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at 541.726.3610 or bjones@springfield-or.gov.
Meetings will end prior to 10:00 p.m. unless extended by a vote of the Planning Commission.
All proceedings before the Planning Commission are recorded.
May 15, 2018
_____________________________
6:30 p.m. Work Session
Jesse Maine Room
______________________________________

(Planning Commission work sessions are reserved for discussion between Planning Commission,
staff and consultants; therefore, the Planning Commission will not receive public input during work sessions.
Opportunities for public input are given during all regular Planning Commission meetings.)

CONVENE AND CALL TO ORDER THE WORK SESSION OF THE SPRINGFIELD PLANNING
COMMISSION
ATTENDANCE:

Chair James _____, Vice Chair Koivula _____, Vohs _____,
Dunn _____, Landen _____, Sherwood _____, Bergen_____.

WORK SESSION ITEM(S)
1. Final Master Plan Modification, Journal No. 811-18-000054-TYP3 – Modify the Marcola
Meadows Final Master Plan to change the sequencing and configuration of development phasing,
amend the property zoning, and extend the timeline to an additional five years to July, 2023.
2. Zoning Map Amendment, Journal No. 811-18-000053-TYP3 – Rezone approximately 19.3 acres
of vacant land from Community Commercial (CC) to Mixed Use Commercial (MUC).
Staff: Andy Limbird
30 Minutes
ADJOURN WORK SESSION OF THE SPRINGFIELD PLANNING COMMISSION
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May 15, 2018
______________________________________

7:00 p.m. Regular Session
Council Chambers
______________________________________

CONVENE AND CALL TO ORDER THE REGULAR SESSION OF THE SPRINGFIELD PLANNING
COMMISSION
ATTENDANCE:

Chair James _____, Vice Chair Koivula _____, Vohs _____,
Dunn _____, Landen _____, Sherwood _____, Bergen_____.

PLEDGE OF ALLEGIANCE
ADJUSTMENTS TO THE REGULAR SESSION AGENDA
In response to a request by a member of the Planning Commission, staff or applicant; by consensus
BUSINESS FROM THE AUDIENCE
Testimony is limited to 3 minutes; testimony may not discuss or otherwise address public hearings
appearing on this Regular Session Agenda
PUBLIC HEARING(S)
QUASI-JUDICIAL PUBLIC HEARING –
1. Final Master Plan Modification, Journal No. 811-18-000054-TYP3 – Modify the Marcola
Meadows Final Master Plan to change the sequencing and configuration of development phasing,
amend the property zoning, and extend the timeline to an additional five years to July, 2023.
2. Zoning Map Amendment, Journal No. 811-18-000053-TYP3 – Rezone approximately 19.3 acres
of vacant land from Community Commercial (CC) to Mixed Use Commercial (MUC).
Staff: Andy Limbird
30 Minutes

CONDUCT OF QUASI-JUDICIAL PUBLIC HEARING BEFORE THE PLANNING COMMISSION
Staff explanation of quasi-judicial hearing process (ORS 197.763)
Chair opens the public hearing
Commission members declaration of potential conflicts of interest; disclosure of “ex-parte”
contact
Chair inquires whether objections to jurisdiction of the Planning Commission
Chair opens the public hearing and inquires whether anyone wishes to challenge the Planning
Commission for bias
Staff report
UPDATED 1/15/2015 bj
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Testimony from the applicant
Testimony in support of the application
Testimony neither in support of nor opposed to the application
Testimony opposed to the application
Summation by staff
Rebuttal from the applicant
Possible questions to staff or public
Consideration of request for continuation of public hearing, extension of written record, or both
Close or continue public hearing; close or extend written record (continuance or extension by
motion)
Planning Commission discussion
Motion to approve, approve with conditions, or deny the application based on the information
contained in the staff report, oral and written testimony, and all other evidence submitted into
the record
Final Order signed by Chair incorporating findings and reasoning to support the decision

REPORT OF COUNCIL ACTION
BUSINESS FROM THE PLANNING COMMISSION
•

Upcoming Planning Commission meetings, committee assignments, appointments or other business

BUSINESS FROM THE DEVELOPMENT AND PUBLIC WORKS DIRECTOR
ADJOURN REGULAR SESSION OF THE SPRINGFIELD PLANNING COMMISSION

UPDATED 1/15/2015 bj

AGENDA ITEM SUMMARY

SPRINGFIELD
PLANNING COMMISSION

Meeting Date:
Meeting Type:
Staff Contact/Dept.:
Staff Phone No:
Estimated Time:
Council Goals:

5/15/2018
Work Session/Reg. Mtg
Andy Limbird, DPW
541-726-3784
30 Minutes
Encourage Economic Development and
Revitalization through Community
Partnerships

ITEM TITLE:

Marcola Meadows Final Master Plan Modification (Case 811-18-000054-TYP3)

ACTION
REQUESTED:

Conduct a public hearing and deliberations on proposed modifications to the Marcola Meadows
Final Master Plan, approved on July 16, 2008 (Case LRP2007-00028).

ISSUE
STATEMENT:

The Master Plan for the “Villages at Marcola Meadows” was approved in July 2008 and the
applicant is requesting to extend the eligible timeline for the Final Master Plan to July 2023.
Additionally, the applicant is proposing to amend the zoning for the property and to change the
phasing sequence and location from four phases to nine phases.

ATTACHMENTS:

1.
2.
3.
4.

DISCUSSION:

The Master Plan was approved on July 16, 2008 and recorded at Lane County Deeds & Records on
July 25, 2008. In accordance with Section 5.13-133.C.1 of the Springfield Development Code
(SDC), the Final Master Plan is effective for up to 7 years unless otherwise modified. Prior to
expiration of the Master Plan, the applicant submitted a modification request to extend the timeline
an additional three years to July 25, 2018 (Case TYP115-00031).

Staff Report and Recommended Conditions of Approval for Final Master Plan Amendment
Application and Exhibits
Site Map
PC Final Order – Final Master Plan Amendment 811-18-000054-TYP3

The applicant is requesting a Final Master Plan Modification to extend the timeline a maximum of
15 years from the date of final approval (to July 25, 2023) in accordance with SDC 5.13-135.B.9.
Additionally, in accordance with SDC 5.13-135.B.8, the applicant is proposing to change the
sequencing and configuration of development phasing from four phases to nine phases.
Staff has prepared a staff report and recommended conditions based on the review criteria found in
SDC Section 5.13-135.F (Attachment 1). The findings presented by staff provide a substantive
basis for approving, with conditions, the extended timeline and modified phasing sequence. Staff
also recommends distilling the 54 conditions of approval arising from the 2008 approval down to
the current list of 13 recommended conditions. The subject conditions would supersede the prior
list of 54 conditions upon approval and recordation of the modified Final Master Plan.
Public notification for this development proposal was sent to residents and property owners within
300 feet of the outer boundary of the Master Plan area on April 23, 2018 and the site was posted
with public hearing notices on April 26, 2018. Staff received several telephone calls and emails
inquiring about this development proposal but no written comments were received.

Type III FINAL MASTER PLAN MODIFICATION,
staff report & RECOMMENDED CONDITIONS
Project Name: Marcola Meadows Final Master Plan Modification
Project Proposal: Modify the Marcola Meadows Final Master Plan to change the sequencing and configuration of
development phasing, amend the property zoning, and extend the timeline an additional five years to July, 2023
Case Number: 811-18-000054-TYP3
Project Location: Marcola Road at 28th Street

31st St

Assessor’s Map: 17-02-30-00, TL 1800 and
17-03-25-11, TL 2300
Zoning: Medium Density Residential (MDR),
Mixed Use Commercial (MUC) and
Community Commercial (CC)

SITE

Metro Plan Designation:
Commercial and Nodal Development
Application Submitted Date: Mar. 30, 2018
28th St

Marcola Road

Planning Commission Public Hearing Date:
May 15, 2018

Associated Applications:
LRP2007-00028 (Master Plan); TYP115-00031 (Type I Final Master Plan
Amendment); 811-18-000053-TYP3 (Zoning Map Amendment)
APPLICANT’S DEVELOPMENT REVIEW TEAM

Owner/Applicant:
Elliot Jensen
MidFirst Bank
3030 E Camelback Road
Phoenix AZ 85016

Applicant’s Representative:
Richard Satre
Schirmer Satre Group
375 West 4th Avenue, Suite 201
Eugene OR 97401

Project Engineer:
Lane Branch, PE
Branch Engineering Inc.
310 Fifth Street
Springfield OR 97477

CITY OF SPRINGFIELD’S DEVELOPMENT REVIEW TEAM
POSITION
Project Manager
Transportation Planning Engineer
Civil Engineer
Civil Engineer
Deputy Fire Marshal
Building Official

811-18-000054-TYP3

REVIEW OF
Planning
Transportation
Utilities
Sanitary & Storm Sewer
Fire and Life Safety
Building
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NAME
Andy Limbird
Michael Liebler
Clayton McEachern
Clayton McEachern
Gilbert Gordon
David Bowlsby

