
 

 

The meeting location is accessible to pesons with disabilities. A request for an interpreter for the hearing impaired of other 
accommodations for persons with disabilities must be made at least 48 hours before the meeting to City Clerk Sam Dragt 
at 541-937-2157. 

Planning Commission 
Regular Meeting Agenda 

Wednesday, February 1, 2023 at 7:00 p.m. 
 

Lowell Fire Department 
389 N Pioneer St 

Lowell, OR 97452 
 
Members of the public are encouraged to provide comment or testimony through the  
following: 
 Joining by phone, tablet, or personal computer. For details, click on the event at www.ci.low-

ell.or.us. 
 In writing, by using the drop box at Lowell City Hall, 107 East Third Street,  
 Lowell, OR 97452. 
 By email to:  admin@ci.lowell.or.us.  
 
Meeting Agenda 
 
Call to Order/Roll Call/Pledge of Allegiance 
Commissioners:     Dragt ____ Kintzley ____ Hall____ Pickett____ George_____ 
 
Approval of Agenda 
 
Approval of Minutes 
 
Old Business 
1. Consider 45-day extension request from applicant H&H Lowell LLC regarding land use applica-

tions 2022-01, 2022-04, and 2022-06. – Discussion possible action 
a. Staff report – Henry Hearley, City Planner 
b. Motion to accept (or deny) the extension request and to set a date to resume consideration 

of the land use applications. 
If the Planning Commission grants the extension request, then consideration of items 2, 3, and 4 
under old business will be postponed until a later hearing date set by the Planning Commission, 
and the record and comment period will remain open until then. 

 
2. Resume consideration of land use application #2022-01, “Dollar General zone change applica-

tion - Assessor’s Map 19-01-11-33, Tax Lot 06502,” continued from November 16, 2022 hearing 
– Discussion/ Possible action 
a. The public hearing is now open at _____ (state time) 
b. Staff report – Henry Hearley, City Planner 
c. Public comment 
d. The public hearing is now closed at _____ (state time) 
e. Planning Commission decision on Land Use file #2022-01 



 

Page 2 of 2 

3. Resume consideration of land use application #2022-04, “Partition application for Dollar Gen-
eral/Multiple-Family Development - Assessor’s Map 19-01-11-33, Tax Lot 06502,” continued 
from November 16, 2022 hearing. – Discussion/ Possible action 
a. The public hearing is now open at _____ (state time) 
b. Staff report – Henry Hearley, City Planner 
c. Public comment 
d. The public hearing is now closed at _____ (state time) 
e. Planning Commission decision on Land Use file #2022-04 
 

4. Resume consideration of land use application #2022-06, “Site plan review for Dollar General 
retail store and townhome multi-family residential development - Assessor’s Map 19-01-11-33, 
Tax Lot 06502,” continued from November 16, 2022 hearing. – Discussion/ Possible action 
a. The public hearing is now open at _____ (state time) 
b. Staff report – Henry Hearley, City Planner 
c. Public comment 
d. The public hearing is now closed at _____ (state time) 
e. Planning Commission decision on Land Use file #2022-06 

 
New Business 
 
Other Business 
 
Adjourn 
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Staff Report 

Dollar General Zone Change Application 

LU 2022 01 

November 9, 2022 

Date of Completeness: August 12, 2022 

120th Day: February 8, 2023  

Notice sent: October 7, 2022  

Property Owner: H & H Lowell, LLC.   

Applicant: H & H Lowell, LLC.   

Applicant Representative: Rajan Mehta, Oregon Architecture 

1. PROPOSAL. The Planning Commission is being asked to review and render a

recommendation on a zone change for Map and Tax Lot 19-01-11-13-06502. The entire

property is presently zoned Public Lands (PL). The applicant is requesting a portion of the

property be rezoned from PL to General Commercial (C-1) and the other portion be rezoned

from PL to Multiple-Family Residential (R-3).  The applicant is also seeking concurrent

approval of two related applications, in addition to the requested zone change. The applicant is

requesting site plan review for a Dollar General retail store and a townhome multiple-family

residential development and a partition of the property into two separate parcels. However, this

staff report only deals with the zone change request. If the zone change is denied, the remaining

two applications cannot be approved, as the applicant’s intended uses do not conform to the

zoning of the property.

BACKGROUND. The subject property is not located within the confines of the Regulating 

Plan which governs development within the Downtown District of Lowell. The subject 

property was formerly an Oregon State Parks and Recreation Department (OPRD) property. 

Seeing no need or use for the property OPDR sold off the property as excess. The subject 

property was “Parcel 2” of Land Partition Plat No. 2009-P2377 recorded for a past partition 

which split off the subject property from the northern portion. The land uses occurring to the 

north are governmental/public. Land uses occurring to the east and south of the site are 

residential.  

The City has received a couple public comments on the proposal. See Attachment B for all 

public comments.  

2. PLANNING COMMISSION DISCRETION REQUIRED.

• Amendments criteria requires the Planning Commission to divine the “intent” of the

Comprehensive Plan. Approval criteria #1 for an amendment is located in Section

9.253(b)(1). This approval standard requires that the proposed amendment, in this case a

zone change, not conflict with the “intent” of the Comprehensive Plan.

o Staff require Planning Commission’s discretion on several policies and

provisions of the Comprehensive Plan as to whether the proposed amendment



LU 2022 01 Dollar General Zone Change   2 
 

does not conflict with the intent of the Comprehensive Plan.  

o Staff provide a reasonable interpretation as to how to divine the “intent” of the 

Comprehensive Plan backed by case law. The proposed interpretation for 

Planning Commission’s consideration is found under the “staff response” on 

Page 3 of this report.  

o Planning Commission is only making a recommendation for approval or denial 

City Council will make the final determination.  

o Specific policies or areas of the Comprehensive Plan that Planning Commission 

must address are highlighted in green throughout this staff report. Staff require 

the Planning Commission’s discretion and direction on these areas. Planning 

Commission’s deliberation should be geared towards addressing each of these 

areas.  

o Staff conclude a recommendation for the proposed zone change can either be 

denied or approved based on Planning Commission’s discretion. See Page 25-26 

for formal conclusion. Again, City Council will make the final decision.  

o The applicant’s responses to the zone change (amendment) criteria are contained 

in Attachment A.  

 

3. AGENCY REFERRAL COMMENTS.  

 

Lane County Transportation: Per the County Engineer, Lane County Transportation has 

waived the requirement for a traffic impact analysis (TIA) for the zone change. This is because 

Lane County has already required a traffic impact analysis for the proposed development.  

 

4. APPROVAL CRITERIA. Section 9.523 Amendments; Lowell Comprehensive Plan; and 

Applicable Oregon Statewide Planning Goals.   

 

5. STAFF REVIEW OF APPLICABLE APPROVAL CRITERIA.   

 

Section 9.253 Amendments. It is recognized that this Code or the Lowell Comprehensive Plan 

may require amendments to adjust changing circumstances. An amendment may require 

either, a Legislative Decision as defined in Section 9.303(b) or a Quasi-judicial decision as 

defined in Section 9.303(c) depending upon whether the amendment applies to the Code in 

general or to a specific property.  

 

Amendments may be either Text Amendments or Map Amendments. The City utilizes a single 

land use map as a Comprehensive Plan and a Zoning Districts Map, therefore a zone change 

map amendment is an amendment to the Lowell Comprehensive Plan and the Lowell 

Development Code.  

 

(a) Amendment Application. An Amendment to this Code may be initiated by the City 

Council, the Planning Commission or by application of a property owner. A request by a 

property owner for an amendment shall be accomplished by filing an application with the 

City using forms prescribed in Section 9.203.  
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Staff Response: The subject property under consideration for zone change is Map and Tax 

Lot  19-01-11-33-06502. According to the Regional Land Information Database (RLID), the 

subject property is owned by BJ Real Properties, LLC. The applicant has indicated to staff this is 

the incorrect property owner name. The property owner name provided to staff by the applicant 

is H & H Lowell, LLC. Regardless, the property owner has submitted an application to the City 

of Lowell requesting a zone change for the subject property. The application was submitted by 

David Sommer, of Oregon Architecture, on April 16, 2022. A letter of authorization from 

Bradley V. Hoffman of H & H Northwest Companies, LLC granted Oregon Architecture to act 

in their interest and serve as the agent on this application. Staff find this criterion met.  

 

(b) Decision Criteria. All requests for an amendment to the text of map of this Code or the 

Comprehensive Plan may be permitted upon authorization by the City Council in accordance 

with the following findings: 

 
 

(1) The proposed amendment does not conflict with the intent of the Comprehensive Plan.  
  

Applicant response: The Comprehensive Plan is meant to be a living document that reflects 

the goals and aspirations of the citizens of Lowell. One of the City’s goals is to maintain its 

viability as an attractive residential community with a local employment base. This 

particular parcel had been owned by the Forest Service and was once intended to be a 

location for an office for the Service. Times change, the US federal government’s plans 

changed, and the Forest Service found it no longer needed this parcel to accomplish their 

mission.  

 

Staff Response: This approval criterion is worded a bit differently than other similar types 

of approval criteria that call for “consistency” or “compliance” with the comprehensive plan 

or “consistency” or “compliance” with the policies of the comprehensive plan.  This 

approval criterion requires that the proposed change “not conflict with” the “intent” of the 

comprehensive plan.  The Planning Commission’s interpretation of what that provision 

means is entitled to deference.  Friends of Hood River Waterfront v. City of Hood River, 68 

Or LUBA 459 (2013).  Below is an interpretation of that provision that the city decision 

makers could adopt. 

 

This provision does not simply require the council to review the comp plan policies and find 

that the proposed zone change does not conflict with each applicable policy.  Rather, it 

requires a more comprehensive study of the comprehensive plan to discern what the “intent” 

of the comprehensive plan is, with regard to the subject proposal.  This conclusion is 

consistent with the cases that hold that, even where a specific comprehensive plan policy 

may not constitute an independent applicable mandatory approval criterion, policies may 

provide relevant, necessary consideration that must be reviewed and balanced with other 

relevant plan provisions to demonstrate “consistency with applicable plan provisions.”  See 

Bothman v. City of Eugene, 51 Or LUBA 426 (2006); Save our Skyline v. City of Bend, 48 

Or LUBA 192 (2004). 

 

Staff agree with the applicant response to criterion #1. At its core, the purpose of Lowell’s 



LU 2022 01 Dollar General Zone Change   4 
 

Comprehensive Plan is to provide guidelines for conservation and development of 

community resources and to promote public health, safety and general welfare of 

community residents. It is intended to ensure that the City’s livability will be enhanced 

rather than weakened in the face of growth and change. Recognizing the Forest Service no 

longer needed the subject property, it was sold off and eventually purchased by the present 

property owner in hopes of redeveloping the property with commercial and residential uses. 

Consistent with the interpretation of approval criterion #1, above, staff turn to a review of 

relevant policies, goals and sections the Comprehensive Plan.  

 

The applicant has not addressed any specific policy of the Comprehensive Plan in their 

written findings submitted with the application for zone change. The applicant’s written 

narrative is included as Attachment A.   

 

Section 9.932 Economy  
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Staff Response: Section 9.932(b) says “commercially zoned land is also available in 

Lowell, primarily to accommodate small, sole proprietor businesses common in the area.” If 

the City’s intent, with respect to commercial uses, is to primarily accommodate small, sole 

proprietor businesses common in the area, then city decision makers must consider whether 

the proposed rezone from Public Lands to General Commercial to facilitate a Dollar General 

retail store conflicts with this intention. Further, if such a proposed commercial use could be 

considered an “industry,” Lowell sets forth several criteria for consideration when recruiting 

good commercial/industrial “fits” to the Lowell area. The highest priority on that list is 

small, clean and quite companies. According to the criteria, these companies offer a better 

fit and employment growth potential for Lowell.  

 

**Planning Commission should also discuss and interpret if “commercial” is the same as 

“industry” in the context of criteria for recruiting industries to Lowell. If Planning 

Commission considers a “commercial use” to be separate from what is intended by 

“industrial” or “industries” then the ranking criteria section of the Comprehensive Plan 

should be not considered relevant to approval criterion #1.  

 

City decision makers must glean the intention of Section 9.932 to determine whether it 

conforms to approval criterion #1. 

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.  

 

Section 9.939 Population &  Economy Goals & Policies: 

Policy 1: The City of Lowell shall strive for continual and substantial progress toward 

improving the quality of life for area residents including livability and economic prosperity.  

 

Staff Response: City decision makers should consider if this policy does not conflict with 

the intent of the Comprehensive Plan. Does rezoning a vacant, public lands property to 

multiple-family residential and commercial use provide for continued and substantial 

progress towards the quality of life including livability and economic prosperity?  A few 

points to consider: 

• The rezone is being requested in order to permit a 12,480 square foot retail store 

and six multiple-family dwelling units;  

• The proposed retail development has the ability to offer several new jobs within the 

Lowell area in the retail-service industry; and 

• The proposed development will back up to existing residential dwellings.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 
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Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.  

 

Policy 5: The City shall continue to actively encourage industrial and business developments 

that can help improve the economy of the Lowell area which are compatible with maintaining 

the area’s environmental assets and the livability of the community.  

 

Staff Response: City decision makers should consider if this policy does not conflict with 

the intent of the Comprehensive Plan. If the City were to approve the rezone would such an 

act actively encourage business developments that can help improve the economy of the 

Lowell area which are compatible with maintaining the area’s environmental assets and the 

livability of the community? A few points to consider: 

• The site is vacant and can be developed with commercial or residential uses if the 

zoning were not Public Lands.  

• Does rezoning the property from Public Lands to General Commercial help 

improve the economy of the Lowell area?  

• If rezoned to permit the proposed uses, are such uses compatible with the area’s 

environmental assets and the livability of the community?  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.  

 

Policy 7: The City recognizes the need to create a centralized downtown business district in 

Lowell and shall encourage new retail, office and service commercial developments to locate 

there.  

 

Staff Response: Policy 7 gets at the City’s desire to create a centralized downtown business 

district. This is evident in the city’s recent adoption of a Downtown Master Plan and the 

presently underway amendments to the Lowell Development Code to fully implement the 

Downtown Master Plan. The subject property is located outside of the boundaries of the 

Downtown District. The Downtown District is defined as properties within the Regulating 

Plan as adopted in the Downtown Master Plan. Presently, Lowell does not have lands 

outside of the Downtown District that is zoned for commercial uses. This does not mean 

commercial uses cannot locate outside of the Downtown District, but it does mean that lands 

to accommodate commercial uses would have to be rezoned – hence the present proposal.  

Staff find it reasonable to conclude the City is striving to encourage new retail, office and 

service commercial developments to reside in the Downtown District by the fact that the 

City has adopted a Downtown Master Plan and is amending the Land Development Code to 

fully implement the Downtown Master Plan. Policy 7 does not state that new retail, office 

and service commercial developments shall locate in the Downtown District.  
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**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.  

 

Policy 8: The City shall provide and maintain an adequate supply of land for commercial and 

industrial uses to support the Lowell economy.  

 

Staff Response: The Comprehensive Plan contains some analysis of buildable lands 

inventory in Lowell; however, the data is likely antiquated as Lowell’s Comprehensive Plan 

was last updated in 2005. According to Figure 1, Table 9.950 B of the Comprehensive Plan, 

there are 6.12 total acres zoned General Commercial and 3.72 acres zoned Downtown 

Commercial. Between the two zoning designations, the commercially zoned land represents 

2.22% of the total land Lowell. The proposal being considered is to rezone a portion of the 

parcel from Public Lands (PL) to General Commercial (C-1). Furthermore, Figure 1 shows 

the City has 36.40 acres zoned PL, which represents 8.18% of the total land in Lowell.  

 
Figure 1. Table 9.950 B of the Comprehensive Plan. 

The take-away from Figure 1 is Lowell has an abundance of land zoned PL, with a large 

portion of that land being Lowell School District property and that perhaps some of the 

surplus PL zoned land should be rezoned and considered for redevelopment. A further 

discussion of the need of commercially zone land will ensue.  
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**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.

  

 

Section 9.953 Land Use Trends  

 

 

Staff Response: The above excerpt is from the Land Use Trends of the Comprehensive Plan 

for commercial uses. The section related to District C-1 may be relevant because it says, 

“the corridor commercial area should provide space for heavier commercial uses requiring 

on-site truck and auto access like lumber yards, equipment sales and light fabrication 

shops.” The “corridor commercial area” is not defined. It may or may not be the same as the 

Jasper-Lowell Corridor, which is defined. Staff believe there might be an argument that 

commercial uses that are auto-mobile dependent should locate on commercial lands that are 

not within the Downtown Core Area, of which the proposed rezone would facilitate.  

 

Additionally, staff also find the last two sentences of the last paragraph particularly relevant. 

“The limited development that has occurred has been haphazard and allowed without any 

specific commercial area planning. Emphasis and increased planning for the Downtown 
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Core Area will greatly improve the appearance and commercial vitality of the City over the 

long run.” This is relevant because staff find there is an argument to be made that the City is 

now undertaking those specific planning efforts contemplated in the Comprehensive Plan to 

avoid haphazard commercial development. And those planning efforts are focused on the 

Downtown Core Area, not the subject property under consideration for rezone. The City’s 

adopted Downtown Master Plan contains the vision and goals of the City with respect to 

creating a Downtown that is vibrant and quaint. The city decision makers may find that 

rezoning a property from public lands to commercial for a commercial use that is located 

outside of the Downtown Core Area contrary to the City’s efforts to revive the Downtown 

Core Area of Lowell. Further, the last sentence seems to suggest if commercial planning 

efforts are to be undertaken, those efforts should focus on the Downtown Core Area for the 

long-term vitality of the City. City decision makers will have to interpret this section of the 

Comprehensive Plan to discern if the proposed rezone conflicts with the intent of the 

Comprehensive Plan. If city decision makers find this section of the Comprehensive Plan 

conflicts with the proposed rezone, then it may be cited as grounds for denial.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.

 

 

 

Staff Response: The above section related to Public and Semi-Public Land Uses may also 

be relevant to the proposed rezone. This section seems to envision the U.S. Forest Service 

divesting from much of its property within Lowell in the future. The second paragraph 

offers recommendations for how the lands, formerly owned by the U.S. Forest Service 

should be used and redeveloped upon being relinquished. One particular parcel that is 

noteworthy is the subject property itself – “the undeveloped property adjoining Moss Street 

could be developed for multi-family use.” The word “could” should be viewed as 
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nonmandatory language, but the intent is noteworthy. While it is not explicitly identified, 

staff find it reasonable to conclude that the “undeveloped property adjoining Moss Street,” 

is indeed the parcel under consideration for rezone. The parcel to the immediate north of the 

subject property is developed and has been taken over by Oregon Parks and Recreation 

Department (OPRD). The Comprehensive Plan says that the “undeveloped property 

adjoining Moss Street could be developed for multi-family use.” Further, if such a use 

cannot be found, the City’s preference would for the property to redevelop for residential 

uses or semi-public uses. Absent in this paragraph is any mention of the undeveloped 

property being redeveloped with commercial uses. It is true that the applicant is also 

proposing to develop a small portion of the property with six multiple-family dwelling units.  

 

If city decision makers find a proposal to rezone the subject property from Public Lands to 

General Commercial, and a portion Multiple-Family Residential, conflicts with the intent of 

the Comprehensive Plan, then this section may be pointed to as a reason for denial. If not, 

then this section can be found to not conflict with the Comprehensive Plan.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.
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Section 9.954 Projected Land Use Needs  
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Staff Response: The Jasper-Lowell Corridor is defined on page TC-82 of the 

Comprehensive Plan.  

The Jasper-Lowell Corridor includes the Causeway, Pioneer to North Shore, North Shore 

from Pioneer to Moss Street and Moss Street to the City Limits where it becomes Jasper-

Lowell Road. The subject property is located north of the Moss – North Shore Drive 

intersection and south of the city limits. Therefore, staff find it reasonable to conclude it is 

located within the defined Jasper-Lowell Corridor. Staff provide this section of the 

Comprehensive Plan because it helps in interpreting the intent of the Comprehensive Plan, 

which is approval criterion #1 for the proposed zone change.  Staff will breakdown Section 

9.954 into smaller, more manageable sizes for Planning Commission’s consideration.  

