
 

C i t y  o f  T a l e n t  

Community Development Department - Planning 

S T A F F  R E P O R T  a n d  T E N T A T I V E  D E C I S I O N  

Type-2 Land Use Application — Administrative Review 

 
 
 
Date: April 8, 2022 
Item: SPR 2022-001 Oregon Architecture 
Site: 461 Arnos 
 
 
Applicant: Oregon Architecture 
 132 West Main Street, STE 101 
 Medford, OR 97501  
 
Property Owner: Gangnes Consulting LLC & The Gangnes Family 

Trust 
 665 Camino de los Mares #106 
 San Clemente, CA 92673 
  
Requested Action: Approval of a Site Development Plan to construct a 

3-story multi-family building with 11 residential units 
(nine 1-bedroom and two 2-bedroom) at 461 Arnos 
where a single-family residence was destroyed in the 
Almeda Fire. 

Assessor’s Map Number:  38-1W-25B, Tax Lot 2902 0.22 Acre 

Site Location: 461 Arnos   

Zoning: RHD – High Density Residential  

Deemed Complete March 2, 2022 
Notice Mailed:  March 18, 2022 
120-Day Limit: June 30, 2022 
Decision Application is DENIED 
 
 
PROCESS: A Notice of Appeal (in the form of a business letter) shall be filed with the Community 
Development Director within 14 days of the date the Notice of Decision was mailed.  The following 
people have legal standing to appeal: the applicant; any person who was mailed written notice of the 
decision; or any other person who participated in the proceeding by submitting written comments; 
any person who is adversely affected or aggrieved. The application, decision (including specific con-
ditions of approval), and supporting documents are available for inspection at the Talent Community 
Development Department or at www.cityoftalent.org (departments<community development<cur-
rent planning). Copies of these documents are available (for a fee) upon request. 
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I. BACKGROUND AND PROPOSED DEVELOPMENT 
 
PROPERTY DESCRIPTION 
Arnos Road and large tracts on either side of the street appear to have been first recorded in the early 
1970s. Since that time, the neighborhood has developed through minor land partitions that occurred 
in the following decades leading up to the 2020 Almeda Drive Fire. The subject property, located at 
461 Arnos, was further divided in 2019, which created a flag lot in the back with an access “pole” 
adjacent to the north side of the property. The property owners to the north (465 and 467 Arnos) 
reconfigured their property at the same time, mirroring the flag lot and establishing a shared driveway 
consisting of the "poles" of the 2 flag lots collectively dimensioned at 24-ft wide and approximately 
144 ft long. Prior to the Almeda Drive Fire, the driveway was paved a total of 13 ft wide. The paved 
portion remains intact. 
 
The neighborhood on the northwest side of Arnos Road is zoned residential high density (RHD), and 
the southeast side is zoned residential manufactured home (RMH). Before the fire, all homes on the 
northwest side of Arnos were single family residences, while the south side was the location of a 
mobile home park (Talent Mobile Estates). Both sides of Arnos are zoned Commercial Highway (CH) 
where the street intersects with South Pacific Highway.  
 
The Rogue Valley Transit District (RVTD) bus route #10 accesses Talent Avenue via Arnos Road 
and has a bus stop located mid-block on both sides of Arnos. There is no street parking allowed on 
Arnos Road. 
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PROPOSAL 
The previous 1,668 SF (1,208 SF living space, 460 SF garage) structure was a single-family home lost 
in the Almeda Drive Fire. The proposed redevelopment would be comprised of nine 1-bedroom 
apartments ranging between 561 and 628 SF (eight located on the first floor and one located on the 
third floor); and two 2-bedroom apartments each with 798 SF (third floor). Eleven standard parking 
spaces and one van accessible ADA compliant parking space would be located along the north side 
of the property, with access via a 24-foot-wide easement shared with parcels 38-1W-25B-2907, 38-
1W-25B-2906 and 38-1W-25B-2901 (463, 465 and 467 Arnos). The proposed building footprint is 
2,411 SF (27.6% lot coverage). 
 
 
 

 
 
Figure 1. North and south elevations of the proposed multi-family building. 
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 Figure 2. Site plan of the proposed project. 
 
 
II. APPLICATION PROCEDURES: 
The application was deemed complete on March 2, 2022 by the Community Development Director.  
On March 18, 2022 notice was mailed to all necessary agencies, property owners within 250 feet of 
the proposed development, providing fourteen (14) days for comment.   
 
III. PUBLIC/AGENCY COMMENTS: 
Notice of the proposed development was mailed to all necessary agencies and property owners within 
250 feet of the subject site. Generally, the comments received were not supportive of the proposal, 
citing parking and compatibility of scale as the main issues.  The following comments were received 
within the comment period: 
 

PUBLIC COMMENTS 

Nine public comments forms were received in response to a request for comment mailed with a com-
ment deadline of March 18, 2022. Six encouraged denial and three encouraged approval.  
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Comment #1 – Shel Harris, owner of 465 & 467 Arnos, Talent Or 
“I encourage approval of this request, and encourage heat pump, hot water, AC & heat and solar 
energy. I own the two adjacent parcels at 465 and 467 Arnos.” 
 
Comment #2 – Chris Gangnes, 7107 Griffin Lane, Jacksonville OR 
“I encourage approval of this request.” 
 
Comment #3 – Kathleen Svaren-Whitt, 477 Arnos, Talent OR 
Comment Sheet: “No! You have a neighborhood of all single-family housing—that’s what we ex-
pected when we rebuilt here. I never would have rebuilt here had we known that you were going to 
allow all this. Where is care and consideration for all of us who are building or have rebuilt? No! 
Between the commercial building being built twice the size as before the fire, the RV park at Talent 
Mobile Estates, and with this building you’ve erased $100,000+ off of my property value. This is so 
wrong!” 
 
Attached Letter: “I am writing in regards to the building proposal at 461 Arnos Street. I do not want 
a 3-story building in a neighborhood of all single-story houses and single family living. I realize that 
you are trying to provide housing for all since the fire but I am feeling like I am being victimized 
again. The city was so concerned about putting our neighborhoods back ... that they forgot what our 
neighborhoods looked like. I rebuilt here and was one of the first ones on the street to be living in my 
house. Then the newly built large commercial building that overshadows my house like a monster. 
The only thing I see out my window is metal wall of the building. Then the RV's came in across the 
street and now this huge 3 story building being proposed. I never would have rebuilt here knowing 
that all this would happen. I thought the city was trying to restore the homes lost. Not to rebuild 
anything and everything that comes up. I have lived here on this property for 35 years and am well 
aware of changes that have taken place over that time. This is the most outrageous thing I have ever 
heard of yet. I spent over $425,000 to rebuild only to have the price devalued by this. I've worked hard 
over the last 35 years to keep and maintain my property. I paid off my property only to have a mortgage 
again after the fire. Where is my help? Where are my rights? The neighborhood needs to be restored 
to its original look. Have you looked at the neighborhood or the property where this is? Would YOU 
want to live next door to the 3-story monstrosity apartment building in a one story building neighbor-
hood? What is with the zoning map being changed on 10-7-2020? I thought that buildings/houses all 
had to stay the same as before the fire. The construction of the Habit for Humanity house is right 
next door to this build. They walk out their front door 10 feet to the back of the apartment building. 
No light just apartment building. 
 
