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PLANNING COMMISION 

REGULAR MEETING AGENDA 

- HELD VIA ZOOM -

March 22, 2022 – 6:30 PM 

This meeting will be held electronically via Zoom. There are two ways join the meeting: 

1. You can join the meeting with your computer or smart phone using the following link & passcode:
Zoom:
https://us02web.zoom.us/j/81116059391?pwd=OU0yNWQ5a1J6VWRrSDdxaGVlUXNDQT09
Passcode: 049610

2. You can join the meeting by phone by dialing 1-669-900-6833 and using the following information:
Webinar ID: 811 1605 9391 
Passcode: 049610 
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7. Discussion Items  

8. Subcommittee Reports  

9 Propositions and Remarks from the Commission 

10. Adjournment  
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CITY OF TALENT, OREGON 

Planning Commission Interview Questions 

1. Why do you want to serve on the Planning
Commission?

2. What is your background in community service and
what volunteer work you have done for the City of
Talent?

3. What experience have you had that you feel would be
valuable to this position?

4. This position requires a significant time commitment,
not only for Planning Commission meetings but for
review of planning applications and other legislation.
Do you have adequate time?

5. What is your interest in city government?

6. Is there anything else you would like to tell us about
yourself, and do you have any questions of us?
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PLANNING COMMISSION 
REGULAR MEETING MINUTES 

-HELD VIA ZOOM- 
December 28, 2021 

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

on the City Website: www.cityoftalent.org 
 

 
Planning Commission Meeting Minutes | December 28, 2021 | Page 1 

 
REGULAR 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 at 6:38 PM 

Members Present: Members Absent: 

Commissioner Glass 
Commissioner Hazel 
Commissioner Sherrell 
Commissioner Allen 
Commissioner Fonseca 
Commissioner Davis 
Commissioner Bucolo 

 

Also Present: 

Eleanor Ponomareff, City Councilor / Ex Officio 
Kristen Maze, Community Development Director (CDD) 
Anna D’Amato, Interviewee for Planning Commissioner opening 

 
II. Brief Announcements by Staff 

Filled position for Community Development Assistant. New staff member will start on January 3, 2021. 
Announces upcoming Regional Planning Work Session on January 5th. Also announces Land Use 
Leadership Initiative workshop scheduled in February. 

 
III. Interview with Anna D’Amato for Planning Commissioner opening - Commissioners interview 

Anna D’Amato. 
 
Motion (00:57:20): Commissioner Hazel: “I move that we recommend appointment of Anna 
D’Amato to the Planning Commission.” Commissioner Sherrell seconds the motion. 
Discussion: None. Vote: All ayes. Motion carries. 

 
IV. Consideration of Minutes 

November 23, 2021 

Motion (01:01:25): Commissioner Sherrell: “I move that we accept the minutes for November 23, 
2021 as amended .” Commissioner Fonseca seconds the motion. Ex Officio Ponomareff points out 
Mayor Ayers-Flood was present at the meeting. 
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Discussion: Confirmation that Mayor/Ex Officio Ayers-Flood was present.  
Vote: All ayes. Commissioners Davis and Hazel abstain because they were not present at the 
11/23/21 meeting. Motion carries. 
 

V. Public Comments on Non-Agenda Items 
Written public comment was received from Derek Volkart, Talent adjacent resident. Mr. Volkart 
provided a recent history of illegal demolitions in Talent and pointed out that code section 
18.175.050 requires issuance of permit for demolition of buildings. The lack of a dedicated 
demolition permit in the City should not be taken as outright permission to demolish a structure. 
Commissioners and Staff discussed this issue. Sherrell states that there is language in the Talent 
Municipal Code, General Provisions section that suggests a general construction permit is may be 
required for a demolition.  
 

VI. Public Hearings – None  
 
VII. Discussion Items – None  

 
VIII. Subcommittee Reports – None  
 
IX. Propositions and Remarks from the Commission 

Commissioner Fonseca and Allen announce that they will be leaving the Planning Commission at 
the end of the year. Chair Glass announces that she will be moving out of the area and will also be 
leaving the Commission. Discussion continues on the topic of demolition permits, enforcement and 
penalties. Staff reads code with regard to penalties that could be applied, and points out in the Old 
Town Overlay requires approval by the TARC Committee. 

 
Chair Glass raises a question that came up earlier at the Architectural Review Committee meeting 
(12/28/21). Are recommendations made by the TARC Committee permissive or directive? When 
an applicant puts a project forward and obtains permission, are they bound by the City to complete 
all elements of the project? For instance, if subtractions are made to the permitted improvements, 
should applicant bring this back to the TARC Committee for approval? Commissioners discuss 
these questions and decide that further code research is necessary before bringing the topic before 
the Council.  

 
X. Representatives of the Council 

None 
 

XI. Adjournment at 8:02 PM 
 

Respectfully submitted by: 

 
 
_____________________________________ 
Kim Trimiew, Planning Technician                     
 
 
Attest:  
 
 
_____________________________________  
Felicia Hazel, Planning Commission Chair 
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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. 
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PLANNING COMMISSION 
REGULAR MEETING MINUTES 

-HELD VIA ZOOM- 
January 25, 2022 

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

on the City Website: www.cityoftalent.org 
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REGULAR 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 at 6:30 PM 

Members Present: Members Absent: 

Commissioner Hazel 
Commissioner D’Amato 
Commissioner Bucolo 

 

Also Present: 

Darby Ayers-Flood, Mayor / Ex Officio 
Eleanor Ponomareff, City Councilor / Ex Officio 
Kristen Maze, Community Development Director (CDD) 

 
II. Brief Announcements by Staff – None 
 
III. Public Hearings 

Vice Chair Hazel opens hearings SPR 2021-015 and VAR 2022-001 before the Planning Commission at 
6:31pm and closes the hearings at 6:32pm due to lack of a quorum. 

 
IV. Public Comments on Non-Agenda Items – None   

 
V. Public Hearings – None  
 
VI. Discussion Items – None  

 
VII. Subcommittee Reports – None  
 
VIII. Propositions and Remarks from the Commission – None 
 
IX. Representatives of the Council – None 

 
X. Adjournment at 6:33 PM 
 

Respectfully submitted by: 
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_____________________________________ 
Kim Trimiew, Planning Technician                     
 
 
Attest:  
 
 
_____________________________________  
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. 
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C i t y  o f  T a l en t  
Community Development Department - Planning 

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

 
 

Meeting date:  March 22, 2022 File no: CUP 2022-001 
Prepared by: Kim Trimiew Item: Coffee Roastery 

 
 

GENERAL INFORMATION 
Applicant .......................................................... Cody Gordon & Kristina Dolgin 

 
Assessor’s Map Number ..................................38-1W-25B Tax Lot 2800 & 2804 

Site Location .................................................... 618 S. Pacific Hwy 

Site Area ........................................................... 0.63 acres 
 

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

Adjacent zoning and land uses ......................... CH – Commercial Highway/ 
Residential Uses 

Applicable Code Sections .................................Articles 18.155 and 18.60 

120-Day Limit .................................................. June 7, 2022 

 
PROPOSAL 
The request is for a Conditional Use Permit to operate a coffee roasting operation in the 
warehouse that is currently being constructed at 618 S. Pacific Hwy. There are no changes 
to the exterior of the building and no site improvements proposed. 

 
BACKGROUND 
The proposed coffee roastery is to be located in a portion of a warehouse building that is 
currently under construction in the CH zone. The property underwent a Type II Site De- 
velopment Review in 2021 (SPR 2021-004), and was deemed to meet the relevant munic- 
ipal code provisions. 

 
 Stormwater/Waste Water 
Stormwater is currently available to the site. 
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 Water Service 

Water service is currently available to the site. 
 

APPROVAL CRITERIA 
18.60 of the Talent Zoning Code regulates uses in the Highway Commercial District. 

 
18.155 of the Talent Zoning Ordinance authorizes conditional uses.   All uses permit-   ted 
conditionally are declared to be in possession of such unique and special characteris- tics 
as to make questionable or impractical their being included as outright uses in any of the 
various zones herein defined. The purpose of the conditional use process is to deter- mine 
the desirability of certain uses and to allow proper integration into the community of uses, 
which may be suitable only on certain conditions and at appropriate locations. The reasons 
for requiring special consideration may involve, among other things, the size of the area 
required for the full development of such uses, the nature of the traffic problems inherent 
in the operation of the use, and/or the effect such uses have on any adjoining land uses and 
on the growth and development of the community as a whole. [Ord. 817 § 8- 3L.210, 2006.] 

 
AGENCY COMMENTS 
J ackson County Fire District #5 provided the following comment: The applicant must fol- 
low applicable fire and building codes related to the practice of coffee roasting, instilla- 
tion of equipment, venting or related activities in the space. 

 
 City of Talent Police Department had no comments or concerns. 

 

 Rogue Valley Sewer Service provided comments in letter form, which has been included 
as an attachment to this staff report. 

 
 Talent Irrigation District has no comments or concerns. 

 

PUBLIC COMMENTS 
One public comment was received for this project. A homeowner located adjacent to the 
property has stated the following concerns: “I am concerned about the traffic and smell 
from a business like this. I live 10 ft away from this gigantic building. This is not very 
thoughtful for us who live here. This was supposed to be a warehouse storage building not 
a coffee roasting site.” 

 
 Staff Response 
Unpleasant nuisance odors detectable outside the subject property will not be allowed. The 
State of Oregon Department of Environmental Quality requires a General Air Containment 
Discharge Permit for coffee roasting operations that roast 30 tons of coffee beans per year 
or more. Applicant has proposed a small-scale operation that will begin roasting only one 
day per week, about 5,200 pounds annually. As they are under the DEQ threshold, they 
will not be required to obtain a discharge permit; however, they are required to notify the 
DEQ of the proposed project, enabling the DEQ to monitor the operation if complaints are 
filed. Operating hours will be between the hours 8am-5pm, Monday-Friday (not all hours 
of operation will be roasting hours).  
 
While operating at this scale, applicant proposes to mitigate any noticeable odors with a 
venting system that terminates via a stack installed at the highest roof point, 25 feet above 
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ground. The stack will be located toward the front of the warehouse, over 70 feet away 
from the abutting residential properties. Applicant also intends to practice a roasting 
technique that will stop the roasting prior to carbonization of the beans, the step that 
produces acrid and unpleasant smoke. If nuisance odors are detect- able, applicant has 
indicated they will invest in a smoke and odor suppression system that will remove the 
nuisance odors. Nuisance conditions will be verified by DEQ personnel. 

 
Staff feels that the small scale of the operation, the proposed mitigation, and DEQ moni- 
toring (if complaints are filed) will be sufficient to protect neighbors from nuisance condi- 
tions. Staff also finds that daily operations, which involve two regular employees and oc- 
casional coffee roasting classes offered to members of the public, will not noticeably in- 
crease traffic in the area. 

 
RECOMMENDATION 
Based on the findings for the Conditional Use permit, staff recommends APPROVAL of 
the application, with conditions as outlined in the Proposed Final Order. 

 
POTENTIAL MOTIONS 
“I move that the proposed Conditional Use Permit, file CUP 2022-001, be approved by 
Community Development Staff with conditions met.” 

 
ATTACHMENTS 
The following information was submitted regarding this application: 

 Applicant’s Statement and Proposed Plan (Attachment A) 
 Agency/Public Comments (Attachment B) 
 Proposed Final Order (Attachment C) 

 
 

Kristen Maze, Community Development Director 

 
  March 16, 2022 

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 TMC 18.190.050(F). 

 
An electronic public hearing on the proposed action is scheduled before the Planning Com- 
mission via Zoom on March 22, 2022 at 6:30 PM. Instructions for public participation can be 
found on the Meeting Agenda. 

For copies of any public documents or more information related to this application, please contact 
Talent Community Development at 541-535-7401 or via e-mail at building@cityoftalent.org. 
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Bicycle Parking

Artist 
Studio

Cerberus Coffee

International
Enterprises

Coffee Roaster Venting

Cerberus Coffee
Proposed Roasting Facility
PO Box 1047
Jacksonville, OR 97530
Cell 925-206-9984
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18.70.100

Conditions required of all uses in the light industrial zone.

A. Any use or portion thereof must demonstrate, by noise prediction methods, that it shall not
exceed State Department of Environmental Quality standards set forth in OAR Chapter 340,
Division 35, Oregon State Noise Control Regulations for Industry and Commerce.

Our roasting facility will not produce discernable noise from outside of the building.

B. Any use or portion thereof producing intense heat or glare shall be performed in such a
manner as not to create a nuisance or hazard to any property adjacent to the light industrial zone.

Our roasting facility is lined with metal walls and our roaster manufacturer recommends an 18
inch clearance from combustibles which we have planned for in our layout as well as in our
selection and routing of venting material.

C. There shall be no emissions of odorous, toxic or noxious matter, or dust, in such quantities as
to be readily detectable from any point outside the light industrial zone as to produce a public
nuisance, hazard, or violation of state environmental quality rules and standards.

While coffee roasting can produce an odor it is rarely considered to be a noxious or unpleasant
smell. Coffee roasting is the development of carbohydrates in raw coffee beans into sugars
through the application of heat. Some roasters take these coffees to a stage called second crack
that burns those sugar and produces thick and acrid smoke that is unpleasant. As a company we
avoid this step of the roasting process altogether and would not permit that practice on our
equipment. Roasting to this stage can carbonize the outer part of the coffee bean and increase
fire risk as well as produce really bitter coffee.

The main way that we will mitigate odor is by using our 25ft high roof to our advantage. Our
roaster utilizes a powerful fan that is turned to its highest setting during the stage when coffee

23
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roasting produces the most noticeable smell. The positive pressure ducting we will utilize allows
us to push air through the machine and out of our venting system to a point of termination called
a stack. This approach will enable us to use the power of our exhaust fan to push roaster exhaust
above the treeline and away from our neighbors.

Another way that we will mitigate any effect on our neighbors is by using a No-Loss Stack Head.
(pictured below)

The No Loss Stack Head does not require a cap which is what causes many exhaust systems to
allow the exhaust to settle and linger in the area. By using this piece of equipment we can
confidently roast without impeding the flow of exhaust away from us and our neighbors.

I will attach an article taken from a leading industry magazine (Roast Magazine) about the
benefits of no-loss stacks when it comes to odor abatement in coffee roasting settings.

Upon opening we plan to roast 1 day a week. Currently we are significantly below the DEQ
threshold to require a permit for coffee roasting which is 30 tons (60,000lbs) annually. We
currently go through about 5,200 lbs annually. Our operating hours will also be between the
hours 8am-5pm, Monday-Friday. Not all hours of operation are roasting hours.

D. All off-street parking or loading spaces shall be surfaced with a dust-free material and shall
be maintained.

Off-street parking is going to be up to all regulations per the owners of the building.

E. All materials, including wastes, shall be stored, and all grounds maintained, in a manner
which will not attract or aid the propagation of insects or rodents, or create a health hazard.
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Coffee roasting does not produce much waste other than coffee chaff which is collected every 5
roasts and saved to be composted in peoples gardens or thrown away through normal waste
streams.

F. All business, service, repair, processing, storage or merchandise display abutting or facing a
lot in a residential zone shall be conducted wholly within an enclosed building, unless screened
from the residential zone by a sight-obscuring hedge or fence permanently maintained and at
least six feet in height.

We will not be conducting any business outside of the building that we rent.
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Kim Trimiew

From: Cerberus Coffee <cerberuscoffeeco@gmail.com>
Sent: Tuesday, February 15, 2022 12:27 PM
To: Kim Trimiew
Subject: Re: Projected roast quantity and frequency?

 

Hey Kim,  

 

Thanks for taking the time to chat with me today. Below is an adjustment to the verbiage.  

 

Also here is the link to the DEQ Permit Application The Ashland-Medford AQMAnumbers can be found on 
page 5. 

 

We have confirmed that we will be below all of the standard emission numbers mentioned in the above 
application. 

 

Upon opening we plan to roast 1 day a week. Currently we are significantly below the DEQ 

threshold to require a permit for coffee roasting which is 30 tons (60,000lbs) annually. We 

currently go through about 5,200 lbs annually. Though we are not required to have a permit, we are issuing an 
Intent to Construct to the DEQ so that we are on their radar and we can be contacted if they receive any 
complaints. Our operating hours will also be between the 

hours of 8am-5pm, Monday-Friday. Not all hours of operation are roasting hours. Our projections could see us 
at a maximum of 3 roast days per week in the next 3 years and getting closer to the 30 ton mark. 

 

As we grow and our roasting frequency increases we plan to purchase a smoke and odor suppression system 
that converts the roaster exhaust into clean steam. This investment is something we are currently researching 
and could expedite in the event that we receive complaints. 

