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I. Executive Summary
State Investments L.L.C. (Applicant) is pleased to submit this application for site plan review to

accommodate a future multifamily development on a recently partitioned parcel annexed into the City of

Stayton (Land Use File #5-04/20). The project site (Parcel 2, Exhibit H) is located northwest of the

intersection of Shaff Road SE and Golf Club Road SE in Stayton and identified as Tax Lot 1700 on Marion

County Assessor’s Map 09 1W 04C.

The Applicant has met with City staff for a pre-application conference (“Pre-App Meeting”) to discuss

characteristics of the application and to solicit their feedback. This application incorporates the City’s 

feedback and responds to all applicable approval criteria.

The multifamily development is a “needed housing” application under Oregon Revised Statute (ORS)

197.303(1)(a) as it provides multiple family for renter occupancy housing on buildable land, as defined in

Oregon Administrative Rules OAR 660-008-0005. ORS 197.307(4) states that a local government may

apply only clear and objective standards, conditions, and proceedings regulating the development of

needed housing on buildable land.

Oregon Courts, including the Land Use Board of Appeals (LUBA), have generally held that an approval

standard is not clear and objective if it imposes on an applicant “subjective, value-laden analyses that are

designed to balance or mitigate impacts of the development.”  Rogue Valley Association of Realtors v. City 

of Ashland, 35 Or LUBA 139, 158 (1998) aff’d, 158 Or App 1 (1999). ORS 197.831 places the burden on 

local governments to demonstrate that the standards and conditions placed on needed housing

applications can be imposed only in a clear and objective manner. While this application addresses all

standards and conditions, the Applicant reserves the right to object to the enforcement of standards or

conditions that are not clear and objective and does not waive its right to assert that the needed housing

statutes apply to this application.

This application includes the City’s application forms, written materials, and preliminary plans necessary

for City staff to review and determine compliance with the applicable approval criteria. The evidence is

substantial and supports the City’s approval of the application.

II. Site Description/Setting
The parcel subject to this application comprises a total area of ±5.22 acres of vacant land within Stayton’s 

city limits. The project site is located near the northwest corner of the intersection of Shaff Road SE, a

collector street, and Golf Club Road SE, a minor arterial road. The subject property is across the street

from a Shell gas station, which is located at the northeast corner of the intersection of Shaff Road SE and

Golf Club Road SE. Finally, McDonald’s restaurant is located at the southeast corner of the intersection,

and the southwest corner of Shaff Road SE and Wilco Road is vacant land. Oak Estates, a manufactured

housing community, is located immediately east of the site, opposite Golf Club Road SE.

III. Applicable Review Criteria
CITY OF STAYTON MUNICIPAL CODE 

TITLE 17 – LAND USE AND DEVELOPMENT CODE 

CHAPTER 17.12 DEVELOPMENT APPROVAL PROCEDURES 

17.12.070 Decision Authority 



Shaff Square – City of Stayton
Site Plan Review Application

October 2021
Page 3

1. AUTHORITY. The decision authority on applications shall be as follows: 

… 

b. Planning Commission Decisions. The Planning Commission shall 
be empowered to review, evaluate and render decisions on 
applications for site plan reviews except as specified in 17.12.070.1.a.1; 
conditional uses; variances; partitions; preliminary and detailed 
development plans for master planned developments not associated 
with annexations, comprehensive plan changes, or zone changes; 
and subdivisions not associated with annexations, comprehensive 
plan amendments or zone changes. 

… 

Response: This application includes a request for site plan review of a future multifamily

development located on ±5.22 acres, and therefore is a Planning Commission decision.

The criteria are met.

17.12.160 Pre-Application Meeting 

1. PURPOSE STATEMENT. The purpose of this section is to have 
conferences with prospective applicants to gather general information and 
City guidelines before the applicants enter into binding commitments or 
incurring substantial expense in the preparation of plans and land use 
applications. 

2.  WHEN REQUIRED. A minimum of 1 pre-application meeting must be 
held prior to submittal of an application. 

3.  SUBMITTAL REQUIREMENTS. A pre-application meeting will be 
scheduled only upon submission of the following materials to the City 
Planner 7 days prior to the meeting. The meeting shall be scheduled no 
more than 14 days after the City Planner has determined adequate 
information has been submitted. 

… 

Response: The Applicant met with the City of Stayton and Marion County staff for a pre-application

meeting on September 29, 2020, to discuss the planned development. Attached as Exhibit

E are copies of the pre-application meeting notes from the City. The criteria above are

met.

17.12.220 Site Plan Review 

… 

3. REQUIREMENTS FOR SITE PLAN REVIEW. Site plan review approval 
is required when: 

a. A site plan review overlay district is imposed by the City Council as a 
condition of rezoning the parent or principal zone of a given property 
or properties. 

b.  Made a condition of approval of a conditional use. 

c.  Otherwise required by specific provisions of this Title. 

d.  (Repealed, Ord. 898, August 20, 2007) 

e.  Improvements to existing development causing more than a 15% 
increase in traffic or parking needs. 
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f.  Improvements exceeding 15% of existing development by area, not 
including the area of internal roadways, parking and loading areas, 
and landscaping. 

Response: The planned multifamily development will include improvements to the property in

excess of 15 percent of the existing development area. The subject property is currently

vacant, vegetated land. Per Subsections 3.e and 3.f above, site plan review approval is

required. The criteria are met.

4. SUBMITTAL REQUIREMENTS. In order to be accepted as complete and 
processed in a timely manner by the City, requests for approval of site 
reviews shall include the following materials and information: 

a. Completed application forms as supplied by the City Planner. 

Response: A completed and signed site plan review application is included as Exhibit B. This criterion

is met.

b. A site plan, drawn to a scale of 1 inch equals not more than 50 feet, 
showing the property for which the site plan review is requested. The 
site plan shall show, or be accompanied by, the following: 

1) The name of the person who prepared the plan. 

2)  A north point, graphic scale, and date of the proposed site plan. 

3)  Topography of the site with contour intervals of not more than 2 
feet. 

4)  The names and addresses of the landowners, applicant, and the 
engineer, surveyor, land planner, landscape architect, or any 
other person responsible for designing the proposed site plan. 

5) The tax map number (township, range and section) and lot 
number of all properties included in the proposed site plan. 

6) The boundary lines of the properties as certified by a professional 
land surveyor and approximate area of the properties in acres or 
square feet. 

7) The location, widths, and names of existing or platted streets or 
other public ways (including easements) within or adjacent to 
the tract, existing permanent buildings and any addresses for the 
buildings. 

8)  The location of existing sewage systems, storm water systems 
and water mains, culverts, drainage ways, or other underground 
utilities or structures within, or immediately adjacent to the 
property. 

Response: The Preliminary Plans attached as Exhibit A include all site plan requirements as described

above. The criteria are met.

9)  A preliminary storm water management plan for the 
development, prepared in accordance with the Public Works 
Design Standards. 

Response: A Preliminary Stormwater Report is included as Exhibit F. This criterion is met.

10) The locations of proposed sewer disposal and water supply 
systems in accordance with the City’s Wastewater and Water 
Master Plans. 
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Response: A Preliminary Utility Plan is included in the attached Exhibit A and illustrates the locations

of utilities according to the City’s Wastewater and Water Master Plans. This criterion is 

met.

11) The locations of any prominent natural features such as: water 
courses (including direction of their flow), wetlands, rock 
outcroppings, and areas subject to flooding or other natural 
hazards. 

Response: The planned development does not include any prominent natural features. This criterion

does not apply.

12) A landscaping plan prepared in accordance with Section 
17.20.090.3 

Response: A Preliminary Landscape Plan is included in Exhibit A and prepared in accordance with

Section 17.20.090.3. This criterion is met.

13) The location of parking facilities for the site including any 
parking areas shared with adjacent uses by reciprocal access 
agreement. 

Response: A Preliminary Parking and Circulation Plan is included in Exhibit A which illustrates the

parking areas and adjacent areas for future circulation through Parcel 1. This criterion is

met.

14) A Traffic Impact Analysis (TIA) or Transportation Assessment 
Letter as required by Section 17.26.050. 

Response: A Traffic Impact Analysis from DKS Associates is attached as Exhibit G. This criterion is

met.

15) The location of any proposed structures including the ground 
coverage, floor area and proposed use. Building elevations 
drawings shall be submitted to the extent necessary to show 
compliance with the requirements of Sections 17.20.190, 
17.20.200, 17.20.220, and 17.20.230.  

Response: The Preliminary Plans attached as Exhibit A include the location of the proposed

structures and ground coverage. Architectural Drawings with the building elevations are

attached as Exhibit I. This criterion is met.

16) The location and dimensions of open storage areas or outdoor 
storage yards. 

Response: As defined in Stayton Development Code (SDC) 17.04.100, the planned development does

not include any open storage areas or outdoor storage yards. This criterion does not

apply.

17) The size location, direction and intensity of illumination of all 
signs and a lighting plan that includes. 

a) The location of all existing and proposed exterior lighting 
fixtures. 

b) Specifications for all proposed lighting fixtures including 
photometric data, color-rendering index of all lamps, and 
other descriptive information of the fixtures. 
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c) Proposed mounting height of all exterior lighting fixtures  

d) Analyses and illuminance level diagrams showing that the 
proposed installation conforms to the light level standards of 
Section 17.20.170. 

e) Drawings of all relevant building elevations showing the 
fixtures, the portions of the walls to be illuminated, the 
illuminance levels of the walls, and the aiming points for any 
remote light fixtures. 

Response: A Site Area Lighting Plan is included in the attached Exhibit I that illustrates the size,

location, illumination, and intensity of the proposed lighting fixtures as well as

photometric data. The above criteria are met.

18) The location of any free standing signage and the proposed 
size(s) and dimension(s). 

Response: The planned development will have one freestanding monument sign located at the

entrance from Golf Club Road SE. The Architectural Drawings include a site plan which

identifies the proposed location and dimensions. This criterion is met.

19) The location of any proposed screening including fences, walls, 
hedges and berms. 

Response: The Preliminary Site Plan included in Exhibit A illustrates all proposed screening for the

planned development. This criterion is met.

20) When any development activity is proposed on a location a slope 
of 20% or steeper, a geotechnical study, prepared by a licensed 
geologist or registered engineer with experience in geotechnics, 
determining the suitability of the site for construction 
considering the possibility of increased erosion potential, slope 
stability, slippage and other concerns. 

Response: A Geotechnical Report prepared by a licensed geologist is attached as Exhibit J. This

criterion is met.

c. A narrative statement fully explaining the request and fully 
addressing the criteria for approval of site plan review. 

Response: Required submittal elements are included within this application and supported by this

narrative and accompanying exhibits. This criterion is met.

5. APPROVAL CRITERIA. The following criteria must be demonstrated as 
being satisfied by the application: 

a. The existence of, or ability to obtain, adequate utility systems 
(including water, sewer, surface water drainage, power, and 
communications) and connections, including easements, to properly 
serve development in accordance with the City’s Master Plans and 
Public Works Design Standards. Where an adopted Master Plan calls 
for facilities larger than necessary for service to the proposed use, the 
developer shall install the size facilities called for in the Master Plan, 
and shall be provided credit for the excess costs in accordance with 
SMC 13.12.245. 

Response: The Applicant is diligently working with the City of Stayton andMarion County to connect

the future multifamily development to existing utility infrastructure. The Preliminary
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Utility Plan included in Exhibit A illustrates the planned connections to City utility systems

in compliance with the City’s Master Plans and Public Works Design Standards. This 

criterion is met.

b.  Provisions have been made for safe and efficient internal traffic 
circulation, including both pedestrian and motor vehicle traffic, and 
for safe access to the property for vehicles, as well as bicycle and 
pedestrians, from those public streets which serve the property in 
accordance with the City’s Transportation System Plan and Public 
Works Design Standards. 