They are proposing 11 apartments with 12 parking spots. Where are guest suppose to park? There is 
no street parking on Arnos Street. A better use is a one story duplex, tri-plex etc, if it has to be. I have 
lived in Talent since 1964. I have attended grade school, middle school and high school in the Phoenix-
Talent School District. Now I feel my retirement years will be left to a small one-story house in a 3-
story neighborhood where everyone can see into our backyards. No privacy. Surely Talent has a better 
suited place for this. I strongly urge a NO vote on this building. NO NO NO!” 
 
Comment #4 – Lillian Toothman, 705 Talent Avenue, Talent OR 
“NO NO NO – Fire concerns, parking concerns…have the fire hydrant issues been addressed con-
cerning not having water at the time of a fire? I encourage denial because our block of homes are all 
single story. This 3-story building will block sun, view and airflow. Not enough parking, the possibility 
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of 22+ vehicles…no street parking. Many homeowners would not have rebuilt a single story home or 
not at all if we would have known this 3-story building would have disrupted our neighborhood. Will 
there be 2 parking spaces for each unit? 
 
My concern and the sadness and stress of all our losses. Rebuilding has been overwhelming and now 
we are having to deal with an awful 3-story building on Arnos. It seems to take away from our struggles 
to get our life and homes back. My opinion is this is greed on how many people they can squeeze on 
a small .22 sized lot. Please consider all of us who have rebuilt, hoping to be back and settled in our 
homes, we who all lost everything. Thank you.” 
 
Comment #5 – Ron and Marilyn Bolstad, 481 Thornton Way, Ashland OR 
“We are the owners of a duplex at 609 Talent Avenue which burned during the Almeda Fire on 
September 8, 2020. After observing the rebuilding of numerous single-family homes on the west side 
of Arnos Avenue, we were encouraged to rebuild on our lot on Talent Avenue. It took a leap of faith 
since there have been no rebuilds directly adjacent to our property, so no way to judge compatibility 
with future structures. Therefore, we are concerned about the proposal to build an eleven-unit three 
story apartment house on a .22 acre lot at 461 Arnos Street that would predictably be the site of a 
small single family home. 
 
Not only might this overly large building block the solar access of adjacent homes, but there would 
need to be provision for the parking of upwards of twenty vehicles. Further, the east side of Arnos is 
devoted to manufactured homes, and they too are single story, single-family homes. The residential 
nature of this neighborhood, already substantially established, would be severely compro-
mised, in our opinion. 
 
We strongly advise the Community Development Department to not approve this application and 
thereby conserve the integrity of this neighborhood.” 
 
Comment #6 – Nick & Rebecca Abbate, 475 Arnos, Talent OR 
Comment sheet: “Please address the following concerns should this application be approved: Traffic, 
devalue of surrounding homes, total change of zoning on north Arnos. 
We encourage denial of the request for the following reasons: Surrounding single family homes who 
lost all 9/2020 and are struggling to build back single family homes next to this “proposal.” Traffic.” 
 
Attached Letter: “In pure dismay and with a heavy heart, we wish to address those in charge of the 
City of Talent Planning and Community Development Department. Having purchased our single 
dwelling, small family home in June of 1995, located at 475 Arnos Rd., making decades of memories, 
raising our children, while living our lives as long term residence of the little town of Talent Or., I find 
it appalling that the Community Development Department would ever consider the construction of 
a "3-story high, 11 unit residential complex", proposed for the rather small parcel located at 461Arnos 
Rd, as said, recently purchased from the former home owner, following the Almeda Fire, 9/2020. 
 
If the City and Planning Department, allow this towering, crowded multi-unit, extremely high density, 
residential proposal, to be approved and constructed smack-dab in the middle of the many existing 
residential homes on North Arnos Rd., who have and are in various stages of rebuilding their lives 
and lost, single-family-dwelling homes, between Talent Ave, and Highway 99, please know that many 
long term taxpayers and residents of the city, will be outraged! 
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This proposed complex on the tax lot of just 0.22 acres, will totally devalue the beautiful single resident 
home that sits directly behind tax lot #2902, along with the surrounding single dwelling homes that 
already have rebuilt, or continue to rebuild. So many of us on Arnos Rd. have lost all due to the 
Almeda fire of September 2020, yet countless residence have marched forward, fighting depression, 
grief, and loss, while hoping to reclaim the homes they lost, along with some portion of their former 
life before the fire. 
 
We homeowners on Arnos Rd., while rebuilding from our individual loss, we the people, are also 
improving the City-of Talent, as so much of the City still lies in ruins. This proposal is a slap in the 
face to those of us struggling, fighting, moving forward, working to reclaim our loss and improve the 
City of Talent. 
 
Items for the Community Development Department to weigh and consider: 
1.) This towering complex would be placed right in the middle of already rebuilt single family homes, 
as originally stood on North Amos Road, before the drastic fire. 
2.) The long drought in Southern Oregon with a forecast of continued dry weather and high winds, in 
view of increased fire risk this tall complex would bring to surrounding residents and homes. 
3.) The traffic created by one small parcel proposing, "12 parking spaces", essentially, doubling the 
traffic of the 8-10 residential homes that now exist or are in the rebuild stage, on this portion of Arnos 
Rd. 
4.) The decreased home value this would bring to the residents of single family homes on North 
Arnos. 
5.) The city zoning change made without ANY notice to existing and long term home owners/resi-
dents. 
6.) The unnecessary need for a three-story complex proposal to be "sandwiched" among single dwell-
ing homes, rather the GREED of a new purchaser, giving complete disregard of the neighborhood as 
it previously stood or as it now stands, such little consideration of the plight of those that lost their 
home & all, city residents who have already rebuilt and have improved individual dwellings on Amos 
Rd.” 
 
Comment #7 - Nick and Rebecca Abate, Manuel Mejia and Maria Elena Mejia, Lillian Tooth-
man, Ryan Fassari, Kathleen Whitt, Michael F. Vanka, +2 more signatures (not legible) 
 
“We the residents, taxpayers, and homeowners, who reside on Arnos Road in Talent, Oregon, wish 
to voice our strong opposition, to the city of Talent Planning Commission, and the apparent change 
the city has made in the zoning of North Arnos Road that runs perpendicular between Talent Avenue 
and Highway 99. The zoning of South Arnos Rd. across and above Talent Avenue remains, "single 
family dwellings", medium density, and is populated in such a manner as these homes have existed for 
a number of years and were not devastated by the fire of 2020, The city, by rezoning (RHD) on our 
end of Amos has delivered yet another blow to their citizens that have suffered such a devastating loss 
from the High Wind, Almeda Fire of September 8, 2020. 
 
It is more than disheartening to find that as our community’s struggle to rebuild our lost homes and 
lives to an equal value and appraisal amount of our former residential houses before the Almeda fire, 
that the city of Talent has chosen to threaten our very future, our neighborhood, and-individual- in-
vestment values of our residential homes that once fully populated the North section of Arnos, by 
this rezoning after loss of structures/homes. We are united in opposition of the site plan review ap-
plication, "the proposal to construct a 3-story multi-family building with 11 residential units, at 461 
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Arnos, Tax lot 2902." This 0.22 acre tax lot sits right in the middle of North Arnos Rd. in which, pre-
existing homes were completely disintegrated by fire, yet many of us have already rebuilt or we are in 
the process of rebuilding our lost homes. 
 