 
On Tue, Feb 15, 2022 at 9:13 AM Kim Trimiew <ktrimiew@cityoftalent.org> wrote: 

Hi Cody, 
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Can you add a statement to the end of the text below describing the projected roast quantity and frequency goals in 
your business plan? Thanks! 

  

Upon opening we plan to roast 1 day a week. Currently we are significantly below the DEQ 

threshold to require a permit for coffee roasting which is 30 tons (60,000lbs) annually. We 

currently go through about 5,200 lbs annually. Our operating hours will also be between the 

hours 8am-5pm, Monday-Friday. Not all hours of operation are roasting hours. 

  

From: Cerberus Coffee <cerberuscoffeeco@gmail.com>  
Sent: Monday, February 14, 2022 1:55 PM 
To: Kim Trimiew <ktrimiew@cityoftalent.org> 
Subject: Re: Site Plan 

  

Hello Kim, 

  

Thanks so much for the call! 

  

Ive attached the amended insights. I added the below to  

  

"C. Upon opening we plan to roast 1 day a week. Currently we are significantly below the DEQ threshold to 
require a permit for coffee roasting which is 30 tons (60,000lbs) annually. We currently go through about 
5,200 lbs annually. Our operating hours will also be between the hours 8am-5pm, Monday-Friday. Not all 
hours of operation are roasting hours." 

  

Please let me know if there is any additional information or anything else I should know. 

  

Thanks a bunch! 
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Kim Trimiew

From: David Meads <Meads@JCFD5.com>
Sent: Tuesday, February 8, 2022 2:46 PM
To: Kim Trimiew
Subject: Re: CUP 2022-001

Regarding the CUP 2022-001, Cerberus Coffee, 618 S. Pacific Hwy., Talent.  
 
The applicant must follow applicable fire and building codes related to the practice of coffee roasting, 
instillation of equipment, venting or related activities in the space.     
 
Thank you, 
 
Captain Dave Meads 
Jackson County Fire District 5 
5811 S. Pacific Highway  
Phoenix, Oregon 97535 
541 535 4222 
 

 

From: Kim Trimiew <ktrimiew@cityoftalent.org> 
Sent: Wednesday, February 2, 2022 3:34 PM 
To: Bret Marshall <bmarshall@cityoftalent.org>; David Meads <Meads@JCFD5.com>; 'Nick Bakke' <nbakke@rvss.us>; 
'tid@talentid.org' <tid@talentid.org>; Jennifer Snook <jsnook@cityoftalent.org>; 'Robert L. Corliss' 
<Robert.Corliss@cityofmedford.org> 
Cc: Kristen Maze <KMaze@cityoftalent.org> 
Subject: CUP 2022-001  
  
Good Afternoon, 
Below is a link to an application for a Conditional Use Permit to operate a coffee roasting facility, located in a 
warehouse at 618 S. Pacific Hwy (381W25B2800). The warehouse is currently under construction. Please provide 
any comments/questions or suggested conditions of approval you may have by February 11, 2022. A public hearing 
is scheduled for February 22, 2022. 
  
http://www.cityoftalent.org/Page.asp?NavID=118 
  
Thank you, 
Kim 
 
City of Talent 
PO Box 445 
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Kim Trimiew

From: Jennifer Snook
Sent: Thursday, February 3, 2022 10:12 AM
To: Kim Trimiew
Subject: RE: CUP 2022-001

No Comments/concerns  
 
Jennifer Snook 
Chief  
Talent Police Department  
 

From: Kim Trimiew <ktrimiew@cityoftalent.org>  
Sent: Wednesday, February 2, 2022 3:35 PM 
To: Bret Marshall <bmarshall@cityoftalent.org>; 'meads@jcfd5.com' <meads@jcfd5.com>; 'Nick Bakke' 
<nbakke@rvss.us>; 'tid@talentid.org' <tid@talentid.org>; Jennifer Snook <jsnook@cityoftalent.org>; 'Robert L. Corliss' 
<Robert.Corliss@cityofmedford.org> 
Cc: Kristen Maze <KMaze@cityoftalent.org> 
Subject: CUP 2022-001 
 
Good Afternoon, 
Below is a link to an application for a Conditional Use Permit to operate a coffee roasting facility, located in a 
warehouse at 618 S. Pacific Hwy (381W25B2800). The warehouse is currently under construction. Please provide 
any comments/questions or suggested conditions of approval you may have by February 11, 2022. A public hearing 
is scheduled for February 22, 2022. 
 
http://www.cityoftalent.org/Page.asp?NavID=118 
 
Thank you, 
Kim 

 
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. 
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February 10, 2022 

 

City of Talent 

Community Development Department 

PO Box 445 

Talent, OR  97540 

 

ATTN: Dick 

 

Re: CUP 2022‐001, Forty Five Coffee, Tax Lot 2800, Map 38 1W 25B 

Ref: PAC 2021‐004 

 

RVSS does not have an objection to the proposed use. Sewer connection and Stormwater requirements 

can be found in the RVSS comments sent for PAC 2021‐004. The language below is a repeat of the same 

language and applies to the overall common plan of development. 

 

There is a 4 inch sewer service stubbed to tax lot 2800 from the 12 inch sewer main along S Pacific 

Highway. Our records are unclear how tax lot 2804 is served, but it is very likely the service to tax lot 

2800 is shared between the two lots or tax lot 2804 does not currently have sewer service. That said, the 

service to tax lot 2800 has been capped, and a new cleanout has been installed near the property 

boundary. Sewer service for tax lot 2800 may be had by installing a new service connecting to the 

existing service stub at the right‐of‐way. Alternatively, the service can be located and reconnected near 

the new building and reconnected at the right‐of‐way. A TV inspection of the existing service on the lot 

from the new building to the right‐of‐way must be performed in the presence of an RVSS inspector. 

Service to tax lot 2804 will require a new service tap to either the existing 8 inch main along Arnos Road 

or the 12 inch main along S Pacific Highway.    

 

The proposed development will require a stormwater management plan in accordance with the 

Regional Stormwater Quality Design Manual for all new impervious surface installed or redeveloped 

with the project. The development will also require a 1200‐CN permit if the total ground disturbance is 

more than one acre. 

 

Rogue Valley Sewer Services requests that approval of this project be subject to the following 

conditions: 

 

Prior to the start of construction: 

1. Applicant must submit civil site and architectural plumbing plans to RVSS. 

2. Applicant must obtain a sewer service connection permit from RVSS and pay related fees. 

3. Applicant must obtain a sewer service tap permit from RVSS and pay related fees. 

4. Applicant must obtain a 1200‐CN permit from RVSS as applicable. 

5. Applicant must prepare a stormwater management plan in accordance with the Regional 

Stormwater Quality Design Manual. 
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6. Applicant must record a Declaration of Covenants for all new stormwater quality features. 

 

During Construction: 

7. Sewer and stormwater facilities must be constructed per RVSS standards. 

 

Prior to final acceptance of project: 

8. All new sewer and stormwater facilities must be constructed, inspected, and accepted per RVSS 

standards. 

 

Feel free to call me if you have any further questions. 

 

Sincerely,  

 

 

 

Nicholas R. Bakke, PE 

District Engineer 
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Kim Trimiew

From: Talent Irrigation District <tid@talentid.org>
Sent: Thursday, February 3, 2022 11:29 AM
To: Kim Trimiew
Subject: FW: CUP 2022-001

Hello, 
Talent Irrigation District has no concerns. 
Thank you, 
Amber 
 

From: Kim Trimiew <ktrimiew@cityoftalent.org>  
Sent: Wednesday, February 2, 2022 3:35 PM 
To: Bret Marshall <bmarshall@cityoftalent.org>; 'meads@jcfd5.com' <meads@jcfd5.com>; 'Nick Bakke' 
<nbakke@rvss.us>; Talent Irrigation District <tid@talentid.org>; Jennifer Snook <jsnook@cityoftalent.org>; 'Robert L. 
Corliss' <Robert.Corliss@cityofmedford.org> 
Cc: Kristen Maze <KMaze@cityoftalent.org> 
Subject: CUP 2022-001 
 
Good Afternoon, 
Below is a link to an application for a Conditional Use Permit to operate a coffee roasting facility, located in a 
warehouse at 618 S. Pacific Hwy (381W25B2800). The warehouse is currently under construction. Please provide 
any comments/questions or suggested conditions of approval you may have by February 11, 2022. A public hearing 
is scheduled for February 22, 2022. 
 
http://www.cityoftalent.org/Page.asp?NavID=118 
 
Thank you, 
Kim 

 
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. 
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Planning Commission Proposed Final Order 
File No. CUP 2022-001 

Applicant:  Cody Gordon and Kristina Dolgin 
Page 1 

 

 

BEFORE THE TALENT PLANNING COMMISSION 
STATE OF OREGON, CITY OF TALENT 

 
 

IN THE MATTER OF PLANNING COMMISSION FILE NO. CUP 
2022-001 LOCATED AT 618 S. PACIFIC HWY [MAP NO. 38-1W- 
25B TAXLOT 2800 & 2804], THE CITY OF TALENT PLANNING 
COMMISSION FINDS THE FOLLOWING: 

) 
) ORDER 

) 
) 

 

1. The Planning Commission held a properly noticed public hearing on this matter on 
February 22, 2022; 

1.2. The Planning Commission continued the public hearing to March 22, 2022 due to lack of 
a quorum during the February 22, 2022 meeting. 

 
2.3. The Planning Commission asked the Community Development Director to present 

a staff report and a proposed final order with findings and recommendations; 
 

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

 
4.5. The Commission found that the proposed application complied substantially with 

the criteria for approval in 18.155 and 18.60 of the Talent Zoning Code. 
 

The Talent Planning Commission approves the Conditional Use Permit (CUP 2022- 
001) with the following conditions of approval: 

 
GENERAL CONDITIONS: 
 
1. Obtain any necessary building permits and licenses necessary to operate a coffee 

roastery. 
 

2. Coordinate with the Department of Environmental Quality to meet any conditions 
with respect to state environmental quality rules and standards. 

 
3. Applicant will install mitigation equipment as described in the findings below, 

including the fan, venting system and stack that releases roaster exhaust above the 
tree line. If this mitigation strategy proves to be ineffective, applicant will install 
technical upgrades to prevent any impact caused by nuisance odor. 

 
4. The applicant must follow applicable fire and building codes related to the 

practice of coffee roasting, installation of equipment, venting or related activities 
in the space. 

 
5. Applicant shall obtain a City of Talent business license prior to operating a 
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business in City of Talent. 
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FINDING: The proposed coffee roastery is to be located in a portion of a warehouse 
building that is currently under construction in the CH zone. The property underwent a 
Type II Site Development Review in 2021 (SPR 2021-004), and was deemed to meet the 
relevant municipal code provisions. Manufacture of food products may be permitted in the 
CH zone under a Conditional Use Permit subject to the provisions and requirements of the 
Light Industrial Zone. The provisions and requirements of the Light Industrial Zone 
(IL zone) can be met subject to the conditions in the findings below. 

6. Applicant shall obtain a sign permit prior to installation of a business sign. 
 

7. All waste produced on site shall be stored in a manner that will not attract insects 
or rodents or create a health hazard. 

 
 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY: 
 

8. All conditions required in SPR 2021-004 need to be met by the landowner prior to 
any business moving in or operating at this address. These conditions include: 

 
a) All new sewer service must be constructed, inspected, and accepted per RVSS 

standards. 
 

b) All new stormwater facilities must be constructed, inspected, and accepted per 
RVSS standards. 

 
c) Landowner shall install landscaping per the approved landscape plan. 

 
d) Landowner shall install four bicycle parking spaces. 

 

IT IS HEREBY ORDERED THAT the Talent Planning Commission approves with 
conditions the requested conditional use permit to operate a coffee roastery based on 
the information presented in the Staff Report and Findings of Fact below: 

 
In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface. 

 
18.60.050 BUILDINGS AND USES SUBJECT TO CONDITIONAL USE 

REVIEW 

The planning commission may grant or deny a conditional use permit in accordance with 
the procedure and provisions set forth in Chapter 18.155 TMC. The following uses 
permitted conditionally in the CH zone meet the description and purpose set forth in 
Chapter 18.155 TMC: 

 
N. Manufacture of food products, pharmaceuticals, and the like, but not  including  the 

production of fish, meat or fermented foods such as vinegar, or the rendering of fats and 
oils, subject to the provisions and requirements of the IL zone. 
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FINDING: The roasting operations will take place inside of a metal building with metal 
interior walls. Applicant shall locate the roaster with the interior clearances recommended 
by the manufacturer of the roaster. Per comments from Jackson County Fire District #5,
applicant must follow applicable fire and building codes related to the practice of coffee 
roasting, installation of equipment, venting or related activities in the space. The 
provisions of this section can be met subject to conditions of approval. 

FINDING: Unpleasant nuisance odors detectable outside the subject property will not be 
allowed. The State of Oregon Department of Environmental Quality requires a General Air 
Containment Discharge Permit for coffee roasting operations that roast 30 tons of coffee 
beans per year or more. Applicant has proposed a small-scale operation that will begin 
roasting only one day per week, about 5,200 pounds annually. As they are under the DEQ 
threshold, they will not be required to obtain a discharge permit; however, they are required 
to notify the DEQ of the proposed project, enabling the DEQ to monitor the operation if 
complaints are filed. Operating hours will be between the hours 8am-5pm, Monday-Friday 
(not all hours of operation will be roasting hours). While operating at this scale, applicant 
proposes to mitigate any noticeable odors with a venting system that terminates via a stack 
installed at the highest roof point, 25 feet above ground. The stack will be located toward 
the front of the warehouse, over 70 feet away from the abutting residential properties. 
Applicant also intends practice a roasting technique that will stop the roasting prior to 
carbonization of the beans, the step that produces acrid and unpleasant smoke. If nuisance 
odors are detectable, applicant has indicated they will invest in a smoke and odor 
suppression system that will remove the nuisance odors. Nuisance conditions will be 
verified by DEQ personnel. 

18.70.100 CONDITIONS REQUIRED OF ALL USES IN THE LIGHT 
INDUSTRIAL ZONE 

A. Any use or portion thereof must demonstrate, by noise prediction methods, that it shall not 
exceed State Department of Environmental Quality standards  set  forth  in  OAR  
Chapter 340, Division 35, Oregon State Noise Control Regulations for Industry and 
Commerce. 

 
 FINDING: The roasting facility will not produce noise that is discernable outside of the 
 warehouse building. The provisions of this section do not apply. 

 
B. Any use or portion thereof producing intense heat or glare shall be performed in such a 

manner as not to create a nuisance or hazard to any property adjacent to the light 
industrial zone. 

 

 

C. There shall be no emissions of odorous, toxic or noxious matter, or dust, in such quantities 
as to be readily detectable from any point outside the light industrial zone as to produce a 
public nuisance, hazard, or violation of state environmental quality rules and standards. 

 

 

 Applicant has issued an Intent to Construct to the Department of Environmental Quality, 
 so they can be contacted if the DEQ receives any complaints. If applicant expands roasting 
 operation to meet the threshold requiring a Discharge Permit, applicant shall coordinate 
 with the DEQ to meet any conditions with respect to state environmental quality rules and 
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FINDING: No fences or hedges have been proposed in the yard area. Existing access 
points to the taxlot have been reviewed and approved (SPR 2021-004). The provisions of

 standards, including the emission of nuisance odors. The provisions of this section can 
 be met subject to the conditions of approval. 

 
D. All off-street parking or loading spaces shall be surfaced with a dust-free material and 

shall be maintained. 
 

 FINDING: Parking and loading areas are paved with asphalt. The provisions of this 
 section have been met. 

 
E. All materials, including wastes, shall be stored, and all grounds maintained, in a manner 

which will not attract or aid the propagation of insects or rodents, or create a health 
hazard. 

 
FINDING: Per the applicant’s findings, coffee roasting produces a small quantity of coffee 
chaff. All waste produced on site shall be stored in a manner that will not attract insects or 
rodents or create a health hazard. The provisions of this section can be met subject to 
 conditions of approval. 

 
F. All business, service, repair, processing, storage or merchandise display abutting or facing 

a lot in a residential zone shall be conducted wholly within an enclosed building, unless 
screened from the residential zone by a sight-obscuring hedge or fence permanently 
maintained and at least six feet in height. 

 
 FINDING: All activities conducted with respect to the coffee roastery will take place 
 inside the warehouse. The provisions of this section have been met. 

