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STAFF REPORT 

TO THE DONALD PLANNING COMMISSION 
 

Harvest Gardens Agrihood Community 
 

 

REPORT DATE: June 11, 2020 

 

MEETING DATE: June 18, 2020 

 

FILES: Planned Unit Development file #PUD 2020-01, Subdivision file #SUB 2020-01 

 

APPLICANT:  GRC Land Holdings, LLC. 

 

REQUESTS:  Two concurrent applications:  

 

1) Develop a 299-lot residential subdivision.   

 2) Planned Unit Development approval to develop a 299-lot “agrihood community” 

composed of 297 single-family homes, one multi-family pad with 49-133 units, and 

1 commercial pad limited to 2 acres. The PUD also proposes open space, 

community gardens, park, walking paths, community center, event space, etc. As 

is allowed in the PUD code, modifications to the Donald Development Ordinance 

(DDO) standards are requested, and are detailed in this staff report.  

NOTE: Along with the PUD and Subdivision applications, the applicant also 

submitted concurrent applications for the annexation and zone change of the 

subject properties. Those applications were reviewed in a prior separate staff 

report and public hearing agenda items before the Planning Commission on May 

28, 2020 and City Council on June 9, 2020, to keep the criteria and procedures 

separate, and as clear as possible for decision makers and the public alike.  

 

CRITERIA: Donald Development Ordinance (DDO): 2.103 R7 Zone, 2.104 RM Zone, 

Subchapter 2.3 General Development Standards, 2.307 Development Standards for 

Land Divisions, 3.109 Subdivisions, 3.113 Planned Unit Developments. 
 

PROCEDURES: A Subdivision is a type II action. A Planned Unit Development (PUD) is a Type III 

Action. DDO 3.201.01 and 3.201.02 grant the applicant the opportunity to combine 

concurrent applications for public hearings, by the procedures of the higher 

processing type. Type III Actions require public notice and public hearings before 

both the Planning Commission and City Council. The Planning Commission makes 

a recommendation to the City Council for a final decision. Appeals are to the 

Oregon Land Use Board of Appeals (LUBA).  
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I. BACKGROUND: 

A.  LOCATION:    
 

ADDRESS TAX LOT SIZE 

ACRES  

ZONING 

Unaddressed 

Main Street / Donald Road NE 

041W1702600 52 +  R7-Single Family Res. & RM-

Multi-Family Residential 

Unaddressed 

Matthieu Street NE 

041W2000300 9 +  R7- Single Family Residential 

 

MAP 1: VICINITY MAP, CITY OF DONALD 
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MAP 2: FUTURE ZONING FOR THE UGB EXPANSION AREA (EXHIBIT TO ORD. 171-2018). 

 

 

B.  SITE DESCRIPTION (Provided by applicant)  

 

This property is located west of Interstate 5, southeast of the Donald City Limits. More specifically, the 

subject site is north of Feller Road NE, south of Donald Road NE, and east of Matthieu Street NE. The 

property is currently within Marion County jurisdiction and has an Urban Transition-20 acre (UT-20) 

interim County zone designation. The site is designated as Residential on the Donald Comprehensive 

Plan and is planned for both R-7 – Single-Family (R-7) and RM – Multi-Family (RM) zoning. 

 

This property is located within the area that was added to the Urban Growth Boundary (UGB) by 

Marion County in 2018. In conjunction with jurisdictions adding this area to the UGB, the City of 

Donald undertook extensive transportation and infrastructure planning of the area and requested 

workforce housing initiative funding to plan consistent growth in the area. Annexation of this parcel into 

the City of Donald is the next step in progression and helps facilitate the City’s vision of this area. 
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C.  SUMMARY OF OREGON LAND USE:  

The Oregon Revised Statutes (ORS) require Oregon Cities to maintain a 20-year land supply for 

projected residential and employment (commercial and industrial) growth. Population projections are 

produced by the Population Research Center (PRC) at Portland State University for all cities and 

counties in the state of Oregon. The tools by which cities calculate and adopt their 20-year land need are 

called a Buildable Land Inventory (BLI), a Housing Needs Analysis (HNA), and an Employment 

Opportunities Analysis (EOA). The Oregon land use system is based on a two-map system which 

includes a Comprehensive Plan Map to document general land use categories (i.e. “Residential” 

broadly) as a foundation, as well as a Zone Map to document detailed zone districts (i.e. “R7-Single 

Family Residential”). The two maps are required to be consistent with each other, and acknowledged by 

the State. Changes to the Zone or Designation of a property must be approved by the local jurisdiction as 

well as by the Oregon Department of Land Conservation and Development (DLCD). Oregon cities 

function on a two-boundary system where the City Limits boundary represents the extent of the 

incorporated service districts of the local government, and the Urban Growth Boundary (UGB) identifies 

areas designated for future growth, known as the Urban Growth Area (UGA). Properties in the UGA are 

designated as the next place the City will grow outward. An annexation is the formal process by which a 

property is brought from the UGB into the City Limits, often by petition of the property owner.  It is 

necessary at the time of annexation to also conduct a zone change in order to change the property from 

county zoning to city zoning.  

D.  SUMMARY OF DONALD’S PLAN FOR GROWTH: 

In 2015, the City of Donald produced an updated HNA, BLI, and EOA. Those results were adopted into 

the City’s Comprehensive Plan. Together, they documented that the City of Donald was lacking 

sufficient residential land supply to support the community’s projected 20-year residential growth. The 

2034 population projection for Donald is 2,085 persons. This population projection was adopted by 

Marion County and the City of Donald through a coordinated process required under state law (ORS 

195.036). The proposed UGB expansion was initiated prior to July of 2017, which was the effective date 

of the new certified population forecasts produced by the Population Research Center (PRC). For this 

reason, the proposed amendment is based upon the population forecasts, BLI, and HNA, as adopted in 

the City’s 2015 Revised Comprehensive Plan. The forecasted housing need includes a 25% assumption 

of land for public facilities such as streets, schools, parks and open space over the 20-year planning 

period. The HNA determined that 76.7 acres of additional land was needed within the City’s UGB to 

meet the community’s need for residential development over the next 20 years. The 76.7 acres figure 

was the resulting balance after taking into account all buildable and redevelopable properties already 

within city limits, which was about 9.93 acres.  