Response: A Preliminary Parking and Circulation Plan is included in the Preliminary Plans attached as

Exhibit A. This criterion is met.

c.  Provision has been made for all necessary improvements to local 
streets and roads, including the dedication of additional right-of-way 
to the City and/or the actual improvement of traffic facilities to 
accommodate the additional traffic load generated by the proposed 
development of the site in accordance with Chapter 17.26, the City’s 
Transportation System Plan, and Public Works Design Standards. 
Improvements required as a condition of approval shall be roughly 
proportional to the impact of the development on transportation 
facilities. Approval findings shall indicate how the required 
improvements are directly related to and are roughly proportional to 
the impact of development.  

Response: The Preliminary Plans, attached as Exhibit A, illustrate the right-of-way dedication to the

City, together with the public improvements planned for Golf Club Road SE frontage. This

criterion is met.

d. Provision has been made for parking and loading facilities as 
required by Section 17.20.060. 

Response: A Preliminary Parking and Circulation Plan is included in the Preliminary Plans attached as

Exhibit A. This criterion is met.

e. Open storage areas or outdoor storage yards shall meet the standards 
of Section 17.20.070. 

Response: As defined in Stayton Development Code (SDC) 17.04.100, the planned development does

not include any open storage areas or outdoor storage yards. This criterion does not

apply.

f.  Site design shall minimize off site impacts of noise, odors, fumes or 
impacts. 

Response: This application is for approval of a multifamily development and is designed to minimize

off-site impacts. Further, this application involves needed housing and per Oregon

Revised Statutes (ORS) 197.831, the City’s decision may be based on clear and objective 

criteria only; for which this is not. This criterion does not apply.

g.  The proposed improvements shall meet all applicable criteria of 
either Section 17.20.190 Multi-family Residential Design Standards, 
Section 17.20.200 Commercial Design Standards, Section 17.20.220 
Downtown Development Design Standards, or Section 17.20.230 
Industrial Design Standards.  
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h. (Repealed Ord. 913, September 2, 2009) 

i. (Repealed Ord. 913, September 2, 2009) 

Response: This application is for the approval of a future multifamily development. Responses to all

applicable criteria in Section 17.20.190 are in the relevant section of this narrative. This

criterion is met.

j. Landscaping of the site shall prevent unnecessary destruction of 
major vegetation, preserve unique or unusual natural or historic 
features, provide for vegetative ground cover and dust control, 
present an attractive interface with adjacent land uses and be 
consistent with the requirements for landscaping and screening in 
Section 17.20.090. 

k. The design of any visual, sound, or physical barriers around the 
property such as fences, walls, vegetative screening, or hedges, shall 
allow them to perform their intended function and comply with the 
requirements in Sections 17.20.050 and 17.20.090. 

Response: A Preliminary Landscape Plan is in the Preliminary Plans attached as Exhibit A. The

landscaping plan illustrates compliance with landscaping and screening requirements in

Sections 17.20.050 and 17.20.090. Please refer to these sections within this narrative for

detailed responses. The criteria are met.

l. The lighting plan satisfies the requirements of Section 17.20.170. 

Response: A Site Area Lighting Plan is included in the Architectural Drawings attached as Exhibit I.

Please refer to Section 17.20.170 for detailed responses. This criterion is met.

m. The applicant has established continuing provisions for maintenance 
and upkeep of all improvements and facilities. 

Response: The Applicant will establish continuing provisions for maintenance and upkeep of all

improvements and facilities on the final construction plans that will be provided with

building permit submittal. This criterion will be met.

n. When any portion of an application is within 100 feet of North 
Santiam River or Mill Creek or within 25 feet of Salem Ditch, the 
proposed project will not have adverse impact on fish habitat. 

Response: The subject site is located further than 100 feet from the waterways described above.

This criterion does not apply.

o. Notwithstanding the above requirements the decision authority may 
approve a site plan for a property on the National Register of Historic 
Places that does not meet all of the development and improvement 
standards of Chapter 17.20 and the access spacing standards of 
Chapter 17.26 provided the decision authority finds that 
improvements proposed are in conformance with Secretary of the 
Interior’s Standards for Treatment of Historic Properties, the site will 
provide safe ingress and egress to the public street system, and that 
adequate stormwater management will be provided. 

Response: The subject property is not identified in the National Register of Historic Places. This

criterion does not apply.
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6. IMPOSITION OF RESTRICTIONS AND CONDITIONS. 

a. The decision authority may prescribe restrictions or limitations for 
the proposed site plan review approval as it deems necessary to fulfill 
the purpose and intent of the code. Such restrictions or limitations 
shall be based on evidence and analysis presented to or generated by 
the decision authority during the course of its evaluation of the 
request, and shall be made a part of the approval action. Conditions 
may limit the time or duration of the use.  

b. To ensure that required public improvements are made in a timely 
and acceptable manner, the applicant(s) may be required by the City 
to provide acceptable financial assurance to the City consistent with 
the requirements of Section 17.20.120. 

c. A violation of any such condition(s) or limitation(s) shall constitute 
a violation of this Title. 

Response: The Applicant acknowledges the potential imposition of restrictions and conditions as

described above, to the extent such conditions are consistent with City’s obligation to 

apply only clear and objective criteria to this decision, per ORS 197.831.

CHAPTER 17.16 ZONING 

17.16.060 District Purposes 

… 

3. HIGH DENSITY RESIDENTIAL. To provide for multifamily residential 
units, other compatible living units, their accessory structures and, with 
conditional use approval, other compatible uses. The minimum density 
shall be 13 units per acre. There shall be no upper limit to the maximum 
allowable dwelling density. 

… 

Response: The subject property is located on ±5.22 acres and within the HD zoning district. The

proposed development includes 100 multifamily residential units as illustrated in the

Preliminary Plans attached as Exhibit A. The minimum number of required units for the

±5.22-acre parcel is 68 (5.22 acres x 13 units per acre = 67.86 units). The criterion is met.  

17.16.070 District Regulations 

1. PERMITTED AND CONDITIONAL USES. The land uses permitted in 
each district are shown in Table 17.16.070.1. When a property is in an overlay 
zone, the stricter regulations of the two zones shall apply. 

P = Permitted Use 

C = Conditional Use 

S = Permitted Use after Site Plan Review for new construction or 
expansion of an existing structure. See Section 17.16.040.4 for 
existing structures 

C/S = Conditional Use after Site Plan Review 

= Prohibited Use 

 

 

 1 Subject to design requirements, see Chapter 17.20 

Table 17.16.070.1 Permitted Land Use 
 Residential Uses HD 
5 Multi-Family Dwellings S1 
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Response: This application includes a request for multifamily homes within an HD zoning district

which are permitted subject to Site Plan Review. This criterion is met.

2. DIMENSIONAL REQUIREMENTS FOR LOTS. 

a. All lots shall comply with the minimum requirements of Table 
17.16.070.2. Additional requirements may be imposed by other 
provisions of this Code. It is a violation of this Code to create a lot 
which does not meet the dimensional requirements of this section. 

Table 17.16.070.2 Minimum Dimensional Requirements for Lots 
 HD 

Lot Area (square feet)1 6,000 
Lot Width (feet) 604 

Average Width (feet) 60 

Response: The subject site area is ±5.22 acres (±227,383 square feet), the width is ±536 feet, and the

average width is ±517 feet, which exceeds the minimum dimensional requirements in

Table 17.16.070.2 above. The planned development is situated on a single parcel and will

accommodate 100 multifamily residential homes. This criterion is met.

3. DIMENSIONAL REQUIREMENTS FOR STRUCTURES. 

a. All structures shall comply with the requirements of Table 
17.16.070.3. Setback requirements are minimum requirements. 
Building height is a maximum requirement. Additional requirements 
may be imposed by other provisions of this Code. 

Table 17.16.070.3 Dimensional Requirements for Structures 
 HD 

Front Yard Setback (feet)1 202 

Side Yard Setback (feet) 5 

Rear Yard Setback (feet) 15 
Building Height (feet)5 --4 

1 Front setbacks are also subject to the requirements of Section 
17.20.080 

2 25 feet to a garage entrance, except a garage on a back lot or flag lot. 
4 As may be established through a site plan review 
5 Chimneys and antennas may exceed this limit. The maximum height 

of antennas shall be 55 feet, unless conditional use approval is 
obtained. 

… 

Response: As illustrated in the Preliminary Plans in the attached Exhibit A, the front setbacks to the

buildings are 20 feet, the side yard setback is 5 feet, and the rear yard setback is 15 feet.

Building and final construction plans will be provided to the City with the building permit

submittal for review and approval. The applicable criteria are met.

CHAPTER 17.20 DEVELOPMENT AND IMPROVEMENT STANDARDS 

17.20.030 Dimensional Restrictions 

1.  LOCATION OF BUILDINGS. Every building erected shall be located on 
a lot as herein defined. 

Response: As shown on the Preliminary Plans attached as Exhibit A, all planned building structures

are located on a single legal lot. This criterion is met.
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2.  YARDS APPLY ONLY TO ONE BUILDING. No required yard or open 
space provided for any building to comply with requirements of this code 
shall be considered as providing a yard or open space for any other building. 
No required yard or open space on an adjoining lot shall be considered as 
providing a yard or open space on the lot whereon the building is to be 
erected. 

Response: The Preliminary Plans, attached as Exhibit A, show the planned multifamily development

is located on a single parcel with the required yards and open space. This criterion is met.

3.  SETBACKS. The setback provision cited below modify the building 
setbacks for Residential Zones cited in Chapter 17.16, but are applicable 
only to the specific items listed below. 

a.  Front Yard Projections. 

1) Planter boxes, chimneys and flues, steps, cornices, eaves, 
gutters, belt courses, leaders, sills, pilasters, lintels, and other 
ornamental features which extend horizontally not more than 24 
inches from main buildings are exempt from front setback 
requirements. 

2) Uncovered porches and covered unenclosed porches not more 
than 1 story high, the floors of which are not more than 4 feet 
above grade, may extend not more than 10 feet beyond the front 
walls of the building; but in no case shall such projection come 
closer than 10 feet from the front lot line. 

Response: The Preliminary Plans, attached as Exhibit A, illustrate the conceptual building footprints

with front yard projections, adhere to the requirements above. The criteria are met.

b. Side Yard Projections. 

1) Cornices, eaves, gutters, and fire escapes, when not prohibited 
by any other code or ordinance, may project into a required side 
yard not more than 1/3 the width of the side yard or more than 3 
feet, whichever is the lesser. 

2) Chimneys, flues, belt courses, leaders, sills, pilasters, lintels, and 
other ornamental features may project not more than 1 ½ feet 
into a required side yard, provided, however, that chimneys and 
flues do not exceed 6 feet in width. 

3) Uncovered decks and patios attached to the main building, when 
3 feet or less in height from ground level, may be extended to the 
side yard property line, but in no case shall be closer than 10 feet 
to a street right-of-way. 

Response: The Architectural Drawings, attached as Exhibit I, illustrate the building footprints with

side yard projections satisfy the requirements above. The criteria are met.

c. Rear Yard Projections. 

1) Chimneys, flues, belt courses, leaders, sills, pilasters, lintels, and 
other ornamental features may project not more than 1 ½ feet 
into a required rear yard, provided, however, that chimneys and 
flues do not exceed 6 feet in width. 