 
G. No fences or hedges shall be located in any required yard area. 

 
H. Access points from a public street to properties in the light industrial zone shall be so 

located as to minimize traffic congestion on arterials and to avoid directing traffic onto 
local access streets of a primary residential nature, and will conform with the requirements 
and provisions of Chapter 18.115 TMC. 

 

 this section have been met. 
 

18.110.060 NUMBER OF PARKING SPACES REQUIRED 
 

A. The number of off-street parking spaces required shall be not less than as set forth in 
Table 18.110.060-1, except as otherwise provided in this chapter. 
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FINDING: The subject parcel is zoned Highway Commercial (CH) and the site plan for 
parking contains 14 standard spaces and two reserved ADA compliant spaces. In addition 
to the proposed roastery, the parcel will be occupied by a 7,500 SF storage building and a 
studio space for a local artist. Cerberus Coffee expects to have 2 employees on premises, 
requiring a total of 3 spaces as proscribed for industrial uses such a food production. This 
will leave 12 spaces for the other uses on the site, which also fall into the industrial 

 
 

 

 category. The provisions of this section have been met. 
 

18.110.100 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 two bicycle parking spaces per use is 

required for all uses with greater than 10 vehicle parking spaces. 
 

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 
benches, streetlights, planters, and other pedestrian amenities. Creative designs 
are strongly encouraged. 

 
FINDING: A location for collective bicycle parking is indicated on the west side of the 
taxlot, per the approved site plan reviewed in 2021 (SPR2021-004). Two spaces are 
required per use. With the addition of the coffee roastery, four parking spaces will be 
necessary. Location of bicycle parking is convenient to the Arnos St entrance and one of 
the building entrances. The provisions of this section can be met subject to conditions 
 of approval. 

 
18.115.030 STREET ACCESS AND CIRCULATION 

 
A. General. This chapter shall apply to all public streets within the City and to all 

properties that abut these streets. 
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FINDING: The proposed use is consistent with the intent of the uses allowed on a property 
with a commercial Comprehensive Plan Designation. The provisions of this section have 

FINDING: The purpose of the CH zoning district is to accommodate businesses and trade 
oriented toward automobile and truck usage. Tourist trade and heavy commercial or light 
industrial uses can also be accommodated in this zone. The proposed use is the addition of 
coffee roastery falls into the light industrial category food production, and is allowed as a 
conditional use in the CH zone. The proposed use has met or can meet the conditional use 
requirements of 18.155.060 with conditions of approval. The provisions of this section 

FINDING: The proposed coffee roastery is to be located on a property that underwent 
Site Development Review in 2021 (SPR 2021-004), and was found to meet the required 
findings of TMC 18.150.050. The current applicant will not be making any changes to the 
site plan that was submitted and approved in 2021. The applicant has provided a site plan 
identifying the location of the existing buildings and improvements as required by this 

1. General Considerations. The number of access points to a single property shall 
be limited to a minimum that will allow the property to accommodate and 
service such traffic as may be reasonably anticipated to be commensurate with 
the safety of the traveling public and must not infringe on the frontage of 
adjoining property. Access points shall be located where they do not create 
undue interference or hazard to the free movement of normal road, bicycle, or 
pedestrian traffic. Locations on sharp curves, steep grades, areas of restricted 
sight distance or at points which interfere with the placement and proper 
functioning of traffic control signs, signals, lighting or other services that affect 
traffic operation are to be avoided. 

 
 FINDING: Two approved access points exist one from South Pacific Highway the other 
 from  Arnos  Street. Both serve  the parking lot. No changes to access are proposed.  The 
 provisions of this section are met. 

 
18.155.60 GENERAL CRITERIA FOR APPROVAL 

In judging whether or not a conditional use permit shall be approved or denied, the 
Planning Commission shall find that the following criteria are either met, can be met by 
observance of conditions, or are not applicable. A conditional use may be granted only if: 

 
A. The proposed use is consistent with the City of Talent Comprehensive Plan. 

 

 been met subject to conditions of approval. 
 

B. The proposed use is consistent with the purpose of the zoning district. 
 

 have been met subject to conditions of approval. 
 

C. The proposed use and development are found to meet the required findings 
of TMC 18.150.050, Required findings for approval of plan, set forth for 
approval of a site development plan review. 

 

 section. The provisions of this section have been met. 
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FINDING: The proposed use of a portion of the warehouse as a coffee roastery does not 
increase the site size, building dimensions, location, topography or generate a significant 

FINDING: The proposed use of the building does not increase the site size, building 
dimensions, location, topography or generate a significant increase in traffic. Jackson 
County Fire District #5 was given notice of the proposed application and provided the 
following comment: “The applicant must follow applicable fire and building codes related 
to the practice of coffee roasting, installation of equipment, venting or related activities in 
the space.” The provisions of this section can be met subject to conditions of approval. 

D. The proposed use will not adversely affect the livability, value, and 
appropriate development of abutting properties and the surrounding area, 
compared to the impact of uses that are permitted outright. Testimony of 
owners of property located within 250 feet of the boundaries of the property 
in question shall be considered in making this finding. 

 
FINDING: With the mitigation strategy proposed by the applicant, which includes short- 
duration roasting technique, venting, and the release of roaster exhaust above the tree line, 
the proposed addition of a coffee roasting operation will be a low-impact business similar 
in nature to other local businesses. The provisions of this section can be met subject to 
 conditions of approval. 

 
E. All required public facilities have adequate capacity to serve the proposal. 

System  development  charges  will  be  assessed  at  the   time   a   
building permit is issued. Additional SDCs will be assessed for changes   
in use that are more intense than a preexisting use. 

 
 FINDING: The proposed use will not create capacity issues for the public facilities. The 
 provisions of this section have been met subject to conditions of approval. 

 
F. The conditional use must include mitigation for any decrease in level of 

service exceeding city standard or operational safety of the transportation 
system if the proposal generates more than 500 daily vehicle trips or an 
additional 50 peak hour trips, per Chapter 18.185 TMC, Traffic Impact 
Study. 

 

 increase in traffic. The provisions of this section have been met. 
 

G. The site size, dimensions, location, topography, and access are adequate 
considering such items as the bulk, coverage or density of the proposed 
development; the generation of traffic; environmental quality impacts; and 
health, safety or general welfare concerns. 

 
H. The city of Talent has adequate firefighting equipment to protect the 

structure, as verified by the Talent fire chief, or arrangements have been or 
will be made by the developer to ensure that adequate equipment will be 
available before the occupancy of the building for any use. [Ord. 911 § 2 
(Exh. A), 2016; Ord. 817 § 8-3L.244, 2006.] 
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FINDING: The proposed use of the building as a coffee roastery will produce odors; 
however per the applicant’s findings, a ventilation system has been proposed that will 
direct any odor away from nearby buildings. Applicant shall coordinate with the 
Department of Environmental Quality to obtain any required permits and meet any 
conditions with respect to state environmental quality rules and standards. The provisions 

FINDING: The purpose of the CH zoning district is to accommodate businesses and trade 
oriented toward automobile and truck usage. Tourist trade and heavy commercial or light 
industrial uses can also be accommodated in this zone. The proposed use is the addition of 
coffee roastery falls into the light industrial category food production, and is allowed as a 
conditional use in the CH zone. The proposed use has met or can meet the conditional use 
requirements of 18.155.060 with conditions of approval. The provisions of this section 

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

18.155.080 CONDITIONS AND RESTRICTIONS 
 

Conditional uses, including those not listed in TMC 18.155.070, may be subject to 
additional standards. In permitting a new conditional use or the substantial alteration of 
an existing conditional use, the planning commission may impose conditions and require 
the installation of improvements which it considers necessary to conform to the 
provisions of this title and to protect the best interests of the surrounding area or the city 
as a whole, and may require guarantees and evidence that such conditions are being or 
will be complied with. These conditions and improvements may include, but are not 
limited to, the following: 

 
C. Requiring site or architectural design features which minimize environmental 
impacts such as noise, vibration, air pollution, water pollution, glare and odor and 
to minimize effects of and on known natural hazards; 

 

 of this section can be met subject to conditions of approval. 
 

18.150.50 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; 

 

 have been met subject to conditions of approval. 
 

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

 

 been met subject to conditions of approval. 
 

D. The proposed development will be compatible with or adequately buffered 
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FINDING: The subject parcel and the area in general is zoned Highway Commercial 
(CH). However, there is a residential use directly adjacent to the proposed use. The 
warehouse and surrounding site are currently under construction, and will be required to 
adhere to the landscape plan that was approved during Site Plan Review (SPR 2022-004), 
which includes buffering where the property abuts residential uses. The provisions of this 

FINDING: No new structures are being proposed and the existing and proposed uses do 
not produce any exterior waste other than normal water runoff. The provisions of this 

from other existing or contemplated uses of land in the surrounding area; 
 

 section have been met. 
 

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

 

 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: 

 
3. parking and loading facilities; 

 
 FINDING: No site improvements are being proposed at this time. Existing parking is 
 adequate for this use. The provisions of this section have been met. 

 
4. Setbacks and views from structures; 

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

 

 
 met.  

6. Lighting and signs; and 
 

7. Noise generation facilities and trash or garbage depositories; 
 

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 title and the applicable portions of TMC 
Title 17, or has provided for required security arrangement with the city to 
ensure that such improvements will be made. [Ord. 966 § 2 (Exh. B), 2021; 
Ord. 817 § 8-3L.150, 2006.] 

 

 

FINDING: The proposal does not include exterior lighting or noise generation. The small 
amount of waste that will be produced can be composted off-site or added to the normal 

FINDING: No site improvements are being proposed at this time. The warehouse has 
been reviewed and approved and is currently under construction. An approved landscape 
plan was submitted during the Site Plan Review (SPR 2021-004) and shall be completed 
before a certificate of occupancy is awarded. The provisions of this section have been 

43



Planning Commission Proposed Final Order 
File No. CUP 2022-001 

Applicant:  Cody Gordon and Kristina Dolgin 
Page 11 

 

 
 provisions of this section can be 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 

 

Kristen Maze Date 
Community Development Director 

waste stream. The use, as proposed, does not require additional public facilities or service 
improvements. Any signs will require a signage permit from the City of Talent. The 
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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: March 22, 2022 File no: SUB 2022-002   
Prepared by: Kristen Maze Item:  9 Lot Subdivision/Cluster Housing 
 
 
GENERAL INFORMATION 
Applicant ...........................................................SOS Plumbing, INC. 
    
Assessor’s Map Number  ..................................38-1W-26AB Lot 1005 & 1021 
 
Site Location .....................................................202-208 Gangnes Drive  
 
Site Area............................................................0.37 acres  
 
Zoning ...............................................................RHD- Residential High Density 
 
Applicable Code Sections……………………  18.40 – Residential- High-Density (RHD), 

18.97 – Cluster Housing,  
18.190 – Site Development,  
18.90 – General Provisions,  
18.150 – Site Development Plan, 
17.10 – Development and Design Standards  
 

120-Day Limit ...................................................May 20, 2022 
 
PROPOSAL 
The subject parcel is proposed to be subdivided into 8 unit buildable lots and one shared 
common open space lots as delinated on the tentative plat. Eight (8) lots will be developed 
with single-family detached cluster dwellings.  
 
PROPERTY CHARACTERISTS  
The property is a rebuild after the Almeda Fire at a higher density than pre-fire develop-
ment.  The property is locate on the corner of Gangnes Drive in the McCloud Subdivision. 
The infrastructure is pre-existing with curb, gutter and roadway along both streets.  The 
subject property vacant, relatively flat  lot. 
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2 

The subject property proposed to be divided are identified in the records of the Jackson 
County Assessor as Township 38 North, Range 1 West, Section 26AB (38-1W-26AB), Tax 
Lot 1005 and 1021 is .37 acres in size according to the surveyor’s preliminary calculations. 
 
  

 
 
APPROVAL CRITERIA 
 17.10 – Development and Design Standards 
 18.40 – Residential- High-Density (RHD) 
 18.97 – Cluster Housing  
 18.190 – Site Development  
 18.90 – General Provisions 
 18.95 – Residential Lot Improvements 
 18.105 – Landscaping, Fences and Hedges 
 18.150 – Site Development Plan 

` 
AGENCY COMMENTS 
Rogue Valley Sewer Service (RVS) requested that approval of the proposed development 
be subject to the following conditions: 
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Prior to the start of construction:  
1. Applicant must submit construction plans to RVSS for review and approval.  
2. Applicant must obtain sewer service connection permits from RVSS and pay 

all related fees.  
3. Applicant must prepare a stormwater management plan in accordance with the 

Regional Stormwater Quality Design Manual as applicable. 
 4. Applicant must record a Declaration of Covenants for all new stormwater qual-

ity features as applicable.                
During Construction:  
5. Sewer and stormwater facilities must be constructed and inspected per RVSS 

standards. Prior to final acceptance of project:  
6. All new sewer and stormwater facilities must be inspected and accepted per 

RVSS standards. 
 
Talent Irrigation District had no comments. 
 
The City of Talent Police had no comments. 
 
Fire District #5 had not comments. 
 
City of Talent Public Works - currently water service is provided to the existing lots.  
 
PUBLIC COMMENTS 
The applicant conducted a neighborhood meeting for this 8 lot subdivision on December 
9, 2021, at 6 pm.  Notice of the meeting was mailed via US Mail to all property owners 
within 250 feet of the proposed development.  A copy of the notice and mailing labels for 
this meeting are included in the application attached.  The meeting was attended by six 
residents who all signed into the meeting.  
 
Most comments from the residents were positive and supported the development.  How-
ever, there were some concerns that not enough parking was being developed and that more 
parking should be required.  The proposed project meets the minimum off-street parking 
requirements and additional on street parking is available.   
 
REVIEW PROCESS 
The proposed 8 lot subdivision is a Type III application and pursuant to  
Chapter  17 - Subdivisions, the proposed subdivision will create 8 small lots to be devel-
oped as a Cluster Housing Development with one common space that is consistent with 
Chapter 18.97 and is considered a Type II Site Development Plan Review.  Therefore, the 
Planning Commission has been provided with one final order, is only required to hold one 
public hearing on the matter and is only required to render one decision.   
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RECOMMENDATION 
Based on the findings for the Subdivision, staff recommends APPROVAL of the applica-
tion, with conditions as outlined in the Proposed Final Orders.  
 
MOTION  
Moved to approve the Type 3 Subdivision 2002-002 and Type 2 Site Plan Review based 
on the Final Order and Conditions of Approval.    
 
ATTACHMENTS 
The following information was submitted regarding this application: 

 Applicant’s Statement and Proposed Plan  
 Proposed Final Orders 
 Agency Comment  
 Public Comment 
 Pre-Application Meeting Notes 

 
 
 
 
 
 

  Kristen Maze, Community Development Director 

                                       February 15, 2022   
  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 18.190.050. 
 
A public hearing on the proposed action is scheduled before the Planning Commission 
on March 22, 2022 at 6:30 PM via Zoom. See City of Talent website for more infor-
mation.  
 
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 kmaze@cityoftalent.org.   
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BEFORE THE COMMUNITY DEVELOPMENT DEPARTMENT 
FOR TALENT, OREGON: 

 
  
 
IN THE MATTER OF A “TYPE 3” SUBDIVISION  )                                     
AND SITE PLAN REVIEW FOR PROPERTY  )       
ZONED RESIDENTIAL HIGH-DENSITY   ) 
DESCRIBED AS 38-1W-26AB,TAX LOT 1005 AND  )  FINDINGS OF FACT  
1021  DAVIS AND BROWN, OWNERS;  PACIFIC  ) 
GEOGRAPHIC CONSULTANTS, LLC., AGENT ) 
                   

                                                                            
A. Applicant Information 
 
Owner 
Mike and Karen Davis 
8475 Wagner Creek Rd. 
Talent, OR  97504 
 
Joshua and Kristen Brown 
8475 Wagner Creek Rd. 
Talent, OR  97540 
 
Applicant 
SOS Plumbing, Inc. 
206 S. Pacific Hwy. 
Talent, OR  97540 
 
Agent: 
Pacific Geographic Consultants, LLC. 
4620 Fern Valley Road 
Medford, OR  97504 
 
B. Property Description 
The subject lot is approximately 0.37 acres and is zoned Residential – High-Density 
(RHD).  This application is for a Type 2 Site Development Plan Review for an 8-unit cluster 
housing development and a Type 3 Subdivision on land zoned Residential High-Density 
and described as 38-1W-26AB Tax Lot 1005 and 1021, located at 202-208 Gangnes 
Drive in Talent, Oregon. The subject lot is located within the Jackson County Fire District 
boundary.   
  