PHONE
541-726-3784
541-736-1034
541-736-1036
541-736-1036
541-726-2293
541-736-1029
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SITE INFORMATION
The property involved in this request is the 100-acre Marcola Meadows Master Plan area at the northwest corner of
Marcola Road and 28th Street (Map 17-02-30-00, Tax Lot 1800 & Map 17-03-25-11, Tax Lot 2300). The Master
Plan was approved by the Springfield Planning Commission on July 16, 2008 as Case LRP2007-00028. The Final
Master Plan was recorded at Lane County Deeds & Records on July 25, 2008. A tentative subdivision plan (Case
SUB2008-00036) for the Master Plan area was approved in September 2008, but has since expired. Additionally, a
tentative site plan (Case DRC2008-00068) for a Lowe’s home improvement store was approved in October, 2008,
but did not proceed past Final Site Plan submittal and is deemed expired. The applicant previously obtained
approval to extend the Final Master Plan timeline to July 25, 2018 pursuant to Case TYP115-00031. The Master
Plan area is vacant and zoned a combination of Medium Density Residential (MDR), Mixed Use Commercial
(MUC), and Community Commercial (CC). The Nodal Development Overlay District (/ND) applies to about 80.8
acres of the Master Plan area that is currently zoned MDR and MUC.
PROPOSED MODIFICATIONS
The Master Plan describes the development template for the Marcola Meadows project area, including the planned
residential, mixed-use, and commercial elements of the neighborhood; public street and utility network;
commercial site access and vehicle circulation patterns; stormwater management facilities; and phasing plan.
Master Plans are typically valid for a seven year period from the date of recordation, with provision for a one-time
extension of up to three calendar years using a Type I Final Master Plan amendment process in accordance with
Section 5.13-135.A.3 of the Springfield Development Code (SDC). The Final Master Plan can be extended to a
maximum 15-year timespan in accordance with SDC 5.13-135.B.9, but this extension is subject to a Type II or III
amendment process depending upon the size and complexity of the development area.
For the subject development site, the 2008 Final Master Plan was already amended once to provide for a three-year
extension (Case TYP115-00031). However, no development has occurred on the site during the past 10 years and
the prior extension expires on July 25, 2018. The applicant is now proposing to modify the overall timetable for
the Marcola Meadows Master Plan area by extending the expiration date to July 25, 2023 (the maximum 15 year
lifespan allowable by SDC 5.13-135.B.9). Additionally, the applicant is proposing to modify the sequencing and
configuration of development phasing, and to modify the zoning for the property. The nature of the proposed
modifications to the Master Plan, and the overall size and complexity of the development area (100+ acres), trigger
the requirement for a Type III process in accordance with SDC 5.13-135.B. Applicable criteria for the Final Master
Plan amendment are based substantially on the Preliminary Master Plan criteria of approval found in SDC 5.13125.
Staff has reviewed the 54 conditions of Master Plan approval that are exhaustively reviewed and analyzed in the
applicant’s project narrative (Attachment 2). At the time of its initial review and approval in 2008, the 100-acre
Marcola Meadows development area generated a host of conditions and restrictions to ensure the phasing and
sequencing of public and private improvements aligned with the developer’s and City’s vision of the site. Overall,
the conditions of approval are quite specific and prescriptive, and were intended to address a variety of existing and
anticipated development issues on the property. Because no development has occurred on the site since the original
Master Plan approval nearly 10 years ago, and changes to the City’s Development Code and development review
processes provide many of the regulatory “safeguards” identified in the conditions of approval, staff considers
many of the 54 approval conditions to be superfluous. It is the intent of the Final Master Plan to establish an
overall development template for a series of successive land use approvals including subdivision and site plan
review. According to the applicant’s proposed phasing plan, each planned development phase will have an
associated Public Improvement Project (PIP) for streets and infrastructure requiring detailed review and approval in
accordance with City standards in effect on the date this Final Master Plan Modification application was filed. For
these reasons, staff is recommending a streamlined list of conditions attributed to this modified Final Master Plan to
supersede and replace the original 54 conditions of approval.
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PROCEDURAL REQUIREMENTS
The Final Master Plan Modification procedures and criteria of approval in SDC 5.13-135 apply to modifications of
Final Master Plans and to Master Plans approved prior to adoption of Ordinance 6238 on March 3, 2009. The
Marcola Meadows Master Plan was approved on July 16, 2008. The proposed modifications are therefore subject
to the current requirements in SDC 5.13-135.
The applicant’s proposal consists of modifications described in SDC 5.13-135.B.2 through B.6, B.8, and B.9. No
other modifications that are not listed in SDC 5.13-135.B are proposed. SDC 5.13-135.B provides that these
modifications may be processed under a Type II review procedure, or under a Type III review procedure based on
the proposed based on the proposed size of the Master Plan site, the availability/capacity of public facilities, and/or
impacts to adjacent properties. The proposed modifications warrant Type III review due to the approximately 100acre size of the Marcola Meadows Master Plan site and the complexity of the proposed modifications as they relate
to the availability and capacity of public facilities and impacts on adjacent properties.
Because the Final Master Plan Modification proposes modifications that are subject to the standards and criteria for
Preliminary Master Plan approval under SDC 5.13-125 (see Criteria of Approval, below), the applicant must submit
the modified Final Master Plan for approval under SDC 5.13-131, 132, and 133 within one year of Final Master
Plan Modification approval. The modified Final Master Plan will be reviewed under Type I procedure according to
SDC 5.13-131.
NOTIFICATION AND WRITTEN COMMENTS
Notification of the May 15, 2018 Planning Commission public hearing was sent to all property owners and residents
within 300 feet of the outer boundary of the Marcola Meadows development site on April 23, 2018. Notification was
also published in the April 30 and May 7, 2018 editions of The Register Guard. Staff responded to several telephone
calls and emails inquiring about the proposal but no written comments were received.
CRITERIA OF APPROVAL
As stated in SDC 5.13-135.F, the criteria of approval for a Final Master Plan modification include compliance with
any applicable Preliminary Master Plan criteria of approval specified in SDC 5.13-125 and any other applicable
standard of the Springfield Development Code required to justify the proposed modification. Under SDC 5.13140.A.1, modifications to Final Master Plan that propose to extend the time line in excess of 10 years must comply
with the standards and criteria in effect at the time the modification application is filed. The applicant seeks to
extend the Marcola Meadows Master Plan in excess of 10 years past the original approval. Therefore, all proposed
modifications to the Final Master Plan and subsequent site plan and subdivision approvals must comply with the
applicable standards and criteria in the Springfield Development Code in effect on the date the Final Master Plan
Modification application was submitted (March 30, 2018), rather than those in effect at the time the original Master
Plan application was submitted in 2007.
A. Plan/Zone Consistency: The existing or proposed zoning shall be consistent with the Metro Plan
diagram and/or applicable text. In addition, the Preliminary Master Plan shall be in compliance with
applicable City Refinement Plan, Conceptual Development Plan or Plan District standards, policies
and/or diagram and maps.
Finding 1: The site is currently zoned Medium Density Residential (MDR), Mixed Use Commercial (MUC)
and Community Commercial (CC) in accordance with the Springfield Zoning Map, and is designated
Commercial and Nodal Development in accordance with the adopted Metro Plan diagram. The applicant is
proposing to amend the Final Master Plan area by rezoning approximately 19.3 acres of CC to MUC (Case
811-18-000053-TYP3).
Finding 2: Upon amendment of the Zoning Map initiated by Planning Action 811-18-000053-TYP3, the Final
Master Plan area would be zoned a combination of MDR and MUC with a Nodal Development Overlay applied
811-18-000054-TYP3