The city of Talent should not permit new buyers to come in on North Arnos Road and lower the real 
estate value of surrounding homes, by proposing a towering monstrosity right in the middle of the 
existing rebuilt, single family home dwellings or single story apartments houses that are under con-
struction. Our lives, our past, our homes, our property value, and opportunity to recover, will be pulled 
out from beneath these residents, if such is allowed.” 
 
Comment #8 – R.A. Gangnes, 7121 Griffin Lane, Jacksonville OR 
“I encourage approval of this request.” 
 
Comment #9 – Maria and Manuel Mejia, 455 Arnos, Talent OR 
“This letter is to address our concerns regarding the application to construct the 3-story multi-family 
building at 461 Arnos. We encourage denial of this request for the following reasons. Our family has 
lived in the area for more than 30 years. We have loved the community and our surrounding neighbors. 
As victims of the Almada Fire we were devastated to have lost everything but as we slowly started to 
rebuild the hope and strength our neighbors have given us has been invaluable. Everyone rebuilding 
is concerned about the value of the homes that surround this structure. We believe that it will come 
down and we have lost enough after what we went through. We are also concerned and would like to 
know how parking for these residents will be designed. I am confident that there will not be enough 
to supply the needs of the number of residents that would occupy the building. Finally, we believe our 
privacy would be compromised. We love our home and the atmosphere of our neighborhood. Please 
consider our concerns and deny the request for building at 461 Arnos.” 
 
AGENCY COMMENTS 
Talent Irrigation District response: No comments or concerns. 
 
Jackson County Fire District #5 response:  
Fire District 5 requires the following conditions: 
1. Install a Knox box, final location may be determined at a later time. Knox applications are available 
at Fire District 5 headquarters. 
2. If it is determined that the building will require fire sprinklers, the fire department connection (FDC) 
shall be off the building, with a post indicator valve and located within 100 feet of a hydrant. Any 
FDC must be labeled with the building address and function. 
3. The access road (24 foot easement aisle) shall be rated to support 80,000 pounds. 
 
Talent Police Department response: No comments or concerns. 
 
Rogue Valley Sewer Services: 
There is a 4 inch service to the property from the 8 inch sewer main along Arnos Street. The service 
to the lot has been capped and a new cleanout has been installed near the property boundary. Sewer 
service for this project may be had by connecting to the services if found in good working condition. 
Standard RVSS policy requires the applicant to demonstrate compliance with the Rogue Valley Storm-
water Quality Design Manual if installing or redeveloping over 2,500 SF of impervious surfaces. In 
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response to the Almeda Fire, redevelopment in areas burned will be subject to Stormwater manage-
ment based on the net increase in impervious surface above 2,500 SF when compared to the pre‐fire 
impervious area footprint. 
 
RVSS has a stormwater incentive policy to encourage the use of Low Impact Development methods 
for stormwater management. Funding is available for eligible projects for stormwater management 
plan development and construction. Private projects are eligible for up to $10,000 and projects initi-
ated by RVSS' co‐implementers are eligible for up to $50,000 in funding. Visit our website for more 
information. 
 
A site specific erosion control plan must be submitted and approved by RVSS if the total ground 
disturbance is more than 7,000SF. An NPDES (1200‐C/CN) permit will be required if the 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 obtain sewer service connection permits from RVSS and pay all related fees. 
2. Applicant must submit plumbing plans to RVSS for the calculation of related SDC fees. 
3. Applicant must submit a site specific erosion and sediment control plan to RVSS if the total ground 
disturbance is more than 7,000SF. An NPDES (1200‐C/CN) permit will be required if the ground 
disturbance is more than one acre. 
4. Applicant must demonstrate compliance with the Rogue Valley Stormwater Quality Design Manual 
if the post developed impervious footprint is more than 2,500 SF when compared to the pre‐fire 
impervious area footprint. 
5. Applicant must record a Declaration of Covenants for all new stormwater quality features. 
During Construction: 
6. Sewer and stormwater facilities must be constructed per RVSS standards.  
 
Prior to final acceptance of project: 
7. All new sewer must be inspected and accepted per RVSS standards. 
8. Applicant must have all stormwater quality facilities, including vegetation when applicable, inspected 
and approved by RVSS. 
 
City of Talent Department of Public Works:  
461 Arnos Rd currently only has a 3/4‐5/8 meter servicing this address. With 11 residential units this 
will not be sufficient. The property owner will need to have a larger master meter installed for the 
building. If the building requires fire service an additional meter will need to be installed as well. The 
owner would have the option to install one large meter to incorporate both the fire service and potable 
service. The owner could utilize the existing meter for irrigation to the complex. All SDC's will be due 
for the increase of capacity. 
 
IV. APPLICABLE STANDARDS/CRITERIA 
18.40 – Residential- High-Density 
18.96 – Multi-Family Design 
18.40.030 – Uses Subject to Type 2 Review 
18.115 – Development and Design Standards 
18.100 – Tree Protection and Preservation 
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18.105 – Landscaping, Fences and Hedges 
18.110 – Off-Street Parking and Loading 
18.150 – Site Development Plan 
 
V.  COMPLIANCE WITH APPROVAL CRITERIA 
 

STAFF’S FINDING:  The City of Talent finds that this application for Site Plan Review does not 
sufficiently meet the requirements of 18.40, 18.105, and 18.150 to justify conditional approval of this 
proposal. 
 
STAFF’S CONCLUSION: Based on the applicable standards and criteria, the City concludes that 
the applicant did not adequately address certain zoning regulations. Applicant was made aware of the 
applicable standards during a preapplication meeting on November 22, 2021 when an initial proposal 
for a three-story multi-family building was proposed in the RHD (High Density Residential) zone. 
Along with a memo listing the applicable code criteria, applicant was provided with an attachment that 
included the proposal’s deficiencies with respect to the Talent Municipal Code. Among these deficien-
cies was the failure to provide the 10’ setback required for a three-story building in the RHD zone 
(18.40.060(B)(1), Yard Regulations), failure to meet the requirement for open space and recreational 
space (18.96.030(F) and 18.40.080), and failure to meet the design requirements for parking facilities 
with over five parking spaces (18.110.130(B), Parking Area Improvements).  
 
On December 30th 2021, applicant resubmitted the same project for a larger tax lot in the high-density 
zone and Staff explained the same criteria would apply to the new lot. Updates to these plans were 
submitted on January 21st and February 2nd. During this process the applicant reduced the building 
footprint to provide the required open and recreational space. On February 9th, the City made an initial 
review of the proposal, determined the application was incomplete, and sent a request for additional 
information to be added to the site plan, including standard parking space dimensions (9’x19’), buffer-
ing, and asphalt mitigation per 18.110.130(F)(3). On March 2, 2022 the City accepted the application 
as complete, with intent to correct the deficiencies by placing conditions with respect to buffering, 
parking space dimensions and asphalt mitigation. 
 
While conditional approval could have been granted with the understanding these deficiencies would 
be corrected, upon full review of the proposed project, additional provisions of the code were found 
to be lacking. Most notably, the 10’ side setback shown on the plan appears to apply only to the third 
story of the proposed building, while the actual footprint was only setback eight feet from the neigh-
boring property. Staff feels that the 10’ setback requirement had been made clear to the applicant from 
the beginning of the process. Similarly, Staff feels the applicant was well informed of the parking di-
mension and mitigation requirements; however, rather than meeting the code criteria, the applicant 
submitted a revised application without making the changes as requested. 