  

49



 

Transportation Service 
Access is available to proposed development from Gangnes Drive. This section of 
Gangnes Drive includes partial improvements, I.e.: paved roads without curbs, gutters or 
sidewalks. Gangnes Drive is identified as a “Local” Street in the Transportation System 
Plan (TSP). No new public streets, improvements or dedications are required as part of 
this request. 
 
Wastewater Service 
Wastewater service is currently provided to the subject parcel by Rogue Valley Sewer 
Service (RVSS). 
 
Water Service 
Water service currently supplies the existing lots.    
 
C.  Proposal 
The purpose of this application is to provide evidence that the proposed Site Development 
Plan and Subdivision applications meet the standards of Title 17 and 18 of the Talent 
Municipal Code.  
 
D.  Lot Legality 
The subject parcel was created on March 7, 1973, as Lot 13 and 14 of the Gangnes 
Subdivision by Survey 7R-80 (EXHIBIT “A”).   
 
E. Exhibits 
 Exhibit A – Lot Legality Documentation 
 Exhibit B – Tentative Plat Map 
 Exhibit C – Proposed Site Plan Map 
 Exhibit D – Assessor’s Data 
 Exhibit E – Pre-Application Comments 
 Exhibit F – Neighborhood Meeting Documentation 
 
F. Applicable Criteria 
The purpose of this application is to demonstrate that the proposed development and 
subdivision is in compliance with the Talent Zoning Code (TZC) and the Talent 
Subdivision Code (TSC).  The applicant is proposing a subdivision to divide the subject 
property into four buildable lots and one common open space tract.    
 
Pursuant to the TZC, the following criteria are applicable to this application: 
 

TMC Title 17, Subdivisions 
TMC Ch 18.25, Residential Zone, Single Family – High-Density (RHD) 
TMC Ch 18.97, Cluster Housing 
TMC Ch 18.190, Procedures for Review of Applications and Appeals 
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TITLE 17:  SUBDIVISIONS 
 
This is an application for a Type 2 Site Development Plan Review and a Type 3 Cluster 
Housing Subdivision, consistent with all applicable requirements of the Talent Subdivision 
Code addressed below: 
 
Section 17.10   Development and Design Standards 
To preserve the character of the city and to conserve natural resources by encouraging 
development that incorporates open space and the natural features of the land into 
neighborhood design, and by allowing density distribution within the development project 
so that there is no penalty for creative design. 
 
FINDING:  The proposed cluster housing subdivision shown on the Tentative Plat 
(EXHIBIT “B”) provides the applicant the opportunity to rebuild the property at a higher 
density than the pre-fire development, but more consistent with the traditional single-family 
detached dwelling character of the area.  As proposed, the parent parcel would be divided 
into eight buildable single-family detached lots with one shared common open space.  The 
standard is met.   
 
17.10.050  Transportation Facility Standards 
B.  Development Standards. No development shall occur unless the development has 

frontage or approved access to a public street, in conformance with the provisions 
of TMC 17.10.060, Vehicular access and circulation, as well as Chapter 18.115 
TMC, and the following standards are met: 

3.  The city may accept a future improvement guarantee (e.g., owner agrees not 
to remonstrate (object) against the formation of a local improvement district 
in the future) in lieu of street improvements if one or more of the following 
conditions exists: 

d.  The improvement is associated with an approved land partition on 
property zoned residential and the proposed land partition does not 
create any new streets. 

FINDING:  Access is available to proposed development and subsequent lots created by 
the subdivision from Gangnes Drive. This section of Gangnes Drive features partial 
improvements, I.e.: paved roads without curbs, gutters or sidewalks. Gangnes Drive is 
identified as a “Local” Street in the Transportation System Plan (TSP). Considering the 
lack of current improvements in the area and because the grade is not set on Gangnes 
Drive, infrastructure improvements would provide no benefit to the proposed development 
or the other adjacent properties.  The standard is met.  

 
17.10.060  Vehicular Access and Circulation  
C.  Access Permit Required. A new or modified connection to a public street requires 

an Access Permit in accordance with the following procedures:  

1.  Permits for access to City streets shall be subject to review and approval by 
the Public Works Director based on the standards contained in this Section and 
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the provisions of TMC 17.10.050, Transportation Facility Standards. An access 
permit may be in the form of a letter to the applicant, or it may be attached to a 
land use decision notice as a condition of approval. 

FINDING:  Access is available to all the proposed lots is from Gangnes Drive.  The 
applicant understands that an access permit is required and respectfully requests that 
this permit be required as a condition of approval.   The standard is met with conditions.  

D.  Traffic Study Requirements. The City or other agency with access jurisdiction may 
require a traffic impact study (TIS) prepared in accordance with Chapter 18.185, 
Traffic Impact Study.  

FINDING:  The request is for the approval of a preliminary plat to divide two (2) parcels 
into eight (8) lots and one common open space lot. A TIS is not required in accordance 
with §18.185.020 of the Talent Zoning Code. The standard is not applicable.  
 
E.  Conditions of Approval. The city or other agency with access permit jurisdiction may 

require the closing or consolidation of existing curb cuts or other vehicle access 
points, recording of reciprocal access easements (i.e., for shared driveways), 
development of a frontage street, installation of traffic control devices, and/or other 
mitigation as a condition of granting an access permit, to ensure the safe and 
efficient operation of the street and highway system. Access to and from off-street 
parking areas shall not permit backing onto a public or private street.  

F. Access Options. When vehicle access is required for development, access shall be 
provided by one of the following methods (a minimum of 10 feet per lane is required). 
These methods are “options” to the developer/subdivider. 

3.  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. Street 
accesses shall comply with the access spacing standards in subsection (G) of 
this section. 

G. Access Spacing. Driveway access shall be separated from other driveways and 
public and private street intersections in accordance with the following standards 
and procedures: 

1.  Local Streets. A minimum10 feet of separation (as measured from the sides of 
the driveway/street) shall be required on local streets (i.e., streets not 
designated as collectors or arterials), except as provided in 
subsection (G)(3) of this section. 

H. Number of Access Points. For single-family (detached and attached), two-family, 
and three-family housing types, one street access point is permitted per lot. Alley 
access is strongly encouraged before other access points are considered; except 
that two access points may be permitted for two-family and three-family housing on 
corner lots (i.e., no more than one access per street), and subject to the access 
spacing standards in Section G, above. The number of street access points for 
multiple family, commercial, industrial, and public/institutional developments shall be 
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minimized to protect the function, safety and operation of the street(s) and 
sidewalk(s) for all users. Shared access may be required, in conformance with 
Subsection I, below, in order to maintain the required access spacing, and minimize 
the number of access points. 

FINDING: As shown on the Proposed Site Plan (EXHIBIT “C”) access is available to the 
proposed lots from Gangnes Drive, a public street (Option 3). Once approved, the 
individual lots will be used in conjunction with a cluster housing development with a single 
parking area accommodating the required eight parking stalls.  Establishing a single 
parking area reduces the number of individual driveway accesses minimizing the risk of 
traffic and/or pedestrian related issues.   

The proposed lots have been designed to minimize the necessary access points and to 
protect the function, safety and operation of Gangnes Drive.  No other alternative for 
parking exists that allows the cluster housing development to meet the parking and open 
space requirements outlined in Chapter 18.97, Cluster Housing.   The standard is met.  

 
M.  Vision Clearance. No signs, structures or vegetation in excess of three feet in height 

shall be placed in vision clearance areas, as shown in Figure 17.10.060-2. The 
minimum vision clearance area may be increased by the city engineer upon finding 
that more sight distance is required (e.g., due to traffic speeds, roadway alignment, 
etc.). 

 
FINDING: The applicant understands that all vision clearance areas shall meet the 
aforementioned standard.   As a general condition of approval, the applicant understands 
that vegetation shall not be located within the vision clearance area and shall be 
continually maintain. The standard is met with conditions.  
 
N.  Construction. The following construction standards shall apply to all driveways and 

private streets: 

1.  Surface Options. Driveways, parking areas, aisles, and turnarounds shall be 
paved with asphalt, concrete or comparable surfacing, or a durable nonpaving 
material that will support emergency vehicles may be used to reduce surface 
water runoff and protect water quality. 
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FINDING: The existing driveway accesses are now unimproved as a result of the Almeda 
Fire. The applicant acknowledges that the parking area shall be designed in such a way 
that stormwater run-off is directed towards Gangnes Drive and that the parking area shall 
be surfaced with concrete or asphalt to the public right-of-way. The standard is met with 
conditions.   

 
17.10.070  Sanitary Sewer and Water Service Improvements 
A.  Sewers and Water Mains Required. Sanitary sewers and water mains shall be 

installed to serve each new development and to connect developments to existing 
mains in accordance with the City’s construction specifications and the applicable 
Comprehensive Plan policies. 

17.10.080  Storm Drainage and Surface Water Management 
A. General Provisions. The City shall issue a development permit only where adequate 

provisions for storm water and surface water runoff have been made pursuant to 
Resolution 517, Stormwater Design Standards.  

FINDING: Sanitary sewer and water service improvements have been installed in 
conjunction with development of the pre-fire dwellings.  The development of the 
subdivision will likely require new sewer tap connections in the existing 8-inch main as a 
result of the newly created lots. 

A stormwater plan is not required for this project pursuant to comment provided by Rogue 
Valley Sewer Services on November 8, 2021.  The comments provided by RVSS state 
that “In response to the Almeda Fire, redevelopment in areas burned will be subject to 
stormwater management based on the net increase in impervious surface above 2,500 
square feet when compared to the pre-fire impervious area footprint”.   

According to Jackson County Assessment records (EXHIBIT “D”), the pre-fire impervious 
surface area totaled approximately: 

Tax Lot 1021 = 1,768 square feet 

Tax Lot 1005 = 4,602 square feet 

Total Pre-Fire Impervious Surface = 6,370 square feet 

The redeveloped area including paved walkways and driveways totals approximately 
7,916 square feet, a net increase of approximately 1,546 square feet.  A breakdown of 
the post-fire impervious surface area is shown below: 

Dwellings = 5,632 square feet (8 dwellings @ 704 square feet) 

Parking = 1,440 square feet (8 parking spaces @ 180 square feet each) 

Walkways = 844 square feet (includes all walkways within the shared access easement) 

Total Post-Fire Impervious Surface = 7,916 square feet  

This increase in impervious surface does not exceed the threshold of 2,500 square feet 
of net increase, therefore a stormwater management plan is not required.  
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The applicant acknowledges the need to address stormwater management, however 
based on comments from RVSS, onsite stormwater management in this case can be 
accomplished at the time of building permits and with traditional downspout drains and 
splash blocks.  

The applicant acknowledges that prior to issuance of building permits, proof of the 
required sewer taps and connection permit shall be provided to Community Development 
and that a stormwater management plan approved by Rogue Valley Sewer must be 
provided. The standard is met with conditions.  
 
17.10.090  Utilities  
C.  Exception to Undergrounding Requirement. The standard applies only to proposed 

subdivisions. An exception to the undergrounding requirement may be granted due 
to physical constraints, such as steep topography, or existing development 
conditions, when demonstrated by the applicant. [Ord. 818 § 2 (Exh. A (§ 8-2.290)); 
Ord. 692 § 10.] 

FINDING: The proposed land division is classified as a subdivision.  Power is available 
underground and will be installed as required. The standard is met.  
 
17.15.010  Review Procedures and Approval Process  
A. Subdivision and Partition Approval Through Three-step Process. Applications for 

subdivision or partition approval shall be processed through a three-step process: 
the pre-application conference, the preliminary plat, and the final plat. 

1. A pre-application conference is required for all partitions and subdivisions.   
2. The preliminary plat for a partition and subdivision shall be approved by the 

Planning Commission before the final plat can be submitted for approval 
consideration.   

3. The final plat shall include all conditions of approval of the preliminary plat. 

FINDING: The agent attended the required pre-application conference (EXHIBIT “E”) 
and has submitted a tentative plat map for review and approval by the Planning 
Commission. The applicant acknowledges the need to address all conditions of approval 
prior to final plat.  The standard is met. 
 
17.15 Application Requirements and Approval Criteria 
 
17.15.020 Preliminary Plat Submission Requirement 
A.  Preliminary Plat Information.  

The preliminary plat application shall consist of drawings and supplementary written 
material (i.e., on forms and/or in a written narrative) adequate to provide the following 
information: 
1. General Information 
2. Site Analysis 
3. Proposed Improvements 
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FINDING:  The proposed cluster housing site development plan review and subdivision 
application include all necessary drawings and supplementary written materials detailing 
general site information, a site analysis and proposed improvements.  The standard is 
met.  
 
17.15.030  Approval Criteria:  Preliminary Plat  
A. General Approval Criteria. The City may approve, approve with conditions or deny 

a preliminary plat based on the following approval criteria:   

1. The proposed preliminary plat complies with all of the applicable code sections 
and other applicable ordinances and regulations. At a minimum, the provisions 
of this Chapter, the provisions of the underlying zoning district and the 
provisions of the Planned Unit Development Section, when applicable, shall 
apply. Where a variance is necessary to receive preliminary plat approval, the 
application shall also comply with the relevant sections of Chapter 18.160 TMC, 
Variances;  

FINDING: The proposed Tentative Plat (EXHIBIT “B”) complies with or can comply with 
the provisions of Talent Subdivision and Zoning Code through the application of 
conditions of approval. The standard is met with conditions.  
 

2. The proposed plat name is not already recorded for another subdivision, and 
satisfies the provisions of ORS Chapter 92; 

FINDING: The proposed subdivision name (Aspen Place) identified on the Tentative Plat 
(EXHIBIT “B”) has been preliminarily approved by the Jackson County Surveyor’s office 
in accordance with ORS Chapter 92.  Upon tentative approval, an application for formal 
approval of the subdivision name will be submitted to Jackson County for review and 
approval.  The standard is met.  
 

3. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and 
surface water management facilities are laid out so as to conform or transition 
to the plats of subdivisions and maps of major partitions already approved for 
adjoining property as to width, general direction, and in all other respects; and 
are consistent with the City’s Transportation System Plan. All proposed public 
improvements and dedications are identified on the preliminary plat; and 

FINDING: Access is available to the proposed lots from Gangnes Drive, a public street. 
There are no improvements within the McCloud or Gangnes subdivisions, however each 
lot is located in a manner that a curbs, gutters and sidewalks can be installed in 
accordance with the City’s Transportation System Plan at the time the city redevelops the 
street right-of-way.     

The proposed lots have been designed to minimize the necessary access points and to 
protect the function, safety, and operation of Gangnes Drive.  There are no public 
approvements proposed as part of this request.   The standard is met.  
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4. All proposed private common areas and improvements (e.g., home owner 
association property) are identified on the preliminary plat. 

FINDING: The proposed subdivision includes a private common area and improvements 
and is identified on the preliminary subdivision map and consistent with TMC 18.97 
addressed below.  The standard is met.   
 
C. Block and Lot Standards. All proposed blocks (i.e., one or more lots bound by public 

streets), lots, and parcels conform to the specific requirements below: 
1. All lots shall comply with the lot area, setback, and dimensional requirements 

of the applicable zone district, and the standards of TMC 17.10.050(J), Street 
Alignment and Connections. 

2. Setbacks shall be as required by the applicable zoning district, unless a PUD 
is approved with different setbacks. 

FINDING: The subject property is zoned RHD. The minimum lot area for individual lots in 
a cluster housing development is 1,500ft2.  The minimum lot width is 20ft and depth is 50 
feet.  All proposed lots within the cluster meet the minimum area and dimension 
thresholds.     

The minimum side-yard setback within the cluster is 3 feet in accordance with TMC 18.97. 
The minimum front-yard setback is 10ft and rear yard is 5 feet within the cluster. All 
perimeter (base zone) setbacks can be met.  Based on the proposed width and depth of 
each lot, the proposed subdivision creates four buildable parcels that can meet the 
minimum setbacks. The maximum building area for cluster housing is the same as the 
RHD zone (75 percent).  As proposed, the building area for each lot is less than 50% (704 
sq. ft. building footprint/1,500 sq. ft.). 

As proposed, all new lots meet all dimensional standards required by TMC 18.97, Cluster 
Housing. The standards are met.  

 
3. Each lot shall conform to the standards of TMC 17.10.060, Vehicular Access 

and Circulation. 

FINDING: The proposed subdivision complies with or can comply with the provisions of 
TMC §17.10.060 through the application of conditions of approval listed above. The 
standard is met with conditions.   
 

4. Landscape or other screening may be required to maintain privacy for abutting 
uses and buffering for pathways, through lots abutting an arterial or collector 
Street, grade changes and retaining walls, development on flag lots, and similar 
situations, consistent with the provisions of TMC Titles 17 and 18 and Chapter 
18.105 TMC. 
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FINDING: Subject property is zoned RHD and is surrounded by other residentially zoned 
parcels; there are no conflicting uses necessitating screening or buffering. The minimum 
landscaped area for residential zones is 30% and will be completed prior to issuance of 
building permits.  The standard is met with conditions.  