Final Master Plan Modification

Attachment 1, Page 3 of 13

Page 3 of 13

to approximately 81.1 acres of the development area. The proposed Master Plan diagram and amended zoning
is consistent with the adopted Metro Plan diagram.
RECOMMENDED CONDITION OF APPROVAL:
1. Prior to approval of the modified Final Master Plan, the zoning of the property shall be amended as
initiated by Planning Action 811-18-000053-TYP3.
Conclusion: As conditioned herein, this proposal satisfies Criterion A.
B. Zoning District Standards: The Preliminary Master Plan shall be in compliance with applicable
standards of the specific zoning district and/or overlay district.
Finding 3: A Zoning Map Amendment has been submitted under separate cover (Case 811-18-000053-TYP3)
to change the zoning of the Master Plan area to remove the 19.3 acres of CC and rezone this area to MUC. The
proposed rezoning action will need to be approved prior to approval of the Final Master Plan amendment (see
Condition 1 above).
Finding 4: The Nodal Development Overlay District applies to 81.1 acres of the Master Plan area as generally
depicted on the adopted Metro Plan diagram and consistent with the City’s adopted Transportation System
Plan.
Finding 5: The applicant is proposing a mix of single-family detached and multi-family attached homes within
the Master Plan area. In accordance with SDC 3.2-210, attached and detached single family dwellings are
allowable in the MDR District. Attached single-family dwellings and multi-family dwellings are allowable in
the MUC District subject to limitations on overall ground floor area.
Finding 6: Approximately 54.8 acres of the Marcola Meadows development area is zoned MDR, or 42.2 net
acres after deducting area to be dedicated to the public. The applicant is proposing to develop 215 to 330
dwellings within the MDR zoning area and up to 500 dwelling units within the MUC zoning area, which is
located primarily in the central portion of the development site. In accordance with SDC 3.2-630.A.1.b, up to
40% of the ground floor area within the MUC District can be allocated to residential use.
Finding 7: The minimum residential density in MDR zoning is 14 dwelling units per net acre. The applicant’s
proposed Final Master Plan Modification would result in a net residential density of 5.1 to 7.8 dwelling units
per net acre within the MDR zone. The applicant proposes to allocate a portion of the units needed to meet the
MDR minimum density to the MUC zone. The minimum net residential density across the entire nodal
development/mixed-use area is 12 dwelling units per acre. The applicant’s proposal for 215 dwelling units in
the MDR zone and 500 units in the MUC zone meets this minimum net residential density.
Finding 8: The applicant also proposes an alternate residential development scheme that uses the Cluster
Subdivision development standards to provide lots that are less than the minimum lot size for the underlying
MDR zone. In the alternate development scheme, the applicant proposes to provide a minimum of 20% of the
residential development area as private open space according to SDC 3.2-230.H.
Finding 9: There are no other substantive changes proposed to the Master Plan that would affect its compliance
with the City’s applicable zoning and overlay districts.
RECOMMENDED CONDITION OF APPROVAL:
2. Prior to approval of the modified Final Master Plan, the applicant will record a deed restriction
stating that all the residential units needed to meet minimum residential density in the MDR zone (14
dwelling units per net acre of MDR zoning area) and in the mixed-use/nodal development area (12
811-18-000054-TYP3
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dwelling units per net acre overall) will be constructed prior to or concurrently with any commercial
development on the Master Plan site.
Conclusion: As conditioned herein, this proposal satisfies Criterion B.
C. Transportation System Capacity: With the addition of traffic from the proposed development, there is
either sufficient capacity in the City’s existing transportation system to accommodate the development
proposed in all future phases or there will be adequate capacity by the time each phase of development is
completed. Adopted State and/or local mobility standards, as applicable, shall be used to determine
transportation system capacity. The Preliminary Master Plan shall also comply with any conditions of
approval from a Metro Plan diagram and/or text amendment regarding transportation and all
applicable transportation standards specified in SDC Chapter 4.
Finding 10: Section 4.2-105.G.2 of the SDC requires that whenever a proposed land division or development
will increase traffic on the City street system and that development has any unimproved street frontage abutting
a fully improved street, that street frontage shall be fully improved to City specifications.
Finding 11: The applicant has provided street cross-sections and layouts that allow for sufficient access and
connectivity across the proposed Master Plan area and surrounding public street frontages at full build-out.
Finding 12: Construction of public streets and related improvements is reviewed and approved in conjunction
with a Public Improvement Permit (PIP) process and in accordance with the requirements of the City’s
Engineering Design Standards and Procedures Manual (EDSPM).
Finding 13: A Traffic Impact Study (TIS) was prepared by Access Engineering Inc. for the Marcola Meadows
Master Plan area in 2007. Staff reviewed and conditionally accepted the findings of the TIS at the time of
original Master Plan approval in July 2008. The applicant prepared and submitted a revised Traffic Impact
Analysis (TIA) in support of the proposed Final Master Plan Modification and Zoning Map Amendment. The
TIA addresses the traffic impacts associated with the phasing, zoning, and Master Plan modifications in relation
to the existing and planned infrastructure. City staff concurs with the findings and conclusions in the revised
TIA.
Finding 14: The 2007 zoning map amendment associated with the original Master Plan included a trip cap as a
demand management strategy to meet Goal 12 requirements thereby ensuring that the zone change would not
result in a significant impact to transportation facilities. The trip cap of 1,430 PM peak hour net primary
external non-bypass trips remains applicable to the entire Master Plan site and is satisfactorily addressed in the
revised TIA.
Finding 15: The applicant is requesting a Mixed Use District parking reduction without a variance in
accordance with provisions of SDC 4.6-125.G.3: the Director may reduce the minimum residential parking
standard when it is demonstrated that proposed housing is “along a frequent service transit line.” The City’s
Development Code does not provide a definition for “frequent service transit line,” but staff interprets this
phrase to mean that the development area containing proposed housing directly abuts a street identified as part
of the existing or proposed Frequent Transit Network shown on Figure 9 of the Springfield Transportation
System Plan (TSP) or directly abuts another transit line that provides a minimum of 15-minute transit frequency
during peak travel times. The proposed Mixed Use Commercial zoning directly abuts Marcola Road between
19th Street and 31st Street, which is identified as part of the proposed frequent transit network on Figure 9 of the
Springfield TSP. The Director in consultation with City staff has determined that the parking reduction is
therefore appropriate and acceptable.

811-18-000054-TYP3
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Finding 16: The revised (2018) TIA groups the proposed nine (9) construction phases into three primary
phases for the purpose of quantifying traffic impacts internally and to surrounding areas. The three phases
described in the applicant’s TIA correspond with the following construction phases depicted on the proposed
Master Plan diagram (Sheets 7 and 7A):




TIA Phase I – construction phases 1A, 1B, 2A, 2B, 4 & 5;
TIA Phase II – construction phases 3A, 3B & 6; and
TIA Phase III – construction phases 7, 8 & 9.