The City recognizes the need for multi-family housing units that accommodate a range of household 
sizes and income ranges and sees this location as an appropriate place for a multi-family dwelling due 
to its proximity to a collector street and the RVTD bus route; however the development should have 
a human scale that is appropriate for the surrounding neighborhood (see 18.96.010 (A)(2)). Given the 
extensive comments and concerns expressed by neighboring landowners regarding scale of this pro-
posal, the City feels that this application has not demonstrated sufficient conformance to the code 
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requirements to allow the City to grant conditional approval, nor has the applicant shown that meeting 
these criteria is possible given the space constraints of the lot and the scale of the proposed building 
and parking lot.  

ANALYSIS 
These issues are substantiated in the findings below based on criteria found in the Zoning Code (TMC 
Title 18), and the underlying zoning district, RHD (TMC Ch 18.40). Text from the code appears in 
italics. 

18.40.030 BUILDINGS AND USES SUBJECT TO TYPE-II SITE DEVELOPMENT 
PLAN REVIEW 

No building or structure shall be hereafter erected, enlarged or structurally altered; neither shall any 
land be developed, except for the following uses, which are subject to the site plan review process in 
Chapter 18.150 TMC: 

A. Multiple-family dwellings, subject to the provisions of Chapter 18.96 TMC. 

FINDING: The parcel is zoned High Density Residential (RHD), which allows for multiple-family 
residential developments, subject to notification of neighbors and compliance with Chapter 18.96. 
The proposed 11-unit building would replace a single-family home destroyed in the Almeda Fire.  The 
structure will increase the building footprint and density of the lot. The provisions of this section 
have been met.   

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: 

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 proposed, the development has a 20 FT front setback, approximately 38 FT rear 
setback, a 28 FT north side setback (where parking is located), and an 8 FT south side setback. Per 
18.40.060(B)(1), a three-story building requires a 10 FT minimum side setback. The provisions of 
this section have not been met. 

 
18.40.070  LOT AREA AND DIMENSIONS 

In the RHD zone, the minimum lot area shall be as follows: 
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A. Minimum Lot Area. 

For triplex, quadplex and multiple-family dwellings: 5,000 square feet. 

B. Maximum Building Coverage. 

1. Seventy-five percent. 

C. Minimum Lot Width. 

3. For triplex, quadplex and multiple-family dwellings: 50 feet. 

D. Maximum Building Height. 

1. Forty feet or three stories, whichever is less. 

FINDING:  Subject property is .22 acres -or- 9,583 SF. The proposed 3-story building has a height 
of 35’-6”, and the total developed footprint is 2,638 SF -or- approximately 28% building coverage. 
The lot width is 69 FT. The provisions of this section have been met. 
 

18.40.080  RECREATION AREA FOR MULTIPLE-FAMILY DWELLINGS. 

A minimum of 250 square feet of usable recreation area shall be provided for each multiple-family dwelling unit. The 
recreation area may be in one or more locations, and may include recreation buildings, but no area with any minimum 
dimension of less than 15 feet, except for bicycle paths, shall be counted toward this requirement. Recreation area may 
be counted towards the required landscaped open space in TMC 18.105.020. 
 
FINDING: A multi-family building with 11 units requires 2,750 SF useable recreation area. Subject 
property provides 1,377 SF recreation area in the front and 1,518 SF in the back of the building, a 
total of 2,895 SF useable recreation space. The provisions of this section have been met. 
 
18.40.090 LANDSCAPING, FENCES, WALLS AND SIGNS. 

 
In the RHD zone, all required landscaping shall be installed in accordance with Chapter 18.105 TMC including 
any required perimeter buffer in accordance with TMC 18.105.050. Fences and walls shall be permitted in accord-
ance with Chapter 18.105 TMC. Signs shall be permitted in accordance with Chapter 18.120 TMC. [Ord. 966 
§ 2 (Exh. B), 2021; Ord. 952 § 1 (Exh. A), 2019; Ord. 951 § 1 (Exh. A), 2019; Ord. 943 § 1 (Exh. A), 
2018; Ord. 918 § 3 (Exh. A), 2016; Ord. 817 § 8-3C.482, 2006.] 
 
FINDING:  Final development of the property will require compliance with these standards. Land-
scaping lost to the fire will be replaced meeting the standards in TMC Chapter 18.105. The provi-
sions of this section can be met subject to conditions of approval. 
 
18.96.010 GENERAL PROVISIONS 

A.  Purpose and intent. It is the policy of the city of Talent to provide for multiple-family dwellings that provide 
diverse housing options with units to accommodate a range of household sizes and income ranges; incorporate 
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good site and building design; contribute to livability, safety, and sustainability; create a stronger community; 
and foster a quality environment for residents and neighbors. 

The guidelines and standards are intended to achieve the following principles that the city encourages for multiple-family 
development: 

1. Livability. Development should contribute to a livable neighborhood by incorporating visually pleasing de-
sign, minimizing the impact of vehicles, emphasizing pedestrian connections, and providing open spaces for 
outdoor use. 

2. Compatibility. Development should have a human scale that is appropriate for the surrounding neighbor-
hood and maintains the overall residential character of Talent. 

3. Functionality. Development should be functional, by providing desirable amenities for residents and by 
creating a circulation system that prioritizes pedestrian safety. [Ord. 966 § 3 (Exh. C), 2021.] 

 

18.96.020 APPLICABILITY AND REQUIRED REVIEW 

B.  Review Process. An applicant for multiple-family dwellings may elect to use either the objective or discretion-
ary process. The objective process uses clear objective standards that do not require the use of discretionary deci-
sion-making. The discretionary process uses design guidelines that are more discretionary in nature and are 
intended to provide the applicant with more design flexibility. 

1.  Projects reviewed through the objective process will be evaluated through a Type II site development 
plan review, pursuant to Chapter 18.150 TMC, and shall comply with the design standards in 
TMC 18.96.030. 

18.96.030 DESIGN GUIDELINES 

A. Building Orientation and Entrances. 

1.  Building Orientation. Multiple-family residential buildings located within 40 feet of a front lot line 
shall have their primary orientation toward the street. 

2.  Building Entrances. The main entrance(s) of any residential building located within 40 feet of a 
street must face the front lot line. Main entrances may provide access to individual units, clusters of 
units, courtyard dwellings, or common lobbies. The following exceptions shall apply: 

b.  For buildings that have more than one entrance serving multiple units, only one entrance 
must meet this requirement. 

B. Building Mass and Facade. 

1.  Maximum Building Dimension. The maximum length of any building shall not exceed 150 feet. 

FINDING: The proposed 3-story residential structure has more than one entrance serving multiple 
units, one of which faces the front lot line. The building’s dimensions are 83’-6” x 33’-0.” The provi-
sions of this section have been met. 
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2.  Windows. Street facades shall contain windows covering a minimum of 15 percent of the facade on 
each story. 

FINDING: The first story contains window covering over only 8% of the street façade. Applicant 
will provide east elevation showing 15% window coverage on the first story. The provisions of this 
section can be met subject to conditions of approval. 

