buffer shall be sufficient to protect the intent of the adjacent zone or the 
integrity of the incompatible use.  

2. The type of buffer shall be considered in relation to existing and future land 
use, the degree of conflict between adjacent uses, and the amount of 
permanence desired.  

3. Buffers may consist of spatial separation, physical barriers, landscaping, 
and natural topography or other features.   In the case that a proposed 
building is directly adjacent to the required setbacks, a fence or wall is not 
an appropriate buffer and a Section (b) below shall be required. 
a. When a fence or wall is being proposed as a buffer it shall be sight-

obscuring.  In order to be “sight-obscuring”, fences and walls must 
be at least 75 percent opaque when viewed from any angle at a point 
25 feet away from the fence or wall. 

b. Hedges shall be of an evergreen species which will meet and 
maintain year-round 75 percent opacity.  Opacity shall be obtained 
within three (3) years of planting.   

c. Creative use of deciduous hedge materials may be proposed to 
provide screening in conjunction with wider planting areas.  
Deciduous hedges may be approved on a case by case basis at the 
discretion of the Community Development Director or Planning 
Commission.   

FINDING:  The proposed commercial development, although not abutting a conflicting 
land use is located near residential development on the western boundary of the property 
and commercial on the eastern boundary.  The site includes existing riparian vegetation 
along the western and eastern property lines that is more than adequate to screen and buffer 
the nearby residential neighborhood and commercial uses.  Although the existing buffer 
exceed the requirements of this section, the applicant has proposed an additional evergreen 
buffer to ensure that Oak Valley Residents are protected year-round from potential noise, 
light and odor issues.  As a condition of approval, the applicant shall, prior to issuance of 
building permits, provide the City with a revised landscape plan that includes at minimum, 
one (1) Western Red Cedar at least five (5) feet in height at the time of installation, with a 
minimum spacing of 15’-25’, planted along the western bank of Wagner Creek from the 
south elevation of the dwelling at 100 Oak Valley to the north elevation of the dwelling at 
140 Oak Valley.  As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy install all approved landscaping.  The provisions of this section have been 
met subject to conditions of approval.   

8-3J.470 LANDSCAPE MAINTENANCE 
It shall be the responsibility of the property owner to maintain landscaping on their 
property. All landscaping and trees shall be provided with irrigation or other facilities for 
the continuing care of the vegetation. 



Planning Commission Final Order Applicant: Northwest Properties & Investments, LLC. 
File No. SPR 2017-005 Page 14 

 
 

A. Residential Areas 
In all residential zones, areas on a lot not occupied by roadways, parking areas, 
walkways, patios or structures shall be maintained. Fences, walls, hedges and 
screen plantings shall be permitted in conformance with the requirements of 8-3J.3. 
All fences, walls, hedges and screen plantings shall be maintained. 

B. Commercial Areas 
In commercial zones, areas not occupied by structures, roadways or parking areas, 
walkways, bicycle paths, patios or other specific facilities shall be maintained. 
Fences, walls, hedges and screen plantings shall be permitted in conformance with 
the requirements of 8-3J.420 and 430 above. 

FINDING:  As a general condition of approval, all areas of the subject property not 
occupied by roadways, parking areas, walkway, patios or structures shall be maintained at 
all time.  Non-compliance of the provisions of this section are addressed through the code 
enforcement program and are addressed as necessary.  The provisions of this section have 
been met.   
 
8-3 Division J. Article 5.  
OFF-STREET PARKING AND LOADING 

8-3J.520 – OFF-STREET LOADING 
 
Every hospital, institution, hotel, commercial or industrial building hereafter erected or 
established, and every existing structure enlarged or changed for these uses within any zone 
of the City, having a gross floor area of 10,000 square feet or more, shall provide and 
maintain at least one (1) off- street loading space plus one additional off-street loading space 
for each additional 20,000 square feet of gross floor area. Any use requiring one-half or 
more of a loading space shall be deemed to require the full space. Each loading space shall 
be at least ten (10) feet in width, twenty-five (25) feet in length, and have fourteen (14) feet 
vertical clearance. 

FINDING: The proposed building is over 10,000 square feet and is required to provide 
at least one off-street loading area. The proposed site plan identifies an adequate loading 
area near the northern portion of the proposed building.  The provisions of this section 
have been met.   

8-3J.540 NUMBER OF PARKING SPACES REQUIRED 
 
A.  The number of off-street parking spaces required shall be not less than as set forth 

in Table 540-1, except as otherwise provided in this Article. 

FINDING:  The proposed retail store includes a gross floor area of 6,375 square feet and 
requires 16 parking spaces. The restaurant includes a gross floor area of 5,508 square feet 
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and requires 55 parking spaces. There are 61 standard and 4 ADA parking spaces proposed. 
Auto fueling will contain 18 spaces. In total, there are 83 parking spaces for autos. There 
are 30 truck spaces proposed ranging in length from 45 to 95 feet to accommodate the 
upper floor lounge area for truck driver use.  There are two banquet rooms totaling 295 
square feet.  The addition of this space is negligible compared to the other onsite uses and 
can be feasibly accommodated in the proposed parking.  The proposed plan exceeds the 
requirement for both the auto and truck oriented uses.  The provisions of this section have 
been met.   
 