The applicant’s revised TIA finds that the roundabout improvements on Marcola Road need to be completed
concurrent with TIA Phase II, and the remainder of the Marcola Road improvements concurrent with TIA
Phase III. As submitted, the Phasing Plan Sheet does not comport with the construction phasing analyzed
under the TIA and must be revised accordingly with the Final Master Plan submittal.
Finding 17: The applicant is not proposing to significantly modify the configuration of the planned public
street system as originally approved in 2008, or the anticipated traffic patterns generated by the development
area.
Finding 18: The proposed zone change from CC to MUC and the removal of a planned “big box” home
improvement center from the Master Plan area has a net reduction in anticipated vehicle trips within the Master
Plan area. The proposed Final Master Plan Modification retains the existing trip cap and the connectivity of
interior streets established by the existing Master Plan. Therefore, the proposed modifications to the Final
Master Plan do not exceed the capacity of existing and planned public streets serving the Marcola Meadows
development area.
RECOMMENDED CONDITIONS OF APPROVAL:
3. Prior to approval of the modified Final Master Plan, the applicant shall provide an updated
construction phasing plan consistent with City requirements and the findings of the revised TIA,
including but not limited to ensuring that Marcola Road improvements are constructed prior to or
concurrently with introduction of additional traffic generated by the Master Plan development area.
4. The developer(s) shall design and construct each phase’s public road system using the City’s Public
Improvement Permit (PIP) process and in accordance with the requirements of the City’s adopted
EDSPM in effect at the time of PIP submittal.
Conclusion: As conditioned herein, this proposal satisfies Criterion C.
D. Parking: Parking areas have been designed to: facilitate traffic safety and avoid congestion; provide
bicycle and pedestrian connectivity within the property and to nearby transit stops and public areas.
The Preliminary Master Plan shall also comply with all applicable vehicular and bicycle parking
standards specified in SDC Chapter 4.
Finding 19: The applicant is not proposing to significantly modify the vehicle and pedestrian circulation
patterns contemplated in the original Marcola Meadows Master Plan. Additionally, the applicant is not
proposing to modify any off-site vehicle and pedestrian facilities. The proposed Master Plan provides for
connectivity of the public street system internal to the site and to perimeter public streets, including Marcola
Road and 31st Street. Off-street pathway connectivity is proposed to the nearby EWEB pathway corridor, along
the reconfigured stormwater channel internal to the development area, and to the existing residential
neighborhood to the west.
Finding 20: Vehicle and bicycle parking for multi-family residential and commercial developments will be
reviewed and approved incrementally as detailed site plans are advanced for construction Phases 4 through 9.
As residential and commercial development advances on the Marcola Meadows site, Lane Transit District
811-18-000054-TYP3
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(LTD) will have the opportunity to review and potentially modify the location and frequency of transit service
along the Marcola Road corridor.
Conclusion: This proposal satisfies Criterion D.
E. Ingress-Egress: Ingress-egress points have been designed to: facilitate traffic safety and avoid
congestion; provide bicycle and pedestrian connectivity within the property and to adjacent residential
areas, transit stops, neighborhood activity centers, and commercial, industrial and public areas; and
minimize driveways on arterial and collector streets as specified in this Code or other applicable City
and State regulations. The Preliminary Master Plan shall also comply with all applicable ingress/egress
standards specified in SDC Chapter 4.
Finding 21: The applicant is not proposing to significantly modify the locations of identified public street
intersections and principal ingress-egress points to serve the Marcola Meadows development area. The primary
public street intersections established in the original Marcola Meadows Master Plan include a roundabout on
Marcola Road along the southwest edge of the development area, an intersection on 28th Street at Pierce
Parkway, intersections on 31st Street at V and W Streets, and a commercial access driveway onto Marcola Road
between the future roundabout and the 28th Street intersection. The proposed Master Plan also contemplates a
new street intersection on 31st Street at U Street to improve connectivity with the adjacent neighborhood to the
east. The proposed Final Master Plan diagram meets City requirements for separation spacing of street
intersections on collector streets, and minimizing the number of intersections on a major collector street
(Marcola Road).
Conclusion: This proposal satisfies Criterion E.
F. Availability of Public Utilities: Existing public utilities, including, but not limited to, water, electricity,
wastewater facilities and stormwater management facilities either have sufficient capacity to support the
proposed development in all future phases adequately, or there will be sufficient capacity available by
the time each phase of development is completed. The Public Works Director or appropriate utility
provider shall determine capacity issues. The Preliminary Master Plan shall also comply with applicable
utility standards specified in SDC Chapters 4 and 5.
Sanitary Sewer
Finding 22: Section 4.3-105.A of the SDC requires that sanitary sewers shall be installed to serve each new
development and to connect developments to existing mains. Additionally, installation of sanitary sewers shall
provide sufficient access for maintenance activities.
Finding 23: The proposed Final Master Plan Modification shows a conceptual layout for a public sanitary
sewer system that appears to serve all lots within the development area and with sufficient capacity for the
higher residential density depicted on the applicant’s alternate development plan. The proposed sanitary sewer
system will connect to the existing public trunk sewer line that runs east-west through the site and to the 31st
Street sanitary sewer main that has adequate capacity for the proposed development.
Finding 24: Section 2.02.8 of the City’s EDSPM states that sanitary sewers shall be located in the public rightof-way at street centerline or within 5 feet of the centerline of the street. Public sanitary sewers in easements
shall be allowed only after all reasonable attempts to place the mains in public rights-of-way have been
exhausted.
Finding 25: Construction of public sanitary sewer mains is reviewed and approved in conjunction with a Public
Improvement Permit (PIP) process.
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RECOMMENDED CONDITION OF APPROVAL:
5. The developer(s) shall design and build each phase’s public sanitary sewer system using the City’s
PIP process and in accordance with the requirements of the City’s adopted EDSPM in effect at the
time of PIP submittal.
Stormwater Management
Quantity
Finding 26: Section 4.3-110.B of the SDC requires that the Approval Authority shall grant development
approval only where adequate public and/or private stormwater management systems provisions have been
made as determined by the Development & Public Works Director, consistent with the City’s adopted EDSPM.
Finding 27: Section 4.3-110.C of the SDC states that a stormwater management system shall accommodate
potential runoff from its entire upstream drainage area, whether inside or outside of the development site.
Finding 28: Section 4.3-110.D of the SDC requires that runoff from a development shall be directed to an
approved stormwater management system with sufficient capacity to accept the discharge.
Finding 29: Section 4.3-110.E of the SDC requires new developments to employ drainage management
practices that minimize the amount and rate of surface water runoff into receiving streams and that promote
water quality.
Finding 30: To comply with SDC 4.3-110.D & E, most stormwater runoff from the site will be discharged into
an existing drainage channel that crosses the site from east to west – a drainage feature that is commonly
referred to as the “Pierce Ditch”. A smaller basin on the northern edge of the site will discharge to the existing
stormwater system adjacent to Pierce Park.
Finding 31: The existing drainage channel (Pierce Ditch) is proposed to be relocated to the north and
reconfigured to more closely resemble and function as a natural channel than the existing linear ditch. The
entire existing ditch and the proposed reconfigured channel are (and will be) classified as a wetland in
accordance Oregon Department of State Lands (DSL) criteria. All work within the wetland areas require
appropriate permits from DSL, the US Army Corps of Engineers, and (potentially) the Oregon Department of
Environmental Quality (DEQ).
Finding 32: The applicant has prepared and submitted a comprehensive stormwater drainage report which
provides for an acceptable drainage management plan for the entire Master Plan area.
Finding 33: Current City policy is for all stormwater management facilities that receive or convey public
runoff to be transferred to City of Springfield ownership upon completion and acceptance of a PIP. In the
applicant’s alternate design, which proposes cluster development to increase dwelling unit density, the
developer(s) rely on most (if not all) of the naturalized area surrounding the reconfigured conveyance channel
to meet the common open space requirements of the City’s Development Code. If the developer(s) choose the
alternate design and advance a series of cluster subdivisions identifying common open space along the central
stormwater drainage facility, the ownership and maintenance of the conveyance channel and detention ponds
will need to be reconciled to the satisfaction of the City.
Quality
Finding 34: Under Federal regulation of the Clean Water Act (CWA), Endangered Species Act (ESA), and
National Pollutant Discharge Elimination System (NPDES), the City of Springfield is required to obtain, and
has applied for, a Municipal Separate Storm Sewer System (MS4) permit. A provision of this permit requires
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the City to demonstrate efforts to reduce the pollution in urban stormwater to the Maximum Extent Practicable
(MEP).
Finding 35: Federal and Oregon Department of Environmental Quality (DEQ) rules require the City’s MS4
plan to address six “Minimum Control Measures”. Minimum Control Measure 5, “Post-Construction
Stormwater Management for New Development and Redevelopment”, applies to the proposed development.
Finding 36: Minimum Control Measure 5 requires the City of Springfield to develop, implement and enforce
a program to ensure the reduction of pollutants in stormwater runoff to the MEP. The City also must develop
and implement strategies that include a combination of structural or non-structural Best Management
Practices (BMPs) appropriate for the community.
Finding 37: Minimum Control Measure 5 requires the City of Springfield to use an ordinance or other
regulatory mechanism to address post-construction runoff from new and re-development projects to the extent
allowable under State law. Regulatory mechanisms used by the City include the SDC, the City’s EDSPM, and
the Stormwater Facilities Master Plan (SFMP).
Finding 38: Section 3.02 of the City’s EDSPM states the Development & Public Works Department will
accept, as interim design standards for stormwater quality, water quality facilities designed pursuant to the
policies and procedures of the City’s EDSPM and the City of Eugene Stormwater Management Manual.
Finding 39: Sections 3.02.5 and 3.02.6 of the City’s EDSPM states all public and private development and
redevelopment projects shall employ a system of one or more post-developed BMPs that in combination are
designed to achieve at least a 70% reduction in the total suspended solids in the runoff generated by that
development. Section 3.03.4.E of the manual requires a minimum of 50% of the non-building rooftop
impervious area on a site shall be treated for stormwater quality improvement using vegetative methods and
100% of the area shall be pre-treated.
Finding 40: To meet the requirements of the City’s MS4 permit, the SDC, and the City’s EDSPM, the applicant
has proposed a series of drainage ponds adjacent to and connected with the central stormwater conveyance
channel. The detention ponds will be vegetated and metered to provide full treatment of the runoff from both
the public streets and private home lots prior to discharge into the central conveyance channel.
Finding 41: Current City policy is for all stormwater facilities that receive or convey public stormwater
runoff to be transferred to City ownership upon completion and acceptance of the PIP, at which time the City
is responsible for the ongoing maintenance and functionality of the treatment ponds.
Utilities and Easements
Finding 42: The applicant is not proposing to significantly modify the public and private utility scheme for the
Final Master Plan area. The existing public utility infrastructure on the periphery of the Marcola Meadows
development area has adequate capacity to serve the anticipated development on the site. As development
progresses in the Final Master Plan area, the developer will be responsible for extending underground water,
sanitary sewer, storm sewer, electrical, telecommunication and natural gas lines from connection points within
and adjacent to the site.
Finding 43: Section 4.3-130.A of the SDC requires each development area to be provided with a water system
having sufficiently sized mains and lesser lines to furnish adequate supply to the development and sufficient
access for maintenance. Springfield Utility Board (SUB) coordinates the design of the water system within
Springfield city limits.
Finding 44: Section 4.3-140.A of the SDC requires applicants proposing developments to make arrangements
with the City and each utility provider for the dedication of utility easements necessary to fully service the
development site or land beyond the development area.
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RECOMMENDED CONDITIONS OF APPROVAL:
6. Prior to approval of Phases 1B, 2B, 3A and/or 7 of the Final Master Plan, the applicant shall obtain