C. Building Design. 

1.  Building Materials. Permitted building materials shall include: 

a.  Painted or stained wood siding or shingles, fiber cement or composite siding or shingles, or 
aluminum or vinyl siding that is textured to simulate wood. 

b.  Brick or stone, not including plain concrete or concrete block. 

c.  Stucco. 

2.  Design Features. The primary facade shall incorporate at least three different architectural features 
from the following options: 

a.  Window trim: minimum four-inch width. 

b.  Eaves: overhang of not less than 12 inches. 

c.  Decorative top: e.g., cornice or pediment with flat roof or brackets with pitched roof. 

d.  Bay window: minimum 12-inch projection from front elevation. 

e.  Dormer. 

f.  Balcony. 

g.  Other: feature not listed but providing visual relief or contextually appropriate design simi-
lar to options in subsections (B)(2)(a) through (f) of this section, as approved by the plan-
ning director through a Type II procedure. 

3.  Entrances. The main building entrance(s) shall incorporate a minimum of one of the following op-
tions: 

a.  A covered front porch not less than six feet deep and not less than 30 percent of the width 
of the building. 

b.  A recessed entrance not less than three feet deep. 

c.  An awning, canopy or portico not less than six feet deep. 
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D. Building Articulation. To preclude large expanses of uninterrupted wall surfaces, exterior elevations of buildings 
shall incorporate design features such as offsets, projections, balconies, bays, windows, entries, porches, porticos, or simi-
lar elements. These features shall vary from the other wall surfaces by a minimum of two feet, and shall have a mini-
mum width of six feet. 

1.  Horizontal surface: At least two of the design features outlined above shall be incorporated along the 
horizontal face (side to side) of the structure, to be repeated at intervals of no more than 30 feet. 

2.  Vertical surface: At least two of the design features outlined above shall be incorporated along the 
vertical face (top to bottom) of the structure, to be repeated at intervals of no more than 15 feet. 

E. Roofline Modulation. To increase visual interest and break up large expansive roof lines, flat roofs, and the roof 
ridges of sloping roofs, shall not exceed a horizontal length of 75 feet without providing differences in elevation of at 
least four feet in height. Alternatively, the building may be designed with a cross gable or dormer at least four feet wide 
or a cornice that is a minimum of eight inches tall and a minimum of three inches beyond the face of the facade. 

FINDING: The proposed 3-story residential structure is to be constructed with fiber cement siding 
and shall feature 4” window trim, 24” eave overhang, and balconies on front, back and sides of the 
building. There are three main building entrances. The entrance on Arnos has a 72 SF porch located 
under 6 FT overhanging balcony that extends over 37% of the width of the building; the north en-
trance is recessed by approximately 15 FT; and the back entrance has entry doors on all three stories 
with stairway access. The horizontal surfaces of the north, south and east sides are modulated by 2 FT 
projections. The vertical surfaces on all sides incorporate balconies, windows, entries or patios. The 
roof forms vary with cross gables, dormers, and elevation differences of at least 4 FT provided at 
intervals not greater than 75 FT. The provisions of this section have been met. 

F. Common Open Space. Common open space shall be provided in all newly constructed multiple-family developments 
as follows: 

1.  A minimum of 20 percent of the gross site area shall be provided in designated and permanently re-
served open space. The following may count towards the required open space: 

a.  Indoor or covered recreation space. 

b.  Private Open Space. Private open spaces not more than five feet above finished grade shall 
measure a minimum of 96 square feet with a minimum horizontal dimension for all sides 
of six feet. Private open spaces five feet or more above finished grade shall measure a mini-
mum of 48 square feet with a minimum horizontal dimension for all sides of six feet. 

c.  Natural areas, floodplains, steep slopes greater than 25 percent, may be included; provided, 
that such areas do not exceed 25 percent of the required common open space. 

d.  Required setback and buffer areas. 

2.  At least one common open space area shall be provided within developments of 12 units or more that 
has a minimum area size of 750 square feet plus an additional 250 square feet for every 12 units, 
or portion thereof, over 12 units. The minimum dimension for all sides of the required common open 
space is 25 feet. 
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3.  The total amount of open space may be reduced by up to 25 percent if the development provides im-
proved open space. Improved open space shall meet the minimum size requirements of subsec-
tion (F)(2) of this section and incorporate one or more of the following types of features: 

a.  Covered pavilion. 

b.  Picnic areas with tables and/or benches, including the tables and clear ground space imme-
diately surrounding each table. 

c.  Ornamental or food gardens. 

d.  Developed and equipped children’s play areas, with a minimum 30-inch-tall fence to sepa-
rate children’s play areas from any parking lot, drive aisle, or street. 

e.  Sports courts (tennis, handball, volleyball, etc.). 

f.  Swimming pools, spas and adjacent patios and decks. 

FINDING: The proposed development provides 3,710 square feet of open space, 38% of the gross 
site area. This includes 250 square feet of useable recreation area per unit (2,750 square feet total) as 
required per 18.40.080. The provisions of this section have been met. 

G. Off-Street Parking Areas. 

1.  Parking and vehicle use areas shall be located behind or beside buildings and structures, such that no 
more than 50 percent of the site’s buildable width shall be occupied by parking or vehicle use areas 
at the setback line. Parking areas shall not be located between buildings and the street. 

2.  Parking areas shall comply with the standards of Chapter 18.110 TMC. 

H. Pedestrian circulation shall comply with the standards of TMC 18.115.030. 

FINDING: Parking is located along the north side of the building, occupying 30% of the lot width. 
Parking and pedestrian circulation are further addressed in the findings below. The provisions of this 
section can be met subject to conditions of approval. 

I. Screening. Mechanical and communication equipment and outdoor garbage and recycling areas shall be screened so 
they are not visible from streets and other ground-level private open space and common open spaces. 

1.  Appropriate screening for rooftop equipment includes parapet walls or architecturally compatible fab-
ricated enclosures such as panels and walls. 

2.  Utilities such as transformers, heating and cooling, electric meters, and other utility equipment shall 
be not be located within five feet of a front entrance and shall be screened with sight-obscuring materi-
als. [Ord. 966 § 3 (Exh. C), 2021.] 

FINDING: Adequate screening shall be provided for all mechanical equipment, garbage collection 
areas and other site equipment and utilities. The provisions of this section can be met subject to 
conditions of approval. 
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18.105.030  MINIMUM VEGETATION AND GROUND COVER 

A. Minimum number of trees and shrubs acceptable per 1,000 square feet of landscaped area: 

1. One tree, minimum two-inch caliper. 

2. Four five-gallon shrubs or accent plants. 

B. Minimum Percentage Ground Cover. All landscaped area, whether or not required, that is not planted with trees 
and shrubs, or covered with nonplant material as defined in subsection (C) of this section, shall have ground cover plants 
that are sized and spaced to achieve 75 percent coverage of the area not covered by shrubs and tree canopy unless a 
xeriscape plan is approved. 

18.105.050  BUFFERING AND SCREENING 

In order to reduce the impacts on adjacent uses of a different type, buffering and screening are required in accordance 
with Table 18.105.050-1 below. 

 

A. General Requirements. 

1. The property owner is responsible for the installation and maintenance of required buffers and screens including 
compliance with TMC 18.135.060(A). 