C. The following parking shall be provided for disabled persons, in conformance with the 

Americans With Disabilities Act (Table 540-2). Disabled parking is in addition to the 
minimum number of required parking spaces in 8-3J.540(A). 

Table 540-2.  Minimum Number of Accessible Parking Spaces 
 ADA Standards for Accessible Design 4.1.2 (5) 

Total Number of 
Parking spaces 
Provided (per lot) 

Total Minimum 
Number of Accessible 
Parking Spaces (60” & 
96” aisles) 

 

Van Accessible 
Parking Spaces with 
min. 96” wide access 
aisle 

Accessible Parking 
Spaces with min. 60” 
wide access aisle 

     
 Column A    
75-100 4  1 3 

 
FINDING:  In total, there are 83 parking spaces for autos.  As proposed, the applicant has 
identified four (4) ADA stalls in conformance with the ADA standards in Table 540-2 
above. The provisions of this section have been met. 

8-3J.560 BICYCLE PARKING FACILITIES 
Commercial, industrial facilities and multiple-family dwellings shall provide adequate, safe and 
conveniently located parking facilities for bicycles. All uses, which are subject to Site Design 
Review, shall provide bicycle parking, in conformance with the following standards, which are 
evaluated during Site Design Review: 

A.  Number of Bicycle Parking Spaces. A minimum of 2 bicycle parking spaces per use is 
required for all uses with greater than 10 vehicle parking spaces… 

FINDING:  The proposed site includes 83 parking spaces and requires a minimum of 8 
bicycle parking spaces. As shown on the proposed site plan, 8 bicycle parking spaces have 
been provided on a concrete pad adjacent to the convenience store entrance.  The provisions 
of this section have been met.   

C. Location and Design. Bicycle parking shall be conveniently located with respect to 
both the street right-of-way and at least one building entrance (e.g., no farther 
away than the closest parking space). It should be incorporated whenever possible 
into building design and coordinated with the design of street furniture when it is 
provided, unless demonstrated otherwise by the applicant. Street furniture includes 
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benches, streetlights, planters, and other pedestrian amenities. Creative designs 
are strongly encouraged. 

D. Visibility and Security. Bicycle parking shall be visible to cyclists from street 
sidewalks or building entrances, so that it provides sufficient security from theft 
and damage. 

E. Options for Storage. Bicycle parking requirements for long-term and employee 
parking can be met by providing a bicycle storage room, bicycle lockers, racks, or 
other secure storage space inside or outside of the building; 

F. Lighting. Bicycle parking shall be as well lit as vehicle parking for security, unless 
otherwise well lit by an existing street light in the public right-of-way. 

G. Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and 
reserved for bicycle parking only. 

H. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. 
Parking areas shall be located so as to not conflict with vision clearance standards 
(8-3J.6). 

FINDING:  The proposed site plan identifies the required bicycle parking adjacent to the 
front entrance of the convenience store in a well-lighted, non-hazardous location.  The 
proposed parking is located with respect to both the street right-of-way and at least one 
building entrance and is visible to cyclist from the street sidewalks and building entrance.   
The provisions of this section have been met.   

8-3J.570  PARKING AREA DESIGN STANDARDS 

B. Groups of three (3) or more parking spaces shall be served by service drive so that 
no backward movement or other maneuvering of a vehicle within a street other than 
an alley will be required.  

 
E. Parking Stall Standard Dimensions and Compact Car Parking. All off-street 

parking stalls shall be improved to conform to City standards for surfacing, 
stormwater management, and striping.  

 
FINDING:  Proposed parking areas meet all the above requirements. No compact car 
parking is proposed. Parking stalls are configured such that no vehicular movement within 
the right-of-way is required to enter or exit parking stalls. Drive aisles are all 24 feet wide 
and parking stalls are 9 feet wide and 20 feet deep. As required in Section 8-3J.570 (E) and 
proposed in the site development plan, all parking stalls shall be improved to City standards 
for surfacing, stormwater management and striping.  As proposed, the parking area will be 
paved and striped to meet the current city standards.  Stormwater management is required 
for all new impervious surfaces in the development.  As a condition of approval, prior to 
issuance of permits, the applicant shall provide a Stormwater Management Plan approved 



Planning Commission Final Order Applicant: Northwest Properties & Investments, LLC. 
File No. SPR 2017-005 Page 17 

 
 

by Rogue Valley Sewer Services (RVSS) that addresses all detention and treatment 
requirements outlined in the Rogue Valley Stormwater Design Manual (8/2008).  The 
provisions of this section have been met subject to conditions of approval. 

8-3J.575  PARKING AREA IMPROVEMENTS 
All public and private parking areas, which contain three (3) or more off-street parking 
spaces, except for single and two-family dwellings and mobile homes on individual lots, 
shall be improved according to the following: 

A. All parking areas shall have a durable, dust-free surfacing of asphaltic concrete, 
Portland Cement Concrete, or other materials approved by the City Engineer. The 
use of pervious asphalt paving in parking areas is encouraged to meet on-site 
stormwater standards that may significantly reduce the requirement for drainage 
facilities.  