• The first paragraph (see below) of subsection (b) of Section 9.954 states that 

comparatively, Lowell is below the average in land allocated for commercial uses 

(it must be noted that the reference cited above refers to cities with populations 

between 2,500 and 10,000. Lowell’s population is not within this parameter.) City 

decision makers might interpret this to mean Lowell is lacking in commercially 

zoned lands and cite this section as a reason to approve the zone change.  

 

• The first sentence of the second paragraph (see below) of subsection (b) of 

Section 9.954 states that commercial activities that provide goods and services to 

area residents are essential to a viable community. However, in the second 

sentence it’s further explained that the location and distribution of commercial 

facilities is also critical to the organizational structure of a community and can 

substantially influence the quality of life in a city. The first portion recognizes the 

vital role commercial activities provide to the residents of Lowell. The second 

portion sort of places a qualifier on the commercial activities to elaborate that not 

only is the existence of a commercial facility important to Lowell, but also is the 

location and distribution of commercial facilities. These factors are critical to the 

organizational structure of a community and can substantially influence the 

quality of life in a city.  
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• The language provided for in the third paragraph (see below) seems to be 

cognizant to the fact that not all commercial uses that could potentially locate in 

Lowell will be well suited for location in the Downtown Core Area. In this 

instance, it’s suggested (for the C-1 District Zone), additional corridor 

commercial uses that rely on the Jasper-Lowell Corridor such as heavier 

commercial uses requiring on-site truck and auto access that are not appropriate 

for the Downtown Core Area should be encouraged in this area. The zone change, 

if approved, would facilitate the development of a 12,480 square foot Dollar 

General retail store, of which would rely on the Jasper-Lowell Corridor and rely 

on truck and auto access; therefore, a location in the Downtown Core Area would 

not be appropriate. The subject property under consideration for zone change and 

development would be more appropriate.  

 

• The fifth paragraph (see below) contains language that seems to contradict the 

previous paragraph. The fourth paragraph states “fragmented dispersed 

development does not contribute to a sense of community. Designation more 

commercial land than is needed along an arterial road will encourage fragmented 

random strip development at the expense of the community and should be 

avoided.” Whereas in the previous paragraph it was recognized that not all 

commercial facilities are well suited for the Downtown Core Area, paragraph five 

states fragmented commercial development should be avoided. There is an 

argument to be made that the proposal will result in a fragmented commercial 

development because there would be a 12,480 square foot retail store located 

outside of the areas presently zoned for commercial uses and placed adjacent to 

an arterial road and adjacent to current residential development.  

 

• The sixth and final paragraph states “if the needed amount of commercial land is 

located wisely in commercial centers, new commercial businesses will be 
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attracted to the community and will have a higher potential for success because 

they are supported by the activities generated by adjacent businesses and are 

more efficient and convenient for area residents.” If the property is rezoned to site 

a new retail store, it will be the only retail/commercial use in the immediate 

vicinity, so it’s questionable if the development will attract additional commercial 

facilities to the city because there would be no adjacent business activity, so one 

could reasonably conclude that it is not “located wisely.” It’s staff’s opinion that 

the six paragraph recognizes the importance of a Downtown Core Area, in that 

commercial facilities that locate there help spur adjacent economic activity in the 

Downtown Core Area, of which are more convenient and efficient to area 

residents.  Lastly, the paragraph also addresses location and the amount of needed 

commercial land. Page TC 97 concludes there is, initially, no anticipated need for 

additional commercial land. What is needed is an emphasis on downtown 

development. As the City grows, it is anticipated that the need for additional 

commercial lands will increase to 4% of the City’s land use.  

 

 

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied.
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Section 9.959 Land Use Goals and Policies 

General Land Use Policies: 

Policy 1: Sufficient area shall be maintained for the balanced expansion of all major land 

uses.  

 

Staff Response: As referenced above in Figure 1, the percentage of Lowell’s land zoned for 

commercial uses in 2.2%. By contrast, the percentage zoned Public Lands is 8.18%. A 

reasonable explanation of the large difference is that in Lowell the Lowell School District 

occupies several large parcels that are zoned Public Lands for school and governmental 

uses.  

 

City decision makers will have to decide if removing 1.53 acres of Public Lands and 

replacing it with 0.33 acres of multiple-family residential zoned lands and 1.18 acres of 

commercial zoned lands is providing sufficient area for the balanced expansion of all major 

land uses.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

General Residential Land Use Policies: 

Policy 6: Residential districts shall be protected from heavy through traffic, conflicting land 

uses, or other encroachment that would impair a safe, quiet living environment.  

 

Staff Response: The subject property is adjacent to existing low-and high-density 

residential uses located to the east and south. There is no through traffic expected because 

the subject property is adjacent to a Lane County arterial, in which access to the proposed 

site is proposed.  

 

City decision makers will have to consider if a rezone to commercial and residential lands 

would impair a safe and quiet living environment in the adjacent residential districts.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 
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Policy 7: The City shall encourage in-fill development on over-sized lots.  

 

Staff Response: While the proposal is not a traditional in-fill development, the applicant is 

requesting the subject property be partitioned into three separate parcels – two of which are 

proposed to be rezoned to R-3 Multiple-Family. In a way, the applicant is in-filling the 

property in that it’s a large enough property to accommodate the primary commercial use 

and accommodate two smaller residential parcels which will result in new multiple-family 

dwelling units.   

 

City decision makers may see the proposal as a way to encourage in-fill development.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

Commercial Land Use Policies: 

Policy 11: The City shall encourage commercial facilities that will serve the needs of the 

community as well as those of the visiting tourists and recreational participants.  

 

Staff Response: The City has a policy to “encourage” commercial facilities that will serve 

the needs of the community as well as those of the visiting tourist and recreational 

participants.  

 

In the context of the proposal, the City could “encourage” commercial facilities by making 

more lands zoned for commercial uses and activities available for use.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

Policy 12: The City shall ensure that future commercial development will not have a 

significant adverse effect on surrounding land uses.  

 

Staff Response: The proposed zone change from Public Lands to General Commercial, and 

a small portion Multiple-Family, would spur a future commercial development in the form 

of a proposed 12,480 square foot Dollar General retail store. Policy 12 says “the City shall 

ensure that future commercial development will not have a significant adverse effect on 

surrounding land uses.” This does not mean that no adverse effects on surrounding land uses 

are permitted – it means that the adverse effects should not be “significant.”  
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City decision will have to make the distinction between what adverse effects on surrounding 

land uses are reasonable when considering the proposal and what adverse effects are 

considered significant and if so, what mitigation can be reasonably be implemented to 

address “significant adverse effects.” Staff note that practically all perceived adverse effects 

on surrounding land uses have the ability to be mitigated through site plan review, of which 

the applicant is concurrently going through.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

Policy 13: Vehicular and pedestrian efficiency and safety shall be required criteria for all 

commercial developments.  

 

Staff Response: Lane County did not require a Traffic Impact Analysis (TIA) as a result of 

the proposed zone change. However, Lane County did require a TIA to be completed as part 

of the site plan review application. Vehicular and pedestrian safety improvements are 

proposed as part of the site plan review process. Such improvements include: 

• 5’ sidewalk along frontage; 

• 6’ planter strip; 

• 6’ bike lane; 

• Pedestrian crosswalk to west side of North Moss Street; and  

• Two ADA parking spaces.  

 

As described above, staff find it reasonable to conclude the proposed amendment does not 

conflict with this policy, however, Planning Commission may form their own conclusion. 

Staff note there are several minor unresolved issues with the TIA. Those issues will be 

discussed in the staff report for site plan review. 

 

Section 9.972 Street System 

(g) Downtown Core Area. The Downtown Core Area is centered on Main Street and extends 

from the High School to North Shore Drive, which is part of the Jasper-Lowell Corridor. This 

area has struggled to maintain itself over the years. Public and commercial businesses have 

located outside of the area causing fragmentation and dispersal of facilities that usually define 

a City. Renewal of the “Downtown” should begin immediately and should be continually 

improved as the community grows. The City should seek participation in a downtown planning 

program with the Oregon Downtown Development Association that can help provide the 

impetus needed to initiate this important effort. Pedestrian facilitates, pedestrian scaled street 

lighting, sidewalks, landscaping and ties to the Park can also provide an attractive 

identification feature for the Downtown Core Area of the corridor.  
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Staff Response: Staff present subsection (g) of Section 9.972 because of the reference to 

public and commercial businesses locating outside of the Downtown have caused 

fragmentation and dispersal of facilities that usually define a City. This may be relevant 

because the addition of a new commercial use may contribute to the fragmentation and 

dispersal of facilities that the City is attempting to avoid. Such a proposal, as the one being 

sought by the applicant, may be counter to the City’s present efforts around revitalizing the 

Downtown Core Area.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

(2) There is a need for the proposed amendment to comply with changing conditions, new laws 

or to correct existing deficiencies. 

 

Applicant Response: The Forest Service has greatly reduced its presence in Lowell in 

recent years, making this particular site surplus and no longer necessary for its ongoing 

operations. The proposed amendment seeks to modify the Comprehensive Pan to address 

this change in conditions. As the site is within the town proper, repurposing this site will 

help address statewide planning goals 3 and 4, which seek to preserve agricultural and forest 

lands. This site was not needed by any other governmental agency, so it was put up for sale 

by the Forest Service for redevelopment by private developers.  

 

Staff Response: The applicant’s reference to Goal 3 and 4 is not abundantly clear to staff. 

Notwithstanding, staff do agree that there is a changing of condition that has occurred at the 

subject property. Evident in the Comprehensive Plan is the Forest Service’s plans to divest 

from its property interests in Lowell. Thus, the end result is vacant or under-development 

lands formerly owned by the Forest Service. Staff find a reasonable person could find that 

the changing condition is the fact the former Forest Service lands are no longer owned by 

the Forest Service in Lowell and are ready for redevelopment.  

 

(3) The amendment will not have a significant adverse impact on adjacent properties. 

 

Applicant Response: The properties on all sides of this parcel are developed, so adding low 

density development within the town proper will have no negative impact on adjacent 

properties. The parcel is located on the main north/south roadway through the town, which 

has a mix of residential and commercial uses. The mix of proposed development on this 

parcel will mirror surrounding development.  

 

Staff Response: The applicant is correct in asserting that all sides of the property are 

developed. Located immediately north are OPRD offices. Located to the east and south are 
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residential uses To the west, across North Moss Street, are more residential uses. The 

applicant further asserts that adding “low-density development within the town property will 

have no negative impact on adjacent properties.” Staff do not necessarily agree with that 

statement. Staff believe there are negative impacts to adjacent properties. What’s important 

is how those impacts are mitigated. Negative impacts could include, but are not limited to 

light pollution, noise pollution, traffic, emissions, and heavy-duty trucks. However, these 

possible negative impacts are more attributable to the operational characteristics of the 

proposed retail store, and to a lesser extent, the proposed multiple-family development. This 

proposed zoned change in of itself will not cause the negative impacts to materialize, 

although the rezone makes the proposed development a possibility.  

 

By virtue of following the site plan review criteria and implementation of conditions of 

approval, staff find it reasonable any potential adverse impacts on adjacent properties can be 

appropriately mitigated.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

(4) The amendment will not have a significant adverse impact on the air, water and land 

resources of the City 

 

Applicant Response: The amendment will have no significant adverse impact on air, water 

and land resources of the City. This particular site in not impacted by wetlands or flood plains. 

It has a gentle slope, so it will not impact any areas with steep slopes. Delivery truck traffic is 

regulated to a few trips per week, and drivers are instructed to shut down their engines while 

the trucks are stationary.  

 

Staff Response: The applicant has adequately addressed the stormwater management 

requirements for stormwater drainage. The Public Works Director indicated during the pre-

application conference that the City has adequate water and sewer capacity to serve the 

property and the proposed development. To address air, the applicant has indicated truck 

drivers are trained to turn-off their engines when making delivers as a way to reduce emissions 

and noise pollution. The subject property is not known to contain wetlands.  

 

 
Figure 2. Notes from the Pre-Application Conference meeting from March 4, 2022. Highlighted portion cites evidence of the 
Public Works Director stating the City has adequate water and sewer capacity for the proposed development.  
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To address the land resources of the City part of the approval standards, staff again turn to 

relevant portions of the Comprehensive Plan. Staff are not certain how to quantify adverse 

impacts on land resources of the City. One method would be to look at the proposed rezone 

as taking away from one land designation and adding to the other and then comparing that 

result against the land use needs of Lowell, as set forth in the Comprehensive Plan. City 

decision makers are welcome to form their own conclusions and methodology for 

addressing this portion of the approval criterion.  

 

 

Section 9.985(a) above is taken from the Comprehensive Plan section dealing with projected 

growth needs. Specifically, subsection (a) relates to residential acreage needs. As stated in 

the Comprehensive Plan, by the year 2025, Lowell will need approximately 73 additional 

gross acres of unconstrained building residential land to accommodate housing needs of the 

community. It is unknown precisely if Lowell has that amount of land available within its 

current UGB. The Comprehensive Plan does recommend the City pursue a formal buildable 

lands analysis and housing needs analysis to answer those critical questions. The proposal to 

rezone a portion of the subject property R-3 multiple-family would decrease the need from 

73 acres to 72.67 acres, based on the square footage of proposed Parcels 2 and 3. In other 

words, the proposal to rezone a small portion of the subject property to residential would aid 

the city’s residential lands need.  

 

The other question that needs to be addressed with respect to land resources of the City  is 

whether the City needs additional commercially zoned land. The answer to this question is 

summed in in Section 9.985(b) of the Comprehensive Plan.  

 

 
Section 9.985(b) states there is no anticipated need for additional designated commercial 

land initially. What is needed is an emphasis on downtown renewal to attract additional 

commercial uses to the Downtown Core Area to revitalize the community. As alluded to 

earlier in this staff report, the proposal to rezone a vacant parcel commercial and a portion 

residential, may be counter to the City’s efforts revitalize the Downtown Core Area.  
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City decision makers will have to consider if rezoning of a vacant parcel from Public Lands 

to commercial and a portion residential, rises to an adverse impact on City resources. 

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

(5) The amendment will not have a significant adverse impact on public facilities, 

transportation, the economy, and on the housing needs of the City. 

 

Applicant Response: This parcel was declared surplus by the federal government and not 

needed for its mission to service the public within the town of Lowell and Lane County. The 

land was also not needed by the Town of Lowell or Lane County, so it was put up for sale 

and purchased by a private individual. It was subsequently put under contract to the 

Developers who are seeking a zone change and a lot partition.  

 

This change will not have a significant adverse impact on public facilities or transportation 

within the town of Lowell or Lane County. It will, however, have a positive impact on both 

the economy of Lowell, where it will be providing additional employment opportunities, 

additional retail opportunities, 6 additional housing units in a very tight market, and 

additional property tax revenues which flow directly to City coffers.  

 

Staff Response: Staff do not believe the proposed amendment will have a significant impact 

on public facilities. The Public Works Director has indicated the City has adequate water 

and sewer service to serve the subject property once fully built out. A complete drainage 

plan has been completed by the applicant’s civil engineer that will address and treat 

stormwater drainage in a manner consistent with City standards and commonly acceptable 

methods in western Oregon. The applicant has completed a TIA to catalogue and mitigate 

any traffic impacts. Of particular interest to transportation is public and pedestrian safety. 

The applicant will be constructing half-street improvements along the frontage of North 

Moss Street and a pedestrian crossing from the property to the western side of North Moss 

Street. See Figures 3 and 4 below.  
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Figure 3. Cross-section of proposed improvements along the frontage of North Moss Street. 

 

 
Figure 4. To address pedestrian safety, applicant will be constructing a pedestrian crosswalk across North Moss Street. 

Based on the findings of the TIA, the applicant’s proposed public improvements to North 

Moss Street and the pedestrian improvements, staff find it’s reasonable to conclude that the 

amendment will not have a significant adverse impact on transportation. Staff now turn to 
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the issue of housing needs of the City. 

 

As referenced earlier in this staff report, to meet its projected housing needs, Lowell will 

need more residential land and more dwelling units. The proposal to rezone the property 

from Public Lands to General Commercial and a small portion to Multiple-Family will aid 

to address that need that adding six additional dwelling units and 0.33-acres of residentially 

zone land.  

 

**Planning Commission must tell staff whether the proposed amendment does not conflict 

with the intent of the Comprehensive Plan. If it’s found not to conflict with the intent of the 

Comprehensive Plan, then this criterion is met. If it’s found to conflict, then this criterion is 

not met, and the proposed amendment shall be denied. 

 

(6) The amendment does not conflict with the intent of Statewide Planning Goals. 

 

Applicant Response: The amendment does not conflict with the intent of Statewide Planning 

Goals.  

Staff Response: To address subsection 9.253(b)(6), staff introduce and discuss relevant 

Statewide Planning Goals.  

 

Goal 1 Citizen Involvement: Goal 1 requires governments to ensure the public as adequate 

involvement in the land use decision making process. Further, Goal 1 requires that 

governments form a citizen advisory committee to review land use proposals. Most 

governments in Oregon for a Planning Commission which serves as the city’s citizen 

involvement committee.  Goal 1 is met and addressed through the public hearing process 

where the Planning Commission and City Council will each hold a public hearing to invite 

the public to review and provide testimony on the proposal. The two public hearing dates of 

November 16 (for Planning Commission) and December 6 (for City Council) have been duly 

noticed; DLCD notice of proposed amendment has also been submitted. Goal addressed.  

 

Goal 2 Land Use Planning: Goal 2 requires each local government to have and follow a 

comprehensive land use plan and implementing regulations. A city must build their 

comprehensive plans on a factual basis and follow their plan when making decisions on 

appropriate zoning. Applying Goal 2 to the proposed rezone, this means that in rendering a 

decision, the decision must be made on a factual basis and be consistent with the 

Comprehensive Plan. The approval criteria for a rezone (or amendment) reference that the 

amendment must be consistent with the “intent of the Comprehensive Plan,” thus the 

Comprehensive Plan is invoked as an applicable approval criterion for an amendment. Goal 

addressed.  

 

Goals 3-8 are not applicable to the proposal.  
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Goal 9 Economic Development  

 

Staff Response: The purpose of Goal 9 is to make sure cities have enough land to realize 

economic growth and development opportunities. Each city has a unique local vision for 

economic development. Goal 9 is implemented through the economic development portions 

of the Comprehensive Plan.  Goal addressed.  

 

Goal 10 Housing 

 

Staff Response: The purpose of Goal 10 is for cities to provide an adequate buildable land 

supply to meet housing needs. The Comprehensive Plan quite plainly outlines that Lowell 

needs additional land zoned residential and additional dwelling units to meet its projected 

demand. The portion of the property to be rezoned R-3 will add six additional dwelling units 

to the city’s housing stock, which furthers Goal 10 efforts to address housing needs. Goal 

addressed.  

 

Goal 11 Public Facilities  

 

Staff Response: Goal 11 requires cities to plan and develop public facilities in an timely, 

orderly and efficient manner. The proposal does not conflict with the intent of Goal 11 because 

the City has the ability to provide efficient and orderly extension of public facilities to the site, 

upon redevelopment.  Goal addressed.  

 

Goal 12 Transportation  

 

Staff Response: The Transportation Planning Rule (TPR), Oregon Administrative Rule 660-

012-000 was enacted to support Goal l2. Normally, when a rezone is proposed, TPR is 

triggered in that a traffic analysis must be completed to enumerate the “worst-case” scenario 

impacts on transportation facilities due to a rezone. Since North Moss Street is a Lane County 

facility, Lane County Transportation owns the jurisdiction of North Moss. Lane County has 

exercised its discretion to waive a formal TPR zone change analysis but has required a traffic 

study be completed as part of the site review and development process. The applicant’s TIA 

and proposed vehicular and pedestrian improvements are consistent with Goal 12. Goal 

addressed.  

 

Goals 13-19 are not applicable to the proposal. 
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6. CONCLUSION.

Staff believe there to be two main issues at play in which the Planning Commission must 

consider: preserve the Downtown Core Area and focus commercial development there or 

recognize that the Downtown Core Area is important, but not all commercial uses are 

suitable for location there but are suitable elsewhere in Lowell.  

