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CITY OF JEFFERSON
Planning Commission
April 6, 2023
6:30pm

150 N. 27 St./PO Box 83
Jefferson, OR 97352

Ph: 541.327.2768

Fax: 541.327.3120

RULES OF CONDUCT FOR PUBLIC MEETINGS

1. No person shall be disorderly, abusive, or disruptive of the orderly conduct of the meeting.
2. Persons shall not testify without first receiving recognition from the presiding officer and stating their

full name and residence address.

3. No person shall present irrelevant, immaterial, or repetitious testimony or evidence.
4. There shall be no audience demonstrations such as applause, cheering, display of signs, or other

conduct disruptive of the meeting.

The above listed meeting will be held in person at City Hall and virtually on Zoom. Masks are
optional. To join the meeting on a PC, laptop, or other device, click the link and enter the

password provided.

https://lus06web.zoom.us/j/88097605580?pwd=QON1TnJ5UINnaytiKytCaTIvTDFLZz09
To join by phone/audio, dial (253) 215 8782 and enter the same password.

Meeting ID: 880 9760 5580 Passcode: 320462

Further accommodation requests should be made to City Hall in advance of the meeting.
Meeting materials are available on the City’s website: jeffersonoregon.org, or can be provided
by other means upon request. Additional information may be obtained by contacting City Hall.

AGENDA

I. CALL TO ORDER
II. NEW BUSINESS: PUBLIC HEARING

A. LA-2023-01
III. OLD BUSINESS: NONE
IV. APPROVAL OF MINUTES- FEBRUARY 16, 2023
V. VISITORS
VII. COMMISSIONER QUESTIONS/COMMENTS

VIII. ADJOURNMENT

Posted: MARCH 30, 2023
Deanna Donato, Deputy City Recorder

*Equal Opportunity Employer & Provider*
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PLANNING COMMISSION
STAFF REPORT

LA 2023-01
March 29, 2023
City of Jefferson

An amendment to the City of Jefferson Development Code, specific to the
following chapters:

12.12 Permitted Uses

12.30 Mixed-Use District

12,72 Hearing and Appeal Procedures

12.88 Site Plan Review

Public Hearing for a Legislative Amendment, described in Section 12.72.055
of the Jefferson Development Code (the Type D procedure)

Section 12.104.050 of the Jefferson Development Code (for Legislative
Amendments)

A: Proposed Amendments
B: Minutes from the joint work session of January 19, 2023

i. SUMMARY OF PROPOSAL

Below is a summary of proposed legislative amendments to the Jefferson Development Code:

1. Change one item to the table in Section 12.12.040 (titled Permitted Uses) to show duplexes permitted
outright “P” in the R-1 zone. Currently, duplexes are subject to Conditional Use approval in the R-1 zone

(shown as “C” in the table).

2. Remove the last part of text in Section 12.30.030 (permitted uses of the Mixed-Use District) where it refers
to Section 12.30.040, specific to item K. Multi-Family housing. This item corresponds to the change
proposed to Section 12.30.040 {(explained below).

3. Remove the following text from Section 12.30.040, titled Conditional Uses of the [of the Mixed-Use
District]: “Multi-family housing (five or more dwelling units on same lot or abutting lots of the same
ownership), where the multi-family residential uses occupy more than fifty (50) percent of ground floor
space on an individual lot or abutting lots under the same ownership.” This change removes the need to
seek / receive Conditional Use approval if multi-family residential shown to occupy more than 50% of the

ground floor.



10.

11.

12.

Remove corresponding text in Section 12.30.040. B (Conditional Use criteria specific to multi-family
housing) in item No. 2 where it describes: “Multi-family housing of five or more dwelling units on same lot

or abutting lots of the same ownership, the ground floor building design has the ability to be used as a
permitted use.”

Add text to Section 12.72.025.B (Written Comment Procedure) clarifying that the Marion County Surveyor
is to be mailed public notice and a copy of the application for Property Line Adjustment applications.

Remove corresponding text from Section 12.72.030.C (Type A procedures, related to mailing notice): “For
a property line adjustment application, the City Recorder, or designee, shall mail the public notice and a
copy of the application to the Marion County Surveyor.” This change is intended to enable administrative
processing of a Property Line Adjustment application via the Written Comment Procedure.