all required state and federal permits for work within delineated wetlands and provide evidence
thereof to the City.
7. The developer(s) shall design and build each phase’s public stormwater system through the City’s
PIP process in accordance with the approved drainage report and meeting the requirements of the
adopted EDSPM in effect at the time of submittal. The final alignment and configuration of the
stormwater mains, laterals, detention ponds, and conveyance channels shall be determined through
the PIP process.
8. To ensure a fully functioning water quality system that is maintainable, the developer(s) shall install
a water quality manhole of a swirl/vortex-type design that provides sufficient pre-treatment per the
Washington State Department of Ecology “Technology Assessment Protocol – Ecology” (T.A.P.E.)
list prior to discharge to the public treatment pond. The developer shall design and install the water
quality manholes as part of the PIP construction for each construction phase.
9. As part of the development review and approval process for each construction phase, the
developer(s) shall provide sufficient utility easements as determined at that time for all required
utilities. Current City policy is for a 7-foot wide public utility easement (PUE) along both sides of all
public street rights-of-way.
10. As part of the PIP review and approval process for each construction phase, the developer(s) shall
provide utility plans with sufficient detail to provide for all utility access, ADA facilities, and
required landscaping along the frontages of all public street rights-of-way.
Conclusion: As conditioned herein, this proposal satisfies Criterion F.
G. Protection of Physical Features: Physical features, including, but not limited to slopes 15 percent or
greater with unstable soil or geologic conditions, areas with susceptibility to flooding, significant clusters
of trees and shrubs, watercourses shown on the Water Quality Limited Watercourses (WQLW) Map and
their associated riparian areas, wetlands, rock outcroppings and open spaces and areas of historic and/or
archaeological significance as may be specified in Section 3.3-900 or ORS 97.740-760, 358.905-955 and
390.235-240 shall be protected as specified in this Code or in State or Federal law. The Preliminary
Master Plan shall also comply with applicable physical feature protection standards specified in SDC
Chapter 4.
Finding 45: The property is currently vacant and the only notable physical feature on the site is the existing,
linear drainage channel (Pierce Ditch) that bisects the entire Master Plan area from east to west. At the western
boundary of the Master Plan area, the channel turns 90° south and runs along the southwest edge of the site to a
connection point with the piped public stormwater system in Marcola Road. As previously stated herein, the
drainage channel is part of the City’s mapped stormwater system and is identified on the local wetland
inventory. The proposed Master Plan contemplates realigning and enhancing the existing linear channel to
serve as a neighborhood open space feature and also to perform an enhanced stormwater management function.
Reconfiguration of the drainage channel will need to be done with appropriate permits from state and federal
agencies, including but not limited to the Oregon Department of State Lands and the US Army Corps of
Engineers. The applicant is not proposing to significantly relocate or realign the drainage channel beyond what
was shown in the original 2008 Master Plan, and therefore the proposed modification will not change the status
of natural and historic features on the site.
Conclusion: This proposal satisfies Criterion G.
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H. Phasing Plan: The Phasing Plan shall: demonstrate that the construction of required public facilities
shall occur in a logical sequence, either in conjunction with, or prior to each phase, or that there are
appropriate financial guarantees as specified in Subsection 5.13-120.M to ensure the phased public
facilities construction will occur.
Finding 46: The applicant is proposing to significantly modify the phasing plan and sequencing approved with
the Marcola Meadows Master Plan in 2008. The original Master Plan contemplated four phases of
development, starting with an initial phase in the southwest corner of the property. The initial phase included a
roundabout and improvements to the Marcola Road frontage, a segment of the primary collector street
extending northward from the roundabout on Marcola Road, and commercial parcels fronting onto Marcola
Road and the primary collector street. A large standalone commercial parcel intended for a home improvement
center was part of the initial development phase. Following the initial phase, the sequencing of development
was anticipated to progress generally from the southwest corner of the property to the northeast corner.
Finding 47: The current proposal is to change the phasing from four to nine construction phases, and to change
the initial phase from the southwest corner to the northeast corner of the property. Development would
progress generally from the northeast corner of the property to the west and south. The southern edge of the
property, including most of the Marcola Road frontage improvements, is proposed to be in the final
development phases.
Finding 48: In accordance with SDC 5.13-133.C.1, Final Master Plans are valid for a period of not more than
seven (7) years after date of recordation unless modified or extended. The Marcola Meadows Master Plan was
recorded July 25, 2008 and was initially set to expire on July 25, 2015. The applicant subsequently requested
and was granted a three year extension pursuant to SDC 5.13-135.A.3, which provides for an expiration date of
July 25, 2018 (Case TYP115-00031).
Finding 49: In accordance with SDC 5.13-135.B.9, the applicant is requesting a Final Master Plan
Modification to extend the timeline a maximum of 15 years from the date of final approval (to July 25, 2023).
Because of the size and complexity of the development area, and the fact the applicant is requesting the
maximum time frame for Final Master Plan eligibility, the subject request is being processed as a Type III land
use application.
Finding 50: The Final Master Plan was recorded at Lane County Deeds & Records on July 25, 2008, and a
notification that the timeline for Master Plan expiration was extended to July 25, 2018 was recorded against the
property as document #2015-039630. Should the request for Final Master Plan Modification be approved by
the Springfield Planning Commission, the applicant will need to record the following documents at Lane
County Deeds & Records: the modified Final Master Plan document and plans; any conditions of approval;
any covenants, conditions and restrictions (CC&Rs) applicable to the property; and a notification of Final
Master Plan extension.
Finding 51: Staff has reviewed the 54 conditions of Final Master Plan approval currently recorded against the
property and the Deed Restriction that implements a list of 20 CC&Rs recorded against the property. At the
time of initial staff review in 2007, the Villages at Marcola Meadows Master Plan application was submitted as
an expedited application which required the City to quickly consider and implement a number of contingencies
for the anticipated future land use applications and development of the property. As a result, the Final Master
Plan conditions of approval and CC&Rs are far more exhaustive and prescriptive than “standard” conditions
typically associated with the City’s subdivision and site plan review processes. Staff observes that the
extensive list of conditions and covenants attached to the property (conditions that could be just as effectively
applied through a series of land use applications) presents a significant encumbrance to development of the
property and could be a key reason why the site has remained vacant for the past decade.
Finding 52: It is staff’s recommendation that, based on the anticipated phasing and sequencing of
development; the multiple opportunities for staff, referral agencies, stakeholders and the public to review
successive development applications for subdivision, site plan review, and the construction of public
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infrastructure; and the revisions to the City’s Development Code since 2008 to account for changes in
regulatory requirements and development review procedures, the 54 Conditions of Approval recorded with the
Final Master Plan as Document #2008-043041 and the 20 CC&Rs recorded as Document #2008-039321 should
be superseded and nullified upon approval of this Final Master Plan Modification as initiated by Planning
Action 811-18-000054-TYP3.
RECOMMENDED CONDITIONS OF APPROVAL:
11. The applicant shall record the modified Final Master Plan document, revised plans, and conditions
of approval against the property at Lane County Deeds & Records and provide evidence thereof to
the City.
12. The applicant shall record a notification of Final Master Plan extension against the property at Lane
County Deeds & Records and provide evidence thereof to the City. The timeline extension is granted
to July 25, 2023 at which time the Final Master Plan expires.
13. The modified Final Master Plan document, revised plans, and conditions of approval arising from
Planning Action 811-18-000054-TYP3 shall supersede the prior Master Plan recorded as Document
#2008-043041 and the CC&Rs recorded as Document #2008-039321.
Conclusion: As conditioned herein, this proposal satisfies Criterion H.
I. Adjacent Use Protection: The proposed Preliminary Master Plan contains design elements including,
but not limited to landscaping/screening, parking/traffic management, and multi-modal transportation
that limit and/or mitigate identified conflicts between the site and adjacent uses.
Finding 53: The applicant is not proposing to modify the provisions for protection of adjacent uses with this
application. The Marcola Meadows Master Plan currently provides for extension of public streets and utilities;
provision of vehicle and pedestrian circulation; parking and cross-access between commercial lots within the
development area; reconfiguration of the surface stormwater drainage channel; landscaping and screening of
parking lot areas; and improvements to perimeter streets including Marcola Road and 31st Street. Based on the
design of the neighborhood and provisions of the modified Master Plan, it is expected that the development
area will remain compatible with existing residential and commercial development in the vicinity.
Conclusion: This proposal satisfies Criterion I.
SUMMARY OF RECOMMENDED CONDITIONS OF APPROVAL:
1. Prior to approval of the modified Final Master Plan, the zoning of the property shall be amended as
initiated by Planning Action 811-18-000053-TYP3.
2. Prior to approval of the modified Final Master Plan, the applicant will record a deed restriction stating
that all the residential units needed to meet minimum residential density in the MDR zone (14 dwelling
units per net acre of MDR zoning area) and in the mixed-use/nodal development area (12 dwelling units
per net acre overall) will be constructed prior to or concurrently with any commercial development in
Marcola Meadows.
3. Prior to approval of the modified Final Master Plan, the applicant shall provide an updated construction
phasing plan consistent with City requirements and the findings of the revised TIA, including but not
limited to ensuring that Marcola Road improvements are constructed prior to or concurrently with
introduction of additional traffic generated by the Master Plan development area.
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4. The developer(s) shall design and construct each phase’s public road system using the City’s Public
Improvement Permit (PIP) process and in accordance with the requirements of the City’s adopted
EDSPM in effect at the time of PIP submittal.
5. The developer(s) shall design and build each phase’s public sanitary sewer system using the City’s PIP
process and in accordance with the requirements of the City’s adopted EDSPM in effect at the time of
PIP submittal.
6. Prior to approval of Phases 1B, 2B, 3A and/or 7 of the Final Master Plan, the applicant shall obtain all
required state and federal permits for work within delineated wetlands and provide evidence thereof to
the City.
7. The developer(s) shall design and build each phase’s public stormwater system through the City’s PIP
process in accordance with the approved drainage report and meeting the requirements of the adopted
EDSPM in effect at the time of submittal. The final alignment and configuration of the stormwater
mains, laterals, detention ponds, and conveyance channels shall be determined through the PIP process.
8. To ensure a fully functioning water quality system that is maintainable, the developer(s) shall install a
water quality manhole of a swirl/vortex-type design that provides sufficient pre-treatment per the
Washington State Department of Ecology “Technology Assessment Protocol – Ecology” (T.A.P.E.) list
prior to discharge to the public treatment pond. The developer shall design and install the water quality
manholes as part of the PIP construction for each construction phase.
9. As part of the development review and approval process for each construction phase, the developer(s)
shall provide sufficient utility easements as determined at that time for all required utilities. Current
City policy is for a 7-foot wide public utility easement (PUE) along both sides of all public street rightsof-way.
10. As part of the PIP review and approval process for each construction phase, the developer(s) shall
provide utility plans with sufficient detail to provide for all utility access, ADA facilities, and required
landscaping along the frontages of all public street rights-of-way.
11. The applicant shall record the modified Final Master Plan document, revised plans, and conditions of
approval against the property at Lane County Deeds & Records and provide evidence thereof to the
City.
12. The applicant shall record a notification of Final Master Plan extension against the property at Lane
County Deeds & Records and provide evidence thereof to the City. The timeline extension is granted to
July 25, 2023 at which time the Final Master Plan expires.
13. The modified Final Master Plan document, revised plans, and conditions of approval arising from
Planning Action 811-18-000054-TYP3 shall supersede the prior Master Plan recorded as Document
#2008-043041 and the CC&Rs recorded as Document #2008-039321.