Both relate to conflicts with the intent of the Comprehensive Plan, which is approval 

criterion #1 for an amendment.  

Staff believe there is a route for approval and a route for denial. 

The first route staff present is denial.  

If Planning Commissions fails to find the applicant has submitted evidence sufficient to find 

all applicable approval criteria met, then the application must be denied. All that Planning 

Commission must find is one approval criteria to not be met in order to recommend denial 

to the City Council. Since approval criterion #1 is that the proposed amendment does not 

conflict with the intent of the Comprehensive Plan, the Planning Commission can point to 

any policy, section or provision of the Comprehensive Plan to base for which conflict is 

found and thus base denial on failure to meet approval criterion #1. Staff believe there are 

several policies and sections of the Comprehensive Plan that could reasonably be cited as 

grounds for denial based on approval criterion #1.  

The second route is approval. 

If Planning Commission finds the intent of the Comprehensive Plan is to maintain the 

Downtown Core Area for commercial uses, but also recognizing, there is a need for 

commercially zoned outside of the Downtown Core Area. Especially those commercial uses 

that are auto-mobile dependent, and that the addition of six dwelling units furthers the City’s 

residential needs, then the proposed rezone should be approved.  

Staff do not recommend any conditions of approval. This is because when dealing with 

amendments, such as a zone change, there can be no approval criterion that is conditioned 

upon approval. All the approval criteria are either met and approval is granted or one or 

more of the approval criteria are not met and denial is warranted.  

The prevail of concurrent applications, LU 2022 04 (Partition) and LU 2022 06 (Site Plan 

Review), depend on whether the proposed rezone is successful. If the proposed rezone is 

denied, all concurrent applications should also be denied. This is because the proposed site 

plan review and partition are dependent on the applicant obtaining the appropriate zoning 

for how the applicant intends to develop the property. Staff note that the proposed partition 

could still be partitioned to the applicant’s request, but the zoning would remain PL and the 

uses that could locate on the subject property would need to conform to Section 9.441(b).  

If Planning Commission provide staff direction on a recommendation for a decision, staff 
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can revise the staff responses that reflect that recommendation to place in front of the City 

Council for consideration. The Planning Commission is on only making a recommendation 

for approval or denial. The City Council will make the final decision for approval or denial.  

 

7.  ATTACHMENTS 

 

Attachment A: Applicant’s application for zone change  

 

Attachment B: Public comments  
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June 16, 2022 
 
NARRATIVE: 
 
The Contract owners of Tax Lot 1901113306502 are seeking to change the town of Lowell’s 
General Use Plan for this site from public lands to commercial and residential use, and a zone 
change from PL (Public Lands) to C-1 (General Commercial) and R-3 (Multi-Family 
Residential) though the amendment process of the Comprehensive Plan. 
 
Several years ago the Forest Service decided this parcel was excess property and no longer 
needed for the mission of the Service, and so sold it through a duly authorized procedure.  The 
Contract Purchasers are seeking to subdivide this parcel into three separate lots, to rezone each 
lot appropriate to its use and to develop a tri-plex on each residential lot and a 12,480 square foot 
Dollar General on the commercial lot. 
 
SECTION 9.253 AMENDMENT OF THE COMPREHENSIVE PLAN 
 
DECISION CRITERIA 
 

1. The proposed amendment does not conflict with the intent of the Comprehensive Plan. 
 
RESPONSE:  The Comprehensive Plan is meant to be a living document that reflects the goals 
and aspirations of the citizens of Lowell.  One of the City’s Goals is to maintain its viability as 
an attractive residential community with a local employment base.  This particular parcel had 
been owned by the Forest Service and was once intended to be a location for an office for the 
Service.  Times change, the US federal government’s plans changed and the Forest Service 
found it no longer needed this parcel to accomplish their mission. 
 
The Developer that plans to develop the parcel will meet the City’s Goal as an attractive 
residential community with a local employment base.  The Developer is proposing to construct 6 
new dwelling units and a 12,500 square foot retail store.  The store will employ 16 local 
residents through a combination of shifts. 
 

2. There is a need for the proposed amendment to comply with changing conditions, new 
laws or to correct deficiencies. 
 

RESPONSE:  The Forest Service has greatly reduced is presence in Lowell in recent years, 
making this particular site surplus and no longer necessary for its ongoing operations.  The 
proposed amendment seeks to modify the Comprehensive Plan to address this change in 
conditions.  As this site is within the town proper, repurposing this site will help address 
statewide planning goals 3 and 4, which seek to preserve agricultural and forest lands.   



 
 
 
 
This particular site was not needed by any other governmental agency, so it was put up for sale 
by the Forest Service for redevelopment by private developers. 
 

3. The amendment will not have a significant adverse impact on adjacent properties. 
 
RESPONSE:  The properties on all sides of this parcel are developed, so adding low density 
development within the town proper will have no negative impact on adjacent properties.  The 
parcel is located on the main north/south roadway through the town, which has a mix of 
residential and commercial uses.  The mix of proposed development on this parcel will mirror 
surrounding development. 
 
Further, this development will provide additional retail opportunities in the town for everyday 
necessities.  That will reduce the need to drive to Eugene or Springfield to shop for those 
necessities. 
 

4. The amendment will not have a significant adverse impact on the air, water and land 
resources of the City. 

 
RESPONSE:  The amendment will have no significant adverse impact on the air, water and land 
resources of the City.  This particular site is not impacted by wetlands or flood plains.  It has a 
gentle slope, so it will not impact any areas with steep slopes.  Delivery truck traffic is regulated 
to a few trips per week, and drivers are instructed to shut down their engines while the trucks are 
stationary.   
 

5. The amendment will not have a significant adverse impact on public facilities, 
transportation, the economy, and the housing needs of the City. 

 
RESPONSE:  This parcel was declared surplus by the federal government and not needed for its 
mission to service the public within the town of Lowell and Lane County.  The land was also not 
needed either by the Town of Lowell or Lane County, so it was put up for sale and purchased by 
a private individual.  It was subsequently put under contract to the Developers who are seeking a 
zone change and a lot partition. 
 
This change will not have a significant adverse impact on public facilities or transportation 
within the town of Lowell or Lane County.  It will, however, have a positive impact on both the 
economy of Lowell, where it will be providing additional employment opportunities, additional 
retail opportunities, 6 additional housing units in a very tight market, and additional property tax 
revenues which flow directly into the City coffers.  
 

6. The amendment does not conflict with the intent of Statewide Planning Goals. 
 
RESPONSE 
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Jeremy  Caudle

From: AW >
Sent: Wednesday, February 1, 2023 1:23 PM
To: Jeremy  Caudle
Subject: Dollar General in Lowell

Hi Jeremy, 
 
I am unable to be in the zoom or in person meeting tonight, but wanted to put some comments in regarding the 
rezoning proposal to accommodate a Dollar General to be built in Lowell. 
 
Like many people have already voiced, larger box stores are not in alignment with Lowell’s quaint, small town center 
plan. Just like a year or so ago, when Dollar General wanted to buy the lot near the school, I hope to see this be turned 
down again. Smaller, locally owned businesses would be amazing in Lowell, but not larger big box stores. In fact, as a 
health professional I am waiting to be able to open my private practice in Lowell and have had some discussions with 
people around this, but ultimately Lowell needs spaces for small businesses to help build our town center. Even though I 
would like to move my clinic to Lowell, there’s no where for me to go, yet. My husband and I are starting to look at 
options of re‐zoning part of our property to allow mixed use because we see there’s so much potential here to really 
create a thriving little community center with small businesses. I am fully in support of letting Lowell grow into the best 
small town it can be, and investing in opportunities and spaces for people to have their businesses out in Lowell. 
However, the feeling of a quaint, small town will be completely squashed and cheapened by a Dollar General for many 
reasons: 
 
‐Not in alignment with current city plans of creating a small town center composed of small, locally owned businesses. 
The current plan (without the Dollar General) will make Lowell an even more desirable town to live in and bring 
resources and employment to our area. I’ve been really looking forward to seeing this new plan develop into reality, as I 
know many other community members are, too. 
 
‐Rezoning and allowing a Dollar General to come into our town could potentially monopolize the market, making it 
difficult for any current or potential future small businesses to thrive. In past meetings people have voiced concerns 
around Bridge Town being put out of business, and that is a possibility. Because a Dollar General is a larger, cheaper 
store it would make it difficult other small businesses to thrive in our small town. It may end up taking over the entire 
plan, not just augment the current Lowell town planning, but instead change it all together if we bring this big box store 
in.  
 
‐Concern around if increased traffic into our area will also increase crime given we already have concerns in our 
community around safety/theft. Especially considering the fact the lot being looked at to be rezoned is right in the 
middle of residential are. Having a small business among homes is one thing, but having a big box store among homes is 
another. 
 
‐At previous city council meeting people shared stories regarding messy, unkept parking lot and store. There was a truck 
driver who shared his experience delivering to these unkept Dollar General stores, and this really stands out in my 
memory. The idea of having a well kept Dollar General isn’t appealing, so having an unkept store is certainly not 
appealing. 
 
‐Concern this will change the entire personality of the town. There aren’t many businesses currently so to put one big 
box store, it will overwhelm and take over the feeling of the town.  
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‐Concern that rezoning the property to fit a Dollar General’s needs (or any big box store) will lead to decreased property 
values over time. Also concerned many of us daydreaming on how to invest more into the community will pull out of 
those plans and ideas if a Dollar General is put in because it will no longer be the town we want to invest in.  
 
‐Like with any project there will be other unforeseen consequences we can’t predict. It’s not looking likely there will be 
more positive than negative if many of us view this as a negative option to start with.  
 
We must think about the big picture, what is best on a larger scale for development of Lowell into the shared vision of a 
nice community that we are all proud of and enjoy living in. This is not that path.  
 
Thank you for your time. 
 
Sincerely, 
 
Alisha Wimberly‐Menser & Graham Menser 
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Jeremy  Caudle

From: Jasmine Brazill < >
Sent: Sunday, January 29, 2023 10:27 PM
To: Jeremy  Caudle
Subject: Not to Dollar General

Please do not sacrifice our carefully laid city plans for the scourge that is Dollar General. We have a market and we love 
it. Dollar General devalues property, pays its employees unfairly, and undermines beloved, established businesses.  
 
 
Thank you, 
 
Jasmine Brazill 
156 Wetleau Drive 
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Jeremy  Caudle

From: Joe Brazill < >
Sent: Sunday, January 29, 2023 10:38 PM
To: Jeremy  Caudle
Subject: Dollar General 

 
Dear City Council, 
 
I will not be able to attend the meeting this coming Wednesday February 1, 2023. 
I am opposed to Dollar General opening a store here due to the following reasons: 
 
They offer only low paying jobs. 
They have a history of not taking care of their employees. 
They will offer low prices in hopes of getting our local store to go out of business. 
They offer primarily high calorie sugary foods —very limited healthy options. 
They do not fit into the city plan that the citizens agreed upon. 
 
Thank you for your time. 
 
Joe Brazill  

 
Sent from my iPhone 
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Jeremy  Caudle

From: Alan Evans >
Sent: Sunday, January 29, 2023 8:51 AM
To: Jeremy  Caudle
Subject: Rezone for Dollar General

Lowell Planning Commission: 
 
I am opposed to a rezone of land currently zoned for public use for the following reasons: 
 
1. Lowell has adopted a downtown plan which is meant to encourage commercial development in the downtown. 
    This proposal takes land zoned for public use outside of the downtown and converts most of it to commercial. 
 
2. This proposal is not from Dollar General. It is from a developer for Dollar General. The developers intent is to get 
approval, build the store, lease it long term to Dollar General on a triple net lease and then sell it to an outside investor. 
This is their formula. Nothing wrong in principal but the effect is that the developer will build the absolutely cheapest 
building possible to control costs and wring the highest profit on the sale. All one has to do is to look at other towns to 
see how this plays out. Do we want a cheap metal 13,000 square foot building outside the downtown on one of our 
main entryways to the City? 
 
3.  Lowell fire is in an older undersized facility. If this site is rezoned, there will be no other viable options to relocate 
them in the future. 
 
4. I believe that we should support local where possible. Bridgetown Market provides many of the same goods that the 
Dollar General will sell. 
    Do we need or want this? I think not. 
 
Alan Evans 
40198 Little Fall Creek Road 
Fall Creek, OR 97438 
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Jeremy  Caudle

From: Jessi Osborn >
Sent: Friday, January 27, 2023 7:09 PM
To: Jeremy  Caudle
Subject: NO DOLLAR GENERAL 

Dollar General is NOT a fit for the vision of Lowell. We are in support of Locally owned small businesses making their 
home in Lowell, not mainstream cheap franchises. PLEASE DO NOT APPROVE DOLLAR GENERAL ANYWHERE IN LOWELL!  
 
Tim and Jessi Osborn‐Homeowners @ 105 N Alder st. Lowell, OR 97452 
 
Sent from my iPhone 
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Jeremy  Caudle

From: Megan Moerdyk-Schauwecker < >
Sent: Tuesday, January 17, 2023 9:52 PM
To: Jeremy  Caudle
Subject: Comments on proposed zoning change

To whom it may concern: 
 
I am a resident of Lowell and have seen the signs announcing the proposed zoning change for the property 
next to the State Parks Office and have subsequently looked up the proposed changes for this property.  I 
agree that this property is no longer needed as public land.  I further am in full agreement with the rezoning of 
a portion of this land as R3‐Multifamily.  This is consistent with current land use, as there are several other 
multifamily dwellings right across the street.   It will also benefit Lowell and the region by providing additional, 
(hopefully) affordable housing within existing growth boundaries.     
 
I am concerned about the rezoning of the remainder of the property as commercial in general and more 
specifically, about the proposed building of a Dollar General.  While there is other commercial property in the 
same and adjoining blocks, none of that commercial use is retail.  Retail brings a level of disruption (traffic, 
noise, light etc.) that is generally in excess of other non‐industrial commercial uses.  In addition, with proposed 
operating hours of 8am‐10pm seven days a week, the disruptions will occur over a greater period of time than 
is seen from existing commercial sources in the immediate vicinity.  That it occurs in an area with a number of 
multifamily dwellings (with more proposed), only increases my concern as this increases the number of 
dwelling units impacted.   Both for the peace of the residence and the furtherance of the goal of creating a 
true downtown area (rather than random commercial sprawl), I would prefer to see commercial growth 
confined to the area around the periphery of Rolling Rock Park.  In my opinion, this property falls too far out of 
that proposed downtown development area.   
 
In regards to Dollar General in particular, I fail to see how bringing in this national chain will have a positive 
economic or social impact on the community.  Its offerings will not be extensive enough to keep me (and I 
expect most people) from doing the bulk of their shopping in Eugene/Springfield but will be in direct 
competition with other locally owned businesses already in town.  Furthermore, with the stated goal of 
opening stores in Dexter and Pleasant Hill in addition to Lowell, and with stores already present in Creswell 
and Oakridge, Dollar General seems to be more interested in a checklist than being invested in specific 
communities.  
 
Thank you for your consideration. 
 
Regards, 
 
Megan Moerdyk‐Schauwecker 
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HEARLEY Henry O

From: Jeremy  Caudle <JCaudle@ci.lowell.or.us>
Sent: November 7, 2022 4:18 PM
To: HEARLEY Henry O; Matt Wadlington
Subject: FW: Follow up re drainage issues

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside the organization. DO NOT CLICK links or attachments unless you recognize the 
sender and know the content is safe. 

FYI  
 
Comments from one of my city councilors regarding the Dollar General application. 
 
His neighbors questioned him about drainage issues and wanted to pass along to me so that everyone is at least aware. 
 

From: Tim Stratis >  
Sent: Wednesday, November 2, 2022 8:24 AM 
To: Jeremy Caudle <JCaudle@ci.lowell.or.us> 
Subject: Re: Follow up re drainage issues 
 
Lol on the Tom Status! The houses on the West side of D Street have the back of their property adjacent to the new 
developments being proposes on the East side of Moss Street. They already have standing water and water issues on 
their property (development of Carol Street affected this). Their concern is that if the developments on Moss don't send 
their water to the West to Moss Street that the water issues on their property will worsen.  
 
On Wed, Nov 2, 2022, 7:29 AM Jeremy Caudle <JCaudle@ci.lowell.or.us> wrote: 

Hi Tom Status: 

  

Could you email me a brief description of the drainage issues that you identified last night? This is regarding the Dollar 
General land use application. 

  

I’ll forward that to our planning and engineering team. 

  

Thanks 
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JC 

  

--- 

Jeremy B. Caudle 

City Administrator 

City of Lowell, OR 

(541) 937-2157 

www.ci.lowell.or.us 
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Staff Report 

Partition 

Assessor’s Map 19-01-11-33, Tax Lot 06502 

Dollar General/Multiple-Family Development 

LU 2022 04 

Staff Report Date: November 9, 2022 

 

1.   Proposal. Associated with a proposed Dollar General retail store and six-unit multiple-

family development and zone change, the applicant is seeking partition of the parent parcel 

into three parcels. Parcel 1 will be ~51,525 square feet. Parcel 2 will be ~7,280 square feet. 

Parcel 3 will be ~7,274 square feet. The main Dollar General retail store will be sited on 

Parcel 1. Parcels 2 and 3 will each have a three-unit townhome and accompanying parking 

placed on them.  

 

2.   Approval Criteria. Section 9.223 General Information, Section 9.220 Subdivision or 

Partition Tentative Plan, Section 9.204 Application Site Plan, Section 9.224 Existing 

Conditions Information, Section 9.518 and Section 9.228 Decision Criteria.  Notice of 

decision will be sent to the applicant, and parties of record. 

 

3.   Concurrent Application. The applicant has requested the City process this application 

concurrently along with application LU 2022 01 (zone change) and LU 2022 06 (site plan 

review). If the zone change application is denied, the subject property can still be partitioned, 

but the applicant’s plans will change dramatically. A proposed retail store and townhome 

development can only occur if the zoning is changed, and site plan review is approved.  

 

  Planning Commission is only making a recommendation for approval or denial. City Council 

will make the final decision.  

 

3.  Staff review of applicable criteria for partition.  

 

LDC 9.204 Application Site Plan  

 

Staff Response: The applicant has submitted the necessary information as required for an 

application site plan, and application narrative in order for Staff to make findings on the proposal. 

Criterion met.   

 

LDC 9.223. General Information.  

 

Staff Response: The applicant has submitted the necessary information as required for a partition 

as seen on the surveyor’s tentative partition plan. Compliance with ORS 92 for final recording will 

be a condition of approval. Criterion met.  

 

LDC 9.224 Existing Conditions Information.  
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(a) The location, widths and names of both opened and unopened streets within or 

adjacent to the land division, together with easements, other rights-of-ways and other 

important locational information such as section line, corners, city boundary lines and 

monuments.  

 

Staff Response: The applicant’s tentative partition plat shows the location, width and names of 

opened and unopened streets. The tentative partition plat includes the necessary information for 

staff level review.   

 

(b) The location of all existing sewers, septic tanks and drain fields, water lines, storm 

drains, culverts, ditches and utilities, together with elevation data, on the site and on 

adjoining property or streets, if applicable.  

 

Staff Response: The topographic survey map shows two existing water meters located outside of 

the property boundaries at the far southwestern corner of the map. The topographic survey map 

shows the necessary information.  

 

The applicant has submitted the necessary information as required in Section 9.224 for a partition 

as seen on the surveyor’s tentative partition map and application narrative. Criterion met.  

 

 

LCD 9.225 Proposed Plan Information.  

 

… 

 

(c) The location, width, and purpose of existing and proposed easements.  

 

Staff Response: The tentative partition plat shows an existing 20’ private access easement that is 

proposed for accessing Parcels 2 and 3. This easement was recorded as part of the previous 

partition that created the parent parcel (Partition Plat No. 2009-P2377).  To staff’s knowledge there 

are no proposed easements.  

 

(d) The total acreage and the proposed land use for the land division including sites for 

special purposes or those allocated for public use.  

 

Staff Response: The tentative partition plat includes the total acreage of the proposed parcels.  No 

acreage is proposed for special purpose or allocated for public use.  