Remove and add text from/to Section 12.72.060.C.2 (Type of procedure by application) identifying “Site
plan review for an” an expansion of a building, “except for a single-family dwelling or duplex”... This
change is intended to clarify thresholds as described.

Add text to Section 12.72.060.C.4 (Type of procedure by application) identifying “Property line
adjustment” (under Written Comment Procedure). See explanation in No. 6, above.

Remove the following text from Section 12.72.060.D (Type A procedure ... used to process the following
applications) “1. Site plan review for new building for uses permitted in accordance with Sections
12.12.040, Permitted Uses, 12.12.050, Other Uses and 12.30.030, Mixed Use District Permitted Uses.” This
change is intended to move Site Plan Review applications (for new buildings) to the Type B Procedure,
requiring a public hearing.

Remove the following text from Section 12.72.060.D (Type A procedure ... used to process the following
applications) “5. Property line adjustments.” (moved to Written Comment Procedure). See explanation
in No. 6, above.

Add text to Section 12.72.060.E. (Type B procedure ... used to process the following applications) “6. Site
plan review for new building for uses permitted in accordance with Sections 12.12.040, Permitted Uses,

12.12.050, Other Uses and 12.30.030, Mixed Use District Permitted Uses.” See explanation in No. 9, above.

Add text to Section 12.88.020 (clarification of Procedure types, specific to Site Plan Review).

Il. BACKGROUND INFORMATION

On January 19, 2023, the Jefferson Planning Commission and City Council held a joint work session to discuss
potential amendments to the Jefferson Development Code (JDC). Minutes from the work session of January

19,

2023, are attached (Exhibit 8). In part, minutes from the work session of January 19, 2023, also discuss

the potential for a future and separate amendment to the Jefferson Comprehensive Plan, specific to Housing
Needs Analysis (HNA). HNA is not subject to public hearing consideration on April 6. In part, minutes from the
work session of January 19, 2023, reflect support of the Planning Commission and City Council to move
forward with specific and limited amendments to the IDC, identified above.

Jefferson: Staff Report, LA 2023-01
Amendments to Mixed Use, Duplexes and Application Procedures Page 2



lll. DEVELOPMENT PROCESS AND TIMELINE

Amendments to the Jefferson Development Code are subject to the Type D procedure (for Legislative
Amendments) as described in Section 12.72.055. In part, the Type D procedure requires notice provided in a
newspaper of general circulation at least 20 days prior to both the Planning Commission and City Council
hearings. Consistent with state law, notice has been mailed to the owners of all properties zoned Mixed-Use,
a minimum of 20 days and maximum of 40 days head of the hearing (sent on March 6, 2023). Notice has also

been provided to the Department of Land Conservation and Development (DLCD) at least 35 days prior to first
evidentiary hearing.

IV. JEFFERSON DEVELOPMENT CODE REVIEW CRITERIA & FINDINGS OF FACT
12.104.050- Legislative Comprehensive Plan and Development Code Applications
A legislative Type D application shall show conformance with each of the following:
A. The applicable Comprehensive Plan Policies and Objectives;

Citizen involvement
1. Objective: To ensure cooperation among individuals or as groups, technical personnel, and public
officials in planning for the City
a. Policy 2: Wide and continuing exchange of information with notification to citizens about
available information will be ensured.
b. Policy 3: Decisions will be made by mutual agreement after an open planning process and
public hearings.

Findings: The proposed legislative amendment will be processed via the Type D legislative process with two
opportunities for public comment. Notice has been provided for the Planning Commission hearing and will be
provided for the City Council hearing in accordance with the provisions of IDC, Section 12.72. A notice was
mailed to the owners of properties zoned Mixed Use (via Ballot Measure 56 proceedings) to inform these
owners of the hearings and the opportunity to provide oral and written testimony.

B. The applicable Statewide Planning Goals; and

Goal 1: Citizen Involvement:

Findings: The City’s Type “D” process provides the opportunity for citizens to be involved in the Jefferson
Development Code amendment process by defining the procedures for public involvement. Procedures
identify public hearings to be conducted by the Planning Commission and City Council, posted notice within
the city of the hearings, published notice in the Albany Democrat-Herald of the hearings. Also, the staff
report(s) and exhibits are made available to the public. The City’s hearing process is consistent with Goal 1.