In 2017-2018, the City of Donald underwent a UGB study and resulting UGB expansion which 

identified the preferred expansion area adjacent to the City Limits, based upon a number of factors 

including soil type, ability to serve with City utilities, barriers to development, etc. The subject 

properties were both included in the 2018 UGB expansion area, which was formally adopted in City 

Ordinance #171-2018 and Marion County Ordinance #1392. The total UGB expansion in 2018 was 87.6 

acres because an additional 10.9 acres of public designated property containing the stormwater detention 

area on Matthieu Road was also brought into the UGB.  
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II.  PROPOSED HARVEST GARDENS DEVELOPMENT 

MAP 3: HARVEST GARDENS PLANNED UNIT DEVELOPMENT (PUD) 
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MAP 4: PROPOSED PUD PHASING OVER 12 YEARS (SEE FULL PLAN SET) 
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SUMMARY OF PROPOSAL (abbreviated from applicant’s application package summary) 

The Harvest Gardens Planned Unit Development (PUD) application represents an “Agrihood” 

community planned on approximately ±61.81 acres. A variety of lot sizes and housing types are 

provided that are intended to accommodate a mix of home sizes and plans, appealing to a broad range of 

future residents and the local workforce. The defining feature of an Agrihood is the communal proximity 

and access to active, functioning farmland. The community is planned with open space and agricultural 

land as the centerpiece with the intent to promote educational opportunities, foster community social 

ties, provide residents with access to fresh and local goods, and advocate for healthy lifestyles. 

Clustering development around farmland creates a desirable place to live while supporting local farmers 

and Donald’s rural character.  

 

The PUD contains a commercial component to serve as an activity center and farm service corridor for 

the community. This element allows planned space for food production, events, farm stand/market areas, 

a farm-to-table restaurant, and permits the sale of farm products. A future agricultural center building 

will include flexible space to accommodate a variety of retail, classroom, event rental, and restaurant 

space. 

 

• Mixed Use Community: Harvest Gardens incorporates residential, commercial, and agricultural 

amenities that leverage the advantages of farm-adjacent locations, implement an activity center for 

commercial farm services, and promote community interaction. 

 

• Open Space: The PUD includes approximately 9 acres of open space (15 percent of the overall site) 

featuring natural areas, off-street trails, passive and active recreational opportunities, interpretive 

signage, benches, and other amenities. 

 

• Interconnected Pedestrian Circulation System: The site is planned to include an extensive system of 

pedestrian trails, connections, and pathways which create a walkable community and encourage active 

lives. These accessways span throughout the site and bisect the main thoroughfare streets, which 

emphasize the central courtyard and accentuate open space. 

 

• Variety of Housing Lots: This project includes an array of lot sizes for single-family detached homes, 

and future single-family attached and/or multi-family housing units, to be completed in appropriately 

scaled phases. 

 

• Interconnected Transportation Network: The site will be served by a comprehensive transportation 

network that includes northerly access from Donald Road NE and a centralized thoroughfare street 

pattern with looped, local street connections. 

 

• Infrastructure: Harvest Gardens will work with the City on expansion of public infrastructure to 

accommodate the additional residential homes. Donald’s water and wastewater treatment facilities and 

resources are currently close to capacity and must be upgraded to accommodate the proposed workforce 

housing project. 
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III. ANALYSIS OF APPLICABLE DECISION CRITERIA: PLANNED UNIT DEVELOPMENT 

Note: Planned Unit Developments (PUD) are not common. The City of Donald adopted PUD provisions 

into the DDO in 2018, specifically for the UGB expansion area. PUDs provide a unique and powerful 

opportunity for the local community and applicant to negotiate a development plan which provides a 

limited flexible standards [variances] in exchange for community benefits and amenities.  

A. DDO 3.113 PLANNED UNIT DEVELOPMENTS. 

 

3.113.01 Purpose. The purposes of the Planned Unit Development (PUD) provisions are to: 

 

A. Implement the Comprehensive Plan by providing a means for planning larger 

development sites as an alternative to piecemeal subdivision development; 

 

B. Encourage innovative planning that results in projects that benefit the community, for 

example, through greater efficiency in land use, improved protection of open spaces, 

transportation efficiency, and housing choices; 

 

C. Promote an economic arrangement of land use, buildings, circulation systems, open 

space, and utilities; 

 

D. Preserve existing landscape features and natural resources, and better integrate such 

features and resources into site design; 

 

E. Provide usable and suitably sited public and common facilities; 

 

F. Allow for increased residential densities and encourage greater variety of housing 

types; and 

 

G. Provide flexibility in development standards, consistent with the above purposes. 

 

STAFF NOTE: The applicant addresses each of these purpose statements in the decision criteria listed 

below in DDO 3.113.06.  

 

3.113.02 Applicability and allowed uses. 

 

A. A PUD may be requested for any Residentially-Zoned property (R-7 or RM) that is at 

least two acres in size. 

 

APPLICANT RESPONSE: …Most of the subject site, approximately ±53.5 acres are designated R-7. 

Approximately ±7.5 acres are designated RM, located in the northwestern most corner of the site. 