FINDING:  All driveway and parking areas in the proposed site plan consist of a durable 
dust-free paved surface.     The provisions of this section have been met. 

B.  All parking areas, aisles, turnarounds, and outdoor vehicle sales areas shall be 
graded so as not to drain storm water over sidewalks, public rights-of-way, and 
abutting private property. Storm water runoff generated beyond that which is 
normal for the site in its natural state shall, as much as possible, be retained on the 
site. Direct flow in stream channels is to be avoided. Methods to accomplish this 
provision include exhausting the possibilities of grading and draining parking lots 
into one or more of the following: percolation wells, trenches or ponds; vegetated 
or landscaped swales; natural drainage channels other than creek channels; and, 
for peak rainfall or runoff periods, seldom-used portions of the parking lot itself. It 
is the responsibility of the property owner to maintain the storm water system on 
his property in an operational manner so as to maintain the public safety and 
welfare; failure to maintain such a system in good repair may be constituted as a 
public nuisance in accordance with the provisions of any City ordinance regarding 
public nuisances. At least, drainage systems shall be conducted to public storm 
water sewers and ditches. (Please see Stormwater Design Standards). 

FINDING:  Stormwater management is required for all new impervious surfaces in the 
development. As required in Section 8-3J.570 (E) above, all parking stalls shall be 
improved to conform to City standards for surfacing and stormwater management.  As 
proposed, the parking area will be paved to meet the current city standards and no 
stormwater will drain over sidewalks, public rights-of-way or abutting properties.  
Additionally, the applicant shall install a curb, six (6) inches in height around the perimeter 
of the development not used for vehicular access.  The approved stormwater plan prepared 
by a Licensed Engineer, shall also identify an emergency shut-off valve on the storm 
system to completely close the system in the case of an emergency.  As a condition of 
approval, prior to issuance of permits, the applicant shall provide a Stormwater 
Management Plan approved by Rogue Valley Sewer Services (RVSS) that addresses all 
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detention and treatment requirements outlined in the Rogue Valley Stormwater Design 
Manual (8/2008).  The approved stormwater plan shall be prepared by a Licensed Engineer 
and shall identify an emergency shut-off valve on the storm system to completely close the 
system in the case of an emergency.  The provisions of this section have been met subject 
to conditions of approval. 
 
C.  All spaces shall be permanently and clearly marked.  

FINDING:  The proposed plan identifies all required parking stall in accordance with 
Section 8-3J.570(E) Figure 570-1 and Table 570-1.  As a condition of approval, prior to 
Certificate of Occupancy, the applicant shall permanently and clearly mark all parking 
stalls in accordance with the approved plan.     The provisions of this section have been 
met subject to conditions of approval. 

D.  Wheel stops and bumper guards shall be provided where appropriate for all spaces 
abutting property lines or buildings, and where necessary to protect trees or other 
landscaping; and no vehicle shall overhang a public right-of-way.  

FINDING:  All proposed parking stalls adjacent to a raised sidewalk or a raised curb.  The 
proposed sidewalk and raised curbs serve as sufficient protection for the adjacent building 
but do not provide adequate pedestrian safety or proper ADA access without wheel stops 
to prevent the front end of vehicles from encroaching on the walkway.  As a condition of 
approval, prior to Certificate of Occupancy, the applicant shall install wheel stops or 
bumper guards in all proposed parking stalls adjacent to a sidewalk or walkway.   The 
provisions of this section have been met subject to conditions. 

E.  Where parking facilities or driveways are located adjacent to residential or 
agricultural uses, school yards, or similar institutions, a site-obscuring fence, wall 
or evergreen hedge not less than five (5) feet and not more than six (6) feet in height 
(except that such wall, fence or screen planting may exceed six feet in height if 
located beyond the required yard setbacks), and adhering to any vision clearance 
requirements and the yard requirements of the zone in which it is located, shall be 
provided on the property line, or between the property line and the parking area or 
driveway. Screen plantings shall be of such size and number as to provide the 
required screening at maturity, and shall be planted within twelve (12) months of 
the issuance of the building permit.  

FINDING:  The proposed commercial development is located near residential 
development on the western boundary of the property and commercial on the eastern 
boundary.  The site has existing vegetation along the western and eastern property lines 
that is more than adequate to screen and buffer the nearby residential neighborhood and 
commercial uses.  Although the existing buffer exceed the requirements of this section, the 
applicant has proposed an additional evergreen buffer to ensure that Oak Valley Residents 
are protected year-round from potential noise, light and odor issues.  As a condition of 
approval, the applicant shall provide Community Development with a revised Landscape 
Plan that identifies Western Red Cedars at least five (5) feet in height at the time of 
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installation, spaced 15-25 feet apart, planted along the western bank of Wagner Creek from 
the south elevation of the dwelling at 100 Oak Valley to the north elevation of the dwelling 
at 140 Oak Valley. As a condition of approval, the applicant shall, prior to Certificate of 
Occupancy install all approved landscaping.  The provisions of this section have been 
met subject to conditions of approval.   
 