Jefferson: Staff Report, LA 2023-01
Amendments to Mixed Use, Duplexes and Application Procedures Page 3



Goal 2: Land Use Planning:

Findings: Goal 2 supports clear and thorough local procedures. The proposed amendments do not involve
exceptions to the Statewide Goals. The steps taken to amend the acknowledged Jefferson Development Code
comply with the procedural requirements for legislative amendments. Goal 2 is therefore met.

Goals3-9

Findings: These goals involve Agricultural Lands; Forest Lands, Natural Resources; Scenic and Historic Areas,
and Open Spaces; Air, Water and Land Resources Quality; Areas Subject to Natural Hazards; Recreational
Needs; and Economic Development. Therefore, they are not applicable because the proposed amendments
do not affect issues addressed by these Goals.

Goal 10: Housing

Findings: By recognizing duplex as permitted use in the R-1 zone, a conditional use permit (and hearing
process) is no longer necessary. Accordingly, the proposed amendment recognizes the flexibility of housing
types available in the R-1 zone. Therefore, Goals 10 is met.

Goal11-19

Findings: These goals involve Public Facilities and Service; Transportation; Energy Conservation; Urbanization;
Willamette River Greenway; Estuarine Resources; Coastal Shorelands; Beaches and Dunes; and Ocean
Resources. Therefore, they are not applicable because the amendments do not affect issues addressed by
these Goals. are not applicable because the amendments do not affect issues addressed by these Goals.

Summary of Findings: The proposed amendments to the Development Code are consistent with Statewide
Planning Goals 1, 2 and 10. The remaining Goals are not applicable because the amendments do not affect
issues addressed by these Goals.

C. The applicable Oregon Administrative Rules;

Findings: Staff finds no Oregon Administrative Rules that need to be addressed under the circumstances /
scope of this amendment. No issues or conflicts with OAR have beenraised.

D. Short and long-term impacts;

Findings: Proposed changes are negligible and limited. Short and long-term impacts and not apparent.

E. Public benefit;

Findings: The proposed amendment provides the public benefit of ciarity and flexibility. In part, the proposed
amendment speeds up construction of certain housing types (specifically duplex) by acknowledging duplexes

as permitted uses in the R-1 zone.

Jefferson: Staff Report, LA 2023-01
Amendments to Mixed Use, Duplexes and Application Procedures Page 4



F. Reasonable alternative proposals;

Findings: Scope of the proposed legislative amendment is limited. Work sessions have been held to discuss
reasonable approaches and alternatives. Input and direction from the City Planning Commission and City
Council has been received.

G. Any other factors deemed relevant by Planning Commission or City Council.

Findings: To date, no other factors have been deemed relevant by the City Council or Planning Commission
with respect to amendments identified under LA 2023-01.

STAFF RECOMMENDATION:

Staff recommends the Planning Commission pass a motion adopting the findings in this report and to forward
a recommendation to the City Council for approval of the proposed amendments as shown in Exhibit A.

PLANNING COMMISSION ACTION OPTIONS:

1. Pass a motion adopting the findings in the staff report and recommending that the City Council
approve the proposed amendments as shown in Exhibit A.

2. Pass a motion adopting the findings in the staff report and recommending that the City Council
approve the proposed amendments in Exhibit A, with following changes ... (indicate the changes).

3. Pass a motion recommending the City Council not support the proposed amendments.
4, Pass a motion to continue the hearing to a date and time certain to obtain more information.
ATTACHMENTS:

1) Exhibit A - Proposed Amendments — with text shown struck-through / in different color.
2) Exhibit B — Minutes from the January 19, 2023, joint work session

Report prepared by: Amy Dixson and Scott Whyte, City Contract Planner, MWVCOG

Jefferson: Staff Report, LA 2023-01
Amendments to Mixed Use, Duplexes and Application Procedures Page 5



Exhibit A

Draft Amendments

12.12.040 Permitted uses..

B. Schedule of Permitted Uses.

Uses Zones
R-1 R-2 R-3 C |
Residential uses—duplex cp P P * ¥ *

Chapter 12.30 Mixed-Use District (MU)