 

B. PUD approval allows development of a site with a mixture of uses. The following uses 

are allowed with PUD approval: 

 

1. All uses allowed in the underlying Zone. 
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2. Housing types not otherwise permitted in the underlying Zone, including 

cottage clusters and zero lot line development. 

 

3. Neighborhood-scale commercial retail uses, consistent with the standards in § 

3.113.06. 

 

APPLICANT RESPONSE: Harvest Gardens incorporates a variety of housing types, though cottage 

clusters and zero lot line development are not proposed in this application. The PUD provides for uses 

allowed in the R-7 and RM zoning designations and includes up to two acres of commercial use as 

detailed in §3.113.06. The approval criteria above are met. 

 

3.113.03 Review and approval process. A PUD shall be reviewed through a two-step process, as 

follows: 

 

A. Preliminary plan. The preliminary plan is reviewed under a Type III procedure. The 

preliminary plan review examines the PUD plan with respect to items such as density, including 

the number, type, and location of dwelling units; parking; impacts on surrounding areas; 

adequacy of services; and conceptual plan for service improvements. Preliminary plan approval 

will only be granted when there is a reasonable certainty that the PUD will fulfill all applicable 

requirements of the City Codes. 

 

1. The Planning Commission may require a second hearing to review the preliminary 

plan if modifications are needed to satisfy applicable standards and criteria for approval. 

 

B. Final plan. The final plan for the PUD is reviewed under Type I administrative procedures. 

The applicant must submit the detailed and technical information necessary to demonstrate that 

all applicable City standards, requirements, and conditions have been met. Approval will only be 

granted if the final plan is in substantial conformance with the preliminary plan. 

 

1. If City staff finds that the final plan is not substantially in conformance with the 

preliminary plan, staff may require a second Planning Commission hearing to review the 

final plan prior to approval. 

 

APPLICANT RESPONSE: The above two-step process is understood. The criteria can be met. 

 

C. Concurrent land division. A PUD may be filed and processed concurrently with a partition or 

subdivision Application. All submittal requirements and review standards of §§3.105 and 3.109 

will apply to a concurrent PUD/land division request. The tentative plat will be combined with 

the preliminary PUD review and the final plat will be combined with the final PUD review. 

 

APPLICANT RESPONSE: This application involves a PUD and concurrent land division. The review 

standards of DDC Section §3.105 and §3.109 are addressed within this written narrative and the 

submittal contains the required materials. The criteria are met. 

 

D. Site Development Review. The PUD approval may remove the requirement for subsequent 

Site Development Review, if the PUD includes building elevations and sufficient information to 
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demonstrate compliance with the applicable Site Development Review standards. The PUD 

decision shall expressly state whether individual buildings within the PUD (such as commercial 

or multi-family buildings) require additional Site Development Review approval. 

 

APPLICANT RESPONSE: It is understood that the PUD decision may expressly require additional Site 

Development Review approval for individual buildings. A future application submittal will include 

building elevations and sufficient information to demonstrate compliance with the applicable Site 

Development Review standards. 

 

STAFF NOTE: Staff is recommending a condition of approval which requires Site Development 

Review applications for the development of the Multi-family housing, the Commercial pad site, and the 

community park if sufficient detail is not provided prior to platting.  

 

E. Modifications to an approved PUD. Once a final PUD plan has been approved, 

the PUD may be modified as follows: 

 

1. Minor modifications to an approved PUD will require a Type I 

administrative review. 

 

2. Major modifications to an approved PUD will require a Type III 

quasi-judicial review by the Planning Commission. 

 

3. Determination of the appropriate review type for a PUD modification 

will be made by City planning staff. 

 

APPLICANT RESPONSE: The process for modifications to an approved PUD is understood. No 

additional response is necessary. 

 

STAFF NOTE: It is reasonable to expect some minor modifications to a preliminary plan approved by 

the City Council, in particular because of the extended development timeline. The applicant’s plan set 

emphasizes that the proposed phasing boundaries are subject to change. Staff is prepared to send major 

modifications to the Planning Commission for consideration, should the situation arise throughout the 

approval timeline. 

 

3.113.04 Modifications to development standards. The development standards of the Donald 

Development Code may be modified through the PUD process without the need for variance if 

the City finds that the proposal, on balance, exceeds the City's minimum requirements and 

provides greater community benefits than would otherwise occur under the base Development 

Code requirements. In evaluating community benefits, the City shall apply the approval criteria 

in § 3.113.05. New homes within PUDs are subject to the residential design standards in § 2.312 

and will be reviewed for conformance during the building permit process. 

 

APPLICANT RESPONSE: Harvest Gardens proposes to comply with the purpose and goals of the 

underlying zoning districts through alternate means. The Harvest Gardens modifications to development 

standards enable the project to be innovative, desirable, include diversity in location and design, and 
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incorporate public benefits consistent with the Comprehensive Plan. The application seeks the following 

adjustments: 
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STAFF NOTE:  Typically local land use application reviews are based upon clear and objective criteria, 

with very little discretion involved. A PUD application is unlike any other land use process in that the 

review allows for multiple concurrent variances to the adopted code language in the DDO, IF AND 

ONLY IF the local decision makers find that the requested modifications to the standards are acceptable 

to the community, and are proportional to the benefits and amenities received from the project. These 

two tables are arguably the most important pages of the staff report for discussion and consideration 

public hearings held by the Planning Commission and City Council.  

 

3.113.06 Preliminary PUD plan approval criteria. In evaluating a preliminary PUD plan, the 

City shall apply the following criteria; the City may deny an Application for PUD approval that 

does not meet all the following criteria: 

 

PUD CRITERIA A. The proposal is consistent with the PUD purpose statements listed in 

§ 3.113.01. 

 

APPLICANT RESPONSE: This application [below] addresses and is consistent with the purpose 

statements of the PUD, in addition to the underlying zones. The above approval criteria are met. 