F. Future Re-division Plan… 

FINDING: The proposed lots cannot be further divided; no re-division plan is required.  The 
standard is not applicable. 

17.20.070  Filing and Recording  
A.  Filing plat with County. Within 60 days of the City approval of the final plat, the 

applicant shall submit the final plat to Jackson County for signatures of County 
officials as required by ORS Chapter 92. 

B.  Proof of recording. Upon final recording with the County, the applicant shall submit 
to the City a Mylar copy and three paper copies of all sheets of the recorded final 
plat. This shall occur prior to the issuance of building permits for the newly created 
lots. 

C.  Prerequisites to recording the plat. 

1. No plat shall be recorded unless all ad valorem taxes and all special 
assessments, fees, or other charges required by law to be placed on the tax 
roll have been paid in the manner provided by ORS Chapter 92; Final Plat 
Procedures page 36 Subdivision Code 

2. No plat shall be recorded until it is approved by the County surveyor in the 
manner provided by ORS Chapter 92. 

FINDING: As a general condition of approval, once the city has approved (signed) the 
plat, the property owner agrees to follow the procedures outlined in TMC Section 
17.20.070, Filing and Recording, in the Subdivision Code. The standard is met with 
conditions.  

TITLE 18 – ZONING 

18.40 – RESIDENTIAL ZONE – HIGH-DENSITY (RHD)  

18.40.060  Yard Regulations 
 
A. Front Yard. The front yard shall have a depth of not less than 20 feet for dwellings and 

24 feet for garages and carport entrances. 

B. Side Yard. 

1. Five feet for one- to two-story structures, plus five feet for three-story buildings; 
zero feet for attached single-family dwellings. The following additional provisions 
shall also apply to side setbacks: 
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a. Ten feet for street-facing side yards on corner lots when side street is a local or 
an alley; 15 feet when side street is a collector or arterial; 20 feet for garage 
and carport entrances. 

b. Ten feet on one side for zero-lot-line lots. 

C. Rear Yard. Ten feet; five feet for alley-access garages. 

FINDING:  As demonstrated on the Tentative Plat (EXHIBIT “B”) and the Proposed Site 
Plan (EXHIBIT “C”) no structures on the new lots will encroach on the required perimeter 
setbacks. Considering the request is for a cluster housing development, the standards of 
18.97 also apply to this request and are addressed in the findings below. The standard 
is met.  

18.97 – CLUSTER HOUSING  

18.97.010 General provisions 

A. Purpose and Intent. It is the policy of the city of Talent to provide for cluster housing 
that allows more flexible development as an alternative to traditional housing types. 
Cluster housing is intended: 

1.  To provide a variety of housing types that respond to changing household sizes 
and ages, including but not limited to retirees, small families, and single-person 
households. 

FINDING:  As proposed, this cluster housing development provides options for various 
household sizes and ages as well as small dwelling and lot footprints minimizing the 
overall costs of ownership or in the case of rentals, a reduction of rent costs, in part due 
to reduced building and land costs.  The standard is met.  
 

2.  To encourage creation of more usable open space for residents of the 
development through flexibility in density and lot standards. 

 
FINDING:  The proposed eight (8) unit cluster housing project maximizes the density of 
the parcel, while offering homeownership options for residents with low to moderate 
incomes.  The Proposed Site Plan (EXHIBIT “C”) demonstrates that the open space 
provided as part of this proposal is centrally located and consistent with 18.97.030(E).  
The flexibility in density allows for more units while leaving adequate open space for 
residents of the cluster.  The standard is met.  

 
3.  To ensure that the overall size and visual impact of the cluster development be 

comparable to standard residential development, by balancing bulk and mass of 
individual residential units with allowed intensity of units. 
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FINDING:  The proposed eight (8) unit cluster housing project is consistent with nature of 
the surrounding single-family detached subdivision development.  The McClouds Addition 
and Gangnes subdivision, although zoned high-density residential is being primarily 
redeveloped with single-family detached dwellings including some with smaller accessory 
dwelling units.  The proposed dwelling units do not exceed the maximum dwelling size of 
1,200 square feet.  As proposed, the dwelling units that can be accommodated by these 
newly created parcels will be approximately 704 square feet and keep with the single-
family character of both subdivisions.  The standard is met.  

 
4.  To provide centrally located and functional common open space that fosters a 

sense of community and a sense of openness in cluster housing developments. 
 

FINDING:  The 1597 square foot open space area provided as part of this proposal is 
centrally located and is consistent with TMC 18.97.030(E).  The open space includes the 
required usable area as well as pedestrian walking paths for residents of the 
development.  Additional open space area is included adjacent to Lots 4 and 5 through a 
shared access easement.  A portion of this area is being used to provide pedestrian 
walking paths within the development.  The flexibility in density allows for more units while 
providing common open space that fosters a sense of community.  The open space’s 
proximity to all dwelling units and Gangnes Drive provide a sense of openness that will 
encourage the use of the open space. The standard is met. 

5.  To ensure minimal visual impact from vehicular use and storage areas for 
residents of the cluster housing development as well as adjacent properties. 
[Ord. 966 § 3 (Exh. C), 2021.] 

FINDING:  Rather than develop eight individual driveways, the proposed development 
utilizes a shared landscaped parking area that complements the development, the open 
space and the surrounding single-family development.  Proposing parking in this manner 
minimizes the visual impact that vehicular storage would otherwise have if parking were 
located in a large, paved area and consolidates the parking in one area, reducing 
vehicular/pedestrian conflicts.   The standard is met. 

18.97.030 Development standards. 

B.  Permitted Housing Types.  

1.  Residential low density district: Units may be single-family detached or duplexes. 

FINDING:  The proposed development includes a mix of single-family detached 
dwellings. The standard is met.  

C.  Dimensional Standards.  

1.  Maximum average gross floor area: 1,200 square feet per dwelling unit. 
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FINDING:  As demonstrated in the Proposed Site Plan (EXHIBIT “C”), all building pads 
can accommodate up to a 1,200 square foot single-family dwelling. The proposed 
development will include a mix of single-family detached dwellings. The standard is met.  
 

2.  Maximum height for dwellings: 25 feet or two stories, whichever is less. 
 
FINDING:  No dwelling, single-family detached or otherwise will exceed the maximum 
building height allowed by Talent Municipal Code. The standard is met.  

 
3.  Units per cluster: There may be three to 12 units per cluster with no limit on the 

number of clusters per development. 
 

FINDING:  As shown on the proposed site plan, the cluster development includes eight 
(8) units within a single cluster. The standard is met.  

4.  Minimum Lot Size.  

 Minimum lot size for 
cluster development on 
a single lot 

Minimum lot size for 
development with 
individual lots 

RLD 15,000 square feet 2,000 square feet 

RMD 10,000 square feet 1,500 square feet 

RHD 8,000 square feet 1,500 square feet 

 
FINDING:  The subject parcel is zoned RHD.  The proposal includes the division of a 
single parcel into eight (8) buildable lots equal to or greater than 1,500 square feet. The 
standard is met.  
 

5. Minimum lot dimensions: Minimum lot width for individual lots shall be 20 feet, 
with a minimum lot depth of 50 feet. 

 
FINDING:  As shown on the Tentative Plat (EXHIBIT “B”), the proposed subdivision 
creates parcels that meet both the minimum lot width and depth required for cluster 
housing developments.  The standard is met.  

 
6.  Minimum setbacks from site perimeter: Same as the base zone. 

 
FINDING:  As shown on the Tentative Plat (EXHIBIT “B”), the proposed subdivision 
creates lots that meet all required perimeter setbacks in the residential high density 
zoning designation.   The standard is met.  

 
7.  Minimum setbacks for single-family and duplex dwellings on individual lots within 

a cluster housing development: 
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 Setback 

Front 10 ft. 

Porch or stairs 5 ft. 

Side 3 ft. 

Rear 5 ft. 

 
8. Maximum building coverage: Same as the base zone. 

9.  Minimum distance separating dwelling units (excluding attached dwellings and 
accessory structures): six feet. 

FINDING:  The proposed subdivision creates lots that provide adequate building area to 
ensure all minimum setbacks, building coverage and distance separating dwelling units 
can be met for either single-family dwellings or duplexes.  As proposed, each lot exceeds 
the 1,500 square feet minimum size allowing for space to site a 1,200 square foot cluster 
housing unit while meeting the cluster housing setbacks.     The standard is met. 

D.  Density.  

3.  For developments in the RHD district: The minimum density shall be met as 
established in TMC 18.40.065(A). No maximum density standard applies. 

FINDING:  The subject lots total 0.17 acres in size and require a minimum of 3.06 units 
per acre based on a minimum density of 18 units/acre.  As proposed the cluster 
development includes eight (8) dwelling units exceeding the minimum density.     The 
standard is met. 

E.  Open Space. Cluster housing developments shall provide and maintain at least one 
common open space per cluster for the use of all occupants. The open space shall have 
the following characteristics: 

1.  Located on land with less than a five percent slope. 

FINDING:  As shown on the Tentative Plat (EXHIBIT “B”), the subject parcel is relatively 
flat and does not exceed five percent slope.  The proposed open area is located adjacent 
to the proposed dwelling and does not exceed five percent slope.  The standard is met. 

2.  Cleared sufficiently of trees, brush and obstructions so that recreational use is 
possible. 
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FINDING:  The open space area will be a grassy area clear of any trees or brush that 
would cause an obstruction allowing users of the space an unobstructed area to recreate.  
The standard is met. 

3.  Not used for temporary or regular parking of automobiles or other vehicles. 

FINDING:  The open space is not a proposed parking area, nor will vehicles be allowed 
to park in the open space.  The standard is met. 

4.  Includes at least 150 square feet of area for each dwelling unit. 

FINDING:  The proposed development includes eight (8) units requiring 1,200 square 
feet of open space.  As shown on the Proposed Site Plan, the open space includes 1,597 
square feet of useable open space and walking paths.  The standard is met. 

5.  Provides at least 50 percent of open space in the form of a single compact, 
contiguous, central open space that: 

a.  Has a minimum dimension of 20 feet. 

FINDING:  As shown on the Proposed Site Plan (EXHIBIT “C”), the proposed open 
space, located on Lot 9 contains 1,120 square feet of useable area with a dimension of 
20 feet in depth and 56 feet in width.  Additional open space is allocated within an adjacent 
shared access easement with a dimension of 8 feet in depth and 56 feet in width.  
Together the open space dimensions are 28 feet in depth by 56 feet in width for a total of 
1,597 square feet.  The standard is met. 

b.  Abuts at least 50 percent of the dwellings in a cluster housing development. 

FINDING:  The proposed open space is located in a manner that allows two of the four 
parcels to abut a portion of the open space.  As proposed, 50 percent of the dwellings in 
the cluster will abut the open space. The standard is met. 

c.  Has dwellings abutting on at least two sides. 

FINDING:  The proposed open space is located in a manner that allows dwellings to abut 
on two sides of the open space.  As proposed, Lots 1, 2, 4, 5, 7 and 8 abut the open 
space.  In total, the open space has six dwellings that abut the open space. The standard 
is met. 

6.  The common open space shall be developed with a mix of landscaping and lawn 
area, recreational amenities, hard-surfaced pedestrian paths, or a community 
building built for the sole use of the cluster housing residents. Impervious 
elements of the common open space, excluding community buildings, shall not 
exceed 30 percent of the total open space. 
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a.  Shared nonrecreational facilities such as shared laundry or storage facilities 
shall not count towards the open space requirement. 

FINDING:  The common open space will be developed with mix of landscaping and lawn 
area to allow for passive recreational activities. The common open space includes a 
concrete walking path bordering the open space allowing all residents to safely access 
the open space.  Impervious elements of the common open space total approximately 
216 square feet or 14 percent of the total open space area (216 square feet/1,597 square 
feet).  No community buildings built for the sole use of the cluster housing residents are 
proposed as part of this request. The standard is not applicable. 

7.  If private open space is provided for dwelling units, it shall be adjacent to each 
dwelling unit. Private open space may include landscaping, porches and decks. 
The minimum dimension for private open spaces shall be 10 feet, except that 
porches shall have a minimum dimension of five feet. 

FINDING:  Private open spaces, including a mix of landscaping, porches and decks may 
be included in the building plans at the time of building permits.  All private open spaces 
at the time of permits will the minimum setback of 10 feet or 5 feet for porches. The 
standard is met. 

18.110 – OFF-STREET PARKING AND LOADING  

18.110.060 Number of Parking Spaces Required 

A.  The number of off-street parking spaces required shall be not less than as set forth 
in Table 18.110.060-1, except as otherwise provided in this chapter. 

Use Standard 

Residential Uses 

Single-family dwelling (detached, attached, 

common wall, and individual manufactured 

homes) 

2 spaces per dwelling unit, or 1 space per dwelling unit with 

alley-loaded parking 

Duplex 1 space per dwelling unit 

Triplex and quadplex dwelling 1 space per dwelling unit 

Cluster housing 1 space per dwelling unit 
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FINDING:  The request is for the subdivision of two residential parcel into eight (8) cluster 
housing lots.  In accordance with this section, eight (8) spaces are required.  As shown 
on the Proposed Site Plan (EXHIBIT “C”), eight (8) spaces are provided.  The standard 
is met.   

18.190 – PROCEDURES FOR REVIEW OF APPLICATIONS AND APPEALS  

18.190.090 Special Procedures 
 
B.  Neighborhood Meeting Requirement. Applicants shall meet with adjacent property 

owners and neighborhood representatives prior to submitting their application in 
order to solicit input and exchange information about the proposed development. 
After a preapplication conference, the applicant shall meet with any adjacent property 
owners within 250 feet of subject property, prior to the city’s acceptance of an 
application as complete. The city will furnish a form letter to the applicant to be mailed 
to all property owners within 250 feet of the subject property that provides due notice 
of the scheduled neighborhood meeting. The applicant shall be responsible for any 
costs associated with the mailing. The city’s intent is to include neighbors in the 
design process, as well as improving communication among the city, neighbors, and 
applicant and, as a result, facilitating the public approval process. 
 
A neighborhood meeting shall be required for all Type III and Type IV applications.  

 
FINDING:  The request is for the subdivision of two residential parcel into eight (8) cluster 
housing lots and Site Development Plan Review for a cluster housing development.  The 
consolidated review requires that the procedures for the higher-level review be 
addressed.  A subdivision request is a Type 3 review and is therefore subject to the 
neighborhood requirements of this chapter.   
 
A neighborhood meeting for this project was held on December 9, 2021, at 6PM.  Notice 
of the meeting was mailed via US Mail to all property owners with 250 feet of the proposed 
development.  A copy of the notice and mailing labels for this meeting are included with 
this application (EXHIBIT “F”). The meeting was attended by six residents who all signed 
into the meeting (EXHIBIT “F”).    
 
Most of the comments received (EXHIBIT “F”) were positive and supported the 
development.  However, there were some concerns that not enough parking was being 
developed and that more parking should be required.  This project meets the minimum 
off-street parking requirements and additional on street parking is available.  The 
standard is met.  
 
F. Conclusion 
This application for a Type 2 Site Development Plan Review and Type 3 Subdivision is 
consistent with all requirements of the Talent Zoning and Subdivision Codes and is in 
compliance with all development regulations required by the Talent Municipal Code. The 
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applicant respectfully requests approval of this Site Development Plan Review and 
Subdivision application. 
 
Respectfully submitted, 
 
 

 
 
Zac Moody 
Pacific Geographic Consultants, LLC 
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BEFORE THE TALENT PLANNING COMMISSION 

S T A T E  O F  O R E G O N ,  C I T Y  O F  T A L E N T  

 
 
IN THE MATTER OF PLANNING FILE NO. SUB 2022-002 FOR A 

CLUSTER HOUSING DEVELOPMENT AND SITE DEVELOPMENT 

PLAN REVIEW LOCATED AT 202 & 208 GANGNES DRIVE.  [MAP 

NO. 38-1W-26AB TAXLOT 1005 & 1021], THE TALENT PLAN-
NING COMMISSION FINDS THE FOLLOWING:  
   

1. The Planning Commission held a properly noticed public hearing on this matter on 
March 22, 2022;  

2. The Planning Commission asked the Community Development Director to present 
a Staff report and a final order with findings and recommendations at the March 22, 
2022 public hearing;  

3. At the public hearing evidence was presented and the public was given an oppor-
tunity to comment;  

4. The Planning Commission finds that the subdivision is allowed and is consistent 
with the intent of the Residential- High Density (RHD) and Subdivision code zon-
ing districts outlined in the Talent Zoning Code and with the approval criteria of 
the Talent Subdivision Code; 

The Talent Planning Commission approves the requested Type 3 Subdivision (SUB 
2022-002) applications for a 8-lot subdivision for a cluster housing development in-
cluding Type 2 Site Development Plan Review with the following conditions of ap-
proval: 
 
GENERAL CONDITIONS: 
 
1. The applicant shall complete all required public improvements within three (3) 

years of the approval of the final plat or an application for preliminary approval 
shall be resubmitted. 