12.30.030 Permitted uses.

K. Multi-family housing (five or more dwelling units on same lot or abutting lots of the same
ownership), provided that multiple family residential uses do not occupy more than fifty (50) percent of
ground-floor space on an individual lot or abutting lots under the same ownership (the-residential

around-floorlim on-mav-be-mod aed-conditionallvthrouch-Section 0-040)-

12.30.040 Conditional uses.

A. Proposed uses or site designs listed below as conditionally permitted in this chapter may be
approved under a conditional use permit as provided in Chapter 12.84 and subsection B of this section:

1. Uses.

ed. Vehicle related uses include, but are not limited to: vehicle sales, service, and repair, new
gas stations, oil change facilities, car washes, vehicle and equipment rental, and similar uses in
highway sub zone.

B. All conditional use perdmits within the mixed-use zone may be approved under a conditional use
permit as provided in Chapter 12.84 and meet additional criteria as follows:

1. The overall impact of the development enhances, rather than detracts from, the pedestrian
environment. Appropriate conditions may be placed upon a development to accomplish this
requirement.




Chapter 12.72 HEARING AND APPEAL PROCEDURES

12.72.025 Written comment procedure.

B. The City Recorder or designee shall mail a public notice to the applicant and owners of all property
within one hundred (100) feet of the subject property. For a property line adjustment application, the

City Recorder, or designee, shall mail the public notice and a copy of the application to the Marion
County Surveyor.

12.72.030 Type A procedures.

C. The City Recorder, or designee, shall mail a public notice to the applicant and owners of

12.72.060 Type of procedure by application.

C. Written Comment Procedure. This procedure shall be used to process the following applications:

1. Change of use of an existing building from one category of use to a different category of use as
listed in Sections 12.12.040, Zoning Districts Permitted and Conditional Uses, 12.12.050, Other
Uses and 12.30.030, Mixed Use Permitted Uses}.

2. Exceptforasingle-family-dwelling-erduplex-Site plan review for an expansion of a building,
except for a single family dwelling or duplex, by less than four hundred (400) square feet or by less
than twenty-five (25) percent of the gross floor area, whichever is less.

3. Floodplain development permit (when factual, policy or legal judgment is not exercised).

4. Property line adjustment;

D. Type A Procedure. This procedure shall be used to process the following applications:

12. Site plan review for an accessory building, except as provided under subsection (B)(2) or under
Section 12.62.040 for an accessory dwelling;

23. Site plan review for an expansion of a building (other than asingle-family dwelling or duplex)
by more than four hundred (400) square feet or by more than twenty-five (25) percent of the gross

floor area, whichever is less;

34. Partitions;



46. Time extension for restoration of a nonconformity allowed in Section 12.92.030(D); and
57. Floodplain development permit (when factual, policy or legal judgment is exercised).
E. Type B Procedure. This procedure shall be used to process the following applications:

1. Conditional use permits for activities listed as conditional uses, Sections 12.12.040, Permitted
Uses, 12.12.050, Other Uses and 12.30.040, Mixed Use Conditional Uses;

2. Subdivisions;

3. Variances;

4. Development on nonconforming lots, expansion or alteration to a nonconforming use; and
5. Interpretation of the Comprehensive Plan or Development Code.

6. Site plan review for a new building for uses permitted in accordance with Sections 12.12.040,
Permitted Uses, 12.12.050, Other Uses and 12.30.030, Mixed Use District Permitted Uses;

Chapter 12.88 SITE PLAN REVIEW
12.88.020 Procedure.

An application for a site plan review shall be processed as a Written Comment, Type A or Type B
procedure and shall be made by the owner of the subject property or authorized agent on a form
prescribed by the City, and shall be accompanied by the prescribed fee and evidence demonstrating
compliance with the criteria noted below.




CITY OF JEFFERSON Exhibit B
Planning Commission & City Council
Joint Worksession
January 19, 2023
6:30 PM

COMMISSIONERS/COUNCIL PRESENT:

David Jones, Walt Perry, Bob Rossiter, Erica Lummer, Bruce
Forbes, Dustin Bridge, Jacquelyn Deeds, Mike Myers, David
Watkins, Keonali Hutley, David Kellogg, Charles Vickery,

Chandra Cruickshank

ABSENT: None

STAFF PRESENT: Kiel Jenkins, COG Planner, Deanna Donato, Deputy City
Recorder

ZOOM: None

Page | 1

Call to Order/Flag Salute: Mayor Myers stated that Ron Gilles would not be
present to run the meeting due to some health issues and that he would run
the meeting. He called the meeting to order at 6:30 pm followed by the flag
salute. He then turned the meeting over to Kiel Jenkins.