 

3.113.01 Purpose. The purposes of the Planned Unit Development (PUD) provisions are to: 

 



PC Staff Report PUD 2020-01 / SUB 2020-01 Harvest Gardens Page 17 of 51 

 

3.113.01 A. Implement the Comprehensive Plan by providing a means for planning 

larger development sites as an alternative to piecemeal subdivision development; 

 

APPLICANT RESPONSE: This application involves annexation of a ±61.8-acre site. The PUD 

provisions allow consistent and comprehensive planning for the subject site as a whole to create a 

complete and sustainable community. Please see the responses addressing compliance with the Donald 

Comprehensive Plan goals and policies. 

 

STAFF FINDINGS: The applicant addressed Donald Comprehensive Plan Goals and Policies in their 

narrative. It is provided later in this staff report for reference. Staff generally supports the statement that 

the proposed PUD supports the goals and policies of the city’s Comprehensive Plan goals and policies 

for the efficient development of a community which provides a range of housing options, appropriate 

infrastructure to serve the development, recreation access for the public, and reliable transportation 

facilities. Further details are provided below. Staff finds this purpose statement is met.  

 

3.113.01 B. Encourage innovative planning that results in projects that benefit the 

community, for example, through greater efficiency in land use, improved protection of 

open spaces, transportation efficiency, and housing choices; 

 

APPLICANT RESPONSE: Harvest Gardens is designed with open space and agricultural land as the 

centerpiece of the community to foster social ties, provide residents with access to fresh and local goods, 

and promote educational opportunities. The Agrihood provides a clustered residential design which 

allows the community to conserve productive farmland and natural areas. This concept mitigates increases in 

impervious surfaces and lowers infrastructure expenditures and maintenance costs. The interconnected 

transportation network and inclusion of multi-use trail system is intended to encourage physical fitness and 

recreation uses for healthy living. The open courtyard areas provide opportunities for passive recreation and 

relaxation. This PUD application uses innovative planning that will provide a variety of needed workforce 

housing and ultimately benefit the City of Donald by bringing a live/work concept to fruition and allow 

controlled, logical growth in an area characterized by high employment and low housing. 

 

STAFF FINDINGS: While there are available examples of other PUD neighborhoods utilizing clustered housing 

to preserve open space and amenities, the agrihood concept is relatively unique. The applicant’s innovative design 

shrinks the individual private property lot size in order to provide the common open space at the center of the 

proposed development, allowing for a focus on agriculture through proximity to active agriculture as well as 

demonstration and community gardens, community center, themed playground, and farm stand, etc. Smaller lot 

sizes and the future multi-family housing provide a range of housing options in demand for workforce housing 

throughout the region. Staff finds this purpose statement is met.  

 

3.113.01 C. Promote an economic arrangement of land use, buildings, circulation 

systems, open space, and utilities; 

 

APPLICANT RESPONSE: This application introduces a clustered residential design which generally results in 

lower infrastructure capital expenditures and reduced maintenance costs for local jurisdictions. As described in 

this written narrative and illustrated on the Preliminary Plans (Exhibit A), Harvest Gardens is arranged to provide 

a complete and sustainable community. 

 

STAFF FINDINGS; Staff does not agree with the applicant’s assertion of providing a complete and sustainable 

community, as the application does not address any of the sustainability measures included in the City of Donald 
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PUD code, however staff does agree that the submitted design does result in efficient use of land through 

clustered development, preservation of nearby working lands and open space, and reduced impervious surface 

through modified street right-of-way design. Staff finds this purpose statement is met.  

 

3.113.01 D. Preserve existing landscape features and natural resources, and better 

integrate such features and resources into site design; 

 

APPLICANT RESPONSE: Harvest Gardens provides a clustered residential design around open space and 

adjacent working farms which allows the community to conserve productive farmland and natural areas and to 

mitigate increases in impervious services. The layout adapts to the property’s existing topography to create views 

and points of interest, while creating centrally located open space areas for residents and visitors. The community 

design ultimately creates a vibrant sense of place that people desire to live in while supporting the local workforce 

and the community’s rural character. 

 

STAFF FINDINGS: Staff concurs with the applicant’s response to this purpose statement.  

 

3.113.01 E. Provide usable and suitably sited public and common facilities; 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), public facilities as available will 

be provided to serve the site, including but not limited to stormwater management, sanitary sewer facilities, 

municipal water, and franchise utilities. Infrastructure is planned to be completed with the build out of the 

associated phase. Additionally, this narrative contains statements which delve into the regional infrastructure 

upgrades, associated costs, and system development charges associated with this project. 

 

STAFF FINDINGS: Staff concurs with the applicant’s response to this purpose statement. 

 

3.113.01 F. Allow for increased residential densities and encourage greater variety of 

housing types; and 

 

APPLICANT RESPONSE: The PUD provisions provide flexibility in lot design standards which allow a 

variety of lot sizes and housing types including single-family detached homes, townhomes, and multifamily units. 

This variety of housing types is important to meet the needs of employees and their families – directly addressing 

the workforce housing initiative associated with this application. Harvest Gardens includes a range of housing 

options so that families at a variety of household income levels can live in the same community. The City of 

Donald will be able to ease issues which stem from a lack of housing, reduce commuting, and embrace a high 

local employment rate. In turn, local businesses like GK Machine will have the opportunity to attract and retain 

employees and the ability to take advantage of business investments, market opportunities, growth and expansion, 

etc. 

 
STAFF FINDINGS: Staff concurs with the applicant’s response to this purpose statement. 

 

3.113.01 G. Provide flexibility in development standards, consistent with the above 

purposes. 