2) A fire escape, balcony, outside stairway, cornice, or other 
unenclosed, unroofed projections may project not more than 5 
feet into a required rear yard, provided they are set back at least 
6 feet from any property line. 
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3) Planter boxes, steps, uncovered decks and porches, covered but 
unenclosed decks and porches, and covered patios, when not 
more than 1 story high and the floors of which are not more than 
4 feet above grade, may extend up to 6 feet into the rear setback. 

Response: The Preliminary Plans, attached as Exhibit A, illustrate the conceptual building footprints

with rear yard projections follow the requirements above. The criteria are met.

17.20.040 Special Regulations for Accessory Buildings 

1.  APPLICATION OF REGULATIONS. The regulations set forth herein 
shall apply to all residential zones and to buildings in any other zone used 
in connection with residential purposes. 

Response: The planned multifamily development in the HD zone will accommodate a recreational

building and storage units for residents’ use. The regulations in this section are applicable.

2.  HEIGHT. No portion of an accessory building shall be taller than 8 feet 
plus one foot for each foot of distance from the lot line to that portion of the 
accessory building. An accessory building shall be no higher than the main 
building. 

Response: Building elevations for the planned recreational building and storage units are included in

the Architectural Drawings attached as Exhibit I. This criterion is met.

3.  FRONT YARDS. Any accessory building shall meet the setback 
requirements of the district in which it is located except on a corner lot. On 
a corner lot, an accessory structure shall meet the front setback requirement 
but an accessory structure of less than 200 square feet in floor area and less 
than 10 feet tall may be located no less than five feet from a front lot line 
provided the following requirements are met. 

a. The rear lot line of the lot is also the rear lot line of the abutting lot. 

b. The accessory structure is located in the rear yard. 

c. The accessory structure is located behind a site-obscuring fence no 
less than 6 feet in height. 

d. There is no driveway entering the street from the front lot line from 
which the accessory building is less than required front setback. 

Response: The Preliminary Plans attached as Exhibit A illustrate the proposed recreational building

and storage units meet the applicable setback requirements of the HD zoning district. The

planned accessory structures are not situated on a corner lot, so the corner lot

requirements in 3.a through 3.d above are not applicable.

4. SIDE YARDS. Accessory buildings shall have a minimum setback of 5 feet 
from a side lot line. 

Response: As illustrated in the Preliminary Plans attached as Exhibit A, the proposed recreational

building is situated more than 150 feet from either side lot line. This criterion is met.

5. REAR YARDS. An accessory building shall have a minimum setback of 3 
feet from the rear lot line. 

Response: As illustrated in the Preliminary Plans attached as Exhibit A, the planned recreational

building is situated more than 200 feet from the rear lot line. This criterion is met.
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17.20.050 Fences 

1. RESIDENTIAL ZONES. 

a. Front Yards. 

1) Fences, walls and hedges must be placed on private property and 
not extend into or over the street right of way. 

Response: As illustrated on the Preliminary Landscape Plans in Exhibit A, fences, walls, and hedges

for the plannedmultifamily development are placed onsite and do not extend into or over

the public right-of-way. This criterion is met.

2) Fences, walls, and hedges that are within 10 feet of a front lot line 
shall be no more than 48 inches tall and that portion above 24 
inches shall be 50% open. A hedge shall not be planted within 
three feet of the front lot line. 

Response: All fencing, walls, and/or hedges planned for the development are illustrated on the

Preliminary Landscape Plans included in Exhibit A and follow the above requirement. This

criterion is met.

3) On a corner lot, a wall or fence of up to 6 feet in height may be 
placed within 10 feet of the property line on the front lot line that 
does not have a driveway entering a street, provided the wall or 
fence is not located within the sight distance triangle adjacent to 
a street intersection or driveway entrance to a street. On a corner 
lot, a hedge of up to 6 feet in height may be placed within 10 feet, 
but no less than 3 feet, of the property line on the front lot line 
that does not have a driveway entering a street, provided the 
hedge is not located within the sight distance triangle adjacent 
to a street intersection or driveway entrance to a street. 

Response: The planned multifamily development is not located on a corner lot. This criterion does

not apply.

4) Fences, walls or hedges in a front yard more than 10 feet from the 
property line may be up to 6 feet in height. 

Response: There are no planned fencing, walls, or hedges that will exceed 6 feet in height. This

criterion is met.

5) Notwithstanding the above, a masonry wall up to 7 feet in height 
may be placed on or within 10 feet of the property line abutting a 
street when the wall is approved as a part of a site plan approval 
or a subdivision approval. 

Response: The construction of a masonry wall is not anticipated for this development. This criterion

does not apply.

b. Side and Rear Yards. 

1) Fences and walls located within a side or rear yard area may be 
up to 7 feet in height. Hedges on side and rear yards shall have 
no height restriction. 

Response: The proposed development does not include any fences or walls exceeding 7 feet in

height. All landscaping is illustrated on the Preliminary Landscape Plan in the attached

Exhibit A. This criterion can be met.
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2) For lots with double frontage, the yard opposite the front of the 
house shall be considered a rear yard for the purposes of Section 
17.20.050. 

Response: The parcel subject to this application does not have double frontage. This criterion does

not apply.

… 

17.20.060 Off-Street Parking and Loading 

1. PURPOSE STATEMENT. The purposes of this section are to ensure 
adequate off street parking is provided by each land use in a manner that 
avoids street congestion, minimizes impacts on neighboring properties, 
increases vehicular and pedestrian safety, and promotes good aesthetic 
design to create and preserve an attractive community character. 

2. NEW AND EXISTING FACILITIES. Off street automobile parking areas 
and off street loading areas as set forth below shall be provided and 
maintained: 

a. For any new building. 

… 

Response: The Preliminary Plans, attached as Exhibit A, illustrate the planned off-street vehicle

parking to serve the multifamily development. The criteria are met.

3. RESIDENTIAL AND RECREATIONAL VEHICLE PARKING AND 
STORAGE OF RECREATIONAL PERSONAL PROPERTY 
RESTRICTIONS. 

a. Motor Vehicles other than Recreational Vehicles. No parking shall 
be allowed except on driveways. The side yard and rear yard areas 
may be used for parking of vehicles unless otherwise prohibited by 
this title. 

b. Recreational Vehicles. The following standards apply to the off-street 
parking and storage of recreational vehicles and the storage and 
parking of recreational personal property within any residential zone: 

… 

Response: Recreational vehicle parking is not planned for the multifamily development subject to

this application. The criteria are not applicable.

4. REDUCTION OF REQUIRED AREAS PROHIBITED. Off street 
parking and loading areas which existed on February 1, 1990 shall not be 
reduced below the required minimum as set forth in this title unless a 
parking plan is approved by the City Planner as being suitable to meet the 
needs of the use or uses proposed. 

Response: A request for reduction of required off-street parking areas is not included in this

application. This criterion does not apply.

5. LOCATION. Off street parking and loading areas shall be provided on the 
same lot with the main building or use except that in any commercial, 
industrial, or public district, the parking area may be located within 500 feet 
of the main building. 
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Response: As illustrated in the Preliminary Plans attached as Exhibit A, all planned off-street parking

areas are located on the same parcel of land as the proposed multifamily development.

This criterion is met.

6. JOINT USE. A parking area may have joint use by 2 or more businesses 
only when it can be shown that all uses can be adequately served at their 
respective peak hours and cross-over easement agreements are obtained 
from all users. 

Response: This application does not request a joint use parking area at this time. This criterion is not

applicable.

7. REQUIREMENTS FOR AUTOMOBILE PARKING. Off-street 
automobile parking shall be provided in the manner required by subsection 
9 of this section and approved by the City Planner in the minimum amounts 
described in Tables 17.20.060.7 a and b or as determined by Section 
17.20.060.7.a. 

a. Minimum Required Parking Spaces 

 

 

 

 

b. Calculating Spaces. When the required spaces are calculated by this 
subsection becomes greater than 1/3 of a space, the number shall be 
rounded up. 

Response: Per Table 17.20.060.7a, aminimumof one and a half parking spaces are required per unit,

plus one visitor parking space per four units, for a total of 150 parking spaces. As

illustrated on the Preliminary Plans attached as Exhibit A, the planned development will

have 183 parking spaces, including six handicapped or disabled-accessible spaces. The

criterion is met.

… 

8. HANDICAPPED/DISABLED PARKING 

a. Except for single family residences and duplexes, parking spaces and 
accessible passenger loading zones reserved exclusively for use by 
handicapped or disabled persons shall be provided in accordance 
with Table 17.20.060.8.a and shall be located on the shortest possible 
accessible circulation route to an entrance of the building being 
accessed: 

Table 17.20.060.8.a  Handicapped Parking Requirements 
Total Spaces Minimum Required H/D Spaces 

1 to 25 1 

26 to 50 2 
51 to 100 4 
101 to 200 6 
201 to 300 7 

301 or more 7 plus 1 for each 50 spaces over 300 

Response: As illustrated on the Preliminary Parking and Circulation Plan included in Exhibit A, there

are six accessible parking spaces provided. The criteria are met.

Table 17.20.060.7a  Residential Parking Requirements 
Residential Uses Per Unit Other Requirements 

Multi-family 
Development 

1.5 
Plus 1 visitor space 

per 4 units 



Shaff Square – City of Stayton
Site Plan Review Application

October 2021
Page 16

b. Handicapped/disabled parking spaces shall be designated as 
reserved for such use by a sign showing the international symbol of 
accessibility. Such a sign shall be designed so as to not be obscured 
by a vehicle parked in the space. 

Response: All designated accessible parking will be identified and in compliance with the above

requirements. Final building plans will be provided to the City with the building permit

submittal for review. This criterion can be met.

c. Parking spaces for handicapped/disabled persons shall be at least 9 
feet wide and 18 feet long, and shall have an abutting access aisle of 
at least 6 feet in width. 

Response: As illustrated on the Preliminary Parking and Circulation Plan included in Exhibit A,

accessible parking spaces are 9 feet wide and 18 feet long, with an abutting access aisle

at least 6 feet wide. The criterion is met.

d. Passenger loading zones shall provide an access aisle at least 4 feet 
wide and 20 feet long abutting and parallel to the vehicle pull-up 
space. If there are curbs between the access aisle and the vehicle pull-
up space, then a curb ramp shall be provided. 

Response: Loading zones are not required for the multifamily development. This criterion is not

applicable.

9. OFF STREET LOADING REQUIREMENTS. Off street loading space 
shall be provided and maintained as listed below in the case of new 
construction, alterations, and changes of use. 

… 

Response: Loading zones are not required for the multifamily development. This criterion is not

applicable.

9-A. BICYCLE PARKING REQUIREMENTS 

The spaces required for bicycle parking is defined in Table 17.20.060.9-A.1. 
Fractional numbers of spaces shall be rounded up to the next whole space. 

Table 17.20.060.9-A.1  Bicycle Parking Requirements 
Land Use Category Minimum Required Bicycle Parking Spaces 

Residential  

 Multi-family 
residential, general 

1 space per 5 units 

 

Response: The Preliminary Parking and Circulation Plan included in the attached Exhibit A

demonstrates that 20 bicycle parking spaces are designated to serve the multifamily

development. Per Table 17.20.060.9-A.1 above, one space per five units is required, for a

total of 20 bicycle spaces (100 units x 1 bicycle stall / 5 units = 20 spaces). This criterion is

met.

a. Bicycle parking spaces shall be at least 6 feet long and 2 feet wide. If 
the bicycle parking space is covered, then it shall have an overhead 
clearance of at least 7 feet. For covered bicycle parking, the covering 
shall extend at least 2 feet beyond the parking area. 
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Response: As illustrated on the Preliminary Parking and Circulation Plan included in the attached

Exhibit A, the dimensions for the bicycle parking spaces are at least 6 feet long and 2 feet

wide and are uncovered. This criterion is met.

b. To provide for bicycle maneuvering, an aisle of 5 feet shall be 
provided and maintained beside or between each row of bicycle 
parking. 