PREPARED BY:

Andy Limbird
Andy Limbird
Senior Planner
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THE VILLAGES AT MARCOLA MEADOWS
Final Master Plan Modification
Map 17-02-30-00, Lot 1800
Map 17-03-25-11, Lot 2300

SUPPLEMENTAL WRITTEN STATEMENT
This Supplemental Written Statement is submitted as an addition to the Final Master Plan Modification
application (Case No. 811-18-000054-TYP3) to be processed as part of the initial application.
I. LAND USE REQUEST
COAs, CC&Rs and Attachments
CC&Rs
The following paragraph is to be inserted into Attachment 4 CC&Rs on Page 4-1 immediately before
Requirements of Master Plan Approval.
Termination of Original Declaration:
A Declaration of Covenants, Conditions and Restrictions of Marcola Meadows dated as of
May 12, 2008 (the "Original Declaration") was executed by SC Springfield, LLC and recorded
on July 3, 2008 at Instrument No. 2008-039321 in the records of the Division of Chief Deputy
Clerk Lane County Deeds and Records with regard to the Property. By the recordation
hereof, the Original Declaration is terminated and of no further force and effect.

If you have any questions about this supplemental written statement, please do not hesitate to
contact Rick Satre at (541) 686-4540 or email rick@schirmersatre.com.
Sincerely,

Richard M. Satre
Richard M. Satre, AICP, ASLA, CSI, Principal
Schirmer Satre Group
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THE VILLAGES AT MARCOLA MEADOWS
Final Master Plan Modification
Map 17-02-30-00, Lot 1800
Map 17-03-25-11, Lot 2300

SUPPLEMENTAL WRITTEN STATEMENT
This Supplemental Written Statement is submitted as an addition to the Final Master Plan Modification
application (Case No. 811-18-000054-TYP3) to be processed as part of the initial application.
I. LAND USE REQUEST
COAs, CC&Rs and Attachments
Attachments
The following paragraph is to be inserted into Attachment 8 Accessways on Page 8-1 immediately
before AGREEMENTS.
Termination of Original Revocable License Agreement:
The Villages at Marcola Meadows Final Master Plan dated July 3, 2008, which included the
original Attachment 8 Accessways (the "Original Revocable License Agreement"), dated July
3, 2008, was recorded on July 25, 2008 at Instrument No. 2008-043041 in the records of the
Division of Chief Deputy Clerk Lane County Deeds and Records with regard to the Property.
With the recordation of The Villages at Marcola Meadows Final Master Plan Modification
hereof (Case No. 811-18-000054-TYP3), the Original Revocable License Agreement is
terminated and of no further force and effect.

If you have any questions about this supplemental written statement, please do not hesitate to
contact Rick Satre at (541) 686-4540 or email rick@schirmersatre.com.
Sincerely,

Richard M. Satre
Richard M. Satre, AICP, ASLA, CSI, Principal
Schirmer Satre Group
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811-18-000054-TYP3 – PROPOSED FINAL MASTER PLAN MODIFICATION FOR MARCOLA MEADOWS
MAP 17-02-30-00, TAX LOT 1800 & MAP 17-03-25-11, TAX LOT 2300
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Mt. Vernon Rd

BEFORE THE PLANNING COMMISSION
OF THE
CITY OF SPRINGFIELD, OREGON
REQUEST FOR FINAL MASTER PLAN
MODIFICATION

+
+
+

CASE NO. 811-18-000054-TYP3
FINDINGS, CONCLUSIONS,
AND ORDER

NATURE OF THE APPLICATION
Request to modify the Final Master Plan for Marcola Meadows to change the sequence and phasing of
development from four to nine phases; extend the timeline for the Final Master Plan to July 25, 2023, and
amend the zoning for a 19.3-acre portion of the development area from Community Commercial (CC) to
Mixed Use Commercial (MUC). The subject property is a 100-acre vacant property in north Springfield at
the northwest corner of 28th Street and Marcola Road, Map 17-02-30-00, Tax Lot 1800 & Map 17-03-2511, Tax Lot 2300.
1.

On March 30, 2018 the following application for a Final Master Plan Modification was accepted:
Revise the sequence and location of development phasing; restore the MUC zoning for a 19.3acre parcel within the development area; and extend the Final Master Plan timeline to July 25,
2023, Case Number 811-18-000054-TYP3, Rick Satre, Schirmer Satre Group on behalf of
MidFirst Bank, applicant. The area requested for Final Master Plan Modification is generally
depicted and more particularly described in Attachment 1 to this Final Order.

2.

The application was submitted in accordance with Section 5.4-105 of the Springfield
Development Code. Timely and sufficient notice of the public hearing, pursuant to Section 5.2115 of the Springfield Development Code, was provided.

3.

On May 15, 2018 a public hearing on the Final Master Plan Modification request was held. The
Development and Public Works Department staff notes including criteria of approval, findings and
recommendations, together with the testimony and submittals of the persons testifying at that
hearing have been considered and are part of the record of this proceeding.

CONCLUSION
On the basis of this record, the requested Final Master Plan Modification application is consistent with
the criteria of Section 5.13-125 of the Springfield Development Code. This general finding is supported
by the specific findings of fact and conclusions in the staff report (Exhibit A) attached hereto.
ORDER
It is ORDERED by the Planning Commission of Springfield that Case Number 811-18-000054-TYP3,
Final Master Plan Modification Request, be approved. This ORDER was presented to and approved by
the Planning Commission on May 15, 2018.

_______________________________
Planning Commission Chairperson
ATTEST
AYES:
NOES:
ABSENT:
ABSTAIN:
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AGENDA ITEM SUMMARY

SPRINGFIELD
PLANNING COMMISSION

Meeting Date:
Meeting Type:
Staff Contact/Dept.:
Staff Phone No:
Estimated Time:
Council Goals:

5/15/2018
Regular Meeting
Andy Limbird, DPW
541-726-3784
15 Minutes
Encourage Economic Development and
Revitalization through Community
Partnerships

ITEM TITLE:

ZONING MAP AMENDMENT – REZONE APPROXIMATELY 19.3 ACRES OF VACANT
LAND FROM COMMUNITY COMMERCIAL (CC) TO MIXED USE COMMERCIAL (MUC)

ACTION
REQUESTED:

Conduct a public hearing and deliberations, and approve, approve with amendments, or deny a
request for Zoning Map Amendment from Community Commercial (CC) to Mixed Use
Commercial (MUC).

ISSUE
STATEMENT:

Schirmer Satre Group, on behalf of MidFirst Bank (owner) is requesting a Zoning Map
Amendment for a 19.3-acre parcel from CC to MUC.

ATTACHMENTS:

1. Staff Report and Findings for Zoning Map Amendment
2. Application and Exhibits
3. PC Final Order – Zoning Map Amendment Request 811-18-000053-TYP3

DISCUSSION:

The property requested for Zoning Map Amendment is a vacant 19.3-acre parcel within the
southwestern quadrant of a larger, vacant, 100-acre property at the northwest corner of Marcola
Road and 28th Street. The subject property is commonly known as Marcola Meadows and it was
the subject of a 2008 Master Plan approval that identified a combination of residential,
commercial, and mixed use development on the site. The subject 19.3-acre parcel was originally
contemplated for a “big box retail” site and a zoning map amendment to facilitate construction of a
Lowe’s home improvement store was undertaken in conjunction with approval of the Final Master
Plan. The Lowe’s store is no longer being considered for the site and the applicant is now
requesting a zoning map amendment to restore the MUC zoning for this parcel. Approximately 26
acres of the adjoining property, including portions to the south and east that have frontage on
Marcola Road, are zoned MUC. The property is currently vacant and has not been assigned a
municipal street address (Assessor’s Map 17-02-30-00, Tax Lot 1800 and Map 17-03-25-11, Tax
Lot 2300).
The subject property is zoned CC on the Springfield Zoning Map and is designated Commercial in
the adopted Metro Plan diagram. Section 3.2-605.A of the Springfield Development Code (SDC)
provides for MUC zoning to be applied to properties designated for predominantly commercial
development, although residential uses are also allowed. The proposed MUC zoning is consistent
with the commercial designation for the property as depicted on the adopted Metro Plan diagram.
The Zoning Map Amendment is being processed concurrently with a Final Master Plan
Modification submitted under separate cover (Case 811-18-000054-TYP3). The proposed Final
Master Plan Modification contemplates the zoning change from CC to MUC in order to
accommodate a combination of commercial and higher density residential development on the
parcel.

Staff Report and Findings
Planning Commission
Zone Change Request (Schirmer Satre Group on behalf of MidFirst Bank)
Hearing Date: May 15, 2018
Case Number: 811-18-000053-TYP3
Applicant: Rick Satre, Schirmer Satre Group
Property Owner: MidFirst Bank
Site: Marcola Meadows Master Plan Site (Map 17-02-03-00, TL 1800 & Map 17-03-25-11, TL 2300)
Request
Rezone 19.3 acres from Community Commercial (CC) to Mixed Use Commercial (MUC).
Site Information/Background
The application was submitted on March 30, 2018 and the public hearing on the matter of the Zone Change request
is scheduled for May 15, 2018. The City conducted a Development Review Committee meeting on the Zone
Change request on April 24, 2018.
The property requested for Zoning Map Amendment is a 19.3-acre portion of a vacant 100-acre parcel at the
northwest corner of 28th Street and Marcola Road. The site has not been assigned a municipal street address and is
identified as Assessor’s Map 17-02-03-00, Tax Lot 1800 and Map 17-03-25-11, Tax Lot 2300 – more commonly
known as the Marcola Meadows development area. A Final Master Plan was approved for the property in 2008 and
the 19.3-acre portion was rezoned to Community Commercial to accommodate a Lowe’s home improvement store.
No development has occurred on the site since the original Master Plan approval and zone change, so the applicant
is now requesting to rezone the 19.3-acre portion to MUC, which is consistent with the adjoining 26-acre portion of
the site. The proposed Zoning Map Amendment would allow for a combination of commercial and higher density
residential uses to be built within the 19.3-acre area. Concurrently with this request for Zoning Map Amendment,
the applicant has submitted a Final Master Plan Modification under separate cover (Case 811-18-000054-TYP3).
The proposed Final Master Plan Modification contemplates uniform MUC zoning for the southern half of the
development area.
In accordance with Section 3.2-605.A of the Springfield Development Code (SDC), the Mixed Use Commercial
district is used to accommodate predominantly commercial uses, but residential and public uses are also allowed.
Mixed Use Commercial zoning can be used to implement Commercial and/or Nodal Development designation as
depicted on the adopted Metro Plan diagram. The proposed change of zoning from Community Commercial to
Mixed Use Commercial does not affect the adopted Metro Plan diagram or plan designation for the property so it is
being processed as a Type III Zoning Map amendment.
Notification and Written Comments
Notification of the May 15, 2018 Planning Commission public hearing was sent to all property owners and residents
within 300 feet of the outer boundary of the Marcola Meadows development site on April 23, 2018. Notification was
also published in the April 30 and May 7, 2018 editions of The Register Guard. Staff responded to several telephone
calls and emails inquiring about the proposal but no written comments were received.
Criteria of Approval
Section 5.22-100 of the SDC contains the criteria of approval for the decision maker to utilize during review of
Zoning Map amendment requests. The Criteria of Zoning Map amendment approval criteria are:
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SDC 5.22-115 CRITERIA
C.