 

APPLICANT RESPONSE: Harvest Gardens proposes to comply with the purpose of the PUD provisions by 

applying flexibility in design standards consistent with the goals above. Please see the narrative section for 

§3.113.04 and responses addressing the specific modifications to development standards Harvest Gardens seeks to 

achieve through the PUD provisions, as described above. 
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STAFF FINDINGS: Staff concurs with the applicant’s response to this purpose statement. 

 

PUD Criterion A is met.  

 

PUD CRITERIA B. The proposal meets the submittal requirements of § 3.113.04. 

 

APPLICANT RESPONSE: This application includes modifications to development standards permitted 

through the PUD process without the need for variance pursuant to §3.113.04. The submittal 

requirements of §3.113.04 and §3.113.05 are met. 

 

STAFF FINDINGS:   

 

PUD CRITERIA C. Adequate public services exist or can be provided to serve the 

proposed PUD. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), public services are planned 

to be provided to serve the proposed PUD. The phasing plan is designed to be carried out in a manner 

that provides necessary public improvements for each phase as the project moves forward. The above 

approval criterion is met. 

 

STAFF FINDINGS:  Water, wastewater, and stormwater services are provided by the City of Donald to 

incorporated properties. The Donald City Council adopted updated Wastewater and Water Master Plans 

in July and August of 2019 respectively. The plans were funded in part by Business Oregon IFA Grants. 

The plans identify system limitations and potential phased improvements to improve redundancy, 

looping, and expanded capacity. The City has contracted with a new engineering firm since that time. 

The City Engineer is currently drafting proposed amendments to the Master Plans. The City and the 

applicant have had multiple discussions about the limitations of the current systems. Both parties are 

committed to cooperating to identify and share in the incremental system improvements necessary to 

support phased development of the subject properties. 

 

Police and fire/emergency services are provided by Marion County and the Aurora Rural Fire District. 

No comments were received from Marion County Sheriff. The Aurora Rural Fire provided their full 

code book to staff as well as a detailed list of locations where the applicant needs to place fire hydrants. 

The applicant provided additional turning radius diagrams demonstrating a 36-foot fire truck navigating 

the proposed loop street dimensions.  

 

Staff reached out to North Marion School District. Superintendent Ginger Redlinger responded with 

generally supportive comments for the development package, and emphasized the importance of an 

extended timeline for development phasing, allowing the district sufficient time to absorb the anticipated 

increase of school age children. What this means is that the district would prefer the proposed 12-year 

development timeline over the standard 7-year timeline provided in the PUD code.  

 

Staff reached out to PGE for comments. The utility responded with comments applicable to the 

dimensions of the public utility easement (PUE) at the front of all residential lots. They requested that 

the septic tanks be relocated out of that 8-foot PUE. The applicant has submitted a revised PUE diagram 

which should satisfy PGE comments.  

 



PC Staff Report PUD 2020-01 / SUB 2020-01 Harvest Gardens Page 20 of 51 

 

There is a pressurized natural gas pipeline which runs north-south within the railroad corridor through 

Donald. Staff reached out to Kinder Morgan corporation, the pipeline owner and manager, for 

comments. KM staff responded simply with a map of the project area, identifying the pipeline running in 

the railroad corridor. When previous comments were received from Kinder Morgan during the UGB 

expansion, their concerns were about construction activities along Matthieu Street. Because the 

construction activities on Matthieu Street associated with the PUD will begin where the existing street 

pavement, water, and sewer lines terminate, construction is not expected to impact the pipeline.  

 

No comments had been received from NW Natural by the date of this staff report.  

 

The developer is responsible for constructing water, wastewater, and stormwater utility connections to 

and through the subject property at developer’s expense. The applicant understands that current water 

and wastewater systems do not have sufficient capacity to serve the entire development. There are 13 

proposed phases of development for the PUD. The applicant is working closely with the City to ensure 

that phased utility system capacity improvements are available in conjunction with each phase of 

development. Availability of phased infrastructure is included as a recommended condition of approval, 

unless the applicant satisfies the City Engineer’s requirements for bonding and/or other financial 

assurances with development agreement. Both parties are committed to working together to expand the 

capacity of the City’s existing infrastructure to benefit this PUD and the greater Donald community 

overall.  

 

All related comments are included in Exhibit A. Staff finds that this criterion can be met through 

compliance with the recommended conditions of approval.  

 

PUD CRITERIA D. Except as may be modified under this section, all the requirements 

for land divisions under subchapter 3.1 are met; 

 

APPLICANT RESPONSE: The applicable requirements for land divisions are met or modified by the 

PUD provisions; see the narrative under subchapter §3.1. The above approval criterion is met. 

 

STAFF FINDINGS:  The applicant has submitted a concurrent subdivision application. It is reviewed 

later in this staff report. The applicant is requesting to modify standards of the land divisions subchapter. 

Those modifications are discussed in this staff report. Modifications requested include but are not 

limited to minimum lot size, setbacks, road cross sections, block length, etc. The Subdivision application 

can only be approved with PUD modifications approval. Staff finds this criterion can be met through 

PUD approval.  

 

PUD CRITERIA E. Usable open space is provided consistent with § 3.113.08. 

 

APPLICANT RESPONSE: As illustrated on the Preliminary Plans (Exhibit A), usable open space is 

provided and connected to the majority of the residential lots in the PUD. Additionally, see the narrative 

describing specific open space characteristics under §3.113.08. The above approval criterion is met. 