 
2. Lots 1-8 shall take access from Gangnes Drive with limited improvements. 
 
 
 
 

) 
)  

)  ORDER 

) 
) 
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PRIOR TO CONSTRUCTION: 
 
4. The applicant shall meet the following conditions required by Rogue Valley Sewer 

Services: 
 
a. Applicant must obtain sewer service connection permits from RVSS and pay 

all related fees.  
 
During Construction:  
c.   Sewer facilities must be constructed and inspected per RVSS standards. Prior 

to final acceptance of project.  
 

5.  Applicant shall provide Community Development with Public Improvement Plans ap-
proved by the City Engineer:   
 

a. Consistent with the provisions of Section 17.10.020 of the Talent Subdivision 
Code for the mainline water system tap.   

 
c. Identifying the location of all underground utilities.   

 
PRIOR TO FINAL PLAT: 
 
6. Community Development shall conduct an administrative review of the final plat and 

shall approve or deny the final plat based on findings regarding compliance with the 
following criteria: 

 
a. The final plat complies with the approved preliminary plat, and all conditions 

of approval have been satisfied; 
 
b. The developer will provide a performance guarantee in accordance with Section 

460—Performance Guarantees. 
 
c. The applicant shall provide copies of all recorded homeowners association 

Codes, Covenants, and Restrictions (CC&Rs); deed restrictions; private ease-
ments and agreements (e.g., for access, common areas, parking, etc.); and other 
recorded documents pertaining to common improvements recorded and refer-
enced on the plat; 

 
d. The property owner shall follow the procedures outline in TMC 17.20.070, 

Filing and Recording in the Subdivision Code. 
 
e. The plat contains an affidavit by the surveyor who surveyed the land, repre-

sented on the plat to the effect the land was correctly surveyed and marked with 
proper monuments as provided by ORS Chapter 92, and indicating the initial 
point of the survey, and giving the dimensions and kind of such monument, and 
its reference to some corner established by the U.S. Geological Survey or giving 
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two or more permanent objects for identifying its location. 
 
f. All lots or parcels created through land division have adequate public utilities 

and facilities such as sewer, gas, electrical, and water systems located and con-
structed to prevent or minimize flood damage to the extent practicable. 

 
g. All subdivision and partition proposals have adequate surface water drainage 

provided to reduce exposure to flood damage. Water quality or quantity control 
improvements may be required per Stormwater Design Standards; and 

 
h. Compliance with vehicular access and circulation as addressed above in TMC 

17,10.060 and TMC 18.40 - Talent Zoning Code. 
 

PRIOR TO ISSUANCE OF BUILDING PERMITS: 
 
7. The applicant shall install the required stormwater facility and provide Community De-

velopment.  The development will be required to provide traditional downspouts and 
splash blocks in order manage stormwater run-off prior to issuance of a building permit. 

 
8. All setbacks for each new single-family dwelling shall be verified and in conformance 

with the required setbacks.   
 
9. The applicant shall, prior to the issuance of building permit, provide evidence that all 

System Development Charges have been paid in full for development beyond the pre-
fire development.   

10. An encroachment permit is required prior to construction of the proposed driveway.  
The encroachments shall be inspected and approved by Public Works. 

 
11. Driveway access shall be designed at a minimum of 10 feet with asphalt or concrete or 

comparable surfacing, that will support emergency vehicles and in such a way that 
stormwater run-off is directed toward Gangnes Drive.   

 
12. Prior to issuance of a building permit, the planning department will review all setbacks 

for the proposed cluster housing development that shall meet the RHD perimeter set-
backs and the Cluster Housing development setback criteria.   

 
13. The open space area shall be a grassy area clear of any trees or brush that would cause 

an obstruction which allow users of the space an unobstructed are to recreate.  This will 
be reflected in the landscaping plan at the time of building permit submittal. 

 
14. Private open spaces including a mix of landscaping, porches and decks shall be in-

cluded in the building plans at the time of building permit.  All private open spaces 
shall be a minimum of 10 feet or 5 feet for porches. 
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PRIOR TO CERTIFICATE OF OCCUPANCY: 
 
15. The applicant shall ensure that the vision clearance areas for each corner of the project 

maintain the clear triangle area of 15 feet on each public roadway or alley.  There shall 
be no planting of vegetation within this clear vision area.   

 
16.  The minimum landscaped area for residential zones is 20 percent and will be completed 

prior to issuance of a building certificate of occupancy. 
 
IT IS HEREBY ORDERED THAT the Talent Planning Commission approves the 
requested Subdivision (SUB 2022-002)) application for a 9-lot subdivision and a Site 
Plan Development Review for a cluster housing development based on the 
information presented in the Staff Reports and Findings of Fact below: 
 
In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface.  
 
TALENT SUBDIVISION CODE REQUIREMENTS 
 
Title 17 SUBDIVISIONS 
 
17.10 DEVELOPMENT AND DESIGN STANDARDS 
 
A. Purpose.  
To preserve the character of the city and to conserve natural resources by encouraging 
development that incorporates open space and the natural features of the land into neigh-
borhood design, and by allowing density distribution within the development project so 
that there is no penalty for creative design. 
 
FINDING: The proposed subdivision will create 1,500+ to 1,700+ square foot lots to al-
low a cluster housing development, this rebuild will be at a higher density than the pre-fire 
development although it will be meet the neighborhood design for single family dwellings 
incorporate open space while preserving the character of the city. This standard has been 
met. 
 
17.10.050 TRANSPORTATION FACILITY STANDARDS 
 
B. Development Standards. No development shall occur unless the development has 
frontage or approved access to a public street, in conformance with the provisions of 
TMC 17.10.060, Vehicular access and circulation, as well as Chapter 18.115 TMC, and 
the following standards are met: 
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3. The city may accept a future improvement guarantee (e.g., owner agrees not to re-
monstrate (object) against the formation of a local improvement district in the future) 
in lieu of street improvements if one or more of the following conditions exists: 

d. The improvement is associated with an approved land partition on property zoned 
residential and the proposed land partition does not create any new streets. 

FINDING: Access is available to the proposed lots and development created by the sub-
division from Gangnes Drive.  Gangnes Drive is identified as a “Local Street” in the Tran-
portation System Plan.  This section of Gangnes features partial improvements, such as 
paved road without curbs, gutters or sidewalk.  Based on the lack of current improvements 
in the area and because the grade is not set on Gangnes improvement would not benefit the 
proposed development or the adjacent properties.   This standard has been met. 

17.10.060 VEHICULAR ACCESS AND CIRCULATION 

Access Permit Required. A new or modified connection to a public street requires an ac-
cess permit in accordance with the following procedures: 

1. Permits for access to city streets shall be subject to review and approval by the public 
works director based on the standards contained in this section and the provisions of 
TMC 17.10.050, Transportation facility standards. An access permit may be in the form 
of a letter to the applicant, or it may be attached to a land use decision notice as a condi-
tion of approval. 

FINDING: The proposed subdivision will be access from the existing Gangnes Drive.  
An encroachment permit is required to establish access for the proposed 8 space parking 
area. This standard has been met subject to conditions of approval.    

D. Traffic Study Requirements. The city or other agency with access jurisdiction may re-
quire a traffic impact study (TIS) prepared in accordance with Chapter 18.185, Traffic 
Impact Study. 

FINDING: This project is a preliminary plat map to divide two parcels into nine lots.  A 
TIS is not required in accordance with TMC 18.185.020.  This standard is not applicable. 

E. Conditions of Approval. The city or other agency with access permit jurisdiction may 
require the closing or consolidation of existing curb cuts or other vehicle access points, 
recording of reciprocal access easements (i.e., for shared driveways), development of a 
frontage street, installation of traffic control devices, and/or other mitigation as a condi-
tion of granting an access permit, to ensure the safe and efficient operation of the street 
and highway system. Access to and from off-street parking areas shall not permit backing 
onto a public or private street. 

F. Access Options. When vehicle access is required for development, access shall be 
provided by one of the following methods (a minimum of 10 feet per lane is required). 
These methods are “options” to the developer/subdivider. 
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3. 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 ac-
cess point as a condition of approving a new access. Street accesses shall comply with 
the access spacing standards in subsection (G) of this section. 

G. Access Spacing. Driveway access shall be separated from other driveways and public 
and private street intersections in accordance with the following standards and proce-
dures: 

1. Local Streets. A minimum10 feet of separation (as measured from the sides of the 
driveway/street) shall be required on local streets (i.e., streets not designated as collec-
tors or arterials), except as provided in subsection (G)(3) of this section. 

H. Number of Access Points. For single-family (detached and attached), two-family, and 
three-family housing types, one street access point is permitted per lot. Alley access is 
strongly encouraged before other access points are considered; except that two access 
points may be permitted for two-family and three-family housing on corner lots (i.e., no 
more than one access per street), and subject to the access spacing standards in subsec-
tion (G) of this section. The number of street access points for multiple-family, commer-
cial, industrial, and public/institutional developments shall be minimized to protect the 
function, safety and operation of the street(s) and sidewalk(s) for all users. Shared access 
may be required, in conformance with subsection (I) of this section, in order to maintain 
the required access spacing, and minimize the number of access points. 

I. Shared Driveways. The number of driveway and private street intersections with pub-
lic streets may be minimized by the use of shared driveways with adjoining lots where 
feasible. The city shall require shared driveways as a condition of land division or site 
design review, as applicable, for traffic safety and access management purposes in ac-
cordance with the following standards: 

FINDING: Access to the proposed cluster housing development is from Gangnes Drive, 
this is a public street adjacent to the proposed development.  The applicant is proposing a 
single parking area that will accommodate there required 8 stalls.  The proposed parking 
area will reduce the number of individual driveway accesses.  The share access points will 
minimize the necessary access to the sites and protect the function, safety and operation of 
Gangnes Drive. The proposed parking allows the applicant the required parking and open 
space necessary for the cluster housing development outlined in Chapter 18.97. This 
standard has been met.   

M. Vision Clearance. No signs, structures or vegetation in excess of three feet in height 
shall be placed in vision clearance areas, as shown in Figure 17.10.060-2. The mini-
mum vision clearance area may be increased by the city engineer upon finding that 
more sight distance is required (e.g., due to traffic speeds, roadway alignment, etc.). 
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FINDING: The proposed development shall meet all vision clearance areas as shown 
above.  As a conditions of approval, the applicant shall not plant vegetation within the clear 
vision triangle and shall continually maintain the vision clearance area.  This standard 
will be met subject to conditions of approval. 

N. Construction. The following construction standards shall apply to all driveways and 
private streets: 

1. Surface Options. Driveways, parking areas, aisles, and turnarounds shall be paved 
with asphalt, concrete or comparable surfacing, or a durable nonpaving material that 
will support emergency vehicles may be used to reduce surface water runoff and protect 
water quality. 

FINDING: The driveway accesses shall be designed with asphalt, concrete, or com-
parable surfacing at a minimum of 10 feet, that will support emergency vehicles and 
in such a way that stormwater run-off is directed toward Gangnes Drive.  This stand-
ard has been met subject to conditions of approval. 

 
17.10.070  SANITARY SEWER AND WATER SERVICE IMPROVEMENTS  
 
A. Sewers and Water Mains Required. Sanitary sewers and water mains shall be installed 
to serve each new development and to connect developments to existing mains in accord-
ance with the city’s construction specifications and the applicable comprehensive plan 
policies. 
 
17.10.080 STORM DRAINAGE AND SURFACE WATER MANAGEMENT  
 
A. General Provisions. The city shall issue a development permit only where adequate 
provisions for storm water and surface water runoff have been made pursuant to Resolu-
tion 517, Storm Drainage Design Standards. 

 
FINDING:  Sanitary sewer and water service improvements were installed for the dwell-
ings on site at the time the subdivision was established prior to the Almeda Fire.  The 
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development of the proposed subdivision will require new sewer tap connections in the 
existing 8-inch main as a result of the newly created lots. 
Stormwater management is not required for this project as per comments by Rogue Valley 
Sewer Services on November 8, 2021.  The comments include that “In response to the 
Almeda Fire, redevelopment in areas burned will be subject to stormwater management 
based on the net increase in impervious surface above 2,500 square feet when compared to 
the pre-fire impervious are footprint.   
The pre-fire impervious surface as per the Jackson County Assessment records shows the 
impervious surface pre-fire to be 6,370 square feet.  The proposed site plan indicates the 
redevelopment area including paved walkways and driveways will total 7,916 square feet. 
This is a net increase of 1,546 square feet which does not meet the threshold of 2,500 square 
feet of net increase, therefore a stormwater management plan is not required. 
Despite this threshold, the development will be required to provide traditional downspouts 
and splash blocks in order manage stormwater run-off and ensure that stormwater is main-
tained on-site prior to issuance of a building permit. 
In addition, the applicant shall provide proof of the required sewer tap and connection per-
mit prior to issuance of a building permit.  This standard has been met subject to condi-
tions of approval.   
 
17.10.90  UTILITIES  

 
C. Exception to Undergrounding Requirement. The standard applies only to proposed 

subdivisions. An exception to the undergrounding requirement may be granted due 
to physical constraints, such as steep topography, or existing development condi-
tions, when demonstrated by the applicant. 

 
FINDING: The proposed land division is classified as a subdivision.  Power is available 
underground and will be installed as required.   This standard has been met.   
 
17.15  APPLICATION REQUIREMENTS AN APPROVAL CRITERIA  
 
17.15.010  REVIEW PROCEDURES AND APPROVALS PROCESS 
 
A. Subdivision and Partition Approval Through Three-step Process. Applications for 
subdivision or partition approval shall be processed through a three-step process: the 
pre-application conference, the preliminary plat, and the final plat. 
 

1.  A pre-application conference is required for all partitions and subdivi-
sions. 

2.  The preliminary plat for a partition and subdivision shall be approved by 
the Planning Commission before the final plat can be submitted for ap-
proval consideration. 

3.  The final plat shall include all conditions of approval of the preliminary plat. 
 
FINDING: Prior to submittal of the subdivision application, the applicant/agent re-
quested and attended the required pre-application meeting and has submitted a tentative 
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plat map for review. This standard has been met.   
 
17.15.20 Preliminary Plat Submission Requirements 
 
A.  Preliminary Plat Information. The preliminary plat application shall consist of draw-

ings and supplementary written material (i.e., on forms and/or in a written narrative) 
adequate to provide the following information: 

1. General Information. 
2. Site Analysis. 
3. Proposed Improvements. 

 
FINDING:  The proposed subdivision and cluster housing development site develop-
ment plan include all necessary plans, drawings, and supplementary materials detailing 
the site analysis and proposed improvements.  This standard has been met.   

 
A. General Approval Criteria. The City may approve, approve with conditions or deny a 

preliminary plat based on the following approval criteria: 

1. The proposed preliminary plat complies with all of the applicable code 
sections and other applicable ordinances and regulations. At a minimum, 
the provisions of this Chapter and the provisions of the underlying zoning 
district shall apply. Where a variance is necessary to receive preliminary 
plat approval, the application shall also comply with the relevant sections 
of 8-3L.4—Variances; [amended 15 October 2008; Ord. No. 847] 
 

FINDING: The proposed development will create 9 lots intended for a cluster housing 
development is a permitted use in the Residential High Density zone district.  The subdi-
vision criteria are address throughout this section.  The Cluster housing development cri-
teria is address below in this staff report in section 18.97 Cluster Housing.  The proposed 
tentative map complies with the provisions of the Talent Subdivision and zoning code 
through the conditions of approval.   This standard has been met with conditions of 
approval.   
 

2. The proposed plat name is not already recorded for another subdivision, and sat-
isfies the provisions of ORS Chapter 92; 

FINDING: The proposed subdivision name “Aspen Place” is identified on the Tentative 
Plat Map and has been preliminarily approved by Jackson County Surveyors office in ac-
cordance with ORS Chapter 92.  Upon approval, a formal application of the subdivision 
name shall be submitted to Jackson County for review and recorded.  This standard has 
been met. 

3. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and sur-
face water management facilities are laid out so as to conform or transition to the 
plats of subdivisions and maps of major partitions already approved for adjoining 
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property as to width, general direction, and in all other respects; and are con-
sistent with the city’s transportation system plan. All proposed public improve-
ments and dedications are identified on the preliminary plat;  

FINDING: Access is available to the proposed 9 lot subdivision from the public street, 
Gangnes Drive.  There are currently no improvements within the McCloud or Gangnes 
subdivision, however each lot is located in a manner that curbs, gutter and sidewalks can 
be installed in accordance with the City’s Transportation System Plan at the time the city 
redevelops the street right-of-way.  The applicant is not proposing any public improve-
ments as a result of this proposed subdivision. This standard has been met.    
 

4. All proposed private common areas and improvements (e.g., home owner associa-
tion property) are identified on the preliminary plat. 

FINDING: The proposed subdivision includes a private common area and improvements 
identified on the preliminary subdivision map that are consistent with TMC Chapter 18.97.  
This standard has been met.  
   

B. Block and Lot Standards. All proposed blocks (i.e., one or more lots bound by public 
streets), lots, and parcels conform to the specific requirements below:  

 
1.  All lots shall comply with the lot area, setback, and dimensional requirements of 

the applicable zone district, and the standards of TMC 17.10.050(J), Street Align-
ment and Connections. 

 
2. Setbacks shall be as required by the applicable zoning district. [amended 15 

October 2008; Ord. No. 847] 
 
FINDING:  The subject property is zoned RHD.  The minimum lot are for individual lots 
in a cluster housing development is 1,500 square feet.  The minimum lot width is 20 feet 
and depth is 50 feet.  All proposed lots within the cluster development must meet the min-
imum area and dimension threshold.   
The minimum side-yard setback within the cluster is 3 feet in accordance with TMC18.97.  
The minimum front yard setback is 10 feet and rear yard is 5 feet within the cluster. All 
perimeter setbacks can be met.  Based on the proposed width and depth of each lot the 
proposed subdivision creates eight buildable parcels that can meet the minimum setbacks.  
In the cluster development the maximum building area is the same as the RHD zone district 
(75 percent).  The proposed building area for each lot is less than 50 percent (704 sq. ft. 
building footprint/1,500 sq. ft.)  This standard has been met.   
 

3. Each lot shall conform to the standards of Section 260—Vehicular Access and Cir-
culation. 

 
FINDING: The proposed subdivision complies and will comply with the provisions for 
vehicular access and circulation as addressed above in TMC 17,10.060.  This standard 
has been met subject to conditions of approval.   
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4. Landscape or other screening may be required to maintain privacy for abutting 

uses and buffering for pathways, through lots abutting an arterial or collector 
street, grade changes and retaining walls, development on flag lots, and similar 
situations, consistent with the provisions of TMC Title 17 and 18 and Chapter 
18.105 TMC 

 
FINDING: The subject property is zoned RHD and is surrounded by other residential 
zoned parcels. There are no conflicting uses necessitating screening or buffering.  The min-
imum landscaped area for residential zones is 30 percent and will be completed prior to 
issuance of a building certificate of occupancy.  This standard has been met subject to 
conditions of approval.    
 

5.  In conformance with the Uniform Fire Code, a 20-foot width fire apparatus 
access drive shall be provided to serve all portions of a building that are lo-
cated more than 150 feet from a public right-of-way or approved access drive. 
See also, Section 260—Vehicular Access and Circulation. 

 
FINDING:  As proposed, the cluster housing will have frontage on Gangnes Drive. This 
standard has been met.   

F. Future Redivision Plan. When subdividing or partitioning tracts into large lots (i.e., 
greater than two times or 200 percent the minimum lot size allowed by the underlying 
land use district), the city shall require that the lots be of such size, shape, and orientation 
as to facilitate future redivision in accordance with the requirements of the zoning district 
and this code. A redivision plan shall be submitted that identifies: 

1. Potential future lot division(s) in conformance with the housing and density standards 
of the underlying zoning district; 

FINDING: The proposed subdivision cannot be further divided.  No redivision plan is 
required.  The standard is not applicable.   

A. Filing Plat with County. Within 60 days of the city approval of the final plat, the ap-
plicant shall submit the final plat to Jackson County for signatures of county officials as 
required by ORS Chapter 92. 

B. Proof of Recording. Upon final recording with the county, the applicant shall submit 
to the city a mylar copy and three paper copies of all sheets of the recorded final plat. 
This shall occur prior to the issuance of building permits for the newly created lots. 

C. Prerequisites to Recording the Plat. 

1. No plat shall be recorded unless all ad valorem taxes and all special assessments, fees, 
or other charges required by law to be placed on the tax roll have been paid in the manner 
provided by ORS Chapter 92; 
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2. No plat shall be recorded until it is approved by the county surveyor in the manner 
provided by ORS Chapter 92. [Ord. 818 § 2 (Exh. A (§ 8-2.470)); Ord. 692 § 21.] 
 
FINDING: Upon approval of the preliminary plat map the property owner shall agree 
to follow the procedures outline in TMC 17.20.070, Filing and Recording in the Subdi-
vision Code. This standard has met subject to conditions of approval.  
 
TITLE 18 - ZONING CODE REQUIREMENTS 
 
18.40 RESIDENTIAL ZONE – HIGH-DENSITY (RHD) 
 
18.40.060 Yard Regulations 
 

A. Front Yard 20 feet 
B. Side Yard 5 feet 
C. Rear Yard 10 feet 

 
FINDING: As shown on the proposed site plan no structures on the new lots will encroach 
on the required perimeter setbacks.  The cluster housing development requires standards 
for setbacks that are addressed below.  This standard has been met.   
 
 
18.97 CLUSTER HOUSING 
 
18.97.010 GENERAL PROVISIONS 

A. Purpose and Intent. It is the policy of the city of Talent to provide for cluster housing 
that allows more flexible development as an alternative to traditional housing types. 
Cluster housing is intended: 

1. To provide a variety of housing types that respond to changing household sizes and 
ages, including but not limited to retirees, small families, and single-person households. 

FINDING: This proposed cluster housing development provides options for various hous-
ing sizes, allowing small dwellings and lot footprints minimizing the overall costs of own-
ership or in the case of rentals, a reduction of rental costs as a result of reduced building 
and land costs. This standard has been met.    

2. To encourage creation of more usable open space for residents of the development 
through flexibility in density and lot standards. 

FINDING: The proposed eight unit cluster housing project maximizes the density of the 
two parcels, as well as offering homeownership option for residents with varying incomes.  
The site plan demonstrates that the open space provided as a part of this project is centrally 
located and the cluster development criteria for common open space that is discussed in 
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the development standards below.  The proposed flexibility in density allows for adequate 
open space for the residents of the cluster development.  This standard has been met. 

3. To ensure that the overall size and visual impact of the cluster development be compa-
rable to standard residential development, by balancing bulk and mass of individual resi-
dential units with allowed intensity of units. 

FINDING: The proposed eight unit cluster housing project is consistent with the nature of 
the surrounding single-family detached and detached duplex unit developments.  The 
McCloud addition and Gangnes subdivision, although zoned high density residential is be-
ing redeveloped with a mix of single family dwellings, accessory dwelling units and duplex 
units.  The proposed residential development would not exceed the maximum dwelling size 
of 1, 200 square feet.  The proposal is to construct approximately 1,056 square foot dwell-
ings and keep with the single-family character of both subdivisions. This standard has 
been met.   

4. To provide centrally located and functional common open space that fosters a sense of 
community and a sense of openness in cluster housing developments. 

FINDING: The proposed subdivision and cluster development indicates a total of 1,200 
square feet of central common open space which abuts 50 percent of the dwelling units.  
This space shall be landscaped with lawn area, recreational amenities including hard sur-
faces pedestrian paths with dimensions of approximately 50 feet by 20 feet.  This open 
space proximity to Gangnes and the proposed units provides a sense of openness to the 
project that will encourage the use of the area This standard has been met.  
 
5. To ensure minimal visual impact from vehicular use and storage areas for residents of 
the cluster housing development as well as adjacent properties. [Ord. 966 § 3 (Exh. C), 
2021.] 
 
FINDING: The proposed development provides individual shared driveway similar to the 
adjacent single family dwellings.  Proposing parking in this manner minimizes the visual 
impact that vehicular storage would otherwise have if parking were located in a large, 
paved parking area. The standard has been met.   

A. Applicability. Where there is a conflict between these standards and standards else-
where in the code, the cluster housing standards shall apply. 

19.97.030 DEVELOPMENT STANDARDS  

B. Permitted Housing Types. 

3. Residential high density district: Units may be single-family detached, duplexes or up 
to 12 units attached. 

FINDING: The proposed development includes a mix of single family detached dwellings. 
This standard has been met.   

92



 

 
Talent Planning Commission Final Order Applicant: SOS Plumbing, Inc.  
File no. SUB 2022-002 Page 14 

14 

C. Dimensional Standards. 

1. Maximum average gross floor area: 1,200 square feet per dwelling unit. 

FINDING: As proposed in the site plan, all building pads can accommodate up to a 
1,200 square foot single-family dwelling.  The proposed development will include a mix 
of single-family detached dwellings. This standard has been met.   

2. Maximum height for dwellings: 25 feet or two stories, whichever is less. 

FINDING: The proposed single-family dwellings will not exceed the maximum building 
height allowed by the Talent Municipal Code. This standard has been met.   

3. Units per cluster: There may be three to 12 units per cluster with no limit on the num-
ber of clusters per development. 

FINDING:  The cluster development includes 8 units.  This standard has been met.  

4. Minimum Lot Size. 

 
Minimum lot size for cluster de-
velopment on a single lot 

Minimum lot size for develop-
ment with individual lots 

   

RLD 15,000 square feet 2,000 square feet 

RMD 10,000 square feet 1,500 square feet 

RHD 8,000 square feet 1,500 square feet 

 

FINDING: The subject property is zoned RHD.  The proposed project includes the divi-
sion of a single parcel into four lots equal or greater than 1,500 square feet. This standard 
has been met.  

5. Minimum lot dimensions: Minimum lot width for individual lots shall be 20 feet, with 
a minimum lot depth of 50 feet.  

FINDING:  As shown of the tentative plat map the proposed subdivision creates parcels 
that meet both the minimum lot width of 20 feet and depth of 50 feet require for cluster 
housing development.  This standard has been met. 

93



 

 
Talent Planning Commission Final Order Applicant: SOS Plumbing, Inc.  
File no. SUB 2022-002 Page 15 

15 

6. Minimum setbacks from site perimeter: Same as the base zone. 

FINDING:  The tentative plat map shows the proposed subdivision creates lots that meet 
the required perimeter setbacks in the RHD zone district. The project will be reviewed by 
Planning at the time of building permit submittal to ensure setbacks from site perimeter are 
met. The standard has been met subject to conditions of approval.    

7. Minimum setbacks for single-family and duplex dwellings on individual lots within a 
cluster housing development: 

 Setback 

  

Front 10 ft. 

Porch or stairs 5 ft. 

Side 3 ft. 

Rear 5 ft. 

8. Maximum building coverage: Same as the base zone. 

9. Minimum distance separating dwelling units (excluding attached dwellings and acces-
sory structures): six feet. 

FINDING:  The proposed subdivision creates lots that provide adequate building area to 
ensure all minimum setbacks, building coverage and distance separation of dwelling units 
can be met.  The lots exceed the 1, 500 square foot minimum size allowing area to construct 
a 1,200 square foot cluster unit while meeting the cluster housing setbacks This standard 
has been met.   

D. Density 

3. For developments in the RHD district: The minimum density shall be met as estab-
lished in TMC 18.40.065(A). No maximum density standard applies. 

FINDING: The subject lots total .37 acres in size and require a minimum of 6.7 units per 
acre based on a minimum density of 18 units per acre.  The proposed project exceed the 
minimum density. This standard has been met.   

E. Open Space. Cluster housing developments shall provide and maintain at least one 
common open space per cluster for the use of all occupants. The open space shall have 
the following characteristics: 
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1. Located on land with less than a five percent slope. 

FINDING:  The project site is relatively flat and does not exceed five percent slope. This 
standard has been met.  

2. Cleared sufficiently of trees, brush and obstructions so that recreational use is possi-
ble. 

FINDING: The open space area will be a grassy area clear of any trees or brush that would 
cause an obstruction allow users of the space an unobstructed are to recreate.  This will be 
reflected in the landscaping plan at the time of building permit submittal. This standard 
has been met subject to conditions of approval.      

3. Not used for temporary or regular parking of automobiles or other vehicles. 

FINDING: The open space will not be used for parking of any automobile or other vehi-
cles. This standard has been met.    

4. Includes at least 150 square feet of area for each dwelling unit. 

FINDING: Based on the proposed development of 4 dwellings the project requires 600 
square feet of common open space, the project shows 995 square feet of central common 
open space, therefore the project exceed this standard This standard has been met.     

5. Provides at least 50 percent of open space in the form of a single compact, contigu-
ous, central open space that: 

a. Has a minimum dimension of 20 feet. 

b. Abuts at least 50 percent of the dwellings in a cluster housing development. 

c. Has dwellings abutting on at least two sides. 

FINDING: The proposed subdivision and cluster development indicates a total of 1,200 
square feet of central common open space which abuts more than 50 percent of the dwelling 
units.  This space shall be landscaped with lawn area, recreational amenities including hard 
surfaces pedestrian paths with dimensions of approximately 50 feet by 20 feet.  The com-
mon open space also abuts proposed lots 1, 2, 4, 5, 7, and 8 on either the north, south, or 
west side of the open space. This standard has been met.     

6. The common open space shall be developed with a mix of landscaping and lawn area, 
recreational amenities, hard-surfaced pedestrian paths, or a community building built for 
the sole use of the cluster housing residents. Impervious elements of the common open 
space, excluding community buildings, shall not exceed 30 percent of the total open 
space. 

a. Shared nonrecreational facilities such as shared laundry or storage facilities shall not 
count towards the open space requirement. 
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FINDING: The proposed subdivision and cluster development indicates a total of 1,200 
square feet of central common open space which abuts 50 percent of the dwelling units.  
This space shall be landscaped with lawn area, recreational amenities including hard sur-
faces pedestrian paths.  Based on the development of 8 dwellings the project requires 
1,2000 square feet of common open space.  A landscaping plan will be required at the time 
of issuance of a building permit. There is no proposed laundry or storage facility or com-
munity building for this project.  This standard has been met.  

7. If private open space is provided for dwelling units, it shall be adjacent to each dwell-
ing unit. Private open space may include landscaping, porches and decks. The minimum 
dimension for private open spaces shall be 10 feet, except that porches shall have a mini-
mum dimension of five feet. 

FINDING: Private open spaces including a mix of landscaping, porches and decks shall 
be included in the building plans at the time of building permit.  All private open spaces 
shall be a minimum of 10 feet or 5 feet for porches.  This standard has been met subject 
to conditions of approval.   

18.190 – PROCEDURES FOR REVIEW OF APPLICATIONS AND APPEALS 
 
18.190.090  SPECIAL PROVISIONS 

B. Neighborhood Meeting Requirement. Applicants shall meet with adjacent property 
owners and neighborhood representatives prior to submitting their application in order 
to solicit input and exchange information about the proposed development. After a preap-
plication conference, the applicant shall meet with any adjacent property owners within 
250 feet of subject property, prior to the city’s acceptance of an application as complete. 
The city will furnish a form letter to the applicant to be mailed to all property owners 
within 250 feet of the subject property that provides due notice of the scheduled neigh-
borhood meeting. The applicant shall be responsible for any costs associated with the 
mailing. The city’s intent is to include neighbors in the design process, as well as improv-
ing communication among the city, neighbors, and applicant and, as a result, facilitating 
the public approval process. 

A neighborhood meeting shall be required for all Type III and Type IV applications. 

FINDING: The applicant conducted a neighborhood meeting for this 4 lots subdivision on 
December 9, 2021, at 6 pm.  Notice of the meeting was mailed via US Mail to all property 
owners within 250 feet of the proposed development.  A copy of the notice and mailing 
labels for this meeting are included in the application attached.  The meeting was attended 
by six residents who all signed into the meeting.  
 
Most comments from the residents were positive and supported the development.  How-
ever, there were some concerns that not enough parking was being developed and that more 
parking should be required.  The proposed project meets the minimum off-street parking 
requirements and additional on street parking is available.  This standard has been met.   
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CONCLUSION: The application for the Type 3 Subdivision and Type 2 Site Develop-
ment Review is consistent with all requirements of the Talent Zoning and Subdivision 
Codes.  The proposed project is consistent with al development regulations required by 
the Talent Municipal Code.  Staff recommends APPROVAL of this Subdivision and Site 
Plan Review.   