Joint Worksession Topics:

A. Potential Amendments to Existing Development Code:

Kiel opened his power-point and explained that the meeting would consist of:
1. Review of Worksession 1

2. Housing Needs Analysis Need (HNA)

3 Overview of Amendments

4. Recommendations

Kiel said the targeted issues were to implement new residential zone
standards and amend the mixed-use zone.

Moving on to the Housing Needs analysis (HNA), he said that this is basically
the goal plan of the comprehensive plan. He also explained the Jefferson
does not have an HNA and has NEVER updated the housing element of the
comprehensive plan. The HNA is needed to show the buildable land inventory
the City has available and it also gives policy directions and code
recommendations. Kiel said moving forward, the Planning Commission and
City Council could go on with the amendments, but he suggested they wait
until an HNA has been done for the residential sections of the code.

Walt Perry asked how the future HNA would affect the current housing
inventory, as in what is already in Jefferson. Kiel stated that since 1980 and
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the visions that were seen then have changed from what might be envisioned
for today and the next 20 years; so, a new document needs to be created to
show what Jefferson wants to see in the future.

Jacquelyn Deeds asked how long and the HNA would take to complete and
the cost of the project.

Kiel stated the City could apply for a grant, the planner (COG) could do the
work or a consultant could be hired to do the work. He stated that applications
for grants are rarely denied when money is available. Any city without an HNA
tend to get approved before those that are only amending their HNA. Costs
vary depending on the project, but usually run between $25 -$150 thousand
dollars.

Bob Rossiter asked who/what runs the analysis. Kiel stated that usually it is an
advisory committee with the person or company doing the work. Usually at
least 1 Councilor, 1 Planning Commissioner and then the citizen aspect also
needs to be represented, usually 1-4 citizens included. The grants are a state
process and has rules to follow that must show everyone contributes. They
also use the population projections from Portland State University as well.
After a little more discussion on what was included, and how things were
calculated, the Mayor asked for a consensus of the group about the strong
interest in an HNA from both sides. They all thought it would be a good idea
and Kiel was given permission to move forward with this. The Mayor asked
what Kiel would need next from them and the City.

Kiel stated that he and Sarah have been talking and looking into funding
opportunities, Council would need to make a resolution to move on it. Sarah is
aware and is looking at the budget to see where funds could be added to be
able to show the city is willing to contribute some funds as well.

The Mayor asked what the range of costs would be and Kiel stated again it
would depend on who did the work. Consultants cost more but they have done
tons of them and know all the rules. COG could do it, but 1 person versus 10
people tends to move a little slower. HNA takes anywhere from 6 months to a
year to complete, it's similar to the Transportation System Plan (TSP) that was
just completed.

Kiel stated that the changes to the code could be done before the
comprehensive plan, but he recommends waiting until the HNA is completed.
He also went on to say that most of the changes are about reorganizing and
separating the rules for all the zones. This would make finding the information
much easier and the rules would be clear for each zone. He showed some
examples from the City of Carlton and City of Mt. Angel compared to our; their
zones were separated and had specific rules/regulations for each. This
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removes the chance of any judgement calls, as the rules are specifically laid
out for each zone.

Kiel also added that the Mixed Use zone code currently has a conditional use
for residential in this zone that states the ground floor may be modified
through conditional use in the case of apartments. He recommends that the
conditional use clause be removed and the city make no exception for
modification of the bottom floors. This would then require each developer to
request a zone change for their project. If they are not proposing commercial
use.

The Mayor stated that at the last meeting the group direction for staff was to
move forward with this and asked if that was still the way they wanted to see it
go. All agreed and Kiel was given direction to move forward with the change.
Erica Lummer asked how the HNA would impact the zoning.

Kiel replied that the HNA could say not enough residential within the City, so
maybe the method to use would be to expand the urban growth boundary; the
State does require a lot of data for this type of project so they may suggest to
rezone areas first. Working with property owners that want to rezone gives
more buildable land for future use.