 

(e) The location and approximate location dimensions of lots or parcels and the proposed 

lot or parcel numbers. Where the property division results in any lots or parcels that 

are larger than 2 and one-half times the minimum lot size, the applicant shall provide a 

sketch plan showing how the parcels may be re-divided in the future to provide for at 

least 80% of maximum density within current minimum lot sizes, existing site 

constraints and requirements of this Code.  

 

Staff Response: The proposed partition will create Parcel 1 which is greater than 2.5X the 

minimum lot size. However, staff are able to glean the larger proposal of the applicant’s to 
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construct a 12,480 foot square foot Dollar General retail store and two townhomes, both of which 

are 2,112 square feet.   

 … 

 

 

(g) a general layout of all public utilities and facilities to be installed including provisions 

for connections and extensions beyond the proposed land division.  

 

Staff Response: The associated site plans and civil improvement plans for the other two concurrent 

applications contain a general layout of public utilities and facilities. If the site is fully built out, as 

the applicant proposes, the City had adequate capacity to provide services to the site.   

 

(h) The proposed method of connection to all drainage channels located outside of the 

proposed land division and the proposed method of flood control (retention ponds, 

swales.) and contamination protection (settling basins, separators, etc.)  

 

Staff Response: A stormwater management drainage plan has been submitted by the applicant’s 

civil engineer as part of the application materials submittal for site plan review. The applicant has 

feasibly shown the proposed method of connection to drainage channels and how they will deal 

with stormwater run-off. Stormwater detention for downstream erosion control will be achieved 

through an ADS-SC 310 Stormtech Chamber System with Isolator Row for treatment. All 

stormwater from the proposed development will be collected and conveyed to underground 

detention and then taken to the west into Moss Street. The applicant’s civil engineer believes any 

standing water issues on adjacent properties to the east will not be adversely affected and may aid 

in any standing water issues due to the proposed curtain drain along the common property line with 

residential properties to the east. 

 

(i) Identification of all proposed public dedications including streets, pedestrian or bike 

ways, parks or open spaces. 

 

Staff Response: The proposed partition does not require the dedication of any streets, pedestrian or 

bike ways, parks or open space areas. However, a 5’ no build easement will be kept intact that was 

a requirement of the previous partition. The 5’ no build easement is seen on the tentative partition 

plat. The applicant will be providing urban street improvements as seen in the figure below. The 

improvements are subject to review and approval by Lane County Transportation and Engineering. 

The improvements have been conditioned in LU 2022 06.  
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Figure 1. Applicant frontage improvements along North Moss Street. 

 

(j) Identification of any requirements for future streets and easements required for 

extension of public infrastructure beyond the development together with restrictions on 

building within those future streets and easements as well as future setback areas 

required by this Code.  

 

Staff Response: No future streets are proposed or necessary. Urban public improvements are 

proposed along the frontage of North Moss Street (as seen in Figure 1).  The applicant will also be 

constructing a pedestrian crosswalk across North Moss Street (as seen in Figure 2). The 

construction of the crosswalk will be required to be permitted by Lane County. The aforementioned 

improvements are included in as conditions of approval in the site plan review application – LU 

2022 06.  
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Figure 2. Applicant's proposal to construct a pedestrian crosswalk across North Moss Street. 

 

 

 

(k) Identification and layout of all special improvements. Special improvements may 

include, but are not limited to, signs, lighting, benches, mailboxes, bus stops, 

greenways, bike or pedestrian paths.  

 

Staff Response: No special improvements are proposed. The site will be improved with exterior 

lighting, landscaping and other pedestrian and vehicular improvements as part of the site plan 

review application (LU 2022 06).   

 

LDC 9.226 Accompanying Statements. The Tentative Plan shall be accompanied by 

written statements from the applicant giving essential information regarding the following 

matters:  

 

(a) Identify the adequacy and source of water supply including:  

 (1)Certification that water will be available to the lot line of each and every lot depicted 

on The Tentative Plan for a subdivision, or;  

 (2) A bond, contract or other assurance by the applicant that a public water supply 

system will be installed by or on behalf of the applicant to each and every lot depicted 

on the Tentative Plan.  

 

(b) Identify the proposed method of sewage disposal including:  

 (1) Certification that a sewage disposal system will be available to the lot line of each 

and every lot depicted on the Tentative Plan for a subdivision, or;  

 (2) A bond, contract or other assurance by the applicant that a public water supply 

system will be installed by or on behalf of the applicant to each and every lot depicted 
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on the Tentative Plan. 

 

Staff Response: Public water and sewer service is available to the subject property. The Public 

Works Director has indicated the City has the capacity and ability to provide the site with full City 

services. Preliminary water and sewer improvement plans are shown on the civil sheets that were 

created and submitted as part of the site plan review application.  

 

(c) Protective covenants, conditions and deed restrictions (CC&R’s) to be recorded, if any.  

 

Staff Response: To staff’s knowledge no CC&Rs are proposed. If they should be at time of final 

plat approval, CC&Rs and any deed restrictions shall be recorded.  

 

(d) Identify all proposed public dedications including streets, pedestrian or bike ways, 

parks or open space areas.  

 

(e) Identify all public improvements proposed to be installed, the approximate time 

installation is anticipated and the proposed method of financing.  Identify required 

improvements that are proposed to not be provided and the reason why they are not 

considered necessary for the proposed land division. 

 

Staff Response: As part of the site plan review process, the applicant will be constructing urban 

public improvements as shown in Figures 1 and 2 and as seen on the civil plans. The requirement for 

these improvements have been made conditions of approval in the site plan review staff report (LU 

2022 06).   

 

The applicant has submitted the necessary information, as seen on the Tentative Plan, and in the 

application narrative, for staff to determine the necessary criteria contained in LDC 9.226 are met, or 

can be met conditionally, where applicable.  Criterion met. 

 

(f) A statement that the declarations required by ORS 92.075 on the final plat can be 

achieved by the fee owner, vendor and/or the mortgage or trust deed holder of the 

property. 

Staff Response: Prior to final plat approval, the property owner shall submit the final plat in 

accordance with ORS 92.075. Criterion met with the following condition:  

 

Condition of Approval #1: Prior to final plat approval, the property owner shall submit the final 

plat in accordance with ORS 92.075, and all state and county recording requirements. 

 

LDC 9.227 Supplemental Information. Any of the following may be required by the City, 

in writing to the applicant, to supplement the Tentative Plan.   

 

(d) If lot areas are to be graded, a plan showing the nature of cuts and fill and information 

on the character of the soil.  

 

Staff Response: A preliminary grading plan has been submitted as part of the site plan review 

application. A final grading plan has been conditioned as part of the site plan review application.   
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(e) Specifications and details of all proposed improvements.  

 

Staff Response: The proposed partition is being concurrently processed with an application for a 

zone change and site plan review. The applicant is proposing a 12,480 square foot Dollar General 

retail store and two townhomes that will each contain three dwelling units.  Specifications for all 

proposed improvements have been submitted as part of the site plan review application (LU 2022 

06).  

 

(f) Wetland delineation if identified as an existing condition in Section 9.224(f).  

 

Staff Response: Staff have reviewed the Local Wetlands Inventory Map (LWI), and based on the 

map, there exists no mapped waterways, or wetlands.  

 

The applicant has submitted the necessary information, as seen on the Tentative Plan, and in the 

application narrative, for staff to determine the necessary criteria contained in LDC 9.227 are met, or 

can be met conditionally, where applicable.  Criterion met. 

 

 

LDC 9.228 Decision Criteria. A Partition Tentative Plan may be approved by the Planning 

Commission and a Subdivision Tentative Plan may be approved by the City Council. 

Approval shall be based upon compliance with the submittal requirements specified above 

and the following findings.  

 

(a) That the proposed land division complies with applicable provision of City Codes and 

Ordinances, including zoning district standards.  

 

Staff Response: Presently the subject property is zoned Public Lands (PL). Staff will provide an 

analysis of the lot development standards of the PL zone. A discussion of the lot development 

standards, if the applicant is successful in the rezone, is contained in the staff report for site plan 

review.   

 

In the PL zone there is no established minimum lot area and configuration. There are no yard 

setbacks but for when adjacent to a residentially zoned property, then the setback shall be 10-feet. If 

the rezone is not successful, it’s unlikely any development will occur on the property or that the 

applicant will continue with the proposed partition.  

 

(b) Where the property division results in any lots or parcels that are larger than 2 and 

one-half times the minimum lot size, the applicant shall provide a sketch plan showing 

how the parcels may be re-divided in the future to provide for at least 80% of maximum 

density within current minimum lot sizes, existing site constraints and requirements of 

this Code. 

 

Staff Response: Proposed Parcel 1 will be larger than 2.5X the minimum lot size, but staff are 

aware of the applicant’s larger plans with the property. The partition is being concurrently processed 

with a zone change and site plan review request.   

 

(c) The applicant has demonstrated that the proposed land division does not preclude 
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development on properties in the vicinity to at least 80% of maximum density possible 

within current minimum lot sizes, existing site conditions and the requirements of this 

Code.  

 

Staff Response: The partition is being concurrently processed with a zone change and site plan 

review request.  The proposed land division requires no further land division and will not preclude 

development on properties in the vicinity.  Criterion met. 

 

(d) The proposed street plan: 

 (1) Is in conformance with City standards and with the Master Road Plan or other 

transportation planning document.  

 (2) Provides for adequate and safe traffic and pedestrian circulation both internally 

and in relation to the existing City street system.  

 (3) Will not preclude the orderly extension of streets and utilities on undeveloped and 

underdeveloped portions of the subject property or on surrounding properties.  

 

Staff Response: The subject property abuts a Major Collector Lane County facility. The partition 

does not require the construction of any new streets – just public improvements along North Moss 

Street, for the portion that abuts the property. Street improvements have been conditioned in the site 

plan review application.   

 

(e) Adequate public facilities and services are available to the site, or if public services and 

facilities are not presently available, the applicant has demonstrated that the services 

and facilities will be available prior to need, by providing at least one of the following:  

 (1) Prior written commitment of public funds by the appropriate public agency.  

 (2) Prior acceptance of public funds by the appropriate public agency of a written 

commitment by the applicant or other party to provide private services and facilities.  

 (3) A written commitment by the applicant or other party to provide for offsetting all 

added public costs or early commitment of public funds made necessary by 

development, submitted on a form acceptable to the City.  

 

Staff Response: The City can service the property with adequate public facilities. The Public Works 

Director has issued comment that the City can provide services to the property – even when fully 

built out as proposed by the applicant.  

(f) That proposed public utilities can be extended to accommodate future growth beyond 

the proposed land division.  

 

Staff Response: The City can service the property with adequate public facilities. The Public Works 

Director has issued comment that the City can provide services to the property – even when fully 

built out as proposed by the applicant. 

 

(g) Stormwater runoff from the proposed land division will not create significant and 

unreasonable negative impacts on natural drainage courses either on-site or 

downstream, including, but not limited to, erosion, scouring, turbidity, or transport of 

sediment due to increased peak flows and velocity.  

 

Staff Response: Stormwater runoff can be adequately addressed by the applicant. A detailed 
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discussion of the applicant’s stormwater management proposal can be found in the site plan review 

staff report. The applicant has submitted a preliminary stormwater drainage plan.  

 

(h) The proposed land division does not pose a significant and unreasonable risk to public 

health and safety, including but not limited to fire, slope failure, flood hazard, impaired 

emergency response or other impacts identified in Section 9.204(u).  

 

Staff Response: To staff’s knowledge, the property does not contain steep slopes, flood hazards, or 

will be a threat to health and safety of the public.  

 

4.    Recommendation 

 

If the applicant’s request for a zone change and site plan review are approved, then staff recommend 

approval of the proposed partition. If the zone change is denied the partition can still be approved, 

but any future uses to locate on the property would have to adhere to the permitted uses of the Public 

Lands district and go back through site plan review. Since the applicant has requested all three land 

use applications be processed concurrently, staff would recommend the partition be denied or the 

applicant withdraw the application. It’s unlikely that the applicant will continue with the partition 

should the zone change application be denied as the applicant’s entire proposal falls apart.  
 

5.   Conditions of Approval  

 

Condition of Approval #1: Prior to final plat approval, the property owner shall submit the 

final plat in accordance with ORS 92.075, and all state and county recording requirements. 

 

 6.  Attachments 

 

  Attachment A:  Tentative partition plat 
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Staff Report 

Site Plan Review Application  

Dollar General Retail Store & Townhome Multiple-Family Residential 

Development - LU 2022 06  

November 9, 2022 

 
Date of Completeness: August 12, 2022 

120th Day: February 8, 2023  

Notice sent: October 7, 2022  

Property Owner: H & H Lowell, LLC.   

Applicant: H & H Lowell, LLC.   

Applicant’s Representative: Rajan Mehta, Oregon Architecture 

 

1. PROPOSAL. The Planning Commission is being asked to review and make a recommendation 

on a 12,480 square foot Dollar General retail store and a 6-unit multiple-family residential 

dwelling development on the adjacent parcel. The proposal includes 61 (48 for Dollar General 

and 13 for residential) off-street parking spaces, including two ADA spaces. The site is located 

adjacent to North Moss Street and is presently zoned PL – Public Lands. The applicant is 

seeking a concurrent rezone and partition of the property from PL to C1 – General Commercial 

and a portion R3 – Multiple Family. The proposed Dollar General retail store will locate on a 

1.18-acre parcel of the site, while the residential portions will be sited on two separate 0.16-

acre sites. On-site and off-site improvements include landscaping, sidewalk, curb and gutter 

along the frontage of North Moss Street and a pedestrian crosswalk extending from the edge of 

the parking lot across Moss Street. Stormwater detention for downstream erosion control will 

be achieved through an ADS-SC 310 Stormtech Chamber System with Isolator Row for 

treatment.  

 

Planning Commission is only making a recommendation for approval or denial for site plan 

review. City Council will make the final decision.  

 

Refer to Attachment C for all applicant site plans and Attachment D for landscaping plan.  

 

2. ISSUES.  

 

Setbacks –  

Staff Response: As seen in Figures 6 and 7, if the applicant is successful in rezoning the 

property, the site plan does not meet setbacks as stated in Section 9.421(d)(B)(B).  

 

“Service Facilities” –  

Staff Response: The applicant is proposing a 16’X16’ concrete pad for delivery. Planning 

Commission must determine if a concrete pad for deliveries is a “service facility” and thus 
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required to be screened from public view and landscaped in accordance with Section 9.528(e).  

 

Access – SECTION 9.516 Access.  

 

(a) Every property shall abut a street other than an alley for a minimum width of 16 feet, 

of which 12 foot must be paved, except where the City has approved an access to 

multiple lots sharing the same access in which the total width must be at least 16 feet. 

No more than two properties may utilize the same access unless more are approved 

with the tentative plan.  

 

(b) The following access alternatives to Panhandle properties may be approved by the City: 

 

(1) Approval of a single access road easement to serve proposed parcels. The City 

may require a provision for conversion to a dedicated public road right-of-way at 

some future date, in which case the easement shall have the same width as a 

required right-of-way.  

 

Staff Response: The subject property does abut a street for a minimum width of 16 feet, but 

such abutment is not used for access to proposed Parcels 2 and 3. The applicant has been granted 

an access easement across TL 06501 to access proposed Parcels 2 and 3. The easement was 

granted by the Forest Service back when the property was first partitioned. Staff and Lane 

County do not have objections to this proposed access dynamic, but Planning Commission 

should review and approve this access dynamic pursuant to subsection (b)(1) that allows 

approval of a single access road easement to serve proposed parcels. The qualifier for such a 

provision seems to apply as alternative to Panhandles lots, which is not being proposed.  

 

3. AGENCY REFERRAL COMMENTS.  

 

City Engineer: The City Engineer has reviewed the initial and supplemental materials, primarily 

related to stormwater management and drainage issues. After consultation and review of the 

plans in coordination with the Lane County engineer and the applicant’s engineer, the City 

Engineer finds the applicant’s stormwater management proposal acceptable.  

 

Lane County Transportation: Lane County Transportation Planning and Engineering has been 

closely involved in the review of the application. This is because the subject property is adjacent 

to a Lane County roadway facility (North Moss). Lane County has asked the application to 

complete and submit a Traffic Impact Analysis (TIA) for review and approval, as part of the site 

review process. The applicant has completed the requested TIA. The TIA underwent two rounds 

of review by Lane County staff. After an initial round of revisions by the applicant based on 

Lane County staff’s comments. Lane County still has unresolved issues with the applicant’s TIA. 

After review and revision one unresolved comment remains with respect to accepting the 

findings and conclusions of the TIA.  

• Two driveways are justified for the development based on the business needs. However, 

Lane County believes potential traffic conflicts from the closely spaced driveways could 

be minimized by restricting conflicting movements at the driveways. Lane County 

recommends two driveways be designed in a way that allows right turns at the first 
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driveway only for trips coming from the city center North Moss Street and restrict 

northbound right turns at the second driveway. Likewise, southbound left movements at 

the first driveway should be restricted. Such restrictions can be implemented by 

driveway design modifications along with appropriate signage to help guide traffic in 

and out of the property.  

 

As of the writing of this staff report, the applicant has not addressed the remaining issue raised 

by Lane County Transportation Planning and Engineering.  

 

Staff recommend conditions of approval that ensures the applicant address the County’s TIA 

issues before proceeding with the facility permit process to conduct work within Lane County 

right-of-way. Relatedly, staff recommend a condition of approval that requires the applicant to 

adhere to conditions of approval as imposed by Lane County Transportation and Engineering.  

 

See Attachment A for applicant’s final TIA.  

 

4. APPROVAL CRITERIA. Lowell Development Code (LDC) LDC, Section 9.204 lays out 

which items are required as part of an application for site plan review request. The applicant 

has submitted a site plan review application. A site plan review requires a “limited land use 

review” by the Planning Commission, and LDC, Section 9.250 contains the decision criteria the 

Planning Commission shall consider in making their decision for approval or denial. 

Additionally, this specific proposal may involve criteria related to LDC, Section 9.520, Storm 

Drainage, and Section 9.514, Off-Street Parking Requirements, and LDC Section 9.529 

Exterior Lighting, Section 9.527 Grading, Section 9.528 Landscaping, Section 9.517 Street, 

Section 9.518 Sidewalks, Section 9.421 General Commercial District, Section 9.412 Multiple-

Family Residential District, and Section 9.706 Multiple-Family Standards.  

 

5. STAFF REVIEW OF APPLICABLE APPROVAL CRITERIA.   

 

(b) Decision Criteria. After an examination of the Site and prior to approval, the Planning 

Commission must make the following findings: 
 

(1) That the proposed development complies with the Zoning District standards. 
  

Staff Response: The success of the proposed site plan development application is dependent 

upon the applicant prevailing in its rezone request (land use file # LU 2022 01). This is because 

the subject property is zoned PL – Public Lands. In the PL zone the uses proposed by the 

applicant are not permissible. If the applicant prevails in a successful rezone of the property, 

this criterion can be found to be met. If not, then the site plan review should be denied.  

 

A review of the proposed zoning designations against the proposed development will ensure 

later on in this staff report under the appropriate sections addressing specific zoning standards.  

 

(2) That the proposed development complies with applicable provisions of city codes 

and ordinances. 
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Staff Response: A discussion of other applicable provisions of city codes and ordinances will 

occur later on in this staff report under those applicable sections. If all applicable provisions of 

city codes and ordinances are found to be met or can feasibly be met by the applicant, then the 

Planning Commission can find this approval standard to be met.   

 

(3) That the proposed development will not cause negative impacts to traffic flow 

or to pedestrian and vehicular safety and future street rights-of-way are protected.  

 

Staff Response: for a discussion of traffic impacts the proposed development will have on 

pedestrian and vehicular safety and future street rights-of-way protection, staff will primarily 

rely on the conclusions and findings as contained in the TIA and the comments of Lane County 

Transportation Planning and Engineering staff. As seen on Partition Plat No. 2009-P2377, the 

westerly 30 feet of the subject property is within the County right-of-way. What this means is 

that development on the subject property, adjacent to North Moss Street require a greater 

setback that would otherwise be required. General note #1 of the Partition Plat No. 2009-P2377 

reads “the minimum setback requirements for development adjoining Moss Street (County 

Road No. 886) shall be five (5) foot greater than established by the Lowell Development Code 

in the event the County would need to acquire an additional five (5) foot of right-of-way.” As 

such the City and County are requiring an additional five-foot setback along the frontage of the 

subject property. The five-foot setback is seen on Sheet C3.0 as the “5’ no build zone.”  