F.  Trees and Landscaping. 

1. Trees shall be retained and/or planted in landscaped areas, which shall cover 
not less than seven percent (7%) of the area devoted to outdoor parking 
facilities. Such landscaping shall be uniformly distributed throughout the 
parking area and may consist of trees plus shrubs, ground cover or related 
material. The intent is to break up large expanses of asphalt and thus provide 
shade in the warmer months and pervious surfaces for stormwater, and 
aesthetic relief. At a minimum, one tree per 5 parking spaces total shall be 
planted to create a partial tree canopy over and around the parking area. All 
parking areas with more than 20 spaces shall include landscape islands with 
trees to break up the parking area into rows of not more than 12 contiguous 
parking spaces. All landscaped areas shall have minimum dimensions of 4 feet 
by 4 feet to ensure adequate soil, water, and space for sustainable plant growth, 
with appropriate timing devices to encourage water conservation. 

2. Irrigation facilities or other provisions for the continuing care of the vegetation 
and protective curbs or raised wood headers shall be provided for landscaped 
areas.  

3. Trees shall be of a type and distribution to reduce the reflection of heat by paved 
surfaces and should have an adequate lifespan, be pollution tolerant and have 
low maintenance requirements in order to save long-term costs. An approved 
recommended tree list will be provided to the applicant. 

4. Trees shall be planted in a manner that will minimize interference with the solar 
access of adjacent properties.  

FINDING:  The purpose landscape plan provides trees and shrubs uniformly distributed 
throughout the parking area and meets the intent of breaking up large expanses of asphalt, 
creating shade during the warmer months and pervious surfaces for stormwater.   
 
As shown on the proposed site plan, the development includes approximately 52,250 
square feet of landscaped area, including the proposed 15,265 square feet of dedicated open 
space.  With the deduction of the dedicated open space, the applicant’s required landscape 
area totals 31,620.  Pursuant to Section 8-3J.430(A) above, the applicant shall plant thirty-
two (32) 2” caliper trees and one hundred twenty-eight (128) 5-gallon shrubs or accent 
plants to meet the minimum landscape requirements.  The existing area of vegetation (trees 
and shrubs) in the open space area have been counted towards the required minimum.  The 
proposed landscape plan identifies thirty (30) 2” caliper trees.  All required parking lot 
trees and trees used to meet the landscape requirements shall be 2” caliper or larger and all 
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shrubs shall be at least 5-gallons in size.  As a condition of approval, prior to issuance of 
permits, the applicant shall provide Community Development with a revised Landscape 
Plan that includes thirty-two (32) 2” caliper trees and one hundred twenty-eight (128) 5-
gallon shrubs or accent plants to meet the minimum landscape requirements in accordance 
with Section 8-3J.430 of the Talent Zoning Code.  The revised landscape plan shall also 
provide the location of all irrigation, including the spray patterns of the proposed irrigation 
or the location of drippers to ensure that each plant within the landscaped area has water.  
The provisions of this section have been met subject to conditions of approval. 
 
G.  Any lights provided to illuminate any public or private parking area or vehicle sales 

area shall be so arranged as to reflect light away from any abutting or adjacent 
residential district and limit excessive light pollution.  

FINDING:  The proposed plan does not detail the type of building or parking lot lighting.  
All lights necessary to illuminate the building or parking area shall be arranged to reflect 
light away from any nearby residential uses.  As a condition of approval, prior to the 
issuance of permits, applicant shall provide Community Development with a lighting plan 
that details the location of each proposed building and parking lot light.  All building lights 
shall be of a type that directs light downward.  All parking lot lights within twenty-five 
(25) feet of the eastern and western boundary of the parcel shall include light shields to 
prevent the spill of light on to the neighboring residential properties.  All other parking lot 
lighting shall be directed in a downward manner in accordance with Section 8-3J.575(G) 
of the Talent Zoning Code.  The provisions of this section have been met subject to 
conditions of approval. 
 
8-3 Division J. Article 6.   

ACCESS, CIRCULATION AND STREET IMPROVEMENTS 

8-3J.630  STREET ACCESS AND CIRCULATION 
A. General. This Article shall apply to all public streets within the City and to all 

properties that abut these streets. 

2. Access Options. When vehicle access is required for development (i.e., for 
off-street parking, delivery, service, drive-through facilities, etc.), access 
shall be provided by one of the following methods (a minimum width of 10 
feet per lane is required). These methods are “options” to the 
developer/subdivider, unless one method is specifically required by 
Divisions 8-3C through 8-3H, and Article 8-3J.1. 

c. Option 3. Access is from a public street adjacent to the development 
parcel. If practicable, the owner/developer may be required to close 
or consolidate an existing access point as a condition of approving 
a new access point. Street access points shall comply with 
Paragraph 630(A)3. 
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FINDING: As proposed, the site will be accessed directly from West Valley View Road 
as well as Hinckley Road. Access from West Valley View Road will be from two existing 
access points. The center access will be an auto entrance/exit with full unrestricted access 
and a truck entrance (entrance only, no exit) is located at the western most access point. 
These accesses will replace the two existing accesses. Traffic traveling in either direction 
along West Valley View Road will be able to access the site through these two points, with 
two additional access point for autos on Hinckley Road. Commercial truck traffic is routed 
to the westernmost entrance along West Valley View Road and exit the site using Hinckley 
Road and the signalized intersection with West Valley View Road. This will reduce the 
number of trucks using the signalized intersection to turn onto Hinckley Road and reduce 
overall queuing lengths for that movement at the intersection.  
 