2. The community development director may waive the buffering/screening requirements of this section where the re-
quired buffer/screen has been installed on the adjacent property in accordance with this chapter. 

3. Where a proposed use abuts undeveloped property, only one-half of the buffer width shall be required. 

B. Buffer Location. A buffer consists of an area within a required setback adjacent to a property line. It has a 
depth equal to the amount specified in Table 18.105.050-1 and contains a length equal to the length of the property 
line of the abutting use(s). 
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C. Buffer Requirements. 

1. At least one row of trees. These trees will not be less than 10 feet tall at the time of planting and not spaced more 
than 30 feet apart and five feet tall at the time of planting for evergreen trees and spaced not more than 15 feet apart. 
This requirement may be waived by the community development director when it can be demonstrated that such trees 
would conflict with other provisions of this code (e.g., solar access). 

2. At least five five-gallon shrubs or 10 one-gallon shrubs for each 1,000 square feet of required buffer area. 

3. The remaining buffer area shall be planted in accordance with TMC 18.105.030(C). 

D. Screening. Where screening is required or provided, at least one of the following techniques shall be provided in 
addition to the buffering requirements above: 

1. One row of evergreen shrubs that will grow to form a continuous hedge at least six feet tall within two years of 
planting; or 

2. A fence or masonry wall at least six feet in height to provide a uniform sight-obscuring screen; or 

3. An earthen berm combined with evergreen plantings or a fence that forms a sight and noise buffer at least six feet 
tall within two years of installation. 

E. Clear Vision. Buffering and screening provisions are superseded by the clear vision requirements of 
TMC 18.105.055. 

F. Landscaping within the buffer shall count towards minimum landscaped area and vegetation required by 
TMC 18.105.020 and 18.105.030. 

FINDING:  The subject parcel totals approximately 9,583 SF which requires 1,917 SF of landscaping.  
Pursuant to §18.105.030(A) above, the applicant shall plant two (2) 2” caliper trees and eight (8) 5-
gallon shrubs or accent plants to meet the minimum landscape requirements. Ground cover per 
§18.105.030(B) shall be provided. 

Per Table 18.105.050-1, 10’-wide buffering is required along the south and west property lines where 
the parking lot is adjacent to residentially zoned lots. The proposed plan shows a buffer of boxwood 
shrubs along the length of the building on the south side. Prior to submitting building plans, ap-
plicant shall submit a landscape plan to the Community Development Department showing 
the following revisions: 
 

 South Property Line: 10’ deep along length of property line shared with taxlot 38-1W-25B-
3004. Buffer shall include at least one row of trees. These trees will not be less than 10 feet tall 
at the time of planting and not spaced more than 30 feet apart and five feet tall at the time of 
planting for evergreen trees and spaced not more than 15 feet apart. At least five five-gallon 
shrubs or 10 one-gallon shrubs for each 1,000 square feet of required buffer area. 

 
 West Property Line: 10’ deep along length of property line shared with taxlot 38-1W-25B-

2907. Buffer shall include at least one row of trees. These trees will not be less than 10 feet tall 
at the time of planting and not spaced more than 30 feet apart and five feet tall at the time of 
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planting for evergreen trees and spaced not more than 15 feet apart. At least five five-gallon 
shrubs or 10 one-gallon shrubs for each 1,000 square feet of required buffer area. 

 
A parking facility is located along a portion of the north property boundary where the project abuts 
residential properties. In addition to the buffering, screening will need to be provided at this location 
consisting of a sight-obscuring fence, which the applicant has proposed on the site plan. 
 

 Fence Permit: Applicant will need to apply for a fence permit from the Community Devel-
opment Department. 

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

 
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. 
 

 
FINDING: The proposed multi-family building with 11 units requires 11 parking spaces. The appli-
cant has proposed 11 parking spaces and one ADA compliant parking space along the north side of 
the property. This proposal is for a private, three-story multi-family building without public accom-
modation and therefore it is not subject to title III of the ADA. In compliance with the Fair Housing 
Act, applicant will need to ensure that 2% of the parking spaces meet the criteria of the Fair Housing 
Act. 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 conform-
ance 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. The following additional standards apply to specific types of development: 

1.  Multiple-Family Dwellings. Every residential use of five or more dwelling units provides at least one 
sheltered bicycle parking space for each dwelling unit. Sheltered bicycle parking spaces may be located 
within a garage, storage shed, basement, utility room or similar area. In those instances in which the 
residential complex has no garage or other easily accessible storage unit, the bicycle parking spaces 
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may be sheltered from sun and precipitation under an eave, overhang, independent structure, or simi-
lar cover. 

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. Cre-
ative designs are strongly encouraged. 

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

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

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

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

H. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking areas shall be located so as 
to not conflict with vision clearance standards in TMC 18.105.055. [Ord. 966 § 2 (Exh. B), 2021; Ord. 817 
§ 8-3J.560, 2006.] 
 
FINDING: The proposed multi-family building with 11 units requires 11 covered bicycle parking 
spaces. The applicant has proposed 12 bicycle parking spaces in a covered area near the north entrance. 
The provisions of this section have been met. 

 

18.110.120  PARKING AREA DESIGN STANDARDS 

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

C. The community development director or planning commission (for Type III reviews) may allow 35 percent of the 
required off-street parking spaces to be reduced to seven feet six inches by 15 feet to accommodate compact or hybrid 
electric cars. 

D. Parking Stall Standard Dimensions and Compact Car Parking. All off-street parking stalls shall be improved 
to conform to city standards for surfacing, storm water management, and striping. Standard parking spaces shall con-
form to the dimensions below (Figure 18.110.120 and Table 18.110.120). Disabled parking shall conform to the 
standards in TMC 18.110.060(C). 
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18.110.130  PARKING AREA IMPROVEMENTS 

All public and private parking areas which contain five or more off-street parking spaces shall be improved according 
to the following: 

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

FINDING:  Proposed drive aisle is 24 feet wide and provides adequate space for proper movement 
and maneuvering of vehicles. The existing drive aisle does not impose backwards movement onto the 
public right-of-way. The applicant proposes to surface the parking area and access driveway with as-
phalt concrete or other durable surface in conjunction with development. However, the proposed 
dimensions for 90 degree parking stalls at 9 feet wide by 17 feet deep do not meet the minimum 
parking space dimensions for a standard parking space. The provisions of this section have not 
been met. 

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

C. All spaces shall be permanently and clearly marked. 

FINDING: RVSS indicates that the proposal will require a stormwater management plan if the im-
pervious surface area is increasing by 2,500 square feet when compared to the pre-Almeda Drive fire 
footprint. A rough estimate of impervious surface indicates this will likely be a requirement. The pro-
ject will require a site-specific erosion and sediment control plan if the total ground disturbance is 
more than 7,000 sf. This project also appears to be near this threshold. 

Rogue Valley Sewer Services requests that approval of this project be subject to the following condi-
tions: 
 
Prior to the start of construction: 
1. Applicant must obtain sewer service connection permits from RVSS and pay all related fees. 
2. Applicant must submit plumbing plans to RVSS for the calculation of related SDC fees. 
3. Applicant must submit a site-specific erosion and sediment control plan to RVSS if the total 
ground disturbance is more than 7,000SF. An NPDES (1200‐C/CN) permit will be required if the 
ground disturbance is more than one acre. 
4. Applicant must demonstrate compliance with the Rogue Valley Stormwater Quality Design Man-
ual if the post developed impervious footprint is more than 2,500 SF when compared to the pre‐fire 
impervious area footprint. 
5. Applicant must record a Declaration of Covenants for all new stormwater quality features. 
During Construction: 
6. Sewer and stormwater facilities must be constructed per RVSS standards.  
 