 

Lane County has issued comment related to the two proposed driveways. Lane County agrees 

that two driveways are justified for the development based on the business needs. However, 

Lane County believes potential traffic conflicts from the closely spaced driveways could be 

minimized by restricting conflicting movements at the driveways. Lane County recommends 

two driveways be designed in a way that allows right turns at the first driveway only for trips 

coming from the city center North Moss Street and restrict northbound right turns at the second 

driveway. Likewise, southbound left movements at the first driveway should be restricted. Such 

restrictions can be implemented by driveway design modifications along with appropriate 

signage to help guide traffic in and out of the property.  

 

Staff recommend a condition of approval requiring the applicant address this concern and any 

other concerns or issues raised by Lane County with respect to traffic and the TIA.  

 

Pedestrian safety improvements include frontage improvements along the North Moss Street to 

include a 5’ sidewalk and 6’ bike lane and a pedestrian crosswalk extending to the western side 

of North Moss Street.  
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Figure 1. Applicant proposed frontage improvements along North Moss Street. 

 

 
Figure 2. Applicant proposed pedestrian crosswalk across North Moss Street. 

 

As of the writing of this staff report, the applicant has not addressed the remaining issue raised 

by Lane County Transportation Planning and Engineering. Staff find the applicant can feasibly 

meet these standards based on the conclusions of the TIA but would recommend a condition of 

approval that requires the applicant to address any remaining issues raised by Lane County with 

respect to traffic and the TIA.  

 

Condition of Approval #1: Prior to the issuance of building permits, applicant shall address 

Lane County’s comment regarding potential traffic conflicts from closely spaced driveways and 

restrictions implemented by driveway design modifications along with appropriate signage.  

 

Condition of Approval #2: As a general condition, the applicant shall adhere to the conditions 

of approval imposed by Lane County Transportation Planning and Engineering related to the 
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findings and conclusions of the TIA and traffic in general. A County facility permit will be 

required to be obtained by the applicant to perform work and improvements within and adjacent 

to North Moss Street. Final Facility permit approval by Lane County shall be required prior to 

issuance of certificates of occupancy for the retail and residential uses.  

 

See Attachment B for civil engineering sheets.  

 

(3) That proposed signs or lighting will not, by size, location or color, interfere 

with traffic, limit visibility or impact on adjacent properties.  

 

Staff Response: Proposed signage is seen on Sheet A2.1 and A2.2. Site signage is limited to the 

front facing façade of the building itself, but for a lighted pylon sign near the entrance to the 

northernmost driveway. Site lighting is labeled on Sheet C5.0. 24” pole bases with luminaires are 

seen at the front and rear of the parking lot associated with the multiple-family development and 

in the middle of the parking lot, near the front property line and at the southern property line. 

Also, on Sheet C5.0, the applicant has listed the exterior lighting standards of Section 9.529. This 

alone is enough to establish feasibility that the applicant can meet the exterior lighting standards. 

A final exterior lighting plan, in conformance with Section 9.529, will be a condition of 

approval. Signage and exterior lighting standards will be further addressed in this staff report. 

Criterion addressed.  

 

(4) That proposed utility connections are available, have the capacity to serve the 

proposed development and can be extended in the future to accommodate 

future growth beyond the proposed land division. 

 

Staff Response: The subject property has the ability to connect to existing city services. The 

City has adequate utility capacity to serve the subject property and proposed development. The 

applicant will be installing a new utility transformer to the northwest of proposed Townhome A. 

The applicant will be tying into an existing utility transformer pedestal located on the west side 

of Moss Street. A new water meter and backflow will be placed near the proposed signage at the 

northernmost driveway. This water meter line will be extended underneath the parking lot to the 

Dollar General retail store. See the applicant’s utility plan on Sheet C5.0.  

 

(6) That the proposed development will not cause negative impacts to existing or 

proposed drainage ways including flow disruptions, flooding, contamination or 

erosion.  

 

Staff Response: There is an existing upstream basis located northeast of the subject property. 

See Figure 3 below. The area of redevelopment is moderately sloped with existing slopes to the 

southwest at approximately 4%-6%. Existing runoff is calculated using the Santa Barbara Urban 

Hydrograph Method with a Type 1A storm distribution. Precipitation data used in the stormwater 

management plan is from the City’s Stormwater Master Plan with a 25-year rainfall amount of 

5”. All stormwater from the proposed development will be collected and conveyed to 
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underground detention and then taken to the west into Moss Street. The applicant’s civil engineer 

believes any standing water issues on adjacent properties to the east will not be adversely 

affected and may aid in any standing water issues due to the proposed curtain drain along the 

common property line with residential properties to the east.  

 

 

Figure 3. Image of drainage basins. Image taken from applicant's civil drainage plan. 

Based on the calculations of the applicant’s civil engineer and the size of the two drainage 

basins. The existing on-site drainage has a 25-year peak flow of 0.751 cubic feet per second 

(cfs). The existing upstream off-site drainage basin has a 25-year peak flow of 1.079 cfs. The 

combined existing basin hydrograph peak flow is 1.831 cfs. Flow control calculations have been 

completed for the entire onsite redevelopment basin, assuming a pre-developed runoff curve 

number of 80. The offsite upstream basin is also collected and routed through the detention 

system as bypass runoff. Therefore, according to the applicant’s civil engineer, the matching 

release rate of the detention system shall be equal to or less than the combined existing basin 

hydrographs of the EX BSN ONSITE + UPSTREAM BSN which equals 1.831 cfs. Therefore, to 

match the pre-development 25-year peak flow of 1.831 cfs, the proposed ADS Stormtech 

Chamber System for downstream erosion control shall be sized as follows:  

• Required total storage volume = 3,247 cubic feet (including rock storage) 

• Bottom of Rock Elevation = 742.85; Slope = 0%  

• 25-year Water Surface Elevation = 744.56 

• 8” Pipe Outflow with no orifice.  

A final stormwater management plan will be required as a condition of approval. The final plan 

shall be reviewed by the City Engineer.  The applicant has shown through the preliminary 

stormwater management plan that the proposed development can adequately address stormwater 
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management issues. See Attachment E for preliminary stormwater management plan.  

 

Staff have reviewed the Local Wetlands Inventory Map and there are no known mapped 

wetlands on the subject property.  

 

 
Figure 4. Lowell Local Wetlands Inventory Map. 

 

(7) That the proposed development will not cause negative impacts, potential 

hazards or nuisance characteristics as identified in Section 2.140, Item 21 of the 

Application Site Plan consistent with the standards of the Zoning District and 

complies with the applicable standards of all regulatory agencies having 

jurisdiction.  

 

Staff Response: Potential nuisance characteristics identified are lighting, visual and auditory. 

Nuisance characteristics will primarily be felt by the residential properties located to the east and 

south of the subject property. Visual and noise nuisances will be mitigated through the 

implementation of a required landscaped buffer as indicated in LDC 9.528(b)(2). The applicant 

will retain the existing 6’ wooden fence along the common property line with the residential uses 

to the east. In addition, to protect residential properties to the south, the applicant will also retain 

the existing 6’ wooden fence along the southern property line. Further, as seen on Sheet L.1, the 

applicant will be providing landscaping features along the eastern and southern property lines. 

The implementation of the landscaping features and retaining of the 6’ fences, will aid in 

mitigating any lighting, visual and auditory nuisances. The two proposed townhouse 

developments will also be shielded from the proposed retail Dollar General store by the 

implementation of landscaping features.  
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Staff Response: Based on a ratio of 1.5 spaces per multiple family dwelling, a total of 9 off-

street parking spaces is required. The applicant has indicated to staff via email on November 3, 

2022, that 13 off-street parking spaces are proposed for the multiple-family residential 

development. Because the applicant is proposing an amount of off-street parking spaces that 

exceed the minimum required this criterion is met. Staff now turn to the required off-street 

parking spaces for the commercial retail store. The LDC requires one space per 300 square feet 

of floor space designated for retail sales. As seen on multiple site plans, the total area dedicated 

to sales is 10,387 square feet. This equates to a required minimum of 35 off-street parking 

spaces. Again, via email on November 3, 2022, the applicant indicated to staff that 48 off-street 

parking spaces are proposed for the proposed Dollar General retail store. The final site plan that 

accompanies the building permit applicant shall show no less than 61 off-street parking spaces, 

as proposed by the applicant. This criterion is met.  

 

SECTION 9.513  PARKING 

For each new structure or use, each structure or use increased in area and each change in the 

use of an existing structure there shall be provided and maintained off-street parking areas in 

conformance with the provisions of this section. 

 

(a) Design and Improvement Requirements for Parking Lots: 

 

(1) All parking areas and driveway approaches shall be surfaced with a minimum of 

two inches asphaltic concrete or four inches Portland Cement Concrete over 

approved base unless other methods are approved by the City. Under specified 

conditions the City may defer paving and permit gravel parking areas as a 

temporary use. 

 

(2) For Commercial and Industrial uses, service drives and parking spaces on 

surfaced parking lots shall be clearly and permanently marked. Handicapped 

Parking must comply with the Oregon Structural Specialty Code. 

 

Staff Response: As seen on Sheet C3.0, all parking areas and driveway approaches are proposed 

to be paved. The applicant is proposing two ADA parking spaces to be located near the 

southwestern end of the proposed Dollar General retails store. The two ADA spaces shall be 

clearly marked with appropriate ADA signage and conform to current ADA building standards. 

Criterion met.  

 

(5) The outer boundary and all landscaped islands of a parking area shall be 

contained by a 6" high curb for protection of landscaping, pedestrian walkways 
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and to contain rainwater runoff. No motor vehicle shall project over the 

property line. 

 

Staff Response: As seen on Sheet C3.0 & A0.1, the outer boundary and all landscaping islands 

of the parking lots will be curbed to provide protection of landscaping, pedestrian walkways and 

to contain water runoff. Criterion met.  

 

(6)  All parking areas, except those in conjunction with a single family or two-family   

dwelling, shall have adequate drainage to dispose of the run-off generated by the 

impervious surface area of the parking area. On-site collection of drainage water 

shall not allow sheet flow of water onto sidewalks, public rights-of-way or abutting 

property and shall detain out-flow velocities to that of undeveloped land. On-site 

drainage must be approved by the City. 

 

Staff Response: Adequate drainage to dispose of the run-off generated by impervious surfaces is 

being proposed by the applicant. The applicant’s stormwater drainage management plan has been 

preliminary reviewed and approved by the City Engineer. Other drainage details may need to be 

reviewed by Lane County Transportation and Engineering as part of a Facility permit process. 

Criterion met.  

 

(7) Service driveways to off-street parking areas shall be designed and constructed to 

facilitate the flow of traffic, provide maximum safety of traffic access and egress, 

and maximum safety of pedestrian and vehicular traffic on the site. The number of 

service driveways shall be limited to the minimum that will allow the property to 

accommodate and service the traffic anticipated.  Service driveways connected to 

County roads must be approved and permitted by Lane County Public Works.  

 

Staff Response: There are two service driveways proposed from North Moss Street. The 

northernmost driveway will have one in-turn lane, and a left and right turn lane, northbound and 

southbound, respectively. The southernmost driveway will have an in-and-out driveway. The 

engineering details of the driveways will be reviewed by Lane County Transportation and 

Engineering as part of the Facility permit process because North Moss is a Lane County roadway 

facility. Criterion met.  

 

(8) All off-street parking areas within or abutting residential districts or uses shall be 

provided with a sight-obscuring fence, wall or hedge as approved by the City to 

minimize disturbances to adjacent residents. 

 

Staff Response: Properties Located to the east and south of the subject property contain existing 

residential uses. As such, subsection (8) is applicable to the proposal. As seen on Sheet A0.1, 

there is an existing 6’ wooden fence located along the eastern and southern property lines that is 

proposed to remain. Criterion met.  

 

(h) A plan, drawn to scale, indicating how the off-street parking requirements are to be 
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fulfilled, shall accompany all requests for City approval or a Building Permit. 

 

Staff Response: The applicant has shown on Sheets C3.0 and A0.1 that the off-street parking 

requirements can be met. A final plan, drawn to scale, shall accompany the building permit 

application. The final plan shall be in substantial conformance with the approved parking plan 

and contain no fewer than 61 off-street parking spaces; 48 for Dollar General and 13 for the 

townhomes.  

 

Condition of Approval#4: A final parking/site plan, drawn to scale, indicating how the off-street 

parking requirements are to be fulfilled, shall accompany the applicant’s building permit 

application.  

 

Section 9.517 Streets. (a) Urban public street improvements including curbs, gutters and storm 

drainage are required for all land divisions and property development in the City of Lowell. 

Urban street improvements may be deferred by the City if there is not existing sidewalk or 

storm drain system to which connection can be made, conditional upon the responsible party 

agreeing to an irrevocable waiver of remonstrance to a future assessment at the time of 

construction of a sidewalk which is otherwise required to be constructed. 

 

Staff Response: Urban street improvements including curbs, gutters and storm drainage are 

require for all property development in Lowell. Section 9.517 applies to the present proposal 

because the property fronts a portion North Moss Street. Because North Moss Street is a Lane 

County roadway facility, the street improvements must conform to the standards for Lane 

County roads. North Moss Street is classified as a Major Collector. As such, the applicant is 

proposing half-street improvements along the frontage of North Moss to include: 6’ bike lane, 6’ 

planting strip, 5’ sidewalk, and the required 5’ no-build easement. These improvements are 

consistent with Lane County standards. Criterion met.  

 

 
Figure 5. Applicant proposed urban street improvements along frontage of North Moss Street. 

Condition of Approval #5: Applicant shall construct urban street improvements consistent with 

Lane County Major Collector standards and as specifically proposed by the applicant (as seen in 



LU 2022 06 Dollar General Site Plan Review – Retail Store and Multiple-Family Development  13 
 

Figure 5) to include 20’ of total new construction, 6’ bike lane, 6’ planter strip, 5’ sidewalk, 5’ 

no build easement and 10’ public utility easement. Final construction plans and details are 

subject to review and approval by Lane County as part of the Facility permit process. The City 

Public Works and Engineering departments reserve the right to review and comment on urban 

street improvements as part of the facility permit process.  

 

(p) Traffic Signs/Signals: Where a proposed intersection will result in the need for street 

signals to serve the increased traffic generated by the proposed development, they shall 

be provided by the developer or land divider and the costs shall be born by the developer 

or land divider unless an equitable means of cost distribution is approved by the City. 

 

Staff Response: Any applicable street/traffic signage costs shall be borne by the developer. 

Street /traffic signage should be included with the building permit and Lane County facility 

permit process. This will be a condition of approval.  

 

Condition of Approval #6: Any applicable signage costs shall be borne by the developer. 

Street/traffic signage should be included with the building permit process with the City and Lane 

County.  

 

SECTION 9.518 SIDEWALKS. Public sidewalk improvements are required for all land 

divisions and property development in the City of Lowell. Sidewalks may be deferred by the 

City where future road or utility improvements will occur and on property in the rural fringe 

of the City where urban construction standards have not yet occurred. The property owner is 

obligated to provide the sidewalk when requested by the City or is obligated to pay their fair 

share if sidewalks are installed by the City at a later date. An irrevocable Waiver of 

Remonstrance shall be recorded with the property to guarantee compliance with this 

requirement. 

 

Staff Response: Similar to the response for Section 9.517 Streets, above, the applicant is 

proposing development adjacent to the City right-of-way and thus, per Section 9.518, public 

sidewalks are required for all property development in Lowell. The applicant will be constructing 

5’ sidewalks along the frontage of North Moss Street.  

 

SECTION 9.519 BIKEWAYS 

 

Bikeways are required along Arterial and Major Collector streets. Currently the only 

Bikeway requirements are those required by the County as a part of the County owned 

Major Collector streets within the City. Future requirements for Bikeways may be 

addressed at such time that a Transportation System Plan (TTSP) is completed for the 

City., but until specific Bikeway requirements are adopted, travel lanes of all streets that 

do not require Bikeways are approved for joint use with bicycles. 

 

Staff Response: The applicant is proposing to construct a  6’ bikeway along the frontage of North 

Moss Street. Lane County Transportation and Engineering will be reviewing the specific 
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construction plans because North Moss Street is a Lane County roadway facility. Criterion met.  

 

 

SECTION 9.520 STORM DRAINAGE 

 

Until completion of a Storm Drainage Master Plan for the City of Lowell, Section IV, of 

the Standards for Public Improvements and the following shall apply. In the event of a 

conflict, the following takes precedence. 

 

(a) General Provisions. It is the obligation of the property owner to provide proper 

drainage and protect all runoff and drainage ways from disruption or contamination. 

On-site and off-site drainage improvements may be required. Property owners shall 

provide proper drainage and shall not direct drainage across another property except as 

a part of an approved drainage plan. Paving, roof drains and catch basin outflows may 

require detention ponds or cells and discharge permits. Maintaining proper drainage is 

a continuing obligation of the property owner. The City will approve a development 

request only where adequate provisions for storm and flood water run-off have been 

made as determined by the City. The storm water drainage system must be separate and 

independent of any sanitary sewerage system. Inlets should be provided so surface 

water is not carried across any intersection or allowed to flood any street. Surface water 

drainage patterns and proposed storm drainage must be shown on every development 

plan submitted for approval. All proposed drainage systems must be approved by the 

City as part of the review and approval process. 

 

(g) Drainage Management Practices. Developments within the City must employ 

drainage management practices approved by the City. The City may limit the 

amount and rate of surface water run-off into receiving streams or drainage 

facilities by requiring the use of one or more of the following practices: 

 

(1) Temporary ponding or detention of water to control rapid runoff; 

 

(2) Permanent storage basins; 

 

(3) Minimization of impervious surfaces; 

 

(4) Emphasis on natural drainageways; 

 

(5) Prevention of water flowing from the development in an uncontrolled 

fashion; 
 

Staff Response: It is the obligation of the property owner to provide proper drainage and protect 

all run and drainage ways from disruption or contamination. All stormwater from the proposed 

development will be collected and conveyed to underground detention and then taken to the west 

into Moss Street. The applicant’s civil engineer believes any standing water issues on adjacent 

properties to the east will not be adversely affected and may aid in any standing water issues due 

to the proposed curtain drain along the common property line with residential properties to the 
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east. The applicant will utilize a Stormtech SC-310 Chamber System as the primary stormwater 

management mechanism. The applicant will also be installing an in 6” roof drain lateral along 

the rear of the property, and an open-graded gravel interceptor trench for upstream residential 

overland flow. The applicant’s preliminary stormwater drainage management plan has been 

reviewed and approved by the City Engineer. A final stormwater drainage plan will be a 

condition of approval and subject to review and approval by the City Engineer.  

 

Condition of Approval #7: Prior to issuance of building permits, applicant shall submit to the 

City Administrator or their designee a final stormwater drainage plan complete with details. Plan 

and details are subject to review and revision.  

 

SECTION 9.527 GRADING 

 

General grading shall conform to Lowell Ordinance 227, Section 2, Excavation and 

Grading Building Code, and the following standards unless engineered and approved by 

the City. 

 

(a) Cut slopes shall not exceed one and one-half feet horizontally to one foot vertically. 

 

(b) Fill slopes shall not exceed two feet horizontally to one foot vertically. 

 

(c) The type and characteristics of imported fill soils shall be the same or compatible 

with the existing soils on the site. 

 

(d) Fills for streets and building sites shall be engineered and approved by the City. 

 

(e) All sites shall be graded to direct storm water to City storm sewers or to natural 

drainage ways. 

 

Staff Response: The applicant’s civil engineer has submitted a preliminary grading plan. Staff 

find the preliminary plan acceptable to establish feasibility to meet grading standards. A final 

and detailed grading plan will be required.  See Sheets C4.3 and C4.2.  

 

Condition of Approval #8: Prior to the issuance of building permits, the applicant shall submit a 

final grading plan, in conformance with Section 9.527, to the City Administrator or their 

designee for review and approval.  