Zoning Map amendment criteria of approval:
1.

Consistency with applicable Metro Plan policies and the Metro Plan diagram;

2.

Consistency with applicable Refinement Plans, Plan District maps, Conceptual Development Plans
and functional plans; and

3.

The property is presently provided with adequate public facilities, services and transportation
networks to support the use, or these facilities, services and transportation networks are planned to
be provided concurrently with the development of the property.

4.

Legislative Zoning Map amendments that involve a Metro Plan Diagram amendment shall:
a.

Meet the approval criteria specified in Section 5.14-100; and

b.

Comply with Oregon Administrative Rule (OAR) 660-012-0060, where applicable.

Proposed Findings In Support of Zone Change Approval
Criterion: Zoning Map amendment criteria of approval:
1.

Consistency with applicable Metro Plan policies and the Metro Plan diagram;
Finding 1: In accordance with the Economic Element of the Metro Plan, “it is essential that an adequate
supply (quantitatively and qualitatively) of commercial and industrial land be available. An adequate
supply of land includes not only sites sufficient in size to accommodate the needs of the commercial or
industrial operations (including expansion), but also includes sites which are attractive from the standpoint
of aesthetics, transportation costs, labor costs, availability of skilled labor, natural resource availability,
proximity to markets, and anticipated growth of local markets.”
Finding 2: Metro Plan Policy B.6, Page III-B-4 states: “Increase the amount of undeveloped land zoned
for light industrial and commercial uses correlating the effective supply in terms of suitability and
availability with the projections of demand.”
Finding 3: Metro Plan Policy B.16, Page III-B-5 states: “Utilize processes and local controls, which
encourage retention of large parcels or consolidation of small parcels of industrially or commercially zoned
land to facilitate their use or reuse in a comprehensive rather than piecemeal fashion.”
Finding 4: Metro Plan Policy B.22, Page III-B-6 states: “Review local ordinances and revise them to
promote greater flexibility for promoting appropriate commercial development in residential
neighborhoods.”
Finding 5: Consistent with the above-listed Metro Plan policies, the subject property is a 19.3-acre portion
of a larger 100-acre property under single ownership. The applicant is proposing to consolidate the 19.3acre portion currently zoned CC with the adjoining 26 acres already zoned MUC. Upon rezoning, the
contiguous 45.3 acre portion of the site would be uniformly zoned MUC.

2.

Consistency with applicable Refinement Plans, Plan District maps, Conceptual Development Plans and
functional plans;
Finding 6: There is no adopted neighborhood Refinement Plan specific to this area of Springfield.
Therefore, the Metro Plan diagram remains the prevailing comprehensive plan diagram for this site.
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Finding 7: The City adopted the Springfield 2030 Refinement Plan – Economic Element in 2017 through
Ordinance 6361, which is currently effective but still pending acknowledgement from LDCD. Effective
but unacknowledged comprehensive plan amendments are applicable to land use decisions under ORS
197.625 when, as here, no stay has been granted. The Springfield 2030 Refinement Plan – Economic
Element is intended to update, refine and implement the Economic Element policies found in Section III-B
of the Metro Plan. The Springfield 2030 Refinement Plan – Economic Element does not repeal the policies
in Section III-B of the Metro Plan.
Finding 8: Oregon Revised Statutes (ORS) 197.625(5) provides that, if an effective but unacknowledged
provision of a comprehensive plan fails to gain acknowledgement, “a permit or zone change approved, in
whole or in part, on the basis of the [unacknowledged comprehensive plan] change does not justify
retention of the improvements that were authorized by the permit or zone change.”
Finding 9: If the Springfield 2030 Refinement Plan – Economic Element fails to gain acknowledgement,
the decision to approve the proposed zone change remains valid because, alternatively, the decision can be
based solely upon compliance with the policies in Section III-B of the Metro Plan as stated in Findings 1
through 5 herein. For that reason, any improvements authorized by this decision may be retained under
ORS 197.625(5).
Finding 10: Springfield 2030 Refinement Plan – Economic Element Policy E.1 states: “Designate an
adequate supply of land that is planned and zoned to provide sites of varying locations, configurations, size
and characteristics as identified and described in the Economic Opportunity Analysis to accommodate
industrial and other employment over the planning period. These sites may include vacant undeveloped
land; partially developed sites with potential for additional development through infill development; and
sites with redevelopment potential.”
Finding 11: Springfield 2030 Refinement Plan – Economic Element Policy E.5 states: “Provide an
adequate, competitive short-term supply of suitable land to respond to economic development opportunities
as they arise.”
Finding 12: Springfield 2030 Refinement Plan – Economic Element Policy E.7 states: “Where possible,
concentrate development on sites with existing infrastructure or on sites where infrastructure can be
provided relatively easily and at a comparatively low cost.”
Finding 13: Springfield 2030 Refinement Plan – Economic Element Policy E.15 states: “Work with Lane
Transit District and Oregon Department of Transportation to ensure that transportation system
improvements address the needs of existing commerce while strengthening Springfield’s economic corridor
connections and development/redevelopment potential.”
Finding 14: Springfield 2030 Refinement Plan – Economic Element Policy E.16 states: “Consider the
economic opportunities provided by transportation corridors and seek to maximize economic uses in
corridors that provide the most optimal locations and best exposure for existing and future commercial and
industrial uses.”
Finding 15: Springfield 2030 Refinement Plan – Economic Element Policy E.19 states: “In the 2030 Plan
diagram and Land Use Element, and future refinement planning, locate regional, community and
neighborhood-serving commercial uses to support economically viable centers, enhanced commercial
corridors, and walkable neighborhood scale mixed-use centers.”
Finding 16: Springfield 2030 Refinement Plan – Economic Element Policy E.22 states: “Plan, designate
and zone land to allow community and neighborhood retail commercial uses in new, existing or expanded
mixed use centers/nodes to address the land need for retail described in the Economic Opportunities
Analysis; timing shall be coordinated with City refinement planning processes or through property-owner
initiated proposals that are consistent with Springfield Comprehensive Plan policies.”
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Finding 17: Springfield 2030 Refinement Plan – Economic Element Policy E.23 states: “Identify and
target commercial activities that will generate living-wage employment opportunities and/or meet daily
needs of local residents.”
Finding 18: Springfield 2030 Refinement Plan – Economic Element Policy E.38 states: “Strengthen the
coordination between infrastructure, planning and investments, land use, and economic development goals
to prepare land and physical infrastructure, in a timely fashion, that is necessary to support business
development and stimulate quality job creation.”
Finding 19: Springfield 2030 Refinement Plan – Economic Element Policy E.47 states: “Enhance,
maintain and market Springfield’s reputation for: rapid processing of permits and applications, maintaining
City agreements and commitments, and providing developers with certainty and flexibility in the
development process.”
Finding 20: The application is consistent with the above-listed applicable policies of the Springfield 2030
Refinement Plan – Economic Element for the following reasons: The subject site is within the approved
Final Master Plan area of Marcola Meadows. The 2008 Master Plan identifies a separate 19.3-acre site for
CC zoning to accommodate a “big box” home improvement store. The property is no longer being
considered for a home improvement store – or any other type of “big box” retailer for that matter – so the
applicant is proposing to restore the MUC zoning to be consistent with the adjoining portion of the site. In
conjunction with the requested Zone Change, the applicant has submitted a Final Master Plan Modification
under separate cover (Case 811-18-000054-TYP3). The Zoning Map Amendment and Final Master Plan
Modification are being reviewed concurrently at the public hearing meeting on May 15, 2018.
Finding 21: The requested Zoning Map Amendment is consistent with the zoning configuration depicted in
the proposed Final Master Plan Modification submitted as Case 811-18-000054-TYP3.
Finding 22: The proposed Zoning Map Amendment is consistent with the provisions of the Springfield
2030 Refinement Plan – Economic Element as it retains the commercial viability of the 19.3 acres but
allows for increased flexibility to address changing market conditions and modified development plans.
Finding 23: The Springfield 2035 Transportation System Plan (TSP) is the functional refinement to the
Metro Plan dealing specifically with transportation facilities and Springfield’s compliance with statewide
planning Goal 12. The applicant submitted a revised Traffic Impact Analysis (TIA) with the accompanying
Final Master Plan Modification (Case 811-18-000054-TYP3) to update the previous Traffic Impact Study
(TIS) prepared for Marcola Meadows in 2008. Based on the findings of the revised TIA, the proposed zone
change from CC to MUC is consistent with, and does not alter the TSP’s policies and projects, and is
therefore consistent with the TSP.
3.

The property is presently provided with adequate public facilities, services and transportation
networks to support the use, or these facilities, services and transportation networks are planned to be
provided concurrently with the development of the property.
Finding 24: The site requested for Zone Change has a full range of public utilities and services available,
and a developed urban transportation network (Marcola Road and 31st Street) on the southern and eastern
property frontages. Urban utilities are currently available along the property frontages or internal to the site
(i.e. sanitary sewer) and can be extended through the property as future development occurs on the site.
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4.

Legislative Zoning Map amendments that involve a Metro Plan Diagram amendment shall:
a.

Meet the approval criteria specified in Section 5.14-100; and

b.

Comply with Oregon Administrative Rule (OAR) 660-012-0060, where applicable.