Response: As illustrated on the Preliminary Parking and Circulation Plan included in the attached

Exhibit A, the bicycle parking spaces have a 5-foot-wide aisle beside each row of bicycle

parking. This criterion is met.

10. DEVELOPMENT REQUIREMENTS. All parking and loading areas shall 
be developed and maintained as follows: 

a. The location of parking and loading, except for single family 
dwellings, duplexes, or triplexes, which may be located within the 
front yard, shall meet the applicable standards of Sections 17.20.190 
or 17.20.200. 

Response: This application is for a new multifamily development and is subject to the requirements

above. Please refer to Sections 17.20.190 and 17.20.200 for responses. This requirement

is met.

b.  Surfacing. All driveways, parking and loading areas shall be paved 
with asphalt or concrete surfacing and shall be adequately designed, 
graded, and drained as required by the Public Works Director. In no 
case shall drainage be allowed to flow across a public sidewalk. 
Parking areas containing more than 5 parking spaces shall be striped 
to identify individual parking spaces. 

Response: The Applicant plans that all drivable surfaces will be paved with asphalt or concrete

surfacing. Final plans with construction details will be provided to the City for review with

the building permit submittal. This requirement can be met.

c. Driveways. The following standards shall apply to all driveways: 

1) Residential lots with 3 or fewer dwelling units sharing a driveway 
shall have 16 feet of paved width with 20 feet of clear width. 

Response: This application is for a 100-unit multifamily development. This requirement does not

apply.

2) Residential lots with 4 or more dwelling units sharing a driveway 
shall have 18 feet of paved width with 24 feet of clear width. 

Response: This application is for a 100-unit multifamily development. As illustrated in the

Preliminary Plans attached as Exhibit A, the paved access and drive aisles are 24 feetwide.

This requirement is met.

d. Design of parking areas. Except where provided for by subsection 7 
of this section parking area design shall comply with Title 12 and 
Standard Specifications. 

1) Entrances and exits shall be clearly marked with pavement 
markings and/or signs. Entrances and exits should favor right 
hand turns into and out of the area where possible and should be 
located at least 50 feet from intersections where possible. 
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2) Backing into or across a street, sidewalk, or right-of-way from 
any parking area shall be prohibited. The perimeter shall prevent 
access to or from the parking area except at designated entrances 
and exits. 

Response: Final plans with construction details will be provided to the City for review with the

building permit submittal. The requirements can be met.

e. Screening. When any development with over 6 parking spaces or a 
loading area is adjacent to any residential district, that area shall be 
screened from all adjacent residential properties. Screening shall be 
done with an ornamental fence, wall, or hedge at least 4 feet high but 
not more than 7 feet high, except along an alley. 

Response: The parcel subject to this application is adjacent to a residential home located on Tax Lot

1800. As illustrated on the Preliminary Landscape Plan in Exhibit A, a minimum of 4-feet-

high screening is planned along the northern property boundary adjacent to the

residential zone. This criterion is met.

f.  Lighting. Any light used to illuminate a parking or loading area shall 
meet the standards of Section 17.20.170. 

Response: This application for a new multifamily development will have illuminated parking areas.

Please refer to Section 17.20.170 for responses. This requirement is met.

11. PARKING AREA LANDSCAPING DESIGN STANDARDS. Landscaping 
required by the following standards shall be counted towards the overall 
landscaping requirements of Section 17.20.090. 

a. Perimeter Landscaping. All parking areas shall be landscaped along 
the property boundaries as required by 17.20.090.11. 

Response: The Preliminary Plans attached as Exhibit A illustrate the planned landscaping around

parking areas. Please refer to Section 17.20.090 for specific responses relating to

landscaping. This criterion is met.

b.  Interior Landscaping. Interior landscaping of parking areas with 20 
or more parking spaces shall meet the following standards. 

1) One landscaped island shall be required for every 10 parking 
spaces in a row. The interior islands shall be a minimum of 6 feet 
in width (as measured from the inside of the curb to the inside 
of the curb) and shall include a minimum of 1 tree per island. 

Response: The Preliminary Plans attached as Exhibit A show a 6-foot-wide landscaped island for

every 10 parking spaces in a row. The Preliminary Landscape Plan included in Exhibit A

provides details for all planting within the landscaped islands. This requirement is met.

2) Divider medians between rows of parking spaces, that are a 
minimum of 6 feet in width (as measured from the inside of the 
curb to the inside of the curb) may be substituted for interior 
islands, provided that 1 tree is planted for every 40 feet and shall 
be landscaped in accordance with Section 17.20.090. 8. Where 
divider medians are parallel with the buildings, there shall be 
designated pedestrian crossings to preserve plant materials. 

Response: This application does not include a request for substitution of the divider medians. This

criterion does not apply.
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3) A row of parking spaces shall be terminated on each end by a 
terminal island that is a minimum of 6 feet in width (from the 
inside of the curb to the inside of the curb). The terminal island 
shall have 1 tree is planted and shall be landscaped in accordance 
with Section 17.20.090.8. 

Response: As illustrated on the Preliminary Landscape Plan included in Exhibit A, all parking spaces

are terminated on each end by a terminal island with the required landscaping. This

requirement is met.

4) At the sole discretion of the decision authority, the requirement 
for landscaped islands or medians may be met through the 
design of additional parking area landscaping if the 
configuration of the site makes the use of islands or medians 
impractical. 

Response: This application does not request deviation from the landscaping requirements for the

parking area. This requirement does not apply.

5) Approved Parking Area Trees. Tree species for parking area 
plantings shall be selected from a list of approved species 
maintained by the Director of Public Works. Other varieties may 
only be used with approval of the decision authority. 

Response: ThePreliminary Landscape Plan in Exhibit A provides details for planned landscaping areas

with type, size, and species pursuant to the requirement above. This requirement is met.

6) Preservation of existing trees is encouraged in the off street 
parking area and the City Planner may allow these trees to be 
credited toward the required total number of trees. 

Response: Exhibit A includes a Preliminary Landscape Plan that identifies the placement of new trees

in the off-street parking areas. This requirement is met.

c. Pedestrian Access. Off street parking areas shall be required to meet 
the following pedestrian access standards: 

1) The off street parking and loading plan shall identify the location 
of safe, direct, well lighted and convenient pedestrian walkways 
connecting the parking area and the buildings. 

Response: The Preliminary Parking and Circulation Plan in Exhibit A illustrates the lighted pedestrian

walkways connecting the parking areas with the multifamily buildings. The Site Area

Lighting Plan provides plans for illumination. This requirement is met.

2) All pedestrian walkways constructed within parking lots areas be 
raised to standard sidewalk height. 

Response: The Preliminary Parking and Circulation Plan in Exhibit A shows the pedestrian walkways

within the parking areas and the Preliminary Grading and Drainage Plan shows the design

for the standard sidewalk height. This requirement is met.

3) Pedestrian walkways shall be attractive and include landscaping 
and trees. 

Response: The Preliminary Landscape Plan in Exhibit A provides detail for landscaping and trees for

the entire plannedmultifamily development. This requirement is met.

17.20.080 Special Street and Riparian Setbacks 
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1.  SPECIAL STREET SETBACKS. On the following named streets there 
shall be a minimum building setback of 50 feet, measured at right angles 
from the centerline of the street right-of-way: 

… 

g. Golf Club Road from Highway 22 to Shaff Road. 

… 

Response: The Preliminary Plans, attached as Exhibit A, shows a 50-foot half-street right-of-way

setback as part of the planned multifamily development. This criterion is met.

17.20.090 Landscaping and Screening General Standards 

… 

2. BASIC PROVISIONS. Landscaping and screening standards apply to all 
zones except the Low Density (LD) Residential and Commercial Core 
Mixed Use. The minimum area of a site to be retained in landscaping shall 
be as follows: 

Table 17.20.090.2  Minimum Landscape Percentage 
Zoning District or Use Minimum Improvement Per Lot 

High Density (HD) 
Residential 

20 percent 

Response: This application is for a multifamily development within the High Density Residential (HD)

zone. The Preliminary Plans included as Exhibit A illustrate a minimum of 20 percent

landscaping for the subject parcel. This criterion is met.

3.  SUBMITTAL REQUIREMENTS FOR LANDSCAPE PLAN. The 
following information shall be included on a landscape plan: 

a. Lot dimensions and footprint of structure(s), drawn to scale. 

Response: The Preliminary Landscape Plan included in Exhibit A includes lot dimensions and

footprints of all proposed structures. This criterion is met.

b. The dimensions and square footage of all landscaped areas, the total 
square footage of the parking lot, building square footage, and total 
number of parking spaces. 

Response: Exhibit A provides the dimensions and square footage of all landscaped areas, the total

square footage of the parking lot, building square footage, and total number of parking

spaces. This criterion is met.

c. The location and size of the plant species, identified by common and 
botanical names, and expected size within 5 growing seasons. 

Response: The Preliminary Landscape Plan included in the Preliminary Plans, attached as Exhibit A,

illustrate the location and size of plant species which are identified by the common and

botanical names. This criterion is met.

d. The type and location of landscaping features other than plant 
materials, including, but not limited to, wetlands, creeks, ponds, 
sculptures, benches, and trash receptacles. 

Response: Any applicable landscaping features are included on the Preliminary Landscape Plan

included in Exhibit A. This criterion is met.
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e. Adjacent land-uses. For any residence within 50 feet of the subject 
site, indicates the building’s location and its distance from the 
subject property boundary. 

Response: Exhibit A illustrates the location of all planned structures. The nearest residence is ±72

feet from the planned development. This criterion is met.

f. Location and classification of existing trees greater than 4 inches 
caliper and measured at 4 feet above ground. Where the site is heavily 
wooded, only those trees that will be affected by the proposed 
development need to be sited accurately. The remaining trees may 
be shown on the plan in the general area of their distribution. 

Response: The location of trees is shown on the Existing Conditions Plan included in Exhibit A.

4. SUBMITTAL REQUIREMENTS FOR IRRIGATION PLAN. The 
irrigation plan shall indicate the source of water and show the materials, 
size and location of all components, including back flow or anti-siphon 
devices, valves, and irrigation heads. 

a. Minimum Landscape Standards. 

1) Appropriate care and maintenance of landscaping on-site and 
landscaping in the adjacent public right-of-way is the right and 
responsibility of the property owner, unless the Code specifies 
otherwise for general public and safety reasons. If street trees or 
other plant material do not survive or are removed, materials 
shall be replaced in kind within 1 year. 

Response: The Preliminary Landscape Plan included in Exhibit A provides detail relating to the

appropriate care and maintenance of on-site landscaping as described above. This

criterion is met.

2)  Significant plant and tree specimens should be preserved to the 
greatest extent practicable and integrated into the design of the 
development. Trees of 25 inches or greater in circumference 
measured at a height of 4 feet above grade are considered 
significant. Plants to be saved and methods of protection shall 
be indicated on the detailed planting plan submitted for 
approval. Existing trees may be considered preserved if no 
cutting, filling, or compacting of the soil takes place between the 
trunk of the tree and the area 5 feet outside of the tree’s drip line. 
Trees to be retained shall be protected from damage during 
construction by a construction fence located 5 feet outside the 
drip line.  