The proposed plan provides adequate separation for commercial truck and recreational 
vehicle traffic from automobiles within the site, increasing safety for the traveling public.  
Commercial truck and RV traffic will enter the site through the western entrance and move 
through the site along a one-way route leading eventually to an exit-only egress point at 
the north end of the Hinckley Road right- of-way. Automobile traffic can access the site 
from three locations.  One on West Valley View Road and two on Hinckley Road. In an 
effort to reduce congestion at the Hinckley Road access points, the applicant has proposed 
to have West Valley View Road access be a full movement ingress/egress. This would 
allow eastbound traffic to enter the site from West Valley View Road instead of Hinckley 
Road which will reduce the number of vehicles using the signalized intersection to turn 
onto Hinckley.   

The proposed plan has been reviewed by Jackson County, ODOT and the City Engineer 
and is consistent with the City’s Transportation System Plan.  Future traffic volume 
forecasts in the City’s TSP were developed using the Rogue Valley Metropolitan Planning 
Organization (RVMPO) travel demand forecasting model which is based on the regional 
long-range land use assumptions through the year 2038.   The future traffic volume 
forecasts analysis demonstrates that under the 2038 future conditions, all the study area 
intersections would meet operation standards during the PM peak period and that even the 
W. Valley View and I-5 interchanges would meet operational standards with a Level of 
Service grade of a “B” and a volume/capacity (v/c) ratio of 0.51 (Oregon Highway Plan 
targets for v/c are 0.85). 
 
Additional concerns were raised about the conversion of W. Valley View to a three-lane 
cross section.  Section 5 of the City’s Transportation System Plan details the future 
development of W. Valley View and provides documentation that the proposed three-lane 
plan has sufficient capacity to meet future demands through 2038.  Lane widths were a 
large portion of the discussion when the three-lane section was being proposed.  During 
discussions, both Jackson County and the Oregon Department of Transportation 
determined that a 12-foot gravel lane was adequate for large truck traffic and that an 
expanded center turn lane of 14 feet in width provides sufficient area for special cases 
where a wide load may use this portion of W. Valley View Rd.  Concerns about the need 
for a right turn lane into the proposed development will be addressed during the final design 
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and engineering of the lane reconfiguration project sometime in 2018.  Addressing these 
concerns then will provide Staff and the Engineer an opportunity to compare the 
projections in the TSP and IAMP21 documents to what is actually taking place on W. 
Valley View.  The provisions of this section have been met. 
 

3) Road Approach Standards. Standards for the number and location of road 
access points are as follows. Variations from these standards shall satisfy 
and be subject to the requirements of 8-3L.4, Variances 

FINDING: The proposed plan uses two existing commercial accesses on West Valley 
View Road. As proposed, they will be reduced from their current size and brought into 
compliance with current City standards.  Considering that the proposed access 
modifications on Valley View Rd. are from two existing non-conforming accesses and that 
the nonconformity of the two accesses are being minimized, no variance to the access width 
standards is necessary.  To ensure the proposed public access improvements meet City 
standards, the applicant shall, prior to issuance of permits, provide Community 
Development with Public Improvement Plans that identify the location and standard design 
for all proposed curb cuts, including curbs, gutters, sidewalks and driveway aprons.  The 
provisions of this section have been met subject to conditions of approval.   
 

4. Curb Cut—Driveway Standards.  

a. Driveway approaches must be designed and located to provide an 
exiting vehicle with an unobstructed view. Construction of 
driveways along acceleration or deceleration lanes and tapers shall 
be avoided due to the potential for vehicular weaving conflicts. 
Driveways shall be designed and constructed to facilitate the flow 
of traffic ingress and egress and maximize safety of pedestrians and 
vehicular traffic on site. Curbs, sidewalks, landscaping, signs 
and/or other improvements shall be utilized to clearly define points 
of ingress and egress.  

b. Curb cuts or driveways widths shall be sized according to the 
following: 

(3) Commercial and industrial uses: maximum curb cuts and 
driveway approaches are the following according to 
property frontage: 

Property frontage One two-way 
driveway 

Two or more two-
way driveways 

under 30 feet 60% of frontage ------- 

30-50 feet 18 feet ------- 

50-80 feet 29 feet ------- 
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80 feet or more 33 feet 28 feet 
 
FINDING: Existing driveways on this property are over 120 feet in width to accommodate 
large truck traffic. The existing driveways are non-conforming and do not currently meet 
the provisions of this ordinances.  The proposed site plan reduces the non-conforming 
access to a total of 98 feet.  It is the intent of the applicant to use the western entrance as 
an “enter only” truck access. The Truck entrance will be 63 feet wide at the throat to allow 
for truck maneuverability when there is queuing at the fuel pumps. The middle entrance 
will be reduced greatly in width to 35 feet and will be used for automobiles accessing the 
restaurant, convenience store, or auto fuel. This entrance is intended to be a full access, 
auto-only, entrance/exit with access to either direction.  Considering that the proposed 
access modifications on Valley View Rd. are from two existing non-conforming accesses 
and that the nonconformity of the two accesses are being minimized, no variance to the 
access width standards is necessary.  To ensure the proposed public access improvements 
meet City standards, applicant shall provide Community Development with Public 
Improvement Plans consistent with the City’s Standard Details that identify the location 
and standard design for all proposed curb cuts, including curbs, gutters, sidewalks and 
driveway aprons.  The provisions of this section have been met subject to conditions of 
approval.   
 