 

SECTION 9.528 LANDSCAPING 

 

All yard setbacks and parking areas shall be landscaped in accordance with the 

following requirements: 

 

(a) General Provisions. 

 

(1) Landscaping shall primarily consist of ground cover, trees, shrubs or 

other living plants with sufficient irrigation to properly maintain all 
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vegetation. Decorative design elements such as fountains, pools, benches, 

sculptures, planters, fences and similar elements may be placed within the 

area. 

 

Staff Response: As seen on Sheet L.1, the site will be landscaped. Landscaping elements include 

trees, shrubs and ground cover. Criterion met.  

 

(2) Provisions for landscaping, screening and maintenance are a continuing 

obligation of the property owner. All required landscaped areas shall be 

cleared of unwanted vegetation and weeds at least once a year prior to July. 

Dead landscape plantings shall be replaced by April of the following year. 

 

Staff Response: Landscaping, screening and maintenance shall be a continuing obligation of the 

property owner. All required landscaped areas shall be cleared of unwanted vegetation and weeds 

at least once a year prior to July. Dead landscape plantings shall be replaced by April of the 

following year.  

 

(3) Landscape plans for proposed new industrial, commercial or residential 

developments shall be included with the site plans submitted to the City for 

approval. Trees exceeding 10 inches in diameter, plantings and special site 

features shall be shown on all submitted plans and shall clearly indicate 

items proposed to be removed and those intended to be preserved. 

 

Staff Response: As seen on Sheet L.1, the site will be landscaped. Landscaping elements include 

trees, shrubs and ground cover. As seen on Sheet A0.1, all existing pine trees are proposed to be 

removed because they interfere with site entrances and improvements. New trees will be planted 

in landscaping areas per the landscape plan. Criterion met.  

 

Condition of Approval #9: A final landscaping plan, in conformance with Section 9.528, shall 

accompany the applicant’s building permit application. Landscaping plan is subject to review and 

revision by the City Administrator or their designee.  

 

(b) Yard Setbacks and Open Space. 

 

(1) All required street facing exterior yard setbacks in each land use district 

and the entire open space of all commercial, and multiple-family dwelling 

sites exclusive of walks, drives, parking areas and buildings shall be 

landscaped and permanently maintained. 

 

Staff Response: As seen on Sheet L.1, street facing yard setbacks are proposed to be landscaped. 

Criterion met.   

 

 (2) Commercial and industrial developments abutting residential properties 

shall have their yard setbacks landscaped and/or fenced to protect the 

abutting residential properties. 
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Staff Response: As seen on Sheet L.1, the areas abutting residential uses have a 6’ foot fence 

that is already existing and will be landscaped.  

 

(c) Fences: 

 

(1) Residential fences, hedges and walls may be located within yard setbacks.  

Height is limited to 6 feet in required side, rear or interior yards, 3 feet in 

any required front yard or 4 feet if the top 1 foot of the fence is 75% open, 

and 3 feet in height in a Vision Clearance Area. Commercial or industrial 

properties may have 8-foot-high fences except in a street facing front yard 

setback. 

 

(2) Materials. Residential fences and walls shall not be constructed of or 

contain any material which would do bodily harm such as electric, barbed or 

razor wire, broken glass, spikes, or any other hazardous or dangerous 

materials. Commercial or industrial properties may have barbed wire at the 

top of fences over 6 feet in height.  

 

(3) Sight-obscuring fences, walls or landscaping may be required to screen 

objectionable activities as part of the City's review and approval process.  

Sight- obscuring means 75% opaque when viewed from any angle at a point 

25 feet away. Vegetative materials must be evergreen species that meet this 

standard year-round within 3 years of planting. 

 

(4) Maintenance. Fences shall be structurally maintained in a safe condition 

of repair and shall not lean over an adjoining property or sidewalk, have 

missing sections or slats, or broken supports. 

 

Staff Response: As seen on Sheet A0.2, two 6’ fences will remain to buffer the property from 

the adjacent residential uses. The site will also include landscaping to further provide a buffer 

from conflicting land uses.   The existing fences shall be maintained in a safe condition of repair. 

Criterion met.  

 

(d) Parking Areas: 

 

(1) Parking lots shall be screened from abutting residential districts by a 

combination of fences, walls, and landscaping adequate to screen lights, 

provide privacy and separation for the abutting residential districts.  

 

Staff Response: As seen on Sheet A0.2, two 6’ fences will remain to buffer the property from 

the adjacent residential uses. The site will also include landscaping to further provide a buffer 

from conflicting land uses.   The existing fences shall be maintained in a safe condition of repair. 

 

(2) Parking lots shall have curbed landscaped islands and trees at the ends 

of parking rows to facilitate movement of traffic and to break large areas of 

parking surface. The minimum dimension of the landscaped area excluding 
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the curbs shall be 3 feet and the landscaping shall be protected from 

vehicular damage by wheel guards. 

 

Staff Response: As seen on Sheet L.1, the two parking areas lot contain curbed landscaped 

islands at the ends of parking rows to facilities movement of traffic.  The minimum dimensions 

of the landscaped area excluding the curbs shall be 3 feet and the landscaping shall be protected 

from vehicular damage by wheel guards. Criterion met.  

 

(3) Parking lots containing more than 20 parking spaces shall have a 

minimum of 5 percent of the area devoted to vehicular circulation and 

parking areas in landscaping and trees. Landscaping shall be evenly 

distributed throughout the parking lot and long rows of parking spaces shall 

be interrupted by landscaped islands. The 5 percent landscaping shall be 

within or abutting the parking area and shall be in addition to the required 

landscaped yard setbacks.  

 

Staff Response: As listed on Sheet A0.1, 27% of the site will be landscaped. This exceeds the 

minimum 5% required. The landscaping appears to be well distributed throughout the site. 

Criterion met.  

 

(e) Service Facilities:  

 

Garbage collection areas and service facilities located outside the building shall be 

screened from public view and landscaped. 

 

Staff Response: As seen on Sheet A0.1 the applicant is proposing a 16’-10” X 19’-3” concrete 

dumpster pad. The dumpster pad appears to be contained behind doors, but no details as to how 

the dumpster pad will be screened from public view and landscaped. The applicant is also 

proposing a 16’X16’ concrete delivery pad. The delivery pad does not appear to be screened 

from public view or landscaped. Planning Commission must decide if the concrete deliver pad is 

a “service facility” and thus required to be screened from public view and landscaped. Staff 

request Planning Commission’s decision on this issue. At a minimum, staff will require greater 

detail as to how the garbage collection area will be appropriately screened from public view and 

landscaped as required. This may be added as a condition of approval, but more information is 

required. The applicant should be prepared to address this issue at the public hearing.  

 

**Planning Commission’s discretion is requested on this approval standard.  

 

Condition of Approval #10: Prior to the issuance of building permits, the applicant shall submit 

plans to the City Administrator, for review and approval, detailing how the garage enclosure will 

be screened from public view and landscaped.  

 

SECTION 9.529 EXTERIOR LIGHTING.  

 

Exterior lighting should be provided in parking lots and may be provided elsewhere. All exterior 

lighting shall be designed and installed to the following standards: 
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(a) Uplighting is prohibited. Externally lit signs, displays, building and aesthetic lighting 

must be lit from the top and shine downward. The only exception to this requirement is 

for lighting of a flagpole. The lighting must be shielded to prevent direct glare and/or 

light trespass. The lighting must also be contained to the target area. 

(b) All exterior lights shall be designed, located, installed and directed in such a 

manner as to prevent glare across the property lines. 

(c) All exterior building lighting for security or aesthetics will be full cut-off or 

shielded type, not allowing any upward distribution of light. 

(d) For purposes of this subsection: 

(1) “Glare” means light that  causes annoyance,  discomfort,  or  loss  of  

visual performance and ability. 

(2) “Uplighting” means any light source that distributes illumination above a 

90-degree horizontal plane. 

(e) Pre-existing non-conforming lighting may be required to be brought into 

compliance upon a determination by the City Administrator that such non-conforming 

lighting is a nuisance. 

 

Staff Response: As seen on Sheet A0.1 and A0.2, the applicant is proposing 25’ high light 

poles throughout the parking lot and at the front and rear of the townhome development. The 

light poles will shine down in a manner that is shielded to prevent direct glare and light 

trespass. The exterior lighting standards have also been denoted on Sheet C5.0. Staff find the 

applicant can feasibly meet the exterior lighting standards. Therefore, a final and detailed 

exterior lighting plan can be delegated to the City Administrator for final review and approval. 

This will be a condition of approval.  

 

Condition of Approval #11: Prior to the issuance of building permits, the applicant shall 

submit a final exterior lighting plan in full compliance with Section 9.529. Plan is subject to 

review and revision by the City Administrator or their designee.  

 

SECTION 9.805       IMPROVEMENTS AGREEMENT 

 

Before City final approval of a development, site plan or land division, the developer or land 

divider shall file with the City an agreement between developer or land divider and the City, 

specifying the period within which required improvements and repairs shall be completed and 

providing that, if the work is not completed within the period specified, the City may complete 

the work and recover the full cost and expense, together with court costs and attorney fees 

necessary to collect said amounts from the developer or land divider. The agreement shall also 

provide for reimbursement of the City's cost of inspection in accordance with Section 9.801 (f). 
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SECTION 9.421 GENERAL COMMERICAL DISTRICT C-1   

 

Staff Response: The standards of the General Commercial zone are only applicable if the 

applicant is successful in rezoning the subject property to C-1.  

 

(a) Permitted Uses. In a C-1 District, the following uses and their accessory uses are 

permitted subject to the Site Plan Review provisions of Section 9.250 and the standards, 

provisions and exceptions set forth in this Code, provided all operations except off-

street parking and temporary activities shall be conducted entirely within an enclosed 

building: 

 

(1) Retail stores or shops. 

 

Staff Response: If the applicant is successful in a rezone of the subject property to General 

Commercial C-1, a retail store is a permitted use in that zoning designation. Criterion met.  

 

(b)    Development Standards. Lots within a General Commercial District are approved by 

the Planning Commission as part of the Site Plan Review procedures of Sections 9.250. 

Lots are required to be large enough and developed to accommodate the building, 

sewage disposal system, required parking, service access and pedestrian circulation 

including persons with disabilities. 

 

(2) Minimum lot area: None established 

 

Staff Response: In the C-1 zone there is no minimum lot area established. The applicant is 

proposing to create a 51,525 square foot commercial parcel. Criterion addressed.  

 

(3) Yards: 

A. Front yard setbacks - none required. See Section 9.509 to 9.512 for 

additional street setbacks. 

 

Staff Response: There is no specified front yard setback, however the applicant is proposing a 

15’ front setback as seen on Sheet A0.3. Section 9.512 requires at least a 5’ setback. This 

setback includes the required 5’ no-build easement as required by Lane County. Criterion met.  

 

B. Side yard setbacks 

A. None required between commercially or industrially zoned property 

B. 10 feet when abutting residentially zoned 

property.  

C. None required for street side yard. 

 

Staff Response: For the proposed commercially zoned parcel, the side yard setback area is 

located along the southern property line. Because the properties located south of the subject 

property are zoned residential, a 10’ setback is required. As seen on Sheet A0.2, a setback of 5’ 

is proposed. This does not meet the minimum side yard setback standard for the C-1 zone, when 

abutting residentially zoned property. The applicant shall submit a revised site plan showing a 



LU 2022 06 Dollar General Site Plan Review – Retail Store and Multiple-Family Development  21 
 

10’ side yard setback along the southern property line. This will be a condition of approval. 

Alternatively, Planning Commission may cite this as a reason to deny the site plan.  

 

Furthermore, the portion of the property to be partitioned and rezone to R-3 will require a 10’ 

side yard setback. As seen on Sheet A0.2, the applicant only shows a 7’ setback. This will need 

to be revised to 10’ or Planning Commission may cite this as a reason to deny the site plan.  

 

The side yard setback standards are not met. It is unknown to staff if the applicant can feasibly 

reconfigure the site plan to accommodate for the required setbacks.  

 

 C. Rear yard: 

1. None required between commercially or industrially zoned property. 

2. 10 feet when abutting residentially zoned property. 

 

Staff Response: As seen on Sheet A0.2 the rear yard contains a 10’ setback. Criterion met.  
 

(4) Maximum building height: There is no building height limitation except when 

the property abuts a residential zone, in which case the building height is limited 

to the height allowed in the adjacent residential zone for a distance of 50 feet. 

 

Staff Response: As seen on Sheet A0.2, the maximum height of the townhomes is 26’. The 

maximum height of the Dollar General retail store is 19’-6”. Because the proposed 

commercially zoned parcel is adjacent to a residential district, the maximum height allowed is 

the maximum height allowed in the adjacent residential zone which is 30’. The maximum 

heights of the retail store and townhomes are acceptable.  

 

(5) Lot Size: There is no minimum lot size or lot dimension. 

 

Staff Response: There is no minimum lot size or dimension. Criterion not applicable.  

 

(6) Lot Coverage and Density:  There is no lot coverage or density requirements 

except as provided in yard setback and on-site parking requirements. 

 

(7) Access shall be designed to cause a minimum interference with traffic and may 

be subject to the review and approval of the County Engineer or State Department 

of Transportation. The dedication of additional right-of-way and construction of 

street improvements by the applicant may be required in order to facilitate traffic 

circulation. 
 

Staff Response: Access is addressed earlier in this staff report as part of the site plan review 

process. Access will be reviewed and approved by Lane County Transportation and Engineering 

because access is taken from a Lane County roadway facility. Access to the proposed townhome 

development is via an existing access easement.  

 

 

SECTION 9.412 MULTIPLE-FAMILY RESIDENTIAL DISTRICT R-3 
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Staff Response: The standards of the Multiple-Family Residential zone are only applicable if the 

applicant is successful in rezoning the subject property to R-3. 

 

(b) Permitted Uses. In an R-3 District, the following uses and their accessory uses are 

permitted subject to the Site Plan Review provisions of Section 9.250, single-family and 

duplexes excepted, and other standards and provisions set forth in this Code: 

 

(1) Duplexes, apartments, and multiple-family dwellings. 

 

Staff Response: In the R-3 zone multiple-family dwelling are a permitted use, subject to site 

plan review. This staff report and related application is seeking site review approval for both the 

townhome development and Dollar General retail store. Criterion met.  

 

(d)         Development Standards. 

 

(1) Minimum lot area - 7,000 square feet. 

 

Staff Response: As seen on the tentative partition plat proposed parcels 2 and 3 are greater than 

7,000 square feet. Criterion met.  

 

(2) Minimum lot width - 60 feet, except for corner lots which must have no less 

than 65 feet on any property line adjoining a street 

 

Staff Response: As seen on the tentative partition plat proposed parcels 2 and 3 are greater than 

60-feet.  

 

(3) Minimum Lot Depth – 80 feet 

 

Staff Response: As seen on the tentative partition plat proposed parcels 2 and 3 are greater than 

80-feet in depth.  
 

(4) Maximum Building coverage including accessory buildings - 40%, provided that 

any patio structure used solely for open space and swimming pool not structurally 

covered shall not be counted as a structure for ascertaining coverage. 

 

Staff Response: Proposed Parcel 2 is 7,280 square feet. The size of the townhome expected on 

Parcel 2 is 2,112 square feet. This equates to a lot coverage of 29%.  

 

Proposed Parcel 3 is 7,274 square feet. The size of the townhome expected on Parcel 3 is 2,112 

square feet. This equates to a lot coverage of 29%.  

 

Criterion met.  

 

(5) Maximum building height – 3 stories or 45 feet, whichever is lower. Accessory 
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building are limited to one story. For R-3 development within 50 foot of an 

abutting R-1 district side or rear yard, R-1 height standards apply. 

 

Staff Response: As seen on Sheet A0.1, the maximum height of the townhomes are 26-feet. 

Criterion met.  

 

(6) Yards: 

A. Front Yard 

1. For Streets with constructed or planned curbs and/or sidewalks, 20 

feet from the outside edge of the curb or sidewalk but no less than 10 feet 

from the property line. 

2. Where no curbs or sidewalks are constructed or planned, 15 feet, 

except all garages, carports or other parking structures taking access from 

the front of the property shall be set back 20 feet. 

 

B. Side yard setbacks: 

1. Interior side yard: 5 feet and 7 ½ feet for two story structures. 

2. Alley side yard: 5 feet 

3. Street side yard: For Streets with constructed or planned curbs 

and/or sidewalks, 15 feet from the outside edge of the curb or sidewalk 

but no less than 5 feet from the property line except for parking 

structures which shall be set back at least 20 feet from a curb or 

sidewalk. Where no curbs or sidewalks are constructed or planned, 10 

feet, except all parking structures taking access from the side street shall 

be set back 20 feet. 

 

C. Rear yard: 10 feet. 

 

Staff Response: The front yard setback shall not be less than 10-feet. As seen on Sheet A0.1 

the front yard setback is 15-feet. Front yard setback is met.  

 

The side yard setback is 5 feet for single story buildings but 7.5 feet for two story structures. As 

seen on Sheet A0.1, the setback is 7-feet. However, the property located directly south of the 

townhomes is proposed to be zoned commercial. When a commercially zoned property is 

adjacent to a residentially zoned property, the side yard setback is increased 10 feet (see Section 

9.421(d)(2)(B). The side yard setback is not met.  

 

The rear yard setback in the R-3 zone is 10-feet. As seen on Sheet A0.1. the rear yard setback is 

~12-feet. Rear setback is met.   

 

(7) See Article 9.5 for additional General Development Standards, Article 9.6 for 

Special Development Standards and Article 9.7 for Use Standards that may 

apply in the R-3 District. 

 

Staff Response: Article 7, Section 9.706 Multiple-Family Standards are applicable.  
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SECTION 9.706 MULTIPLE-FAMILY STANDARDS 

 

Medium density multiple-family housing is allowed in the R-3 residential district up to 15 units 

per acre and high density Multiple-family housing may be allowed in accordance with the 

Conditional Use provisions of Section 9.251. 

 

(a) Access shall be from a designated arterial or collector street. 

 

Staff Response: Access to the multiple-family townhomes is via an existing access easement 

over Tax Lot 06501. Persons entering Parcels 2 and 3 arrive from North Moss Street, which is a 

collector, but travel over the rear parking lot the OPRD property to enter into the parking lot of 

the townhomes.  

 

(b) Requirements for front, rear, side and street side yards, for high density shall comply 

with the R-3 District standards. 

 

Staff Response: All setbacks are met, except for the side yard setback. The side yard setback is 

the setback that abut the proposed commercially zoned lot to the south. When a commercially 

zoned lot is adjacent to a residentially zoned property, the minimum setback required is 10-feet. 

As seen on Sheet A0.1, the setback is currently 7-feet. See Section 9.421(d)(2)(B). This 

criterion is not met. 

 

 

(c) On-site bicycle storage facilities, bicycle paths and pedestrian ways shall be provided 

for developments exceeding six dwelling units. 

 

Staff Response: The proposal for dwelling units does not exceed six. Therefore, this criterion is 

not applicable.  

 

(d) The City may require conditions of approval when deemed necessary for the 

mitigation of potential adverse impacts on a neighborhood or adjacent areas.  

 

Staff Response: The Planning Commission, at its discretion, may impose reasonable conditions 

of approval when deemed necessary for the mitigation of potential adverse impacts on a 

neighborhood or adjacent areas.  

 

(e) The City may regulate the type of dwelling units for high density multiple family to 

mitigate potential adverse impacts on a neighborhood or adjacent areas. 

 

Staff Response: The Planning Commissions, at its discretion, may regulate the type of 

dwelling units for high density multiple family to mitigate potential adverse impacts on a 

neighborhood or adjacent areas.  

 

(f) Additional landscaping or screening  on  the  property  boundary  may  be  required  

to mitigate potential adverse impacts on adjacent properties. 
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Staff Response: landscaping between the proposed residential and commercial development is 

proposed and appears to be sufficient. Staff don’t find additional landscaping or screening 

necessary but Planning Commission may find otherwise. 

 

SECTION 9.516 Access.  

 

(c) Every property shall abut a street other than an alley for a minimum width of 16 feet, 

of which 12 foot must be paved, except where the City has approved an access to 

multiple lots sharing the same access in which the total width must be at least 16 feet. 