Response: The subject site does not include significant trees. Subsequently, existing plants and trees

on the subject site have been or will be removed for construction of the planned

development and replaced with suitable landscaping as shown in Exhibit A. This criterion

does not apply.

3) Planter and boundary areas used for required plantings shall 
have a minimum diameter of 5 feet inside dimensions. Where the 
curb or the edge of these areas are used as a tire stop for parking, 
the planter or boundary plantings shall be a minimum width of 
7½ feet. 
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Response: The Preliminary Landscape Plan, included in Exhibit A, illustrates that all planters and

boundary areas used for the required plantings have aminimumdiameter of 5 feet. There

are no curbs or edges of these areas that are used as tire stops. This criterion is met.

4) In no case shall shrubs, conifer trees, or other screening be 
permitted within the sight distance triangle or where the City 
Engineer otherwise deems such plantings would endanger 
pedestrians and vehicles. 

Response: As demonstrated on the Preliminary Plans attached as Exhibit A, the planned design does

not include shrubs, conifer trees, or screening within the sight distance triangle. This

criterion is met.

5) Landscaped planters and other landscaped features shall be used 
to define, soften or screen the appearance of off street parking 
areas and other activity from the public street. Up to 25% of the 
total required landscaped area may be developed into pedestrian 
amenities, including, but not limited to sidewalk cafes, seating, 
water features, and plazas, as approved by the decision authority. 

Response: The Preliminary Landscape Plan in Exhibit A illustrates landscaped planters and other

landscaping features to define and soften the appearance of off street parking areas. This

criterion is met.

6) All areas not occupied by parking lots, paved roadways, 
walkways, patios, or building shall be landscaped. 

Response: Areas of the planned development that are not occupied by the parking lot, roadway,

walkways, patios, or buildings, will have landscaping per the Preliminary Landscape Plan

included in the attached Exhibit A. The criteria are met.

7) All landscaping shall be continually maintained, including 
necessary watering, pruning, weeding, and replacing. 

Response: The Preliminary Landscape Plan included in Exhibit A provides detail relating to the

appropriate care andmaintenance of on-site landscaping. This criterion is met.

5.  REQUIRED TREE PLANTINGS. Planting of trees is required along 
public street frontages, and along private drives more than 150 feet long. 
Trees shall be planted outside the street right-of-way except where there is 
a designated planting strip or a City-adopted street tree plan.  

a. Street trees species shall be selected from a list of approved species 
maintained by the Director of Public Works. Other varieties may be 
used only with approval by the decision authority. 

b. Spacing of Street Trees. Trees with a medium canopy shall be spaced 
20 feet on center. Trees with a large canopy shall be spaced 25 feet 
on center. 

c. Trees shall be trimmed to a height that does not impede sight 
distance, pedestrian traffic or vehicular traffic. 

6. TREE PLANTING RESTRICTIONS. Street trees shall not be planted: 

a. Within 10 feet of fire hydrants and utility poles, unless approved 
otherwise by the City Engineer. 

b. Where the decision authority determines the trees may be a hazard 
to the public interest or general welfare. 
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c. Under overhead power lines, if tree height at mature age exceeds the 
height of the power line. 

Response: The Preliminary Plans attached as Exhibit A, illustrate the planned street trees pursuant

to the requirements above and discussions with City and County staff. The criteria are

met.

7. IRRIGATION. Due to an increasing public demand for water and the 
diminishing supply, economic and efficient water use shall be required. 
Landscaping plans shall include provisions for irrigation. Specific means to 
achieve conservation of water resources shall be provided as follows: 

a. Any newly planted landscaped area shall have a permanent 
underground or drip irrigation system with an approved back flow 
prevention device.  

b. Wherever feasible, sprinkler heads irrigating lawns or other high-
water demand landscape areas shall be separated so that they are on 
a separate system than those irrigating trees, shrubbery or other 
reduced-water requirement areas. 

c. Irrigation shall not be required in wooded areas, wetlands, along 
natural drainage channels, or stream banks. 

Response: The Preliminary Landscape Plan included in Exhibit A provides details relating to the

above-stated irrigation plan requirements. The criteria are met.

8. REQUIREMENTS FOR PLANT MATERIALS. 

a. At least 75% of the required landscaping area shall be planted with a 
suitable combination of trees, shrubs, evergreens and/or ground 
cover. The intent of this Section is to avoid large expanses of lawn 
without other landscaping features and the decision authority shall 
determine what constitutes a suitable combination of landscape 
material as part of the review of each landscape plan. 

b. Use of native plant materials or plants acclimated to the Pacific 
Northwest is encouraged to conserve water during irrigation. 

c. Trees shall be species having an average mature crown spread 
greater than 15 feet and having trunks which can be maintained in a 
clear condition so there is over 5 feet without branches. Trees having 
a mature crown spread less than 15 feet may be substituted by 
grouping trees to create the equivalent of a 15 foot crown spread. 

d.  Deciduous trees shall be balled and burlapped or in a container, be a 
minimum of 7 feet in overall height or 1.5 inches in caliper measured 
at 4 feet above ground, immediately after planting. Bare root trees 
will be acceptable to plant only during their dormant season. 

e.  Coniferous trees shall be a minimum 5 feet in height above ground 
at time of planting. 

f. Shrubs shall be a minimum of 2 feet in height when measured 
immediately after planting. 

g. Hedges, where required to screen and buffer off-street parking from 
adjoining properties shall be planted with an evergreen species 
maintained so as to form a continuous, solid visual screen, planted 
with a minimum height of 2 feet. 
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h. Vines for screening purposes shall 30 inches in height immediately 
after planting and may be used in conjunction with fences, screens, 
or walls to meet physical barrier requirements as specified. 

i. Turf areas shall be planted in species normally grown as permanent 
lawns in western Oregon. Either sod or seed are acceptable. 
Acceptable varieties include improved perennial ryes and fescues 
used within the local landscape industry. 

j. Landscaped areas may include architectural features such as 
sculptures, benches, masonry or stone walls, fences, and rock 
groupings. The exposed area developed with such features shall not 
exceed 25% of the required landscaped area. 

k. Landscaped areas may include minimal areas of non living ground 
covers where the applicant can demonstrate that plant ground covers 
are not appropriate. Artificial ground covers such as bark, mulch 
chips, gravel or crushed stone shall not exceed 15% of the landscaped 
area. This percentage shall be based on the anticipated size of 
landscape plants at maturity, not at planting. 

l. Artificial plants are prohibited in any required landscaped area. 

Response: The Preliminary Landscape Plan included in Exhibit A provides a table with specific detail

pursuant to the landscape requirements above. The criteria are met.

9. REPLANTING NATURAL LANDSCAPE AREAS 

a. Areas that are not affected by the landscaping requirements where 
natural vegetation has been removed or damaged through 
construction activity shall be replanted. 

b. Plant material shall be watered at intervals sufficient to assure 
survival and growth. 

c. The use of native plant materials or plants acclimated to the Pacific 
Northwest is encouraged to reduce irrigation and maintenance 
demands. 

Response: As applicable, the Preliminary Landscape Plan included in Exhibit A provides replanting

details pursuant to the requirements above. The criteria are met.

10. LANDSCAPING IN THE PLANTER STRIP. Except for portions allowed 
for parking, loading, or traffic maneuvering, the planter strip shall be 
landscaped. The planter strip shall not count as part of the lot area 
percentage to be landscaped. 

Response: Applicant acknowledges that the landscaping in the planter strips is not counted as part

of the lot area percentage to be landscaped.

11. BUFFER PLANTING-PARKING, LOADING AND MANEUVERING 
AREAS: Buffer plantings are used to reduce building scale, provide 
transition between contrasting architectural styles, and generally mitigate 
incompatible or undesirable views. They are used to soften rather than 
block viewing. Where required, a variety of plants shall be used to achieve 
the desired buffering effect. 

a. Buffering is required for any commercial, industrial, or multi-family 
development with more than 4 parking spaces. Buffering shall occur 
in the following manner: 
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1) Any parking area, loading area, or vehicle maneuvering area shall 
be landscaped along property boundaries. The landscaped area 
shall meet the minimums in Table 17.20.090.11.a.1. 

Table 17.20.090.11.a.1  Buffering Requirements in Feet 
Use of 

Property 
Adjacent Use at 
Property Line 

Adjacent Street 

 Commercial Collector Arterial 
Multi-family 
Dwellings 

5 5 5 

2) Decorative walls and fences may be used in conjunction with 
plantings, but may not be used by themselves to comply with 
buffering requirements and must meet the standards of Section 
17.20.050. 

b. Landscaping with buffer strips may be counted towards meeting 
minimum percentage landscaping requirements. 

Response: This application is for a 100-unit multifamily development. Per Table 17.20.090.11.a.1

above, a 5-foot landscape buffer is illustrated on the Preliminary Landscape Plan in Exhibit

A. This criterion is met.

12. SCREENING (HEDGES, FENCES, WALLS, BERMS). Screening is used 
where unsightly views or visual conflicts must be obscured or blocked and 
where privacy and security are desired. Fences and walls used for screening 
may be constructed of wood, concrete, stone, brick, and wrought iron, or 
other commonly used fencing/wall materials. Acoustically designed fences 
and walls are also used where noise pollution requires mitigation. 

a. Height and Capacity. Where landscaping is used for required 
screening, it shall be at least 6 feet in height and be at least 80 percent 
opaque, as seen from a perpendicular line of sight, within 2 years 
following establishment of the primary use of the site. 

b. Chain Link Fencing. A chain link fence with sight obscuring slats 
shall qualify for screening only if a landscape buffer is also provided. 

c. Height Measurement. The height of fences, hedges, walls and berms 
shall be measured from the lowest adjoining finished grade, except 
where used to comply with screening requirements for parking, 
loading, storage, and similar areas. In these cases, height shall be 
measured from the finished grade of such improvements. Screening 
is prohibited within the sight distance triangle. 

d.  Berms. Earthen berms up to 6 in height may be used to comply with 
screening requirements. Slope of berms may not exceed 2:1 and both 
faces of the slope shall be planted with ground cover, shrubs and 
trees. Bark mulch or other non-living materials shall not be used as 
the ground cover for an earthen berm. 

Response: As illustrated on the Preliminary Landscape Plan in Exhibit A, a chain-link fence, cedar

trees, and shrubs are planned for screening along the north boundary abutting Tax Lot

1800, a residential property. The criteria are met.

17.20.150 Tree Preservation 
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1. NEW DEVELOPMENT AND REDEVELOPMENT. Except for tree 
farms, development sites are vigorously encouraged to preserve existing 
trees. Site plans for new development, grade and fill plans shall disclose the 
details of tree removal including numbers of trees, size and species of trees 
to be removed. 

Response: Exhibit A includes a Preliminary Tree Preservation plan that identifies the details of

planned tree removal as required above. The subject site does not have any significant

trees or vegetation intended to be preserved due to the configuration of the planned

development. However, as shown on the Preliminary Landscape Plan, vegetation, and

trees will be planted and maintained throughout the new development. This criterion is

met.

2. STREET TREES. Unless specifically authorized in writing by the Public  
Works Director, or designee, no person shall intentionally damage, cut 
(save pruning), carve, transplant, or remove any street tree; attach any rope 
or wire (unless required in order to stabilize the tree), nails, advertising 
posters, or other contrivance; allow any substance which is harmful to such 
trees to come in contact with them; or set fire or permit any fire to burn 
when such fire or the heat thereof will injure any portion of any tree. Private 
property owners are responsible for the maintenance and replacement of 
street trees within adjacent public rights-of-way. 