8-3J.640  PEDESTRIAN ACCESS AND CIRCULATION  

To ensure safe, direct, and convenient pedestrian circulation, all developments, except 
single-family detached housing (i.e., on individual lots), shall provide a continuous 
pedestrian and/or multi-use pathway system. (Pathways only provide for pedestrian 
circulation. Multi-use pathways accommodate pedestrians and bicyclists.)  

A. Continuous Pathways. The pathway system shall extend throughout the 
development site, and connect to all future phases of development, adjacent trails, 
public parks and open space areas whenever possible. The developer may also be 
required to connect or stub pathway(s) to adjacent streets and private property, in 
accordance with the provisions of Sections 630 and 640. 

 
B. Safe, Direct, and Convenient Pathways. Pathways within developments shall 

provide safe, reasonably direct and convenient connections between primary 
building entrances and all adjacent streets, based on the following definitions: 

4. For residential buildings the “primary entrance” is the front door 
(i.e., facing the street). For multiple-family buildings in which each 
unit does not have its own exterior entrance, the “primary 
entrance” may be a lobby, courtyard or breezeway, which serves as 
a common entrance for more than one dwelling. 

C. Connections Within Development. For all developments subject to Site 
Development Plan Review (8-3L.1), pathways shall connect all building entrances 
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to one another. In addition, pathways shall connect all parking areas, storage 
areas, recreational facilities and common areas, and adjacent developments to the 
site, as applicable. 

D. Street Connectivity. Pathways (for pedestrians and bicycles) shall be provided at 
or near mid-block where the block length exceeds the length required by Sec. 
630(A). Pathways shall also be provided where cul-de-sacs or dead-end streets are 
planned, to connect the ends of the streets together, to other streets, and/or to other 
developments, as applicable.  

E. Design and Construction. Pathways shall conform to all of the following standards: 

1. Vehicle/Pathway Separation. Where pathways are parallel and adjacent to 
a driveway or street (public or private), they shall be raised six (6) inches 
and curbed, or separated from the driveway/street by, at minimum, a five-
foot-wide strip with bollards, a landscape berm, or other physical barrier. 
If a raised path is used, the ends of the raised portions must be equipped 
with curb ramps. 

2. Housing/Pathway Separation. Pedestrian pathways shall be separated a 
minimum of five (5) feet from all residential living areas on the ground 
floor, except at building entrances. Separation is measured from the 
pathway edge to the closest dwelling unit. The separation area shall be 
landscaped in conformance with the provisions in Divisions 8-3C through 
8-3G and Article 8-3L.7. Where there is no building separation, a pathway 
is not required for commercial, industrial, public, or institutional uses. 

3. Accessible Routes. Pathways shall comply with the Americans With 
Disabilities Act, which requires accessible routes of travel. 

FINDING: The property has existing sidewalk along its entire southern property line. The 
Applicant proposes to construct sidewalk along Hinckley Road as well as the paved path 
from West Valley View Road north along Wagner Creek and the western property line to 
Bear Creek in conformance with the Parks and Transportation System Plans. The proposed 
path is designed with a fence between the pathway and the truck stop curb to protect 
pedestrians using the path from vehicular traffic.  Considering the pedestrian path along 
the creek will be dedicated to the City, Public Improvement Plans for the path will be 
required.  As a condition of approval, prior to issuance of building permits, the applicant 
shall provide Community Development with approved Public Improvement Plans siting 
the location of the path along the eastern boundary of the proposed dedicated tract of land.  
The design of the multi-use path shall be consistent with the City’s Standard Details for 
multi-use paths and shall provide an inset plan detailing the terminus of the multi-use path 
at W. Valley View Rd consistent with ADA standards.   The provisions of this section 
have been met subject to conditions of approval. 
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8-3 Division L. Article 1. 

SITE DEVELOPMENT PLAN  

8-3L.150 REQUIRED FINDINGS FOR APPROVAL OF PLAN  
After an examination of the site, the Planning Commission shall approve, or approve with 
conditions the site development plan if all of the following findings are made: 

A. All provisions of this Chapter and other applicable City ordinances and 
agreements are complied with; 

 

B. The proposed development will be in conformance with the intent and 
objectives of the zone in which it will be located; 

FINDING:  The proposed development complies with the provisions of the Talent Zoning 
Code and meets the objectives of the zone subject to conditions of approval.     The 
provisions of this section have been met subject to conditions of approval. 

C. All applicable portions of the City comprehensive plan or other adopted 
plan are complied with; 

FINDING:  The proposed development is consistent with the intent of the uses allowed 
on a property with a commercial Comprehensive Plan Designation.  The provisions of this 
section have been met. 