Prior to final acceptance of project: 
7. All new sewer must be inspected and accepted per RVSS standards. 
8. Applicant must have all stormwater quality facilities, including vegetation when applicable, in-
spected and approved by RVSS. 
 
The provisions of this section can be met subject to conditions of approval. 

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

FINDING: Parking is located adjacent to the west boundary of the lot which abuts a residential 
property. Applicant has proposed a fence at this location, which will provide the necessary screening. 
Per 18.105.050, this property line will also require vegetative buffering. The provisions of this sec-
tion can be met subject to conditions of approval. 

F. Trees and Landscaping. 
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1.  A minimum of 40 percent of the outdoor parking area shall be shaded by trees within 15 years of 
planting, and by buildings at noon on August 21st, Pacific Daylight Time. Noon on August 21st 
constitutes a 58-degree solar altitude and shadow lengths shall be calculated by multiplying the height 
of a shadow-casting object by 0.625. Shadow patterns will be cast in a due north direction from the 
object. 

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

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

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

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

FINDING: The project has a parking area containing more than five parking spaces and is therefore 
subject to the requirements of 18.110.130. As proposed, the facility does not meet provision 
18.110.130(F)(2), requiring a minimum of one tree per five parking spaces to break up large expanses 
of asphalt, provide shade, stormwater percolation and aesthetic relief. The covered parking structure 
proposed by the applicant does not fulfill the need for mitigating vegetation, nor would this structure 
be allowed inside the setback. The provisions of this section have not been met. 

G. Any lights provided to illuminate any public or private parking area or vehicle sales area shall be so arranged as 
to reflect light away from any abutting or adjacent residential district and limit excessive light pollution. 

H. Building permits are required for all parking lot construction, repair or resurfacing. [Ord. 966 § 2 (Exh. B), 
2021; Ord. 817 § 8-3J.575, 2006.] 
 
FINDING:  Two wall-mounted lights have been shown on either end of the building’s north eleva-
tion. To ensure that residential areas are not subjected to excessive light pollution, the applicant shall, 
prior to final approval of the building permit, specify downward facing lighting and arrange lighting 
to reflect away from all abutting residential areas. Applicant will be required to apply for a building 
permits for parking lot construction. The provisions of this section can be met subject to condi-
tions of approval. 
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18.115.030 PEDESTRIAN ACCESS & CIRCULATION 

To ensure safe, direct, and convenient pedestrian circulation, all developments, except residential devel-
opment of four or fewer units on a single lot, shall provide a continuous pedestrian and/or multi-use path-
way system. (Pathways only provide for pedestrian circulation. Multi-use pathways accommodate pedes-
trians and bicyclists.) The system of pathways shall be designed based on the standards in subsec-
tions (A) through (E) of this section: 

5.  Walkways shall be constructed with a hard-surfaced material and shall be no less than 
five feet wide. If adjacent to a parking area where vehicles will overhang the walkway, a 
seven-foot-wide walkway shall be provided. The walkways shall be separated from park-
ing areas and internal driveways using curbing, landscaping, bollards, or distinctive pav-
ing materials. 

FINDING:  The proposed plan has a concrete sidewalk along the north side of the development that 
provides access to the right-of-way. Where vehicles are shown overhanging the sidewalk, a seven-foot-
wide sidewalk has been provided. The provisions of this section have been met. 

 
18.115.040 STREET TREES 

B. Plantings. Street trees shall be planted in planter strips on all arterial and collector streets, for all de-
velopments that are subject to land division or site design review, except that street trees may be planted 
in planter wells as provided in subsection (E) of this section. Street trees are encouraged, but not re-
quired, for local streets. When provided on local streets, street trees shall be in planter strips. Additional 
requirements for tree planting are provided in TMC 18.105.030. Planting on unimproved streets shall be 
deferred until the construction of curbs and sidewalks. 

FINDING:  Applicant will be required to plant street trees along Arnos Road, a collector street. The 
provisions of this section can be met subject to conditions of approval. 

 

18.115.060 VEHICULAR ACCESS & 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 the provisions of TMC 18.115.050, Trans-

portation 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: The applicant shall obtain an access permit for all work done in the right-of-way. The 
provisions of this section can be met subject to conditions of approval. 
 
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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2.  Option 2. Access is from a private street or driveway connected to an adjoining property that has direct 

access to a public street (i.e., shared driveway). An access easement covering the driveway shall be 

recorded in this case to assure access to the closest public street for all users of the private access. 

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: 

2.  Arterial and Collector Streets. Access spacing on collector and arterial streets shall be 

determined by the public works director. Access to State Highway 99 shall be subject to 

review and approved by the Oregon Department of Transportation (ODOT), based on the 

applicable standards contained in the city’s transportation system plan and policies con-

tained in the 1999 Oregon Highway Plan. 

H. Road Access Points. For single-family (detached and attached), duplex, triplex and quadplex 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 duplexes, triplexes and 

quadplexes on corner lots (i.e., no more than one access per street), and subject to the access spacing 

standards in subsection (G) of this section. The number of street access points for multiple-family, com-

mercial, 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 driveways may be required, in conform-

ance with subsection (I) of this section, in order to maintain the required access spacing, and minimize the 

number of access points. 

Standards for the number and location of road access points are as follows. Variations from these standards 

shall satisfy and be subject to the requirements of Chapter 18.160 TMC, Variance. 

2.  Collector and Local Streets. All uses: road access permit required as set forth in subsec-

tion (B) of this section, subject to general considerations for safety and transportation mo-

bility; curb cuts and driveways. A minimum of 10 feet for local streets and 30 feet separa-

tion for collectors (as measured from the sides of the driveway/street) from street intersec-

tions. 

I. Shared Driveways. The number of driveway and private street intersections with public 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 accordance with the following standards: 

1.  Shared driveways and frontage streets may be required to consolidate access onto a col-
lector or arterial street. When shared driveways or frontage streets are required, they may 
be stubbed to adjacent developable parcels to indicate future extension. “Stub” means that 
a driveway or street temporarily ends at the property line but may be extended in the future 
as the adjacent parcel develops. “Developable” means that a parcel is either vacant or it 
is likely to receive additional development (i.e., due to infill or redevelopment potential). 
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2.  Access and maintenance easements (i.e., for the benefit of affected properties) shall be 
recorded for all shared driveways, including pathways, at the time of final plat approval 
or as a condition of site development approval to ensure continual emergency accessibility 
at all times. 

3.  “Private Access” signage and driveway approach shall be placed at the intersection with 
the public street to clearly identify the private access 

FINDING: The applicant has proposed to take access via a 24’-2” wide shared access and mainte-
nance easement that connects to Arnos Road, identified as a “Collector” Street in the Transportation 
System Plan (TSP). The easement, recorded in 2019 as part of a land partition action, is shared by 
neighboring tax lots 2907, 2906 and 2901. The existing access aisle serving the subject property will 
need to be closed, and the full 24 FT access driveway will require improvements (paving). “Private 
Access” signage and driveway approach shall be placed at the intersection with the public street to 
clearly identify the private access. The provisions of this section can be met subject to conditions 
of approval. 