Response: Applicant acknowledges the maintenance and replacement requirements for street trees.

This criterion can be met.

3. HERITAGE TREES. Unless specifically authorized in writing by the 
Public Works Director, or designee, no person shall intentionally damage, 
cut (save pruning), carve, transplant or remove any Heritage tree; attach 
any rope or wire (unless required in order to stabilize the tree), nails, 
advertising posters, or other contrivance; allow any substance which is 
harmful to such trees to come in contact with them; or set fire or permit any 
fire to burn when such fire or the heat thereof will injure any portion of any 
tree. A list of community Heritage trees will be kept and maintained by the 
City Administrator or designee. 

Recognition of Heritage Trees. Stayton citizens wishing to have trees 
recognized by the City as Heritage trees shall submit their request in 
writing to the City Council. The request shall explain why the subject tree 
is of exceptional value to the community. A majority vote of approval of the 
City Council will add the tree to the Heritage Tree list. No tree shall be 
designated a Heritage tree unless the property owner agrees. Property 
owners may request the removal of the Heritage Tree designation from 
trees on their property. 

Response: Per the pre-application conference with City staff, the subject site does not have heritage

trees on-site. The criteria do not apply.

17.20.170 Outdoor Lighting 

… 

5.  MULTI-FAMILY RESIDENTIAL LIGHTING STANDARDS. The 
following additional standards shall apply to all multi-family developments: 

a. Lighting of Parking Areas. Parking lot lighting shall provide the 
minimum lighting necessary to ensure adequate vision and comfort 
in parking areas, and to not cause glare or direct illumination onto 
adjacent properties or streets. 
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1) All lighting fixtures serving parking lots shall be full cut-off 
fixtures. 

2) Parking area lighting shall have a maximum mounting height of 
15 feet, a minimum illumination level of 0.3 foot-candles, a 
maximum illumination level of 1.4 foot candles, a uniformity 
ratio of 4:1, and a minimum color rendering index of 65. 

Response: The Architectural Drawings, attached as Exhibit I, include a detailed Site Area Lighting Plan

that illustrates the lighting fixtures for the parking lot areas. The light poles are 15 feet in

height and illumination of 0.5 foot candles. The criteria are met.

b. Lighting of Pedestrian Walkways. Pedestrian walkways in a multi-
family development shall meet the following standards. 

1) All lighting fixtures shall be full cut-off fixtures. 

2) If pedestrian walkways are adjacent to illuminated parking areas, 
public rights-of-way or common open space this standard shall 
be met without the need for additional lighting if the ambient 
lighting meets the illumination levels, uniformity ratio and 
minimum color rendering index specified in subsection 5.b.3. 

3) Pedestrian walkways between parking areas and buildings or 
adjacent to dwellings and off-street multi-purpose pathways 
shall use bollard lights with a minimum illumination level of 0.3 
foot-candles, a maximum illumination level of 1.2 foot-candles, a 
uniformity ratio of 4:1, and a minimum color rendering index of 
65. 

4) The decision authority, in consultation with the Parks and 
Recreation Commission and the Public Works Director, may 
require off-street walk and bike trails built within or adjacent to 
a multifamily development in accordance with the Parks and 
Recreation Master Plan to be illuminated in accordance with the 
standards of Section 17.20.1705.b.3) above. 

5) Rustic trails built within or adjacent to a multifamily 
development in accordance with the Parks and Recreation 
Master Plan shall not be illuminated. 

Response: The Site Area Lighting Plan included in Exhibit I shows all pedestrian walkways have

lighting fixtures as required and provides specific details for illumination at 0.5-foot

candle lighting levels. The planned multifamily development does not include a proposal

for off-street trails for walking, biking, or rustic trails. As applicable, the criteria are met.

6.  PUBLIC LIGHTING STANDARDS. The following additional standards 
shall apply to all public and semi-public uses. 

a. Lighting of Parks and Open Space. 

1) All lighting fixtures shall be full cut-off fixtures. 

Response: As illustrated in the Site Area Lighting Plan in Exhibit I, all planned lighting fixtures are full

cut-off fixtures. This criterion is met.

2) Where illumination is provided, lighting of parks or open space 
shall have a maximum mounting height of 20 feet, minimum 
illumination level of 0.3 foot-candles, maximum illumination 
level of 1.6 foot-candles, uniformity ratio of 4:1, and color 
rendering index of 65. 
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Response: As illustrated on the Site Area Lighting Plan in Exhibit I, the maximum planned mounting

height is 15 feet high. This criterion is met.

3) The decision authority, in consultation with the Parks and 
Recreation Commission and the Public Works Director, shall 
determine whether off-street walk and bike trails built in 
accordance with the Parks and Recreation Master Plan, are 
required to be illuminated in accordance with the standards of 
Section 17.20.1705.b.3) above. 

4) Rustic trails built in accordance with the Parks and Recreation 
Master Plan shall not be illuminated. 

Response: The decision authority has not required walk or bike trails for the planned development.

This criterion does not apply.

17.20.190 Multi-Family Residential Design Standards 

1. These standards shall apply to any new attached residential structure. 

Response: This application is for a new 100-unit multifamily development and is subject to the

standards within this section. This standard is met.

2.  SITE DESIGN. 

a. Maximum Lot Coverage. Lot coverage shall not exceed the 
percentages shown in Table 17.20.190.2.a: 

Table 17.20.190.2.a  Maximum Lot Coverage for Multi-family Uses 
Multi-Family Use Maximum Coverage 

Multi-family dwellings 60% 

Lot coverage is calculated as the percentage of a lot or parcel covered 
by buildings or structures (as defined by the foundation plan area) 
and other structures with surfaces greater than 36 inches above the 
finished grade. It does not include paved surface-level development 
such as driveways, parking pads, and patios. 

Response: Per Table 17.20.190.2.a, the lot coverage for the planned multifamily development is 21

percent. As illustrated in the Preliminary Plans attached as Exhibit A, the planned lot

coverage for the new development is ±45,460 square feet (21 percent). The criteria are

met.

b. Height Step Down. To provide compatible scale and relationships 
between new multi-story attached residential structures and adjacent 
single-family dwellings, the multi-story building(s) shall “step 
down” to create a building height transition to adjacent single-family 
building(s). 

The transition standard is met when the height of any portion of the 
taller structure does not exceed 1 foot of height for every foot of 
separation between the adjacent single-family building and that 
portion of the taller structure. 

Response: The subject property is located adjacent to one single-family dwelling located at 9773 Golf

Club Road, ±75 feet from the northern property line. Per the requirements and calculation

method above, the planned multifamily structures along the northern property line are

to be no more than 80 feet taller than the single-family home on 9773 Golf Club Road.
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The planned structures are ±30 feet in height measured at building eaves. The criteria can

be met.

c. Building Orientation Standards. All new attached residential 
structures shall have buildings that are oriented to the street. The 
following standards will apply: 

1) All buildings shall comply with the setback standards of the 
zoning district where the development is located. 

Response: The subject parcel is located in the HD zoning district. As illustrated in the Preliminary

Plans attached as Exhibit A, all planned multifamily structures are oriented and in

compliance with the setback standards of this zoning district. This criterion is met.

2) Except as provided in subsections 3 and 4, below, all attached 
residential structures shall have at least 1 primary building 
entrance (i.e. dwelling entrance, a tenant space entrance, a lobby 
entrance, or breezeway/courtyard entrance serving a cluster of 
units) facing an adjoining street, or if on a side elevation, not 
more than 20 feet from a front lot line. 

Response: The Architectural Drawings included in Exhibit I show the multifamily structures with two

primary building entrances for each cluster. All frontage buildings have a 20-foot setback

from the 50-foot proposed half-street right-of-way (future property line). This criterion is

met.

3) Any duplex located on a corner lot shall be oriented so that the 
architectural front of each unit faces a separate street. 

Response: This application does not include duplex structures. This criterion is not applicable.

4) (Repealed Ord. 913, September 2, 2009) 

5) Off street parking, driveways, and other vehicle areas shall not 
be placed between buildings and the street(s) to which they are 
oriented, except that townhouses with garages that face a street 
may have 1 driveway access located between the street and 
primary building entrance for every 2 dwelling units following 
vehicle areas when the decision authority finds they will not 
adversely affect pedestrian safety and convenience. 

Response: As shown on the Preliminary Plans in Exhibit A, the drive aisles that will serve the planned

multifamily development are not located between buildings and Golf Club Road SE. This

criterion is met.

6) Parking and maneuvering areas, driveways, active recreation 
areas, loading areas, and dumpsters shall not be located between 
attached residential structures and adjacent single family homes. 

Response: The Preliminary Plans in Exhibit A illustrate that the parking, drive aisles, and trash

compactor that will serve the planned multifamily development are not located between

the buildings and the adjacent single-family home to the north. This criterion is met.

7) When there is insufficient street frontage for building orientation 
in a development with multiple buildings to face the street, a 
primary entrance may be oriented to a common green, plaza or 
courtyard. When oriented this way, the primary entrance(s) and 
common green, plaza or courtyard shall be connected to the 
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street by a pedestrian walkway meeting the standards of Section 
17.26.020.5. 

Response: The planned building clusters along Golf Club Road SE frontage are oriented toward the

interior and facing the common recreation building. The rear of the buildings is designed

with an aesthetic appearance that matches other buildings and each of the lower units

have sidewalks from the building to the street frontage. This criterion is met.

8)  Outdoor Service Areas. Trash receptacles shall be oriented away 
from building entrances and set back at least 10 feet from any 
public right-of-way and adjacent residences. Outdoor service 
areas shall be screened with an evergreen hedge or solid fence of 
materials similar to the primary building of not less than 6 feet in 
height. If the outdoor service area includes trash receptacles, the 
receptacle must be accessible to trash pick-up trucks. 

Response: As illustrated in the Preliminary Plans attached as Exhibit A, there is one trash and

recycling receptacle areas which is screened and oriented away from building entrances

and are accessible to garbage and recycling vehicles. This criterion is met.

3. ARCHITECTURAL STANDARDS. 

a. Building Length. The continuous horizontal distance as measured 
from end wall to end wall of individual buildings shall not exceed 100 
feet. 

Response: As illustrated in the Architectural Drawings in Exhibit I, the continuous horizontal distance

as measured from end wall to end wall of each building is 100 feet. This criterion is met.

b.  Articulation. All attached residential structures shall incorporate 
design features to break up large expanses of uninterrupted walls or 
roof planes. Along the vertical face of all building stories, such 
elements shall occur at a minimum interval of 30 feet and each floor 
shall contain at least 2 of the following elements. 

1) Recess (e.g. deck, patio, courtyard, entrance or similar feature) 
that has a minimum depth of 4 feet.  

2)  Extension (e.g. deck, patio, entrance, overhang, or similar 
feature) that projects a minimum of 2 feet and runs horizontally 
for a minimum length of 4 feet. 

3) Dormers with peaked roofs and windows or offsets or breaks in 
roof elevation of 2 feet or greater in height. 

Response: As illustrated in the Architectural Drawings included in Exhibit I, the vertical face of all

building stories includes at least two of the elements listed above including decks, patios,

peaked roofing, and windows. The criteria are met.

c. Street-side facades. All building elevations visible from a street right-
of-way shall provide prominent defined entrances and a combination 
of architectural features as specified in Section 17.20.190.3.e below. 