D. The proposed development will be compatible with or adequately buffered 
from other existing or contemplated uses of land in the surrounding area; 

FINDING:  The proposed commercial development is located near residential 
development on the western boundary of the property and commercial on the eastern 
boundary.  The site has existing vegetation along the western and eastern property lines 
that is more than adequate to screen and buffer the nearby residential neighborhood and 
commercial uses.  The provisions of this section have been met.   
 

E. That no wastes, other than normal water runoff, will be conducted into City 
storm and wastewater facilities; 

FINDING:  The proposed site development plan does not propose to put any waste other 
than normal water runoff into the City storm and wastewater facilities.  The provisions of 
this section have been met. 

F. The following are arranged so that traffic congestion is avoided, pedestrian 
and vehicular safety, solar access, historic sites, and the public welfare and 
safety are protected, and there will be no adverse effect on surrounding 
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property: 

1. buildings, structures, and improvements; 

2. vehicular and pedestrian ingress and egress, and internal 
circulation; 

3. parking and loading facilities; 

4. setbacks and views from structures; 

5. walls, fences, landscaping and street and shade trees; 

6. lighting and signs; and 

7. noise generation facilities and trash or garbage depositories. 

FINDING:  Vehicular and pedestrian access and circulation have been adequately 
addressed.  The proposed landscaping has been designed to create an attractive buffer when 
fully mature.  The provisions of this section have been met.     
 

G. The applicant has made any required street and other needed public facility 
and service improvements  in conformance with the standards and 
improvements set forth in this Chapter and the applicable  portions of the 
City Subdivision Code, or has provided for an adequate security 
arrangement with the  city to ensure that such improvements will be made. 

FINDING:  In addition to the aforementioned multi-use path and access improvements to 
the site, the applicant has determined it necessary to relocate the existing 12” public water 
main and easement to accommodate the location of the proposed building and parking area.  
As proposed, the site plan relocates the existing 12” water main to the area being dedicated 
as open space.  As a condition of approval, the applicant shall provide Public Improvement 
Plans consistent with the City of Talent Standard Details (amended June 18, 2014).  
Construction of the required water main shall be installed at the applicant’s expense.  
Additionally, the applicant shall vacate the existing 20’ water easement (OR 79-06512) 
once the new water line improvements have been accepted by the City.  The provisions of 
this section have been met subject to conditions of approval.  
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8-3 Division L. Article 2. 
CONDITIONAL USE permit (CUP) 
 
8-3L.246 SPECIAL STANDARDS GOVERNING CONDITIONAL USES 

Certain conditional uses shall meet the following standards: 

A. Wireless Communication Towers 
 
2.    Site Design for Wireless Communication Towers: 

 
i. The outer perimeter of the Wireless Communication facility shall 

have a 10 (ten) foot landscaped buffer zone and shall be maintained 
by the property owner to ensure proper growth and health of the 
surrounding vegetation  

 
FINDING:  The proposed site plan includes a previously approved wireless 
communication tower.  Although there are no plans to relocate the existing tower, Staff has 
determined that the current screening of the facility does not meet the existing screening 
standards that now apply.  Considering modifications to the existing screening are 
proportional to the proposed development, a request for additional screen is justified.  As 
a condition of approval, the applicant shall, prior to issuance of permits, provide a revised 
site plan identifying an evergreen buffer adjacent to the security fence surrounding the 
tower.  The provisions of this section have been met subject to conditions of approval.  
 

8-3 Division L. Article 9. 
TRAFFIC IMPACT STUDY 
 
8-3L.920 APPLICABILITY  
 
A. Transportation Impact Study (TIS) shall be required if any of the following actions 

exist: 

1. A zoning or comprehensive plan map or text amendment is projected to 
generate 500 or more net daily vehicle trips. 

FINDING:  The proposal does is not a zoning or comprehensive plan map or text 
amendment.  The provisions of this section are not applicable. 
 

2. A development proposal is projected to generate fifty (50) or more net peak 
hour trips on an arterial or collector segment or intersection. 
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FINDING:  The proposal is for the redevelopment of an existing truck stop eliminating 
the truck wash and service area, leaving only truck and auto fueling and the restaurant/retail 
use.  The reduction in services available at the site result in a reduction of traffic.    
Considering that trip generation is calculated based on uses identified in the Institute of 
Transportation Engineer’s (ITE) manual and the truck wash and service area are being 
eliminated, no “new” trips are being generated.  The provisions of this section are not 
applicable. 
 

3. A land use action or development proposal will impact known safety, 
congestion or capacity problems. 

FINDING:  There are no known safety, congestion or capacity issues with this segment of 
roadway.  West Valley View, along with Interstate 5 (exit 21) have been the focus of a 
significant amount of study in the past four years beginning with the City’s Transportation 
Element update in 2013, followed by the OR99 Corridor Study in 2014 and finally by the 
Interchange Area Management Plan 21 (IAMP 21) prepared by the Oregon Department of 
Transportation.  Each of these studies demonstrated that even with full site buildout of the 
adjacent parcels as well as some areas along OR99, there is adequate capacity on W. Valley 
View.  Each of these plans took into consideration the potential of a lane reduction on 
Valley View and even then, the level of service wasn’t diminished.   
 