No more than two properties may utilize the same access unless more are approved 

with the tentative plan.  

 

(d) The following access alternatives to Panhandle properties may be approved by the City: 

 

(1) Approval of a single access road easement to serve proposed parcels. The City 

may require a provision for conversion to a dedicated public road right-of-way at 

some future date, in which case the easement shall have the same width as a 

required right-of-way.  

 

Staff Response: The subject property does abut a street for a minimum width of 16 feet, but 

such abutment is not used for access to proposed Parcels 2 and 3. The applicant has been 

granted an access easement across TL 06501 to access proposed Parcels 2 and 3. The easement 

was granted by the Forest Service back when the property was first partitioned. Staff and Lane 

County do not have objections to this proposed access dynamic but Planning Commission 

should review and approve this access dynamic pursuant to subsection (b)(1) that allows 

approval of a single access road easement to serve proposed parcels. The qualifier for such a 

provision seems to apply as alternative to Panhandles lots, which is not being proposed.  
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6.  RECOMMENDATION 

 

The success of site plan review is dependent on the applicant’s ability to successfully rezone 

proposed Parcel 1 to C-1 and proposed Parcels 2 and 3 to R-3. If the property is zoned C-1 and 

R-3, respectively, the applicant fails to meet two setback standards. If the rezone is successful, 

the Planning Commission can deny the site plan review based on failure to meet Section 

9.421(d)(B)(B) or require the applicant to bring back a site plan that displays conformance with 

the setback standards. If Planning Commission approves the site plan review, staff recommend 

Planning Commission staff’s proposed conditions of approval.  

 

If the applicant’s request for rezone is unsuccessful then the proposal for site plan review shall be 

denied for failure to meet Section 9.250(b)(1).  

 

 
Figure 6. Staff graphic showing setback issues. 
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Figure 7. Side yard setback issue between residential and commercial properties. 

 

7. CONDITIONS OF APPROVAL 

 

Condition of Approval #1: Prior to the issuance of building permits, applicant shall address 

Lane County’s comment regarding potential traffic conflicts from closely spaced driveways and 

restrictions implemented by driveway design modifications along with appropriate signage.  

 

Condition of Approval #2: As a general condition, the applicant shall adhere to the conditions 

of approval imposed by Lane County Transportation Planning and Engineering related to the 

findings and conclusions of the TIA and traffic in general. A County facility permit will be 

required to be obtained by the applicant to perform work and improvements within and adjacent 

to North Moss Street. Final Facility permit approval by Lane County shall be required prior to 

issuance of certificates of occupancy for the retail and residential uses.  

 

Condition of Approval #3: Prior to construction activities including clearing, grading and 

excavation that disturb one or more acres of land, the applicant shall obtain an approved NPDES 

permit from Oregon DEQ.  
 

Condition of Approval#4: A final parking/site plan, drawn to scale, indicating how the off-street 

parking requirements are to be fulfilled, shall accompany the applicant’s building permit 

application.  
 

Condition of Approval #5: Applicant shall construct urban street improvements consistent with 

Lane County Major Collector standards and as specifically proposed by the applicant (as seen in 

Figure 5) to include 20’ of total new construction, 6’ bike lane, 6’ planter strip, 5’ sidewalk, 5’ 

no build easement and 10’ public utility easement. Final construction plans and details are 
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subject to review and approval by Lane County as part of the Facility permit process. The City 

Public Works and Engineering departments reserve the right to review and comment on urban 

street improvements as part of the facility permit process.  
 

Condition of Approval #6: Any applicable signage costs shall be borne by the developer. 

Street/traffic signage should be included with the building permit process with the City and Lane 

County.  

 

Condition of Approval #7: Prior to issuance of building permits, applicant shall submit to the 

City Administrator or their designee a final stormwater drainage plan complete with details. Plan 

and details are subject to review and revision.  
 

Condition of Approval #8: Prior to the issuance of building permits, the applicant shall submit a 

final grading plan, in conformance with Section 9.527, to the City Administrator or their 

designee for review and approval.  
 

Condition of Approval #9: A final landscaping plan, in conformance with Section 9.528, shall 

accompany the applicant’s building permit application. Landscaping plan is subject to review and 

revision by the City Administrator or their designee.  
 

Condition of Approval #10: Prior to the issuance of building permits, the applicant shall submit 

plans to the City Administrator, for review and approval, detailing how the garage enclosure will 

be screened from public view and landscaped.  

 

 

Condition of Approval #11: Prior to the issuance of building permits, the applicant shall 

submit a final exterior lighting plan in full compliance with Section 9.529. Plan is subject to 

review and revision by the City Administrator or their designee.  

 

Condition of Approval #12: Applicant shall be responsible for costs associated with 

engineering review of technical plans.  

 

8.  ATTACHMENTS 

 

Attachment A: Applicant’s final TIA 

Attachment B: Civil sheets (C3.0, 4.0, 4.2, 4.3, 5.0) 

Attachment C: Applicant site plans (A0.1, A0.2, A0.3, A2.0, A2.1, A2.2) 

Attachment D: Landscaping plan   

Attachment E: Stormwater management plan  
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Lowell Dollar General - Traffic Impact Analysis   Existing Conditions 

Kittelson & Associates, Inc.    

This report evaluates these transportation issues: 

◼ Existing land-use and transportation-system conditions within the site vicinity during the weekday AM 

and PM peak hours; 

◼ Year 2023 background traffic conditions within the site vicinity during the weekday AM and PM peak 

hours; 

◼ Trip generation and distribution estimates for the proposed development; 

◼ Year 2023 total traffic conditions (with full build-out of the proposed development) at the site 

driveways during the weekday AM and PM peak hours; 

◼ Horizon year 2028 total traffic conditions (with full build-out of the proposed development) at the site 

driveways during the weekday AM and PM peak hours, and; 

◼ On-site access and circulation 

Operational Standards 

Traffic operations at the site driveways were evaluated based on the operational standards identified in 

the Lane County Transportation System Plan (TSP, Reference 1). Per Table 6-6 of the TSP, two-way stop and 

yield controlled intersections inside the urban growth boundary (UGB) of an incorporated city must operate 

at level of service (LOS) E or better with a volume-to-capacity (v/c) ratio of 0.95 or lower during the 

average weekday peak hour. 

Analysis Tools and Methodology 

All analyses described in this report were performed in accordance with the procedures stated in the 

Highway Capacity Manual, 6th Edition (HCM, Reference 2). Synchro was used to conduct the analysis. 

Synchro is a software tool that provides operational analysis in accordance with HCM methodologies. 

All analyses used the peak 15-minute flow rates that occurred during the weekday morning and evening 

peak hours. Using the peak 15-minute flow rates ensures that this analysis is based on a reasonable worst-

case scenario. 

EXISTING CONDITIONS 

The existing conditions analysis identifies the site conditions and current physical and operational 

characteristics of roadways within the study area. These conditions will be compared with future conditions 

later in this report. 

Site Conditions and Adjacent Land Uses 

The proposed development site is located within the Lowell city limits and UGB, it is zoned Public Lands (PL), 

and it is undeveloped. Adjacent land uses include additional Public Lands (PL) to the north, Single-Family 

Residential (R1) to the east, and Multi-Family Residential (R3) to the south and west per the City of Lowell 

Zoning District Map (Reference 3). 

Development of the proposed Dollar General and multi-family residential homes will require a zone change 

and comprehensive plan amendment from Public Lands (PL) to Commercial District (C1) and Multi-Family 

Residential (R-3). Per discussions with County staff, the traffic impact analysis does NOT need to address 

state or local approval criteria for the zone change or comprehensive plan amendment. 
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Lowell Dollar General - Traffic Impact Analysis   Traffic Impact Analysis 

Kittelson & Associates, Inc.    

Traffic Safety 

The crash history of N Moss Street was reviewed to identify potential safety issues that could impact access 

to the proposed development. Based on data obtained from the Oregon Department of Transportation 

(ODOT) for the five-year period from January 1, 2016 through December 31, 2020, no crashes were 

reported on N Moss Street between 4th Street and 6th Street over the five-year period. 

TRAFFIC IMPACT ANALYSIS 

The traffic impact analysis identifies how the site driveways will operate in the year the proposed 

development is expected to be fully built, 2023. The impact of traffic generated by the proposed 

development was examined as follows: 

◼ Developments and transportation improvements planned in the site vicinity were identified and 

reviewed in coordination with County staff. 

◼ Year 2023 background traffic conditions were analyzed at the site driveways during weekday AM and 

PM peak hours. 

◼ Site-generated trips were estimated for the proposed development. 

◼ A trip distribution pattern was developed for the proposed development, and the site-generated trips 

were distributed to the study area roadways and assigned to the site driveways. 

◼ Year 2023 total traffic conditions were analyzed at the site driveways during the weekday AM and PM 

peak hours, assuming full build-out and occupancy of the proposed development. 

◼ Horizon year 2028 total traffic conditions were analyzed at the site driveways during the weekday AM 

and PM peak hours, assuming full build-out and occupancy of the proposed development. 

◼ On-site circulation issues and site-access operations were evaluated. 

Year 2023 Background Traffic Conditions 

The year 2023 background traffic conditions analysis identifies how the site driveways will operate in the 

year the proposed development is expected to be complete. This analysis includes traffic attributed to 

planned developments and general growth in the region but does not include traffic from the proposed 

development. 

Planned Developments and Transportation Improvements 

No planned developments or transportation improvements are expected to be complete within the site 

vicinity prior to full build-out and occupancy of the proposed development. However, sufficient right-of-

way should be provided along the site frontage to accommodate the optimum pavement width per Lane 

County Road Standards. 

Traffic Volumes 

The growth rate used in this analysis was determined based on information provide in the Lane County TSP. 

Per the TSP, traffic volumes in Lowell are expected to increase by less than 1% per year throughout the 

planning horizon. Therefore, a 1% annual growth rate was used to provide a conservative analysis. 

Ultimately, the year 2023 background traffic volumes were developed for N Moss Street by applying a 1% 

growth rate (1% per year for 1 year) to the existing traffic volumes shown in Figure 4. Figure 5 illustrates the 

year 2023 background traffic volumes during the weekday AM and PM peak hours. 
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Traffic Operations 

The weekday AM and PM peak hour turning movement volumes shown in Figure 8 were used to conduct 

an operational analysis at the site driveways. Figure 8 summarizes the results of the year 2023 total traffic 

conditions analysis for the weekday AM and PM peak hours, respectively. As shown, the site driveways are 

expected to operate acceptably during the weekday AM and PM peak hours. Appendix “B” contains the 

year 2023 total traffic conditions worksheets. 

Horizon Year 2028 Total Traffic Conditions 

The horizon year 2028 total traffic conditions analysis forecasts how the study area’s transportation system 

will operation five years beyond full build-out and occupancy of the proposed development. The horizon 

year 2028 total traffic volumes were developed by applying a 5% growth rate (1% per year for 5 years) to 

the existing traffic volumes shown in Figure 4 and by adding the site-generated traffic shown in Figure 7 to 

arrive at the horizon year 2028 total traffic volumes that are shown in Figure 9. 

Traffic Operations 

The weekday AM and PM peak hour turning movement volumes shown in Figure 9 were used to conduct 

an operational analysis at the site driveways. Figure 9 summarizes the results of the horizon year 2028 total 

traffic conditions analysis. As shown, the site driveways are forecast to operate acceptably during the 

weekday AM and PM peak hours. Appendix “C” contains the horizon year 2028 total traffic conditions 

worksheets. 

SITE-ACCESS OPERATIONS 

As indicated above, access to the proposed Dollar General will be provided by two new driveways on the 

east side of N Moss Street and access to the proposed multi-family homes will be provided by an existing 

driveway to the north. Also indicated above, the two new driveways are expected to operate acceptably 

under year 2023 and horizon year 2028 total traffic conditions. The following summarizes additional 

information on site-access operations at the two new driveways. 

Motor Vehicle Access 

Motor vehicles are expected to use the two new driveways to access the site. The northernmost driveway is 

expected to be the primary point of access for vehicles traveling to/from the north, as well as for heavy 

vehicles (i.e., delivery trucks)1. The southernmost driveway is expected to be the primary point of access for 

vehicles traveling to/from the south. The southernmost driveway will also serve to separate vehicle traffic 

from heavy vehicle traffic during deliveries, as well as improve access and circulation throughout the site. 

Based on the proposed configuration of the two new driveways, turning movement conflicts are expected 

to be minimal.  

 
1 Additional information on heavy vehicle traffic (i.e., delivery trucks), including the frequency of deliveries, 

the types of delivery trucks, truck turning templates at the northernmost driveway, and potential strategies 

to ensure safe delivery operations is provided under separate cover. 
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Access Spacing 

Per the Lane County TSP, the minimum private access spacing standards on N Moss Street (a major 

collector with a posted speed limit of 35 mph) is 220 feet. As indicated by the preliminary site plan shown in 

Figure 2, the proposed site driveways are spaced at approximately 225 feet (measured centerline to 

centerline). Therefore, the site driveways meet Lane County access spacing standards. 

Based on the site-access operations information provided above, the two new driveways are expected to 

operate safely and efficiently. Therefore, no further mitigation measures are recommended in conjunction 

with the proposed Dollar general. 

PEDESTRIAN ACCESS 

National Cooperative Highway Research Program (NCHRP) Report 562 Improving Pedestrian Safety at 

Unsignalized Crossings (Reference 6) provides a methodology for determining the need for enhanced 

pedestrian crossings2 based on a variety of factors, including traffic volumes, travel speeds, and pedestrian 

crossing activity. According to the methodology, a minimum of 14 pedestrian crossings are needed during 

the peak hour to support an enhanced pedestrian crossing along a facility with either a posted speed or 

an 85th percentile speed equal to or above 35 mph, such as N Moss Street. 

Pedestrian crossing counts were conducted along N Moss Street adjacent to the proposed development 

site to assess the need for an enhanced pedestrian crossing. The counts were conducted on a typical 

midweek day in September 2022 during the morning (7:00 to 9:00 AM) and evening (4:00 to 6:00 PM) peak 

time periods. No pedestrians were observed to cross N Moss Street during any of the four hours when data 

was collected. Therefore, an enhanced pedestrian crossing is not supported by the NCHRP methodology 

under existing conditions. 

Pedestrian crossings may increase within the site vicinity over time as development occurs and as 

additional pedestrian infrastructure is constructed (for example, sidewalks on the east side of Moss Street, 

crosswalks at the intersections with 2nd and 4th, etc.). Today, however, there are relatively few existing land 

uses on the west side of N Moss Street within the site vicinity as compared to the east side, and the few that 

do exist are not expected to generate enough pedestrian crossings during the peak hour to support an 

enhanced pedestrian crossing in the immediate vicinity of the proposed Dollar General store; this is 

because approximately half of the homes on the west side of N Moss Street would need to generate a 

pedestrian trip during the same peak hour on a day-after-day basis to establish the need for such a 

crossing). 

Based on the pedestrian counts and an assessment of existing land uses within the site vicinity, an 

enhanced pedestrian crossing is not recommended on conjunction with the proposed Dollar General 

store. However, the County should continue to monitor pedestrian crossing activity and consider installing 

an enhanced pedestrian crossing when additional connecting pedestrian infrastructure has been installed 

nearby and when pedestrian activity in the immediate vicinity increases to a level necessary to support 

one. 

 
2 An example of an enhanced pedestrian crossing is a crossing with high visibility crosswalk pavement 

markings and signs with flashing beacons. 
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FINDINGS AND RECOMMENDATIONS 

The results of this study indicate that the proposed development can be constructed while maintaining 

acceptable traffic operations at the site driveways. Key findings of this analysis and our recommendations 

are discussed below. 

Findings 

◼ The site driveways are expected to operate acceptably with the proposed development. 

◼ A review of historical crash data did not reveal any trends or patterns in the site vicinity. 

◼ Vehicle queues are expected to be less than one vehicle entering and exiting the site. 

◼ Separate left and right turn lanes are not warranted at the site driveways. 

◼ Site distance is expected to be sufficient at the site driveways. 

◼ The site driveways meet Lane County’s access spacing standards. 

◼ The provision of two driveways will separate vehicle traffic from heavy vehicle traffic and improve 

access and circulation throughout the site. 

◼ Based on the proposed configuration of the two driveways, turning movement conflicts are expected 

to be minimal. 

Recommendations 

◼ Landscaping, above ground utilities, and signing should be located and maintained along the site 

frontage in a manner that preserves adequate intersection sight distance for turning movements onto 

N Moss Street. 

◼ Provide sufficient right-of-way along the site frontage to accommodate the optimum pavement width 

per Lane County Road Standards. 
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Year 2023 Total Traffic Conditions 

Worksheets 



HCM 6th TWSC

1: N Moss Street & Driveway 1 06/16/2022

Total 2023 AM Peak Hour Synchro 11 Report

Page 2

Intersection

Int Delay, s/veh 0.9

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 7 67 0 12 89

Future Vol, veh/h 0 7 67 0 12 89

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 74 74 74 74 74 74

Heavy Vehicles, % 0 0 50 0 0 39

Mvmt Flow 0 9 91 0 16 120

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 243 91 0 0 91 0

          Stage 1 91 - - - - -

          Stage 2 152 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 750 972 - - 1517 -

          Stage 1 938 - - - - -

          Stage 2 881 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 742 972 - - 1517 -

Mov Cap-2 Maneuver 742 - - - - -

          Stage 1 938 - - - - -

          Stage 2 871 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 8.7 0 0.9

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT

Capacity (veh/h) - - - 972 1517 -

HCM Lane V/C Ratio - - - 0.01 0.011 -

HCM Control Delay (s) - - 0 8.7 7.4 0

HCM Lane LOS - - A A A A

HCM 95th %tile Q(veh) - - - 0 0 -



HCM 6th TWSC

2: N Moss Street & Driveway 2 06/16/2022

Total 2023 AM Peak Hour Synchro 11 Report

Page 3

Intersection

Int Delay, s/veh 0.6

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 10 0 67 9 0 89

Future Vol, veh/h 10 0 67 9 0 89

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 74 74 74 74 74 74

Heavy Vehicles, % 0 0 50 0 0 39

Mvmt Flow 14 0 91 12 0 120

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 217 97 0 0 103 0

          Stage 1 97 - - - - -

          Stage 2 120 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 776 965 - - 1502 -

          Stage 1 932 - - - - -

          Stage 2 910 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 776 965 - - 1502 -

Mov Cap-2 Maneuver 776 - - - - -

          Stage 1 932 - - - - -

          Stage 2 910 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 9.7 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT

Capacity (veh/h) - - 776 1502 -

HCM Lane V/C Ratio - - 0.017 - -

HCM Control Delay (s) - - 9.7 0 -

HCM Lane LOS - - A A -

HCM 95th %tile Q(veh) - - 0.1 0 -



HCM 6th TWSC

1: N Moss Street & Driveway 1 06/16/2022

Total 2023 PM Peak Hour Synchro 11 Report

Page 2

Intersection

Int Delay, s/veh 1.5

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 23 103 0 19 83

Future Vol, veh/h 0 23 103 0 19 83

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 0 0 36 0 0 60

Mvmt Flow 0 26 117 0 22 94

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 255 117 0 0 117 0

          Stage 1 117 - - - - -

          Stage 2 138 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 738 941 - - 1484 -

          Stage 1 913 - - - - -

          Stage 2 894 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 726 941 - - 1484 -

Mov Cap-2 Maneuver 726 - - - - -

          Stage 1 913 - - - - -

          Stage 2 880 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 8.9 0 1.4

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT

Capacity (veh/h) - - - 941 1484 -

HCM Lane V/C Ratio - - - 0.028 0.015 -

HCM Control Delay (s) - - 0 8.9 7.5 0

HCM Lane LOS - - A A A A

HCM 95th %tile Q(veh) - - - 0.1 0 -



HCM 6th TWSC

2: N Moss Street & Driveway 2 06/16/2022

Total 2023 PM Peak Hour Synchro 11 Report

Page 3

Intersection

Int Delay, s/veh 0.8

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 18 0 103 24 0 83

Future Vol, veh/h 18 0 103 24 0 83

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 0 0 36 0 0 60

Mvmt Flow 20 0 117 27 0 94

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 225 131 0 0 144 0

          Stage 1 131 - - - - -

          Stage 2 94 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 768 924 - - 1451 -