 

STAFF FINDINGS: Donald’s PUD code § 3.113.08 requires a minimum of 15% of gross site area to be 

open space. A minimum of 75% of the open space is required to be accessible to the public. The 

applicant states that the submitted PUD plans meet that standard with a total of approximately 9 acres of 
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open space. Staff requested a detailed map demonstrating all areas of the PUD accessible to the public, 

the resulting map is on file, and depicts the entire central green hourglass shape which includes both 

passive and active recreation areas, plus all the north-south pedestrian pathways. In discussion with the 

applicant, it was determined that the public will be permitted to access the interior courtyards between 

homes, but not the amenities in those spaces (gazebos, fire pits, etc). It is not known how many events 

will be held at the proposed commercial Community Center and associated garden/lawn space, and how 

those events might impact public access to the gardens and lawns calculated to meet the minimum 

publicly-accessible area. The Planning Commission may want to recommend reasonable guarantee of 

public access to those areas. Staff finds that this criterion can be met by the applicant.  

 

PUD CRITERIA F. The proposal provides a public benefit by incorporating one or more 

of the following: 

 

1. Greater variety of housing types or lot sizes than would be achieved under the 

base Development Code standards; 

 

APPLICANT RESPONSE: As described in this written document, Harvest Gardens PUD is associated 

with a workforce housing initiative funded by the State of Oregon. To meet a wide range of housing 

needs in Donald, a variety of single-family and multi-family options must be provided in the 

community. As shown on the Preliminary Plans (Exhibit A), Harvest Gardens is planned to include a 

variety of lot sizes for detached single-family housing, as well as multi-family unit options to meet the 

needs of employees and their families. The lot size design flexibility is achievable through the PUD 

where components of the underlying base zones do not allow; additionally, the underlying residential 

base zone boundaries, R-7 and RM, may be blended throughout the site per §3.113.07. The approval 

criterion is met. 

 

STAFF FINDINGS: The applicant’s statement is accurate. Many of the proposed detached single family 

dwelling lot sizes would not be approved through a standard Subdivision land division review in the 

underlying base zones due to minimum lot size requirements of 7,000 SF for the R7 zone and 5,000 SF 

for the RM zone. The flexibility of the PUD code allows for a variation in lot sizes, in addition to the 

proposed future attached multi-family development pad in the NW corner of TL 2600. Staff finds that 

the proposed PUD does provide a greater variety of housing types and lot sizes than would be achieved 

under base Development Code standards.  

 

2. Greater protection of natural features than would be required under the base 

Development Code standards; 

 

APPLICANT RESPONSE: The Harvest Gardens property does not contain any protected natural 

features; it is actively farmed. This approval criterion does not apply. 

 

STAFF FINDINGS:  Staff concurs with the applicant. No natural features are present or preserved. The 

wetlands review by the Oregon Department of State Lands  (DSL) concurred with the applicant’s 

wetland delineation, in that there is one mapped feature on TL 2600, which is the drainage running west 

to east across the southern end of the property. The identified drainage relays stormwater from the city’s 

stormwater detention basin located on Matthieu Road east through a series of easements across private 

property. DSL comments on the application require the applicant to secure DSL and potentially Army 
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Corps of Engineers permitting when removing or relocating a mapped feature. The applicant does plan 

to relocate the drainage when piping the drainage to route under proposed Street 3. Staff is 

recommending a condition of approval for compliance with DSL permitting. This level of protection of 

natural features would also be required under a standard subdivision review. Staff finds this criterion is 

met.  

 

3. Improved transportation connectivity, such as the provision of pathways and/or 

other transportation facilities, that would not otherwise be provided pursuant to 

base Development Code requirements. 

 

APPLICANT RESPONSE: The site will be served by a comprehensive transportation network that 

includes northerly access from Donald Road NE and a centralized, hourglass-shaped street pattern with 

looped, local street connections. Between each street connection there is a greenway pedestrian 

connection including grassy areas, landscaping, and sidewalks on both sides. Said multi-use connections 

are provided at five intervals along Street 1 and six intervals along Street 2 to allow convenient, safe, 

and direct bicycle and pedestrian access. This extensive system of pedestrian trails, connections, and 

pathways creates a walkable community and encourages active lifestyles. Additionally, this design 

provides access throughout the site and stubs street and multi-use connectivity sections at the property 

boundaries for future connectivity, where appropriate. Generally, pedestrians and bicyclists “nearby,” or 

within a quarter mile of the site, will be traveling west toward the City of Donald or east toward 

Interstate 5. The criteria above are satisfied. 

 

STAFF FINDINGS:  While pedestrian connectivity is a requirement of a standard land division in the 

underlying residential zones, the applicant is providing extensive looped walking paths, with proposed 

access easements available to the public. The scale of the development provides unique connectivity 

upon full build-out of the 13 phases that may not be available otherwise in the base zone development. 

Staff finds this criterion is met.   

 

4. Sustainable building and site design elements, consistent with § 3.113.09. 

 

APPLICANT RESPONSE: This application does not propose specific sustainable building and site 

design elements; the criterion is not required. It should be noted that stormwater will be treated as 

outlined in the Preliminary Stormwater Report (Exhibit H). The application provides for other public 

benefits as demonstrated above. 

 

STAFF FINDINGS:  The applicant does not propose sustainable building and site design elements. This 

criterion does not apply.  

 

Criterion F is met.  

 

PUD CRITERIA G. If the proposal includes commercial development, the land area 

devoted to commercial development shall not exceed five percent of the total land area of 

the PUD site, or two acres, whichever is less. 

 

1. Individual commercial buildings shall not exceed a gross floor area of 25,000 

square feet to ensure neighborhood-scaled development. 
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APPLICANT RESPONSE: Harvest Gardens includes two acres of planned future commercial use to 

incorporate a farm service corridor, which is less than five percent of the total site area. The commercial 

component will serve as an activity center for the community, create an event and market space, permit 

the sale of farm products, and promote other farm-to-table initiatives. Individual commercial buildings 

are not proposed at this time and will be reviewed through the future Site Development Review process 

(if required by §3.113.03.D) and subsequent building permit submittal. This complex is expected to 

evolve over time with phases as the population of Donald increases and the center attracts a customer 

base. The approval criteria are met. 