J. Driveway Openings/Curb Cuts. Driveway openings or curb cuts shall be the minimum width necessary 
to provide the required number of vehicle travel lanes (10 feet for each travel lane). The following stand-
ards (i.e., as measured where the front property line meets the sidewalk or right-of-way) are required to 
provide adequate site access, minimize surface water runoff, and avoid conflicts between vehicles and pe-
destrians: 

3.  Access that serves more than eight dwelling units shall have a minimum driveway open-
ing/curb cut and driveway width of 24 feet and a maximum width of 30 feet. These dimen-
sions may be increased if the public works director determines that more than two lanes 
are required based on the number of trips generated or the need for turning lanes. 

7.  Driveway Aprons. Driveway aprons (when required) shall be constructed of concrete and 
shall be installed between the street right-of-way and the private drive, as shown in Fig-
ure 18.115.060-1. Driveway aprons shall conform to ADA standards for sidewalks and 
pathways, which require a continuous accessible route of travel, with a cross slope not 
exceeding two percent. 

K. Fire Access and Parking Area Turnarounds. A fire equipment access drive shall be provided for any 
portion of an exterior wall of the first story of a building that is located more than 150 feet from an existing 
public street or approved fire equipment access drive. Parking areas shall provide adequate aisles or turn-
around areas for service and delivery vehicles so that all vehicles may enter the street in a forward manner. 
For requirements related to cul-de-sacs, please refer to TMC 18.115.050, Transportation facility stand-
ards. 

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 sup-
port emergency vehicles may be used to reduce surface water runoff and protect water 
quality. 

2.  Surface Water Management. When a paved surface is used, all driveways, parking areas, 
aisles and turnarounds shall have on-site collection or infiltration of surface waters to 
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eliminate sheet flow of such waters onto public rights-of-way and abutting property. Sur-
face water facilities shall be constructed in conformance with city standards. 

3.  Driveway Aprons. When driveway approaches or “aprons” are required to connect drive-
ways to the public right-of-way, they shall be paved with concrete surfacing. (See also 
subsection (J)(7) of this section.) 

O. Road Access Permits. 

1.  New curb cuts, driveways and access along and to all streets in or adjacent to the city shall 
not be permitted unless a road access permit has been granted by the city. The road access 
permit is not to be construed as a mechanism to deny properties reasonable access to pub-
lic roads and streets. 

FINDING: The applicant has proposed 24’-wide access driveway opening/curb cut to serve the 11-
unit building. Driveway apron shall be constructed of concrete and shall be installed according to City 
specifications and in conformance with ADA standards. The proposed access drive is not more than 
150 FT from the public street. A road access permit will be required for all work in the public right-
of-way. The provisions of this section can be met subject to conditions of approval. 
 

 
18.150.050 REQUIRED FINDINGS FOR APPROVAL OF SITE DEVELOPMENT 
PLAN 

After an examination of the site, the planning commission shall approve, or approve with conditions, the 

major 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; 

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

FINDING: The RHD zone is intended to accommodate housing alternatives to single-family de-
tached housing as noted in TMC 18.40.010. This proposal conforms with this intent but is deficient 
in applicable code sections that mitigate environmental impact and increase compatibility between 
uses. Some deficiencies can be corrected by applying conditions of approval; however, the application 
has not demonstrated the ability to achieve full compliance with respect to important zoning criteria 
such as setbacks and parking.  
 
The proposed site development plan cannot meet the overall intent of the Comprehensive Plan des-
ignation for housing without also conforming to applicable city ordinances that support the goals of 
the Comprehensive Plan.  The provisions of this section have not been met. 

D.  The proposed development will be compatible with or adequately buffered from other existing or con-

templated uses of land in the surrounding area; 
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FINDING: The project does not adequately demonstrate buffering from existing single-story homes. 
The City has a need for multi-family housing options, and the location on Arnos Road, which is a 
“collector” street along the RVTD bus route, is appropriate for densities greater than single family 
use. While this application does meet some of the intent and objectives of the zone in which it is 
proposed, neighbors of the project have expressed concerns and raised the issue of compatibility with 
surrounding uses, which are primarily single-story dwellings. Their comments, along with the applica-
tion’s deficiencies with respect to City ordinances, call into question whether a scaled down multi-
family project would be more appropriate for this location. The provisions of this section have not 
been met. 

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

facilities; 

FINDING:  Redevelopment in areas burned will be subject to Stormwater management based on 
the net increase in impervious surface. In general terms, stormwater management will be required if 
the proposed development will install more than 2,500 SF of impervious surface than was existing 
prior to the fire. The provisions of this section can be met with conditions of approval.  
 
F.  The following are arranged so that traffic congestion is avoided, pedestrian and vehicular safety, solar 

access, historic sites, and the public welfare and safety are protected, and there will be no adverse effect 

on surrounding property: 

1.  Buildings, structures, and improvements; 
2.  Vehicular and pedestrian ingress and egress, and internal circulation; 
3.  Parking and loading facilities; 
4.  Setbacks and views from structures; 
5.  Walls, fences, landscaping and street and shade trees; 
6.  Lighting and signs; and 

 
FINDING: Regarding vehicular and pedestrian ingress and egress, the project has been arranged to 
avoid impact to safety and circulation. While the proposal does not adequately address buffering, the 
requirement can be corrected by applying conditions of approval (as with lighting, landscaping and 
street trees). With respect to parking and setbacks, the applicant has not sufficiently demonstrated the 
ability to meet the minimum requirements for development in the Residential High Density Zone as 
described in TMC Ch. 18.40 as shown in the above findings. The provisions of this section have 
not been met.   

 
7.  Noise generation facilities and trash or garbage depositories; 
 

FINDING: Mechanical equipment, garbage collection areas, and other site equipment and utilities 
shall be screened so they are not visible from the street and open spaces. Screening shall be visually 
compatible with other architectural elements in the development.  The provisions of this section 
can be met subject to conditions of approval.   

 
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 
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TMC Title 17, or has provided for required security arrangement with the city to ensure that such improve-

ments will be made. [Ord. 966 § 2 (Exh. B), 2021; Ord. 817 § 8-3L.150, 2006.] 

FINDING: Other than closing the existing access apron and expanding the width of the access apron 
at the shared driveway, City street improvements are not required. The provisions of this section 
can be met subject to conditions of approval. 
 
DECISION 
 
Staff DENIES the Site Development Plan application based on the above findings.  
 

 
 
  

_________________  

Kristen Maze, Community Development Director 
  

 
_______April 8, 2022 

 Date 

 
This matter has been approved administratively without a public hearing. The Talent Zoning Code allows ad-
ministrative decisions under specified conditions. If no one requests a hearing on this matter within 14 days 
of this tentative decision, it becomes the final decision of the city. To appeal an administrative decision re-
quires written notice and a $257.00 deposit. Please refer to TMC 18.190.040(E)(5), “Appeal,” for specific pro-
visions for appeals on Type-2 decisions. 
 
This decision is being mailed to the applicant and all property owners who responded to the original 
notice. 

For copies of any public documents or more information related to this application, please contact the Com-
munity Development Director at 541-535-1566 or via e-mail at kmaze@cityoftalent.org. 