Response: As shown on the Architectural Drawings and renderings in the attached Exhibit I, all

planned buildings that face Golf Club Road SE have prominent defined elements with

architectural design features as specified in 17.20.190.3.e below. This criterion is met.
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d. Exterior Stairways. Stairways shall be incorporated into the building 
design. External stairways, when necessary, shall be recessed into the 
building, sided using the same siding materials as the building, or 
otherwise incorporated into the building architecture. Access 
balconies and/or outdoor corridors longer than 16 feet shall not be 
used. No more than 4 units shall access from a single balcony. 

Response: As demonstratedon the Architectural Drawings included as Exhibit I, all external stairways

are recessed into the building design, sided with the same siding material as the building,

and incorporated into the architecture. The criterion is met.

e. Design Features. The minimum number of required design features 
for an attached residential structure is determined by the number of 
dwelling units in each building as shown in Table 17.20.190.3.e.  

Table 17.20.190.3.e Minimum Number of Design Features 
Number of Units Minimum Number of Features 

2-6 5 
7-20 8 

21 or more 10 

The following design features may be used to meet the requirements 
of this subsection. Features not included on the list may be used if 
approved by decision authority. 

1) Dormers 

2) Gables 

3) Entries recessed a minimum of 30 inches 

4)  Covered porch entries or porticos 

5)  Cupolas or towers 

6)  Pillars or posts 

7)  Eaves; a minimum 18 inches of projection 

8)  Off-sets in building face or roof; a minimum 16 inches 

9)  Window trim; minimum of 3 inches wide 

10)  Bay windows 

11)  Balconies 

12) Decorative patterns on exterior finish such as: shingles, 
wainscoting, ornamentation or similar features. 

13)  Decorative cornice or pediments (for flat roofs) 

Response: As demonstrated on the Architectural Drawings and renderings included as Exhibit I, the

planned structures include at least 10 design features as described above. The criteria are

met.

f. Building Materials. Plain concrete, corrugated metal, plywood, sheet 
press board, or textured plywood siding with vertical grooves shall 
not be used as exterior finish material. 

Response: Architectural Drawings included as Exhibit I identify all building materials to be used for

the structures. This criterion is met.

4. OPEN SPACE. 
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a. Common Open Space. Of the landscaping required by Section 
17.20.090, a minimum of 10% of the site area shall be designated and 
permanently reserved as common open space in all multi-family 
developments with more than 10 units, in accordance with the 
following criteria: 

1) The site area is defined as the lot or parcel on which the 
development is to be located, after subtracting any required 
dedication of street right-of-way. 

Response: As shown on the Preliminary Plans in Exhibit A, the site area after right-of-way dedication

is 218,720 square feet. Per the calculations above, a minimum of 21,872 square feet of

common open space are required for the multifamily development (218,720 square feet

x 0.10minimum = 21,872 square feet of common open space). The planned development

has 21,872 square feet (10 percent) of common open space to satisfy this requirement.

This criterion is met.

2) Streets, driveways, and parking areas, including areas required 
to satisfy parking area landscape standards, shall not be applied 
towards the minimum useable open space requirement. 

Response: Streets, driveways, landscaping, and parking areas are not included in the minimum

common open space calculation to serve the multifamily development. This criterion is

met.

3)  In meeting the common open space standard, the multi-family 
development shall contain one or more of the following: outdoor 
recreation area, protection of sensitive lands, play fields, outdoor 
playgrounds, outdoor sports courts, swimming pools, walking 
paths, or similar open space amenities for residents. 

Response: As illustrated on the Preliminary Site Plan in Exhibit A, the planned multifamily

development has a designated outdoor recreation area and pedestrian sidewalks in

compliance with the common open space standard. This criterion is met.

4)  The common open space shall have a minimum average width 
of 15 feet and a minimum average length of 15 feet. 

Response: The common open space dimensions designated for the outdoor recreation area is 20

feet by 43 feet. This criterion is met.

b. Private Open Space. Private open space areas shall be required for 
dwelling units based on all of the following criteria: 

1) All ground-floor housing units shall have front or rear patios or 
decks measuring at least 40 square feet. 

2) All upper-floor housing units shall have balconies or porches 
measuring at least 30 square feet. 

Response: As illustrated on the Preliminary Plans attached as Exhibit A, ground-floor housing units

have ±40 square-foot patios and upper-floor units have ±30 square-foot decks for private

open space areas. The criteria are met.

5. LIGHTING. All attached residential structures shall meet the standards of 
Section 17.20.170. 
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Response: A Site Area Lighting Plan is included in Exhibit I. Please refer to Section 17.20.170 for

responses.

CHAPTER 17.26 TRANSPORTATION REQUIREMENTS 

17.26.020 Access Management Requirements and Standards 

1. ACTIONS REQUIRING ACCESS PERMITS AND AUTHORITY TO 
GRANT ACCESS PERMITS. 

a. Projects Requiring Access Permits.  

Access permits are required for all projects requiring any type of 
permitting from the City of Stayton that result in additional trip 
generation or change in use. A change in use is defined as a change 
in tenant, a change in land use, an expansion of an existing use, or 
remodel of an existing use those results in increased traffic. 

Response: This application is for a newmultifamily development on property that is currently vacant

land. Because the new development will result in additional trip generation onto Golf Club

Road SE, an access permit as described above is required. This requirement is met.

… 

2. NUMBER OF ALLOWED ACCESSES. 

… 

b. Number of Allowed Accesses for Multi-Family Uses.  

The number of driveways allowed for multi-family residential uses 
shall be based on the daily trip generation of the site in question. One 
driveway shall be allowed for up to 1,000 daily trips generated. A 
maximum of two accesses shall be allowed if it is proven through a 
traffic impact study that this limitation creates a significant traffic 
operations hardship for on-site traffic. The Public Works Director or 
his/her designee shall determine whether the traffic study 
adequately proves a significant traffic operations hardship to justify 
more accesses. Emergency access requirements shall be determined 
by the fire marshal and/or the Public Works Director or his/her 
designee. Each driveway/access shall meet the spacing standards 
defined in 17.26.020.3.h. 

Response: This application is for a new 100-unit multifamily development. As illustrated on the

Preliminary Plans in Exhibit A, one access is designated for traffic to and from the

development along the Golf Club Road SE frontage, a second access is available via an

access easement over Parcel 1 in its entirety. Per the ITE Trip Generation Manual, 10th

Edition, this 100-unit multifamily housing complex (low-rise apartments) will generate

approximately 732 average daily trips. Attached as Exhibit G is a Traffic Impact Analysis

(TIA) which also provides that 46 a.m. peak hour trips and 57 p.m. peak hour trips are

anticipated for the proposed development. This criterion is met.

… 

3. LOCATION OF ACCESSES. 

Vehicle access locations shall be provided based on the following criteria: 

… 

g. Phased Development Plans. 
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In the interest of promoting unified access and circulation systems, 
development sites under the same ownership or consolidated for the 
purposes of development and comprised of more than one building 
site shall be reviewed as a single property in relation to the access 
standards of this section. The number of access points permitted 
shall be as defined in 17.26.020.2.b. All necessary easement 
agreements and stipulations within the phased development shall be 
met to assure that all tenants within the development have adequate 
access. This shall also apply to phased development plans. All access 
to individual uses or buildings within a phased development must be 
internalized within the site plan using the shared circulation system 
of the principal development. Driveways shall be designed to avoid 
queuing across surrounding parking and driving aisles. 

Response: This application is for a new 100-unit multifamily development on a single parcel within

the HD zoning district. Section 17.26.020.2.b provides that Parcel 2 is required to have

one access point for the development. As illustrated on the Preliminary Plans in Exhibit A,

one access point from Golf Club Road SE is designated for traffic to and from the Parcel 2

development, with an Access Easement over Parcel 1 in its entirety. This criterion is met.

h.  Access Spacing Standards 

The streets within Stayton are classified as major arterials, minor 
arterials, collectors, neighborhood collectors, and local streets. The 
access spacing standards are shown in Table 17.26.020.3.h. for both 
full intersection spacing and driveway spacing. The access spacing 
standards shown in Table 17.26.020.3.h shall be measured as defined 
below. 

1) Access spacing between two driveways on Neighborhood 
Collector, Local Residential, and Local Commercial/Industrial 
Streets shall be measured from the perpendicular near edge of 
the driveway to the perpendicular near edge of the driveway.  

Response: One driveway to the multifamily development is planned from Golf Club Road SE, as

illustrated in the Preliminary Plans attached as Exhibit A. Golf Club Road SE is designated

as a Minor Arterial roadway in the City’s Transportation System Plan and Urban County

Arterial in Marion County’s Transportation System Plan. The criteria do not apply.

2)  Access spacing between a driveway and an arterial, collector, or 
local street located on a Neighborhood Collector, Residential 
Local, or Commercial Local, or Industrial Local Street shall be 
measured from the perpendicular near edge of the driveway to 
the start of the tangent for the intersecting street.  

Response: The distance from Shaff Road SE intersection to the planned driveway access on Golf Club

Road SE is ±960 feet, measured from the perpendicular near edge of the driveway to the

intersection. This criterion is met.

3) All other access spacing between driveways, between streets, and 
between streets and driveways shall be measured from center-to-
center of the driveway or street. 
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Table 17.26.020.3.h.  Access Spacing Standard 

Functional 
Roadway 

Classification 

Minimum Public 
Intersection 

Spacing Standard 

Minimum 
Spacing between 

Driveways and/or 
Streets 

Minor Arterial 600 feet 300 feet 

… 

Response: The parcel subject to this application has street frontage along Golf Club Road SE, a minor

arterial roadway. The access spacing between the planned driveway and the intersection

at Golf Club Road SE and Shaff Road SE is ±602 feet. The criteria are met.

4. ACCESS STANDARDS 

a. Driveway Design. 

1) See Standard Specifications for Public Works Construction, 
Section 300 – Street Design Standards, 2.22b for minimum and 
maximum driveway widths. 

Response: As illustrated in the Preliminary Parking and Circulation Plan included in Exhibit A, the

planned driveway width is 30 feet to serve the multifamily development. This criterion is

met.

2) Driveways providing access into off-street, surface parking lots 
shall be designed in such a manner to prevent vehicles from 
backing into the flow of traffic on the public street or to block 
on-site circulation. The driveway throat approaching the public 
street shall have adequate queue length for exiting vehicles to 
queue on-site without blocking on-site circulation of other 
vehicles. The driveway throat approaching the public street shall 
also have sufficient storage for entering traffic not to back into 
the flow of traffic onto the public street. A traffic impact study, 
subject to approval by the Public Works Director or his/her 
designee, shall be used to determine the adequate queue length 
of the driveway throat. This requirement shall be applied in 
conjunction with the design requirements of parking lots in 
section 17.20.060.9. If there is a conflict between these two code 
provisions, then this code provision supersedes those of 
17.20.060.9. 

Response: The Preliminary Plans attached as Exhibit A illustrate the 30-foot driveway entrance/exit

with a 20-foot setback to the buildings from Golf Club Road SE. This setback provides

sufficient spacing to prevent vehicles from backing into the flow of traffic onto the

roadway. Please refer to Section 17.20.060.9 for specific responses to the design

requirements of the parking lot. This criterion is met.

3)  Driveway approaches must be designed and located to provide 
an exiting vehicle with an unobstructed view. Sight distance 
triangle requirements are identified in 17.26.020.4.c and 
17.26.020.4.d. Construction of driveways along acceleration 
lanes, deceleration lanes, or tapers shall be prohibited due to the 
potential for vehicular weaving conflicts unless there are no other 
alternatives for driveway locations. Only after a traffic impact 
study is conducted as defined in 17.26.050 and concludes that the 
driveway does not create a safety hazard along acceleration 
lanes, deceleration lanes, or taper shall the driveway be 
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considered for approval. Approval of a driveway location along 
an acceleration lane, deceleration lane, or taper shall be based on 
the Public Works Director or his/her designee agreeing with the 
conclusions of the traffic impact study. 