Finding 25: The requested Zone Change is being undertaken as a quasi-judicial, site-specific change in
compliance with provisions of the adopted Metro Plan and Section 3.2-605.A of the City’s Development
Code. Because the proposed MUC zoning is consistent with the Commercial land use designation found on
the Metro Plan diagram, a Comprehensive Plan amendment is not required or warranted. Therefore, the
criterion to comply with SDC 5.14-100 is not applicable.
Finding 26: The Transportation Planning Rule, OAR 660-012-0060(1), requires a local government to put
in place certain mitigation measures if an amendment to a land use regulation (including a zoning map
amendment) would “significantly affect” an existing or planned transportation facility. OAR 660-012-0060
(9) provides that the “local government may find that an amendment to a zoning map does not significantly
affect an existing or planned transportation facility” if all the requirements in subsections (a)-(c) are met.
Finding 27: OAR 660-012-0060 (9)(a) requires that the proposed zoning map amendment be consistent
with the existing comprehensive plan map designation, and the map amendment does not change the
comprehensive plan map. As found above, the proposal amends only the Springfield Zoning Map, and not
the Metro Plan diagram.
Finding 28: OAR 660-012-0060 (9)(b) requires that the local government has an acknowledged
Transportation System Plan (TSP) and that the proposed zoning map amendment is consistent with the
TSP. The Springfield 2035 TSP was acknowledged by DLCD, and the proposed zone change is consistent
with the TSP, and does not affect TSP policies or projects.
Finding 29: Ordinance 6196 (adopted in 2007) amended the Springfield Zoning Map in conjunction with
approval of the Marcola Meadows Master Plan and implemented a trip cap as a demand management
strategy to meet Goal 12 requirements. In accordance with OAR 660-012-0060, the trip cap remains in
effect for the 100-acre site. The applicant has submitted a revised TIA in support of the Zoning Map
Amendment and Final Master Plan Modification that demonstrates that the existing trip cap of 1,430 PM
peak hour net primary external non-bypass trips is not exceeded under the proposed Zoning Map
Amendment.
Finding 30: OAR 660-012-0060 (9)(c) requires that the area subject to the proposed zoning map
amendment is not subject to an exemption from the TPR standards pursuant to a prior UGB amendment or
TSP amendment to account for urbanization of the area. The subject site is within the Springfield UGB and
City limits, so this criterion is not applicable.
Finding 31: Because the proposed zoning map amendment meets all the criteria of OAR 660-0120060(9)(a)-(c), the proposed amendment does not “significantly affect” an existing or planned
transportation facility under OAR 660-012-0060(1). Because the applicant previously implemented a trip
cap on the property as a demand management strategy and that trip cap remains in effect under the
proposed Zoning Map Amendment, no additional mitigation measures under that rule are required.
Therefore, the proposal complies with the Transportation Planning Rule, OAR 660-012-0060.
Conclusion: Based on the above-listed criteria, staff recommends support for the request as the proposal meets the
stated criteria for Zone Change approval in accordance with provisions of the Metro Plan, the applicable elements
of the Springfield 2030 Refinement Plan and the Springfield Development Code.
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Conditions of Approval
SDC Section 5.22-120 allows for the Approval Authority to attach conditions of approval to a Zone Change request
to ensure the application fully meets the criteria of approval. The specific language from the code section is cited
below:
5.22-120

CONDITIONS

The Approval Authority may attach conditions as may be reasonably necessary in order to allow the Zoning
Map amendment to be granted.
No recommended conditions of approval.
The Planning Commission may choose to apply conditions of approval as necessary to comply with the Zone
Change criteria.
Additional Approvals
The 19.3-acre site proposed for Zoning Map Amendment is part of a larger, vacant development area that is subject
to a Final Master Plan Modification advanced as Case 811-18-000054-TYP3. Upon approval of the Final Master
Plan amendment, a series of land use applications and construction plans would need to be submitted for
development of the property. Site development would occur in conjunction with approved subdivision, site plan
review, and Public Improvement Permit plans in accordance with provisions of the City’s Development Code and
the adopted Engineering Design Standards & Procedures Manual.
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BEFORE THE PLANNING COMMISSION
OF THE
CITY OF SPRINGFIELD, OREGON
REQUEST FOR ZONING MAP AMENDMENT

+
+
+

CASE NO. 811-18-000053-TYP3
FINDINGS, CONCLUSIONS,
AND ORDER

NATURE OF THE APPLICATION
Zone change from Community Commercial to Mixed Use Commercial for a 19.3-acre portion of
Assessor’s Map 17-02-30-00, Tax Lot 1800 and Map 17-03-25-11, Tax Lot 2300.
1.

On March 30, 2018 the following application for a Zoning Map Amendment was accepted:
Rezone approximately 19.3 acres of land from Community Commercial to Mixed Use
Commercial, Case Number 811-18-000053-TYP3, Richard Satre, Schirmer Satre Group on
behalf of MidFirst Bank, applicant. The area requested for rezoning is generally depicted and
more particularly described in Attachment 1 to this Final Order.

2.

The application was submitted in accordance with Section 5.4-105 of the Springfield
Development Code. Timely and sufficient notice of the public hearing, pursuant to Section 5.2115 of the Springfield Development Code, was provided.

3.

On May 15, 2018 a public hearing on the Zoning Map Amendment request was held. The
Development and Public Works Department staff notes including criteria of approval, findings and
recommendations, together with the testimony and submittals of the persons testifying at that
hearing have been considered and are part of the record of this proceeding.

CONCLUSION
On the basis of this record, the requested Zoning Map Amendment application is consistent with the
criteria of Section 5.22-115 of the Springfield Development Code. This general finding is supported by
the specific findings of fact and conclusions in the staff report (Exhibit A) attached hereto.
ORDER
It is ORDERED by the Planning Commission of Springfield that Case Number 811-18-000053-TYP3,
Zoning Map Amendment Request, be approved. This ORDER was presented to and approved by the
Planning Commission on May 15, 2018.

_______________________________
Planning Commission Chairperson
ATTEST
AYES:
NOES:
ABSENT:
ABSTAIN:
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ATTACHMENT 1

Source: Schirmer Satre Group
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Legal Description

SITUATED in the City of Springfield, Lane County, State of Oregon in the Northeast 1/4 of
Section 25 in Township 17 South, Range 3 West of the Willamette Meridian and described as
follows:
BEING a portion of the lands that were conveyed as “Parcel 1" in that certain Trustees’ Deed that was
recorded April 10, 2006 at Recorder’s Number 2006-024293 in the Official Records of Lane County,
State of Oregon, which portion is more particularly described as follows:
BEING a portion of “Parcel 2" and a portion of “Parcel 3" of Land Partition Plat Number 94- P0491
as recorded April 19, 1994 in the Land Partition Plat Records of Lane County, State of Oregon, the
perimeter boundary of which being more particularly described as follows:
BEGINNING at the southeast corner of Lot 18 of the plat of “Nicole Park” as platted and recorded
December 21, 1992 in File 74 at Slides 30-32 in the Plat Records of Lane County, State of Oregon;
THENCE, leaving said POINT OF BEGINNING and corner and along the east line of said Lot
18, the east lines of Lots 17 and 16 and the north line of said Lot 16 of said plat of “Nicole Park” the
following two numbered courses: (1) NORTH 00° 03' 40" WEST 259.95 FEET and (2) SOUTH
89° 58' 00" WEST 6.20 FEET to the southeast corner of Lot 4, Block 2 of the plat of “Loch Lomond
Terrace First Addition” as platted and recorded August 12, 1965 in Book 46 at page 20 in the Plat
Records of Lane County, State of Oregon; THENCE, along the east plat boundary of said plat the
following one numbered course: (3) NORTH 00° 02' 00" WEST 112.88 FEET to the southwest corner of
Lot 15 of the plat of “Austin Park South” as platted and recorded November 18, 1993 in File 74 at
Slides 132-134 in the Plat Records of Lane County, State of Oregon; THENCE, along the south
boundary of said plat the following one numbered course: (4) NORTH 89° 57' 41" EAST 260.13 FEET
to the southeast corner of said plat; THENCE, leaving said plat boundary and corner and crossing said
“Parcel 3" of Land Partition Plat Number 94-P0491 along the following fourteen numbered courses:
(5) NORTH 89° 57' 41" EAST 129.00 FEET; (6) SOUTH 89° 56' 46" EAST 75.79 FEET; (7) NORTH
89° 58' 00" EAST 51.89 FEET; (8) NORTH 44° 58' 00" EAST 102.82 FEET; (9) NORTH 62° 37' 55"
EAST 69.58 FEET; (10) SOUTH 89° 50' 03" EAST 589.17 FEET; (11) SOUTH 56° 46' 30" EAST
92.29 FEET; (12) SOUTH 00° 02' 00" EAST 739.09 FEET; (13) SOUTH 89° 58' 00" WEST 388.83
FEET; (14) SOUTH 80° 20' 50" WEST 121.37 FEET; (15) SOUTH 89° 58' 00" WEST 231.55 FEET;
(16) NORTH 00° 02' 00" WEST 290.72 FEET; (17) SOUTH 89° 58' 00" WEST 330.48 FEET; and
(18) SOUTH 00° 02' 00" EAST 56.64 FEET to a point; and THENCE, crossing into said Parcel 2 of
Land Partition Plat Number 94-P0491 the following two numbered courses: (19) SOUTH 89° 58' 00"
WEST 240.81 FEET and (20) NORTH 00° 02' 00" WEST 100.56 FEET RETURNING to the POINT
OF BEGINNING and CONTAINING 19.33 acres more or less.
BEARINGS as shown hereon are based on the Survey Map by Rex A. Betz that was filed October 23,
2007 as County Survey File Number 40754 in the office of the County Surveyor of Lane County,
State of Oregon.
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