Kiel did caution that before doing an HNA using consultants, that the City have
policies and that they are implementable.

Keonali Hutley asked if an HNA was a good thing and Kiel said yes.

Kiel went on to say that there needs to be some procedural changes to what
the Planning Commission has come before them. For example things like
Change of Use are supposed to be written comment only which means it does
not go before the Planning Commission. Type A procedures are Planning
Commission review if there is no public hearing-just box checking.

A Site Plan Review (SPR) requires a public hearing and it should be changed
to a Type B procedure which requires going before planning commission with
a hearing.

Lot Line Adjustments (LLA) do not go before planning, as they will be staff
review only. Variances that are minor-20% change or less is staff decision and
a variance requesting a 20% change or more would me a major variance and
would go before the Planning Commission.

Kiel stated the important thing to remember is get the ball rolling and soon.
There will need to be an advisory committee for the HNA, grant writing needs
done and he will look to see when the next grant cycle begins.

Mayor asked if there were any other questions or comments. There were
none, but Kiel had an announcement. Kiel announced that he would be
leaving COG and going to work for the City of Portland. Mayor asked if he was



staying until a replacement was available and Kiel announced that Amy Dixon
would be returning as the interim to keep the ball rolling on this project until
the new person, who has been hired, is trained and ready. Amy was the
planner for Jefferson about 2 years ago, and volunteered to come back here
since Kiel will be leaving. She didn't feel like the new person should be thrown
into this being new and she was happy to help.

3. Visitors: None

4. Adjournment: Walt Perry moved to adjourn and David Kellogg seconded.
All were in favor and meeting ended at 7:36 pm.

MINUTES APPROVED THIS \LJ({VDAY OF ?%_.Ew”um*;%ZOZ&

HAD . o=

Michael Myers, Mayor C"

ATTEST;
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Deanna Donafo, Deputy City Recorder”

Page | 4



CITY OF JEFFERSON
Planning Commission
February 16, 2023
6:30 pm

Present: Erica Lummer, Jacquelyn Deeds, Edie O'Neil, Bruce Forbes, David Jones,
Dustin Bridge

Via Zoom: Walt Perry

Absent: None

Staff: Deanna Donato

I. Call to Order: Deanna calls the meeting to order at 6:30 pm. She explained since
there was no current Chair or Vice Chair, that she would be running the meeting as it
would be a very short housekeeping meeting.

ll. New Business:

A, Selection of Chair & Vice Chair: Deanna stated the first thing for new
business would be the nomination and selection of the Chair and Vice Chair. She then
asked for nominations. David Jones nominated Edie O’Neil for Chair and Bruce Forbes
seconded. Deanna asked if there were any other nominations; hearing none she called
for the vote. All were in favor for Edie as the Chair.

Deanna then called for nominations of Vice Chair. David Jones nominated Jacquelyn
Deeds and Edie seconded. No other nominations, so Deanna called for vote of
approval for Jacquelyn. All were in favor.

lIl. Old Business: None

IV. Approval of Minutes-December 15, 2022 & January 19, 2023: Deanna asked if
everyone had read the minutes. Walt Perry moved to approve both sets of minutes and
Erica Lummer seconded. All were in favor.

V. Visitors: Mersha Studer, 453 Oakdale Ct, Jefferson wanted to know why meetings
were not on the first Thursday of the month instead of the third. Deanna explained that
this meeting was held on third Thursday in order for Council to meet and approve the
application for Edie.

VII. Commissioner Questions/Comments: Jacquelyn asked to hear some
background information from new the new Commissioners Erica Lummer, and Justin
Bridge. Dustin gave a brief background bio about himself and then Erica did the same.
Jacquelyn also introduced herself to them. Edie let everyone know that she was not
coming in blind to the Planning Commission, she had been on before and had to resign



due to family matters that she needed to take care of. With no other business on the
agenda and no more questions, Deanna called for a motion to adjourn.

VIil. Adjournment: Jacquelyn Deeds moved to adjourn and Bruce Forbes seconded.
All were in favor and meeting ended at 6:38 pm.

MINUTES APPROVED THIS DAY OF , 2023.

Edie O’Neil, Chair

ATTEST:

Deanna Donato, Deputy City Recorder