To ensure the level of service wasn’t diminished beyond an acceptable amount, Jackson 
County Roads required the applicant to provide a limited Transportation Impact Study to 
verify the County segment of Suncrest Road would not be negatively impacted.  On August 
24, 2017, Jackson County Roads provided the City with an email stating that they found 
the TIS to be adequate and that no mitigation to the County roadway system was required.   
 
The Oregon Department of Transportation also stated that they had no required mitigation 
for the project.    Based on the review of all of the affected agencies and that no known 
safety, congestion or capacity issues have been identified, this provision of the code does 
not require that the Traffic Safety Study Requirements of Section 8-3L.930 to be addressed.  
The provisions of this section have been met. 
 

4. A land use action or development proposal is on a highway segment with 
special access controls. 

FINDING:  There are no special access controls identified for this site.  The provisions 
of this section are not applicable. 
 

8-5.150 PROVISIONS FOR FLOOD HAZARD REDUCTION   

 In all areas of special flood hazards, the following standards are required: 

F. Specific Standards  In all areas of special flood hazards where base flood elevation 
data has been provided as set forth in 8-5.130B,  Basis for Establishing the Areas 
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of Special Flood Hazard or 8-5.140C2,  Use of Other Base Flood Data, the 
following provisions are required: 

2. Non-Residential Construction - New construction and substantial 
improvement of any commercial, industrial or other nonresidential 
structure shall either have the lowest floor, including a basement floor, 
elevated two (2) feet above the base flood elevation; or, together with 
requirements for utility and sanitary facilities set out below, shall: 

 
 a. Be flood-proofed so that below the flood protection level (two feet 

above base flood level), the structure is watertight with walls 
substantially impermeable to the passage of water;  

  
 b. Have structural components capable of resisting hydrostatic and 

hydrodynamic loads and effects of buoyancy; 
 

 c. Be certified by a registered professional engineer or architect that 
the design and methods of construction are in accordance with 
accepted standards of practice for  meeting provisions of this 
subsection based on their development and/or review of the 
structural design, specifications and plans.  Such certifications shall 
be provided to the Flood Plain Manager, as set forth in 8-5.140C, 
above; 

 
d. Non-residential structures that are elevated, not flood-proofed, must 

meet the same standards for space below the lowest floor as 
described in 8-5.150F1; 

  
e. Applicants flood-proofing non-residential buildings shall be 

notified that flood insurance premiums will be based on rates that 
are one (1) foot below the flood-proofed level (e.g. A building flood-
proofed to the base flood level will be rated as one (1) foot below). 

FINDING:  The proposed development is located in both the Floodway and the 100-Year 
Floodplain.  The findings for development in the Floodway have been addressed above in 
Section 8-3H.220.  No development other than the required multi-use path is required 
within the floodway.   
 
As shown on the site plan map, the applicant is proposing to develop a 13,000-square foot 
building and install diesel/auto fueling stations.  These structures are within the 100-Year 
Floodplain and subject to the construction standards above.  The applicant’s Engineer has 
provided a letter stating that the proposed project can be built to the standards of this 
section.  The Engineer’s statement provides sufficient evidence that the project can feasibly 
be built as proposed.  As a condition of approval, prior to issuance of permits, the applicant 
shall provide the City a construction elevation certificate prepared by a licensed Engineer 
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demonstrating that the proposed construction is two (2) feet above base flood elevation 
(BFE).  Prior to Certificate of Occupancy, the applicant shall provide the City a finished 
elevation certificated prepared by a licensed Engineer demonstrating that the project was 
constructed in accordance with the construction elevation certificate. The provisions of 
this section have been met subject to conditions of approval. 
 
ORD #725 SYSTEM DEVELPOMENT CHARGES 

Section 8. COLLECTION OF CHARGES 

A. The System Development Charge is payable upon, and as a condition of, issuance 
of:   

 1.   A building permit 
2. A development permit and/or a development permit for development not 

requiring the issuance of a building permit; 
3. A permit or approval to connect to the water or storm drainage system, or 

sewer system; 
 4. A right-of-way permit.  
 
FINDING:  System Development Charges (SDCs) will be assessed as required in 
accordance with Ordinance #725 adopted October 5, 2005.  In addition, the applicant will 
be required to provide evidence that all other SDCs from other jurisdictions have been paid 
in full.  As a condition of approval, prior to the issuance of permits, the applicant shall 
provide evidence that all required SDCs from affected agencies have been paid in full. The 
provisions of this section have been met subject to conditions of approval. 
 
This approval shall become final 14 days from the date this decision and supporting 
findings of fact are signed by the Chair of the Talent Planning Commission, below.  A 
Planning Commission decision may be appealed to the Hearing’s Officer within 14 
days after the final order has been signed and mailed.  An appeal of the Hearing’s 
Officer decision must be submitted to the Land Use Board of Appeals within 21 days 
of the Hearing Officer’s decision becoming final. 
 
Failure of the applicant to raise constitutional or other issues relating to proposed 
conditions of approval with sufficient specificity to allow the City to respond to the 
issue precludes an action for damages in circuit court. 
 
 
_____________________________   _____________________________ 
Felicia Hazel      Date 
Planning Commission Chair 
 
ATTEST  

_____________________________   _____________________________ 
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Zac Moody      Date 
Community Development Director 
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