 

STAFF FINDINGS:  The applicant proposes to develop a two-acre commercial pad in phase 3 of the 

PUD, which is less than 15% of the gross site area. Staff is recommending a condition of approval 

requiring the applicant to submit application(s) for future Site Development Review of the proposed 

commercial development on TL 2600. A detailed review of the proposed commercial uses will occur at 

that time, prior to building permits. This criterion is met.  

 

PUD CRITERIA H. The proposal is consistent with the density standards of the 

underlying Zone, except where a density bonus is proposed per § 3.113.07. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD comprised of more than one residential zone (i.e. 

R-7 and RM). As shown on the Density Calculation Table within the Preliminary Plat (Exhibit A), the 

overall minimum and maximum densities are calculated separately for each zone, then totaled, as 

detailed in §3.113.07 below. The densities planned are consistent with the requirements of the 

underlying zones. The approval criterion is met. 

 

 

 

 



PC Staff Report PUD 2020-01 / SUB 2020-01 Harvest Gardens Page 24 of 51 

 

 
 

STAFF FINDINGS:  The DDO applies special density standards to the south UGB expansion area. For the R7 

zone the minimum density is 5 units per gross acre. For the RM zone the minimum density is 10 units per gross 

acre. The 76.7 acres of residential land needed and satisfied by the UGB expansion was projected to provide 414 
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of the 465 additional residential units needed in the 20-year horizon, assuming an estimated 51 units would be 

developed within the existing City Limits. Of the 76.7 acres added to the UGB, this project comprises 61.6 acres 

of residential land, which breaks out to 7.6 acres of of RM zone at 10 units per acre equals a minimum of 76 RM 

units, and 54 acres of R7 zone at 5 units per acre equals a minimum of 270 units. In sum, the PUD needs to 

provide a minimum of 346 units. There are 297 detached single family lots proposed. That leaves a balance of 49 

units needed within the boundary of the PUD, to be satisfied through the development of the multi-family 

development. The maximum density of the RM zone is 14 units per acre. Lot #246 is labeled to be 107,055 SF, or 

2.46 acres. Developing 49 dwelling units on 2.46 acres of land would result in a gross density of approximately 

20 units/acre. The PUD code allows the total densities of each zone to be added and applied fluidly across the 

entire plan. The PUD code also allows modifications to the base zone standards. This density criterion is met.  

I. If phased development is proposed, the applicant shall provide a time schedule for 

developing the site in phases, but in no case, shall the time period for all phases 

combined be greater than seven years, unless otherwise approved by the Planning 

Commission. For all phases, the applicant shall demonstrate that all necessary Public 

facilities will be constructed as part of each phase. 

 

APPLICANT RESPONSE: Harvest Gardens is being submitted as a phased project. Please see the 

Preliminary Plat Overview and Phasing Plan (Exhibit A) that illustrates the scheduled timeline for the 

project. The configuration and order of phasing is intended to be flexible and will be subject to change 

based on a variety of factors, including jurisdictional limitations regarding various infrastructure and 

capacity constraints which may affect the project timeline. The Preliminary Plans (Exhibit A) 

demonstrate that all necessary public facilities will be constructed as part of each associated phase. Due 

to the scale of the project, phasing is anticipated to exceed seven years, upon approval by the Planning 

Commission. This application requests a 12-year phasing schedule as generally shown in the 

Preliminary Plans (Exhibit A), allowing anticipated market absorption and proper scalability of the site 

as phases progress. This standard is satisfied. 

 

STAFF FINDINGS:  Plan sheet P08 shows the proposed phasing with the disclaimer that phasing 

boundaries may be adjusted. Staff supports the applicant’s request to modify the PUD standard 7-year 

timeline to allow the requested 12-year timeline, based upon the scale of the project and the capital 

projects which must be completed to provide sufficient capacity. Staff anticipates that the full 

subdivision will be approved at this time, allowing for the final plat review to occur with the final PUD 

review, however, the applicant would then record separate plats for each phase of the project as 

infrastructure becomes available to support the development. The Subdivision code DDO 3.109.03 

requires recording a plat within one (1) year of approval, but the applicant is requesting three (3) years 

for the first plat recording (Phase 1). Staff supports this request as well.  

 

There is an applicable section of the Oregon Revised Statutes (ORS 92.040) which allows local 

jurisdictions to approve a subdivision under the version of the development code standards adopted in 

place at the time of the application, however that is limited to ten (10) years. At which time, a review 

should be performed to identify whether any new development code language has been adopted in the 

interim which might alter the design of the subsequent phases. Staff finds that the PUD code language 

grants authority to staff (City Manager) to approve minor modifications to an approved PUD, but major 

modifications would need to go through a Type III process. Staff recommends a condition of approval 
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for a 10-year review to determine whether any changes to the PUD are required or necessary to comply 

with this ORS provision. This would be a Type I staff-level review.  

 

92.040 Application for approval of subdivision or partition; tentative plan; applicability of 

local government laws. (1) Before a plat of any subdivision or partition subject to review under 

ORS 92.044 may be made and recorded, the person proposing the subdivision or partition or 

authorized agent or representative of the person shall make an application in writing to the 

county or city having jurisdiction under ORS 92.042 for approval of the proposed subdivision or 

partition in accordance with procedures established by the applicable ordinance or regulation 

adopted under ORS 92.044. Each such application shall be accompanied by a tentative plan 

showing the general design of the proposed subdivision or partition. No plat for any proposed 

subdivision or partition may be considered for approval by a city or county until the tentative 

plan for the proposed subdivision or partition has been approved by the city or county. Approval 

of the tentative plan shall not constitute final acceptance of the plat of the proposed subdivision 

or partition for recording. However, approval by a city or county of such tentative plan shall be 

binding upon the city or county for the purposes of the preparation of the subdivision or partition 

plat, and the city or county may require only such changes in the subdivision or partition plat as 

are necessary for compliance with the terms of its approval of the tentative plan for the proposed 

subdivision or partition. 