          Stage 1 900 - - - - -

          Stage 2 935 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 768 924 - - 1451 -

Mov Cap-2 Maneuver 768 - - - - -

          Stage 1 900 - - - - -

          Stage 2 935 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 9.8 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT

Capacity (veh/h) - - 768 1451 -

HCM Lane V/C Ratio - - 0.027 - -

HCM Control Delay (s) - - 9.8 0 -

HCM Lane LOS - - A A -

HCM 95th %tile Q(veh) - - 0.1 0 -



 

 

Appendix C 

Horizon Year 2028 Total Traffic Conditions 

Worksheets 



HCM 6th TWSC

1: N Moss Street & Driveway 1 06/16/2022

Horizon Total 2028 AM Peak Hour Synchro 11 Report

Page 2

Intersection

Int Delay, s/veh 0.8

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 7 70 0 12 93

Future Vol, veh/h 0 7 70 0 12 93

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 74 74 74 74 74 74

Heavy Vehicles, % 0 0 50 0 0 39

Mvmt Flow 0 9 95 0 16 126

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 253 95 0 0 95 0

          Stage 1 95 - - - - -

          Stage 2 158 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 740 967 - - 1512 -

          Stage 1 934 - - - - -

          Stage 2 875 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 732 967 - - 1512 -

Mov Cap-2 Maneuver 732 - - - - -

          Stage 1 934 - - - - -

          Stage 2 865 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 8.8 0 0.8

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT

Capacity (veh/h) - - - 967 1512 -

HCM Lane V/C Ratio - - - 0.01 0.011 -

HCM Control Delay (s) - - 0 8.8 7.4 0

HCM Lane LOS - - A A A A

HCM 95th %tile Q(veh) - - - 0 0 -



HCM 6th TWSC

2: N Moss Street & Driveway 2 06/16/2022

Horizon Total 2028 AM Peak Hour Synchro 11 Report

Page 3

Intersection

Int Delay, s/veh 0.5

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 10 0 70 9 0 93

Future Vol, veh/h 10 0 70 9 0 93

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 74 74 74 74 74 74

Heavy Vehicles, % 0 0 50 0 0 39

Mvmt Flow 14 0 95 12 0 126

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 227 101 0 0 107 0

          Stage 1 101 - - - - -

          Stage 2 126 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 766 960 - - 1497 -

          Stage 1 928 - - - - -

          Stage 2 905 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 766 960 - - 1497 -

Mov Cap-2 Maneuver 766 - - - - -

          Stage 1 928 - - - - -

          Stage 2 905 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 9.8 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT

Capacity (veh/h) - - 766 1497 -

HCM Lane V/C Ratio - - 0.018 - -

HCM Control Delay (s) - - 9.8 0 -

HCM Lane LOS - - A A -

HCM 95th %tile Q(veh) - - 0.1 0 -



HCM 6th TWSC

1: N Moss Street & Driveway 2 06/16/2022

Horizon Total 2028 PM Peak Hour Synchro 11 Report

Page 2

Intersection

Int Delay, s/veh 1.5

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 23 108 0 19 87

Future Vol, veh/h 0 23 108 0 19 87

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 0 0 36 0 0 60

Mvmt Flow 0 26 123 0 22 99

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 266 123 0 0 123 0

          Stage 1 123 - - - - -

          Stage 2 143 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 727 933 - - 1477 -

          Stage 1 907 - - - - -

          Stage 2 889 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 715 933 - - 1477 -

Mov Cap-2 Maneuver 715 - - - - -

          Stage 1 907 - - - - -

          Stage 2 875 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 9 0 1.3

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT

Capacity (veh/h) - - - 933 1477 -

HCM Lane V/C Ratio - - - 0.028 0.015 -

HCM Control Delay (s) - - 0 9 7.5 0

HCM Lane LOS - - A A A A

HCM 95th %tile Q(veh) - - - 0.1 0 -



HCM 6th TWSC

2: N Moss Street & Driveway 3 06/16/2022

Horizon Total 2028 PM Peak Hour Synchro 11 Report

Page 3

Intersection

Int Delay, s/veh 0.8

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 18 0 108 24 0 87

Future Vol, veh/h 18 0 108 24 0 87

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 0 0 36 0 0 60

Mvmt Flow 20 0 123 27 0 99

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 236 137 0 0 150 0

          Stage 1 137 - - - - -

          Stage 2 99 - - - - -

Critical Hdwy 6.4 6.2 - - 4.1 -

Critical Hdwy Stg 1 5.4 - - - - -

Critical Hdwy Stg 2 5.4 - - - - -

Follow-up Hdwy 3.5 3.3 - - 2.2 -

Pot Cap-1 Maneuver 757 917 - - 1444 -

          Stage 1 895 - - - - -

          Stage 2 930 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 757 917 - - 1444 -

Mov Cap-2 Maneuver 757 - - - - -

          Stage 1 895 - - - - -

          Stage 2 930 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 9.9 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT

Capacity (veh/h) - - 757 1444 -

HCM Lane V/C Ratio - - 0.027 - -

HCM Control Delay (s) - - 9.9 0 -

HCM Lane LOS - - A A -

HCM 95th %tile Q(veh) - - 0.1 0 -



 

 

Appendix D 

Turn Lane Warrants 
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Left Turn Lane Evaluation Process 
 

• A left turn lane should be installed, if criterion 1 (Volume) or 2 (Crash) or 3 
(Special Cases) are met, unless a subsequent evaluation eliminate it as an option; 
and 

• The Region Traffic Engineer must approve all proposed left turn lanes on state 
highways, regardless of funding source; and 

• Left turn lane complies with Access Management Spacing Standards; and 
• Left turn lane conforms to applicable local, regional and state plans. 

Criterion 1: Vehicular Volume 
The vehicular volume criterion is intended for application where the volume of 
intersecting traffic is the principal reason for considering installation of a left turn lane. 
The volume criterion is determined by the Texas Transportation Institute (TTI) curves in 
Exhibit 12-1. 
 
The criterion is not met from zero to ten left turn vehicles per hour, but indicates that 
careful consideration be given to installing a left turn lane due to the increased potential 
for rear-end collisions in the through lanes. While the turn volumes are low, the adverse 
safety and operations impacts may require installation of a left turn. The final 
determination will be based on a field study. 
 
Exhibit 12-1 Left Turn Lane Criterion (TTI) 

 
*(Advancing Volume/Number of Advancing Through Lanes) + (Opposing Volume/Number of Opposing 
Through Lanes) 
Opposing left turns are not counted as opposing volumes  
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Exhibit 12-2 Right Turn Lane Criterion 

 
Note: If there is no right turn lane, a shoulder needs to be provided. If this intersection is 
in a rural area and is a connection to a public street, a right turn lane is needed.   

Criterion 2: Crash Experience 
The crash experience criterion is satisfied when: 
 
1. Adequate trial of other remedies with satisfactory observance and enforcement has 

failed to reduce the accident frequency; and 
2. A history of crashes of the type susceptible to correction by a right turn lane; and 
3. The safety benefits outweigh the associated improvements costs; and 
4. The installation of the right turn lane minimizes impacts to the safety of vehicles, 

bicycles or pedestrians along the roadway. 

Criterion 3: Special Cases 
 
1. Railroad Crossings:  If a railroad is parallel to the roadway and adversely affects 

right turns, a worst case scenario should be used in determining the storage 
requirements for the right turn lane design. The right turn lane storage length depends 
on the amount of time the roadway is closed, the expected number of vehicle arrivals 
and the location of the crossing or other obstruction. The analysis should consider all 
of the variables influencing the design of the right turn lane and may allow a design 
for conditions other than the worst case storage requirements, providing safety is not 
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INTRODUCTION 
 

The subject property is currently undeveloped and is located between 484 and 570 N. Moss 

Street in the City of Lowell, Oregon.   

 

The proposed development is to build a 12,480 square foot Dollar General store (Phase 1) and 

two new multi-family residential buildings (Phase 2) with associated parking and landscaping on 

the 1.5-acre site. 

 

Civil related site improvements include design and installation of new utility laterals to serve 

the proposed buildings, grading plan, stormwater management plan and connection to 

downstream facilities, erosion control plan, vehicular circulation and parking plan, and 

accessible routes.   

 

Per City of Lowell, a stormwater management report is required to show that detention will be 

provided for any re-developed areas.   In this case, detention will be shown for the proposed 

new asphalt and rooftop impervious areas.  Further discussion and design methodology is 

included as a part of this report. 

 

Additionally, as a part of the City permit requirements, an Operations and Maintenance Manual 

will be required for all the new and existing stormwater facilities.  This O&M Manual will be 

submitted to the City in a separate document following Land Use Approval and is not a part of 

this report. 

 

EXISTING CONDITIONS 
 

The 1.50-acre property is currently undeveloped.  There are also 1.18 acres of developed single 

family residential homes adjacent and upstream from the subject property along the adjacent 

northeast property line.  Runoff from this upstream basin is included in the calculations in this 

report. 

 

The area of redevelopment is moderately sloped with existing slopes to the southwest at 

approximately 4%-6%.  Existing runoff is calculated using the Santa Barbara Urban Hydrograph 

Method with a Type 1A storm distribution.  Precipitation data is from the City of Lowell 

Stormwater Master Plan with a 25-year rainfall amount of 5”.    

 

An analysis of the existing drainage basins are as follows: 

 

Existing Onsite Drainage Basin (EX BSN ONSITE): 

• Area of redevelopment = 1.20 acres (tributary to detention) 

• Runoff Curve Number = 80;  Time of Concentration = 14.30 min. 

• 25-year Peak Flow = 0.751 cfs 
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Existing Upstream Offsite Drainage Basin (UPSTREAM BSN): 

• Area = 1.18 acres 

• Runoff Curve Number = 91;  Time of Concentration = 15 min. 

• 25-year Peak Flow = 1.079 cfs 

 

Combined Existing Basin Hydrographs (EX BSN ONSITE + UPSTREAM BSN): 

• 25-year Peak Flow = 1.831 cfs 

 

 

DEVELOPED CONDITIONS 
 

The proposed development is to build a 12,480 square foot Dollar General store (Phase 1) and 

two new multi-family residential buildings (Phase 2) with associated parking and landscaping on 

the 1.5-acre site. 

 

Stormwater Detention for downstream erosion control will be achieved through an ADS SC-310 

Stormtech Chamber System with Isolator Row for treatment.  This system is specified in detail 

in the appendix to this report.   

 

Flow control calculations have been completed for the entire onsite redevelopment basin, 

assuming a pre-developed runoff curve number of 80.  The offsite upstream basin is also 

collected and routed through the detention system as bypass runoff.  Therefore, the matching 

release rate of the detention system shall be equal to or less than the combined existing basin 

hydrographs of the EX BSN ONSITE + UPSTREAM BSN which equals 1.831 cfs. 

 

Developed runoff is calculated using the Santa Barbara Urban Hydrograph Method with a Type 

1A storm distribution.  Precipitation data is also from the City of Lowell Stormwater Master Plan 

with a 25-year rainfall amount of 5-inches in a 24-hour period.  There is one drainage basin 

associated with the underground detention system.  This basin is identified as “DEV BSN 

ONSITE” and includes the new asphalt, concrete, and rooftop impervious areas.  This basin is 

further described below: 

 

Onsite Redeveloped Basin (DEV BSN ONSITE): 

• Area = 1.20 acres (tributary to detention) 

• Runoff Curve Number = 98 

• Time of Concentration = 5 min. 

• 25-year Undetained Peak Flow = 1.417 cfs  

• 25-year Allowable Release Rate = 1.831 cfs (EX BSN ONSITE + UPSTREAM BSN) 

• 25-year Combined Flow to ADS System = 2.463 cfs (DEV BSN ONSITE + UPSTREAM BSN) 

• 25-year Detained Release from ADS System = 1.723 cfs < 1.831 cfs =>> OK 

 

Therefore, to match the pre-development 25-year peak flow of 1.831 cfs, the proposed ADS 

Stormtech Chamber System for downstream erosion control shall be sized as follows: 
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• Required total storage volume = 3,247 cubic feet (incl. rock storage) 

• Bottom of Rock Elevation = 742.85.  Slope = 0% 

• 25-year Water Surface Elevation = 744.56 

• 8” Pipe Outflow with no orifice. 

 

Further design calculations are provided below in the Appendix to this report. 



DRAINAGE BASIN MAP





DRAINAGE CALCULATIONS
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Watershed Model Schematic
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022

Project: 220829 Lowell DG DRN CALCS.gpw Wednesday, 08 / 31 / 2022

Hyd. Origin Description

Legend

1 SBUH Runoff EX BSN ONSITE
2 SBUH Runoff DEV BSN ONSITE
3 SBUH Runoff UPSTREAM BSN
4 Combine TOTAL EX. BSN
5 Combine TO ADS CHAMBERS
6 Reservoir ADS OUTLET



Hydrograph Return Period Recap
2

Hyd. Hydrograph Inflow Peak Outflow (cfs) Hydrograph

No. type hyd(s) Description

(origin) 1-yr 2-yr 3-yr 5-yr 10-yr 25-yr 50-yr 100-yr

1 SBUH Runoff ------ ------- ------- ------- ------- ------- 0.751 ------- ------- EX BSN ONSITE

2 SBUH Runoff ------ ------- ------- ------- ------- ------- 1.417 ------- ------- DEV BSN ONSITE

3 SBUH Runoff ------ ------- ------- ------- ------- ------- 1.079 ------- ------- UPSTREAM BSN

4 Combine 1, 3 ------- ------- ------- ------- ------- 1.831 ------- ------- TOTAL EX. BSN

5 Combine 2, 3, ------- ------- ------- ------- ------- 2.463 ------- ------- TO ADS CHAMBERS

6 Reservoir 5 ------- ------- ------- ------- ------- 1.723 ------- ------- ADS OUTLET

Proj. file: 220829 Lowell DG DRN CALCS.gpw Wednesday, 08 / 31 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022



Hydrograph Summary Report
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Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph

No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 SBUH Runoff 0.751 2 480 12,601 ------ ------ ------ EX BSN ONSITE

2 SBUH Runoff 1.417 2 474 20,748 ------ ------ ------ DEV BSN ONSITE

3 SBUH Runoff 1.079 2 480 17,057 ------ ------ ------ UPSTREAM BSN

4 Combine 1.831 2 480 29,658 1, 3 ------ ------ TOTAL EX. BSN

5 Combine 2.463 2 478 37,805 2, 3, ------ ------ TO ADS CHAMBERS

6 Reservoir 1.723 2 492 37,796 5 744.56 2,683 ADS OUTLET

220829 Lowell DG DRN CALCS.gpw Return Period: 25 Year Wednesday, 08 / 31 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022





TR55 Tc Worksheet
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022

Hyd. No. 1

EX BSN ONSITE

Description A B C Totals

Sheet Flow
Manning's n-value =  0.150 0.011 0.011
Flow length (ft) =  150.0 0.0 0.0
Two-year 24-hr precip. (in) =  2.00 0.00 0.00
Land slope (%) =  4.00 0.00 0.00

Travel Time (min) = 12.99 + 0.00 + 0.00 = 12.99

Shallow Concentrated Flow
Flow length (ft) =  250.00 0.00 0.00
Watercourse slope (%) =  4.00 0.00 0.00
Surface description =  Unpaved Paved Paved
Average velocity (ft/s) =3.23 0.00 0.00

Travel Time (min) = 1.29 + 0.00 + 0.00 = 1.29

Channel Flow
X sectional flow area (sqft) =  0.00 0.00 0.00
Wetted perimeter (ft) =  0.00 0.00 0.00
Channel slope (%) =  0.00 0.00 0.00
Manning's n-value =  0.015 0.015 0.015
Velocity (ft/s) =0.00

0.00
0.00

Flow length (ft) ({0})0.0 0.0 0.0

Travel Time (min) = 0.00 + 0.00 + 0.00 = 0.00

Total Travel Time, Tc .............................................................................. 14.30 min













Pond Report 11

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Wednesday, 08 / 31 / 2022

Pond No. 1 -  ADS CHAMBERS

Pond Data
UG Chambers -Invert elev. = 743.35 ft,  Rise x Span = 1.33 x 2.83 ft,  Barrel Len = 700.00 ft,  No. Barrels = 1,  Slope = 0.00%,  Headers = No
Encasement -Invert elev. = 742.85 ft,  Width = 3.33 ft,  Height = 2.33 ft,  Voids = 35.00%

Stage / Storage Table
Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 742.85 n/a 0 0
0.23 743.08 n/a 190 190
0.47 743.32 n/a 190 380
0.70 743.55 n/a 445 826
0.93 743.78 n/a 481 1,307
1.17 744.02 n/a 463 1,770
1.40 744.25 n/a 432 2,202
1.63 744.48 n/a 383 2,585
1.86 744.71 n/a 281 2,866
2.10 744.95 n/a 190 3,057
2.33 745.18 n/a 190 3,247

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  8.00 0.00 0.00 0.00

Span (in) =  8.00 0.00 0.00 0.00

No. Barrels =  1 0 0 0

Invert El. (ft) =  742.85 0.00 0.00 0.00

Length (ft) =  46.00 0.00 0.00 0.00

Slope (%) =  0.40 0.00 0.00 n/a

N-Value =  .011 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 0.00 0.00 0.00

Crest El. (ft) =  0.00 0.00 0.00 0.00

Weir Coeff. =  3.33 3.33 3.33 3.33

Weir Type =  --- --- --- ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  0.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).

Stage / Storage / Discharge Table
Stage Storage Elevation Clv A Clv B Clv C PrfRsr Wr A Wr B Wr C Wr D Exfil User Total
ft cuft ft cfs cfs cfs cfs cfs cfs cfs cfs cfs cfs cfs

0.00 0 742.85 0.00 --- --- --- --- --- --- --- --- --- 0.000
0.23 190 743.08 0.18 ic --- --- --- --- --- --- --- --- --- 0.179
0.47 380 743.32 0.53 oc --- --- --- --- --- --- --- --- --- 0.527
0.70 826 743.55 0.72 oc --- --- --- --- --- --- --- --- --- 0.723
0.93 1,307 743.78 1.04 oc --- --- --- --- --- --- --- --- --- 1.042
1.17 1,770 744.02 1.28 oc --- --- --- --- --- --- --- --- --- 1.283
1.40 2,202 744.25 1.49 oc --- --- --- --- --- --- --- --- --- 1.487
1.63 2,585 744.48 1.66 oc --- --- --- --- --- --- --- --- --- 1.665
1.86 2,866 744.71 1.83 oc --- --- --- --- --- --- --- --- --- 1.826
2.10 3,057 744.95 1.97 oc --- --- --- --- --- --- --- --- --- 1.974
2.33 3,247 745.18 2.11 oc --- --- --- --- --- --- --- --- --- 2.112



ADS STORMTECH UNDERGROUND
DETENTION SYSTEM



User Inputs

Chamber Model: SC-310

Outlet Control Structure: Yes

Project Name: Lowell Dollar General

Engineer: Todd Powell

Project Location: Oregon

Measurement Type: Imperial

Required Storage Volume: 3200 cubic ft.

Stone Porosity: 35%

Stone Foundation Depth: 6 in.

Stone Above Chambers: 6 in.

Average Cover Over Chambers: 18 in.

Design Constraint Dimensions: (20 ft. x 150 ft.)

Results

System Volume and Bed Size

Installed Storage Volume: 3236.77 cubic ft.

Storage Volume Per Chamber: 14.70 cubic ft.

Number Of Chambers Required: 100

Number Of End Caps Required: 10

Chamber Rows: 5

Maximum Length: 148.85 ft.

Maximum Width: 18.77 ft.

Approx. Bed Size Required: 2793.39 square ft.

System Components

Amount Of Stone Required: 187 cubic yards

Volume Of Excavation (Not Including 
Fill): 

242 cubic yards

Total Non-woven Geotextile Required:850 square yards

Woven Geotextile Required (excluding 
Isolator Row):

17 square yards

Woven Geotextile Required (Isolator 
Row):

77 square yards

Total Woven Geotextile Required: 94 square yards
