Response: Attached as Exhibit G is a Traffic Impact Analysis which provides that the planned

driveway to the multifamily development does not create a safety hazard. This criterion

is met.

b. Public Road Stopping Sight Distance 

Public roads shall have a minimum stopping sight distance 
requirement as summarized in Table 17.26.020.4.b. The minimum 
stopping sight distance is measured from a height of 3.5 feet to a 
target on the roadway nominally 6 inches in height. 

Table 17.26.020.4.b – Stopping Sight Distance Requirement 
Design Speed (mph) Minimum Distance (feet) 

45 360 
50 425 

The minimum stopping sight distance is based on design speed of 
the roadway. Design speed of the roadway is defined in Standard 
Specifications for Public Works Construction, Section 300 – Street 
Design Standards, 2.08. If a design speed is not known, then the 
assumed design speed shall be at least 5 mph more than the posted 
speed or may be measured as the 90th percentile speed. 

Response: Attached as Exhibit G is a Traffic Impact Analysis which provides that the stopping sight

distance meets the requirements stated above. This criterion is met.

c.  Sight Distance Triangle 

Traffic entering an uncontrolled public road from a stop sign 
controlled public road, or from private roads or private driveways, 
shall have minimum sight distances, as shown in Table 17.26.020.4.c, 
except as allowed in 17.26.020.4.d. 

Requirements regarding sight distance in 8.04.060 shall also be met. 

The sight distance triangle is based on design speed of the roadway. 
Design speed of the roadway is defined in Standard Specifications for 
Public Works Construction, Section 300 – Street Design Standards, 
2.08. If a design speed is not known, then the assumed design speed 
shall be at least 5 mph more than the posted speed or may be 
measured as the 90th percentile speed.  

The intersection and driveway sight distance is measured from an 
eye height of 3.5 feet above the controlled road at least 15 feet from 
the edge of the vehicle travel lane of the uncontrolled public road to 
an object height of 4.25 feet on the uncontrolled public road in 
accordance with the table below. This definition for measuring sight 
distance is consistent with AASHTO (American Association of State 
Highway and Transportation Officials) standards. 
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Table 17.26.020.4.c – Intersection/Driveway  
Sight Distance Triangle Requirement 

Design Speed (mph) Minimum Distance (feet) 
45 450 
50 500 

Response: As described in the Traffic Impact Analysis attached as Exhibit G, the minimum required

sight distance to make a safe turn into the proposed development is 610 feet (based on a

design speed of 55 miles per hour [mph]). The posted speed limit sign closest to the

proposed development is 45 mph. The criteria are met.

… 

5. CONNECTIVITY AND CIRCULATION STANDARDS 

a. Connectivity. 

1)  The street system of proposed subdivisions shall be designed to 
connect with existing, proposed, and planned streets outside of 
the subdivision as specified in Section 17.24.050.1.a. 

Response: This application is for a multifamily development, not a subdivision. The criterion does

not apply.

2)  Wherever a proposed development abuts unplatted, developable 
land or a future development phase of the same development, 
street stubs shall be provided to provide access to abutting 
properties or to logically extend the street system into the 
surrounding area. This is consistent with and an extension of 
Section 17.24.050.1.a. 

Response: The proposed development does not abut any non-platted land or future development

phases of the same development. This criterion does not apply.

3)  Neighborhood collectors and local residential access streets 
shall connect with surrounding streets to permit the convenient 
movement of traffic between residential neighborhoods or 
facilitate emergency access and evacuation. Connections shall 
be designed to avoid or minimize through traffic on local streets. 
Appropriate design and traffic calming measures are the 
preferred means of discouraging through traffic. 

Response: This application does not include a request to construct additional public streets that

would connect to Golf Club Road SE. This criterion does not apply.

4)  Developers shall construct roadways within their development 
site to conform to the Future Street Plan and Roadway 
Functional Classification Map in the Transportation System 
Plan. Flexibility of the future roadway alignment shall be at the 
discretion of the Public Works Director and/or his designee but 
must maintain the intent of the Future Street Plan. 

Response: This application does not include a request to construct additional public streets that

would connect to Golf Club Road SE. This criterion does not apply.

5)  A system of joint use driveways and crossover easements shall be 
established wherever feasible and shall incorporate the 
following: 

… 
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Response: The proposed development does not include a joint use driveway. An Access Easement

has been recorded which allows access from Parcel 2 over Parcel 1 in its entirety. The

Access Easement was recorded in Marion County Real Property Records as Instrument

No. 2021-00056124, Reel 4542, Page 447. The criterion is met.

6)  New partitions and subdivisions shall provide safe bicycle and 
pedestrian connections to adjacent existing and planned 
residential areas, transit stops, and activity centers. Non-
motorized connectivity can be provided through sidewalks, 
trails, and striped and/or signed bicycle facilities on local 
roadways. 

Response: As illustrated in the Preliminary Parking and Circulation Plan in Exhibit A, bicycle and

pedestrian connectivity is provided. This criterion is met.

b.  Cul-de-sac and Accessways. 

1)  Cul-de-sacs or permanent dead-end streets may be used as part 
of a development plan only if topographical, environmental, or 
existing adjacent land use constraints make connecting and 
through streets infeasible. Where cul-de-sacs are planned, 
accessways shall be provided connecting the ends of cul-de-sacs 
to each other, to other streets, or to neighborhood activity centers 
unless topographical, environmental, or existing adjacent land 
use constraints make it infeasible. 

Response: The proposed development does not include cul-de-sacs or permanent dead-end streets.

This criterion does not apply.

2)  Accessways for pedestrians and bicyclists shall be 10 feet wide 
and located within a 15-foot-wide right-of-way or easement. If 
the streets within the subdivision are lighted, the accessways 
shall also be lighted at residential/residential illumination 
standard. See Standard Specifications for Public Works 
Construction, Section 300 – Street Design Standards, 2.21, Street 
Lighting for actual specific street lighting standards. Stairs or 
switchback paths may be used where grades are steep. Any 
vegetation planted within the accessway shall be less than 30 
inches in height and must not create a safety issue for 
pedestrians and bicyclists. 

Response: The proposed development does not include accessways or a subdivision. This criterion

does not apply.

c. Street Connectivity and Formation of Blocks (Block Length and 
Perimeter Standard).  

In order to promote efficient vehicular and pedestrian circulation 
throughout the city, subdivisions and site development shall be 
served by a connecting network of public streets and/or accessways, 
in accordance with the following standards (minimum and 
maximum distances between two streets or a street and its nearest 
accessway measured from right-of-way line to right-of-way line as 
shown in Figure 17.26.020.5.c. 

1)  Residential Districts. 

Minimum 100-foot block length and maximum of 600-foot 
length; maximum 1,400 feet block perimeter; 
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… 

Response: The proposed development does not include a subdivision or site development with a

connecting network of public streets. This criterion does not apply.

6. DEVELOPMENT REVIEW PROCEDURE FOR ACCESS 
MANAGEMENT. 

a.  Applicants for Development Reviews impacting access shall submit 
a preliminary site plan that shows: 

1)  Location of existing and proposed access point(s) on both sides 
of the roadway for a distance equal to the spacing standard for 
that facility; 

2)  Distances from proposed access point to neighboring 
constructed access points, median openings (where applicable), 
traffic signals (where applicable), intersections, and other 
transportation features on both sides of the property; Number 
and direction of lanes to be constructed on the driveway plus 
striping plans; 

3)  All planned transportation features (such as sidewalks, 
bikeways, signs, signals, etc.); 

Response: The proposed development will have one access point from Golf Club Road SE. The site

plan included in Exhibit A illustrates the access location, intersections, and all planned

transportation features as described above. The criteria are met.

b.  Development Reviews shall address the following access criteria: 

1)  Access shall be properly placed in relation to sight distance, 
driveway spacing, and other related considerations, including 
opportunities for joint and cross access. 

Response: Exhibit A includes a site plan that has been designed to comply with sight distance and

driveway spacing. Further, attached as Exhibit G is a Traffic Impact Analysis with specific

details relating to the above criteria requirements. This criterion is met.

2)  The external road system to the project site and internal road 
system within the project site shall provide adequate access to 
buildings for residents, visitors, deliveries, emergency vehicles, 
and garbage collection. 

Response: A Preliminary Parking and Circulation Plan is included in Exhibit A that identifies the

planned roadway circulation throughout the apartment complex and the proposed access

location. The Preliminary Plans (Exhibit A) illustrate adequate access for residents,

visitors, deliveries, emergency vehicles, and garbage collection areas. This criterion ismet.

3)  The access shall be consistent with the access management 
standards adopted in the Transportation System Plan and 
contained within 17.26.010. 

Response: The Preliminary Plans, attached as Exhibit A, were designed pursuant to the City’s 2019

Transportation System Plan (TSP) and City Standards. The planned vehicle circulation for

the proposed development adheres to the capacity, safety, and level of service identified

in the Access Management Standards in the TSP. The criterion is met.
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c.  Any application that involves access to the State Highway System 
shall be reviewed by the Oregon Department of Transportation for 
conformance with state access management standards. Any 
application that involves access to Marion County’s roadway system 
shall be reviewed by City of Stayton staff for conformance with City 
of Stayton access management standards. 

Response: The proposed development has direct access to Golf Club Road SE, which is a Marion

County roadway system. This application is submitted to the City of Stayton for staff

review. This criterion is met.

17.26.030 Bicycle Parking and Bicycle Circulation and Access 

… 

4. SITE PLANS 

Required elements for a site plan shall include the design and location of 
bicycle and pedestrian circulation elements such as accessways, walkways, 
and transit facilities. 

a. All site plans shall clearly show how the site's internal pedestrian and 
bicycle facilities connect with external existing or planned facilities 
or systems. 

b. All site plans shall construct pedestrian facilities as identified on the 
city’s trails map. 

c.  Preliminary subdivision plans and final plats shall show the location 
and design of all proposed pedestrian and bicycle facilities, including 
accessways. 

Response: The Preliminary Parking and Circulation Plan included in Exhibit A identifies the internal

pedestrian and bicycle circulation and access to and from Golf Club Road SE. As applicable,

the criteria are met.

… 

17.26.050 Transportation Impact Analysis Requirements 

… 

1.  When a Transportation Impact Analysis is Required. A TIA shall be 
required when: 

a. The development generates 25 or more peak-hour trips or 250 or 
more daily trips. 

b.  An access spacing exception is required for the site access 
driveway(s) and the development generates 10 or more peak-hour 
trips or 100 or more daily trips. 

c.  The development is expected to impact intersections that are 
currently operating at the upper limits of the acceptable range of level 
of service during the peak operating hour. 

d.  The development is expected to significantly impact adjacent 
roadways and intersections that have previously been identified as 
high crash locations or areas that contain a high concentration of 
pedestrians or bicyclists such as school. 

Response: The proposed development requires a Transportation Impact Analysis per the above

requirements. Attached is a Traffic Impact Analysis (Exhibit G) that estimates the
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development to generate a total of 46 a.m. peak hour trips and 57 p.m. peak hour trips.

This criterion is met.

IV. Conclusion
The required findings have been made, and this written narrative and accompanying documentation

demonstrate that the application is consistent with the applicable provisions of the City of Stayton

Development Code. The evidence in the record is substantial and supports approval of the application.

Therefore, the Applicant respectfully requests that the City approve this site plan review application.