 

_____________________________   _____________________________  

Felicia Hazel, Planning Commission Chair  Date 
 
ATTEST   

_____________________________   _____________________________ 

Kristen Maze       Date 
Community Development Director 

97



 

 
 
 
 

City of Talent 
Community Development Department   

    
   STAFF REPORT 
   Type-4 Land Use Application – Legislative Review – Planning Commission 

 
 
Meeting Date:  March 22, 2022  
File No: DCA 2022-001 
Staff Contact:  Kristen Maze kmaze@cityoftalent.org 
Item: Title 2 -Text Amendment  
Applicant:  City of Talent 
Action:  Reviewing the structure of the Planning Commission 

 
 
BACKGROUND 
The Talent Municipal Code Section 2.20, Planning Commission outlines the criterion for the planning 
commission powers and duties within the City of Talent as such, Title 17, and Title 18 requires the 
Planning Commission to serve in a variety of land use actions, including quasi-judicial actions, 
legislative recommendations, and appeals for staff decisions regarding Type II procedures. City 
Council or a hearings officer serves as the appeal board for the Planning Commission land use 
actions. 
  
The Planning Commission consists of seven members and a meeting quorum consists of four 
members, regardless of vacancies. 
 
Issue 

If the Planning Commission is unable to fulfill its responsibilities, due to lack of quorum or other 
reason, there is currently no alternative. If the Planning Commission cannot fulfill its responsibilities 
over an extended period, this could significantly delay development within Talent.  

The Planning Commission is involved in: 

 Type II procedures (administrative): Type II decisions are made by the Community 
Development department with public notice and an opportunity for a public hearing. This 
typically encompasses design review, minor land partitions, site development plan review 
(minor), subdivisions, temporary use permits, and use interpretations.  The appeal of a Type 
II decision is heard by the Planning Commission. 

 Type III procedures (quasi-judicial): Type III decisions are made by the Planning 
Commission after a public hearing, with appeals reviewed by the City Council. Type II 
decisions generally use discretionary approval criteria for topics such as conditional use 
permits, design review, sign permits, site development plan review (major), temporary use 
permits, and variances. 

 Type IV procedures (legislative): Type IV procedures apply to legislative matters. Legislative 
matters involve the creation, revision, or large-scale implementation of public policy, such as 
annexations, comprehensive plan amendments, zone changes, and land use regulations. 
Type IV matters are considered initially by the Planning Commission with final decisions 
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made by the City Council.  
 
PROPOSAL 

To help lower the likelihood of the Planning Commission not meeting quorum and to have remedy for 
the situation if the Planning Commission is unable to fulfill its responsibilities, staff recommends 
making the following amendments to the Talent Municipal Code Title 2: 

 
 Remove quorum definition from municipal code. Quorum would be defined by the Planning 

Commission’s bylaws.   

 Stipulate that City Council can act in the stead of the Planning Commission in the event 
that the Planning Commission is unable to discharge its responsibilities.  

 
Potential language is provided in the attached draft ordinance. 
 

HEARING PROCEDURES 
To ensure an efficient meeting and to refamiliarize the Council with the hearing procedures, staff has 
outlined the hearing procedures below:   
 
The presiding officer of the planning commission and the city council shall conduct the hearing as follows: 
 

a.  The presiding officer shall begin the hearing with a statement of the nature of the matter before 
the body, a general summary of the procedures, a summary of the standards for decision-making, 
and whether the decision which will be made is a recommendation to the city council or the final 
decision of the council (these are provided in the legislative hearing script); 

b.  The city planner’s staff report and other applicable reports shall be presented; 
c.  The public shall be invited to testify; 
d.  The public hearing may be continued to allow additional testimony, or it may be closed; and 
e.  The body’s deliberation may include questions to the staff, comments from staff, and inquiries 

directed to any person present. 
  

NOTICE 
The Planning Commission held a properly noticed first evidentiary hearing on this matter on March 22, 
2022.   

Notice of the proposed code amendments was sent to the Department of Land Conservation and 
Development (DLCD) on February 11, 2022, not less than 35 days prior to the first evidentiary hearing of 
March 22, 2022, as required by State Law and the Talent Municipal Code (TMC).   

Notice of the Planning Commission public hearing scheduled for March 22, 2022 was published in the 
Medford Mail Tribune on March 11, 2022, consistent with required legislative procedures in TMC 
18.190.060(D)(2)(b).   

PUBLIC PARTICIPATION 
A copy of the application, including all documents, evidence and applicable criteria relied upon by the 
applicant, and a copy of the staff report will be available on-line as an attachment to the agenda at 
www.cityoftalent.org seven days prior to the hearing.  Anyone wishing to provide testimony can submit 
comments via e-mail to publictestimony@cityoftalent.org with the subject line “Written testimony” by 
5:00 p.m. on Tuesday, March 22, 2022.  Written testimony received by this deadline will be available for 
Commissioners to review before the hearing and will be included in the meeting record.   Oral testimony 
will only be taken during the hearing if you have pre-registered.  To pre-register, email your request to 
publictestimony@cityoftalent.org with the subject line “Request for Oral Comment/Testimony” by 4:00 
p.m. the date of the hearing.  You must include your name and residential address for the record. 
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Alternatively, respondents may submit written to the Community Development Department using the utility 
payment drop box or via US mail.  Written correspondence submitted in the drop box or via US Mail, must 
be received by the date and time above to be included in the meeting record.   

City of Talent, Community Development Department 
P.O. Box 445/110 East Main Street 
Talent, Oregon 97540 
 
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 dconverse@cityoftalent.org. 
 
APPLICABLE CRITERIA 
 
Talent Municipal Code (TMC) Title 18: Zoning  

•  Chapter 2.20  Section 2.120.080 Quorums – Meetings - Rules (Legislative) 
 

Talent Comprehensive Plan 
•  Element A - Citizen Involvement 
 

Oregon Land Use Planning Goals 
•  Goal 2 – Land Use Planning 

 
Oregon Administrative Rules (OAR) 

•  OAR 660-018-0020 
 

V. FINDINGS 
In the following, any text quoted directly from City codes appears in italics; staff findings appear in regular 
typeface.  
 

TALENT MUNICIPAL CODE (TMC) 
 
TITLE 18:  ZONING  
18.190.060 (G) Decision-Making Considerations. The recommendation by the Planning Commission and 
the decision by the City Council shall be based on consideration of the following factors: 

1. The Statewide Planning Goals and Guidelines adopted under Oregon Revised Statutes (ORS) 
Chapter 197 (for Comprehensive Plan amendments only); 

FINDING: This regulation is not applicable as this is not a Comprehensive Plan amendment. A 
development code amendment is presumed to enact policies in the Comprehensive Plan, which was 
reviewed against the Statewide Planning Goals when it was adopted; the findings validating that 
presumption are outlined below.   
 

2. Comments from any applicable federal or state agencies regarding applicable statutes or 
regulations; 

FINDING: This regulation is met.  The City sent the full text of the proposed amendment to the 
Department of Land Conservation and Development (DLCD), which has exclusive oversight of code 
amendments to ensure compatibility with State Goals, Statues and Administrative Rules.  DLCD provided 
no comments.  
 

3. Any applicable intergovernmental agreements; and 
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FINDING: This regulation is not applicable. The proposed text amendment will not affect any 
intergovernmental agency.  
 

4. Any applicable Comprehensive Plan policies and provisions of the Talent Zoning Code that 
implement the Comprehensive Plan. Compliance with this section shall be required for 
Comprehensive Plan Amendments, Zoning Map, and Text Amendments. 

FINDING: This regulation is met.  All applicable Comprehensive Plan policies and provisions of the 
Talent Zoning Code have been addressed.   
 

TALENT COMPREHENSIVE PLAN 

ELEMENT A:  CITIZEN INVOLVEMENT 

Policy 1: Citizen Involvement: Provide a process for widespread citizen involvement as defined by 
Oregon’s Land Conservation and Development Commission (LCDC) including the creation of a 
Committee for Citizen Involvement and Citizen Involvement Plan.  
 

Objective 1.3: Create an infrastructure within the city government that is both flexible and strong, 
to ensure sustainable, effective, and maximum public involvement in all land use and other 
planning and community procedures and issues. The TCIP will work to create a culture of 
transparency, access, and education. 
 

FINDING:  The policy is met.  The City posted the proposed planning commission code text changes on 
our Community Development page website.  The page was designed to be easily accessible  current 
projects and land use actions.  The draft  documents included proposed code and staff report addressing 
the reason for the amendment.   

Policy 2 Communication:  Assure effective two-way communications between the City (elected and 
appointed city officials, as well as staff) and citizens. 
 

Objective 2: The City will make every effort to communicate decisions and deliberative 
discussions to citizens, especially those who participated in the process; and to assure citizens 
that their participation was considered.  
 

FINDING:  The policy is met.  The proposed code amendments are consistent with this policy because 
public hearings will be held to take community comment at the evidentiary hearing.  All participants 
involved in the process will receive mailed notice advising City Council public hearing and those that have 
not participated to date, will see an additional notice published in the Medford Mail Tribune.  All materials 
associated with the proposed amendments, including hearing agendas are posted on the City’s website 
at least 7 days prior to the hearing.   

ORS 197.610: Submission of proposed comprehensive plan or land use 
regulation changes to Department of Land Conservation and Development; rules. 
 
(1) Before a local government adopts a change, including additions and deletions, to an 

acknowledged comprehensive plan or a land use regulation, the local government shall submit 
the proposed change to the Director of the Department of Land Conservation and Development. 
The Land Conservation and Development Commission shall specify, by rule, the deadline for 
submitting proposed changes, but in all cases the proposed change must be submitted at 
least 20 days before the local government holds the first evidentiary hearing on adoption of 
the proposed change. The commission may not require a local government to submit the 
proposed change more than 35 days before the first evidentiary hearing. 

101



 

 
(2) If a local government determines that emergency circumstances beyond the control of the local 

government require expedited review, the local government shall submit the proposed changes 
as soon as practicable, but may submit the proposed changes after the applicable deadline. 

 
(3) Submission of the proposed change must include all of the following materials: 

(a) The text of the proposed change to the comprehensive plan or land use regulation 
implementing the plan; 

(b) If a comprehensive plan map or zoning map is created or altered by the proposed 
change, a copy of the map that is created or altered; 

(c) A brief narrative summary of the proposed change and any supplemental information 
that the local government believes may be useful to inform the director or members of 
the public of the effect of the proposed change; 

(d) The date set for the first evidentiary hearing; 
(e) The form of notice or a draft of the notice to be provided under ORS 197.763, if 

applicable; and 
(f) Any staff report on the proposed change or information describing when the staff report 

will be available, and how a copy of the staff re- port can be obtained. 
 
(4) The director shall cause notice of the proposed change to the acknowledged comprehensive 

plan or the land use regulation to be provided to: 
(a) Persons that have requested notice of changes to the acknowledged comprehensive 

plan of the particular local government, using electronic mail, electronic bulletin board, 
electronic mailing list server or similar electronic method; and 

(b) Persons that are generally  interested  in  changes  to  acknowledged comprehensive 
plans, by posting notices periodically on a public website using the Internet or a similar 
electronic method. 

 
FINDING:  This statute is met.  The proposal is consistent with this statute because notice to DLCD was 
first sent on February 11, 2022 at least 35 days prior to the first evidentiary public hearing and the notice 
contained the information required in this statute.  The notice of proposed change was circulated widely 
within the city consistent with subsection (4), as detailed in response to Comprehensive Plan Element A 
– Citizen Involvement above.  In addition to the required notice to DLCD, notice was published in the Mail 
Tribune the same day.  All proposed amendments, meetings, meeting memos and other documents 
supporting the proposed changes were added to the Community Development website for review 
(www.cityoftalent.org/housingcodeupdate).   
 

OREGON ADMINISTRATIVE RULES (OAR) 
The procedures for legislative decisions and public hearings are set out in the Talent Municipal Code, 
which has been acknowledged by DLCD and these local regulations effectively implement state law. The 
sections of State rules that relate to the proposed amendments to the City code are listed below with 
findings to 
address consistency with these State laws. 
 
OAR 660-018-0020: Notice of a Proposed Change to a Comprehensive Plan or Land Use 
Regulation 
(1) Before a local government adopts a change to an acknowledged comprehensive plan or a land use 
regulation, unless circumstances described in OAR 660-018-0022 apply, the local government shall 
submit the proposed change to the department, including the information described in section (2) of this 
rule. The local government must submit the proposed change to the director at the department’s Salem 
office at least 35 days before holding the first evidentiary hearing on adoption of the proposed change. 
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FINDING: This rule is met.  The proposal is consistent with this rule as detailed in the findings for ORS 
197.610. 
 
CONCLUSION 

The proposed amendments to the Talent Municipal Code (TMC) Title 2 are consistent with the 
applicable criteria in the City of Talent Comprehensive Plan, Talent Municipal Code (TMC), Oregon 
Revised Statutes and Oregon Administrative Rules. For reasons cited earlier in this report, the Planning 
Commission recommendation includes the following revisions to the Title 2 draft: 

1. 2.20.080 Quorum – Meetings - Rules 
A meeting quorum shall consist of four members, regardless of vacancies. The 
commission shall adopt rules or procedures consistent with the law. The commission 
meetings shall include at least one regularly scheduled meeting per month, unless 
canceled at the direction of the chair due to lack of commission business or other 
reason. (Ord____. § 1, 2022) 
 

2. 2.02.100 Nonexistence of a Planning Commission 
In the event that the City Council determines that the Planning Commission is, at any 
time, and for any reason, including but not limited to lack of a quorum to conduct 
business, unable to act and to discharge its responsibilities under this section and under 
Title 17 and Title 18, the City Council may act in the place and stead of the Planning 
Commission, and all such acts taken by the City Council pursuant to such a 
determination shall be deemed and shall have the same force and effect as actions taken 
by the Planning Commission. (Ord____. § 2, 2022) 
 

EXHIBITS 
 

A. Proposed Ordinance 2022-XXX-O 
 

,          
Kristen Maze                                                                                                                 
Community Development Director 

 
March 22,2021                                                                                       
 Date                
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ORDINANCE NO. 2022-XXX-O 

AN ORDINANCE AMENDING TALENT MUNICIAPL CODE SECTION 2.20, RELATING TO THE CITY 
PLANNING COMMISSION 

FINDINGS: The City of Talent’s Planning Commission, and the powers and duties thereof, are 
established under Section 2.20 of the Talent Municipal Code; and 

FINDINGS: There may be occasions when, because of a lack of quorum of the Planning Commission 
and for other reasons, the Planning Commission is unable to fulfill its responsibilities as set forth in 
Section 2.20 and Title 17 and Title 18 in a timely manner; and 

FINDINGS: The City of Talent City Council finds that it is in the best interest of the City that matters 
pending before the Planning Commission not by unduly delayed or hindered on account of a lack of 
quorum or other inability of the Planning Commission to act; 

THE CITY OF TALENT ORDAINS AS FOLLOWS: 

SECTION 1: Section 2.20 of the Talent Municipal Code is hereby amended and the following is 
hereby removed from subsection 2.20.080: 

2.20.080 Quorum – Meetings - Rules 
A meeting quorum shall consist of four members, regardless of vacancies. The commission shall 
adopt rules or procedures consistent with the law. The commission meetings shall include at least 
one regularly scheduled meeting per month, unless canceled at the direction of the chair due to 
lack of commission business or other reason. (Ord____. § 1, 2022) 

SECTION 2: Section 2.20 of the Talent Municipal Code is hereby amended and the following is 
hereby added to and made a part thereof: 

2.02.100 Nonexistence of a Planning Commission 
In the event that the City Council determines that the Planning Commission is, at any time, and for 
any reason, including but not limited to lack of a quorum to conduct business, unable to act and to 
discharge its responsibilities under this section and under Title 17 and Title 18, the City Council 
may act in the place and stead of the Planning Commission, and all such acts taken by the City 
Council pursuant to such a determination shall be deemed and shall have the same force and 
effect as actions taken by the Planning Commission. (Ord____. § 2, 2022) 

SECTION 3: All unamended sections of Section 2.20, Planning Commission, shall remain in full force 
and effect. 

READ FIRST TIME by the City Council of the City of Talent this ___ day of _____, 2022. 

READ SECOND TIME AND ADOPTED by the City Council of the City of Talent this ____ day of ____, 2022. 

AYES: NAYS: ABSTAIN: ABSENT: 

_____________________________________________________________________ 

Hector Flores, City Recorder and Custodian of City Records 
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