      (2) After September 9, 1995, when a local government makes a decision on a land use 

application for a subdivision inside an urban growth boundary, only those local government 

laws implemented under an acknowledged comprehensive plan that are in effect at the time of 

application shall govern subsequent construction on the property unless the applicant elects 

otherwise. 

      (3) A local government may establish a time period during which decisions on land use 

applications under subsection (2) of this section apply. However, in no event shall the time 

period exceed 10 years, whether or not a time period is established by the local government. 

[Amended by 1955 c.756 §7; 1973 c.696 §7; 1983 c.826 §8; 1989 c.772 §5; 1995 c.812 §9; 2005 

c.22 §71] 

Staff finds this criterion is met.  

 

3.113.07 Residential density bonus. 

 

A. For PUD proposals that are comprised of more than one Residential Zone, the overall 

minimum and maximum densities shall be calculated separately for each Zone, then 

totaled. The total minimum and maximum densities shall apply to the PUD as a whole; 

Residential Zone boundaries may be blended within the PUD site. 

 

B. Maximum allowed density for a PUD may be increased by up to 20%. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD comprised of more than one residential zone (i.e. 

R-7 and RM). As shown on the density calculations (Exhibit A), the overall minimum and maximum 

densities are calculated separately for each zone, then totaled, as detailed in §3.113.07 below. The 
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densities planned are consistent with the requirements of the underlying zones and zone boundaries are 

blended throughout the site. This application does not seek a density bonus up to 20 percent. The 

approval criteria are met. 

 

STAFF FINDINGS:  Staff concurs with the applicant’s response. Density was previously addressed and 

met. No density bonus is requested.  

 

3.113.08 Usable open space. Residential PUDs shall comply with the following usable open 

space requirements: 

 

A. PUDs shall contain a minimum of 15% usable open space, consistent with the 

following: 

 

1. Required open space shall be calculated based on the total gross square 

footage of the PUD. 

 

2. At least 75% of the required open space shall be open and available for public 

use. 

 

3. Open space shall be integral to the PUD plan and connect to a majority of the 

proposed residential lots. 

 

4. Plans shall provide space for both active and passive recreational uses, and 

may include, but are not limited to, neighborhood parks, dog parks, community 

recreation centers, pathways/trails, natural areas, plazas, and play fields. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A) the open space configuration 

spans throughout the site and connects to a majority of the planned residential lots. Harvest Gardens 

includes ±9 acres of open space (over 15 percent of the overall site) featuring natural areas, off-street 

trails, interpretive signage, benches, and other amenities such as opportunities for composting organic 

material and water reuse. At least 75 percent of the required open space is available for public use. The 

PUD encourages physical fitness and recreation use with the inclusion of a trail system. 

 

STAFF FINDINGS: Staff requested a detailed map demonstrating all areas of the PUD accessible to the 

public, the resulting map is on file, and depicts the entire central green hourglass shape which includes 

both passive and active recreation areas, plus all the north-south pedestrian pathways. In discussion with 

the applicant, it was determined that the public will be permitted to access the interior courtyards 

between homes, but not the amenities in those spaces (gazebos, fire pits, etc). It is not known how many 

events will be held at the proposed commercial Community Center and associated garden/lawn space, 

and how those events might impact public access to the gardens and lawns calculated to meet the 

minimum publicly-accessible area. The Planning Commission may want to recommend reasonable 

guarantee of public access to those areas. Staff finds that this criterion can be met by the applicant. 

 

5. Open space areas shall be shown on the final plan and recorded with the final 

plat or separate instrument; the open space shall be conveyed in accordance with 

one of the following methods: 
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a. By dedication to the City as publicly owned and maintained open space. 

Open space proposed for dedication to the City must be acceptable to the 

Planning Commission with regard to the size, shape, location, 

improvement, environmental condition (i.e., the applicant may be required 

to provide an environmental assessment), and approved by City Council 

based on budgetary, maintenance, and liability considerations; or 

 

b. By leasing or conveying title (including beneficial ownership) to a 

corporation, homeowners' association, or other legal entity. The terms of 

such lease or other instrument of conveyance must include provisions for 

maintenance and property tax payment acceptable to the City. The City, 

through conditions of approval, may also require public access be 

provided, where the open space is deemed necessary, based on impacts of 

the development and to meet public recreational needs pursuant to the 

Comprehensive Plan. 

 

c. By some other written agreement between the applicant and the City. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A) the open space configuration 

spans throughout the site and connects to a majority of the planned residential lots. Harvest Gardens 

includes ±9 acres of open space (over 15 percent of the overall site) featuring natural areas, off-street 

trails, interpretive signage, benches, and other amenities such as opportunities for composting organic 

material and water reuse. At least 75 percent of the required open space is available for public use. The 

PUD encourages physical fitness and recreation use with the inclusion of a trail system. 

 

STAFF FINDINGS:  The applicant states that all provided open space will be maintained in 

Homeowner Association (HOA) ownership and management. The applicant does not intend to dedicate 

any tracts to the City of Donald beyond the public street right-of-ways. Staff recommends a condition of 

approval requiring the ongoing maintenance of open space areas, pathways, courtyards, parks, and 

gardens by the HOA. This criterion can be met.  

 

3.113.09 Sustainable site and building design standards. When an applicant proposes to provide 

sustainable building and site design per § 113.06.F.4., the following requirements apply: 

 

A. The PUD shall include at least one of the elements from the list below. 

1. Use of pervious paving materials on at least 25% of the total paved area within 

the PUD. 

 

2. Use of eco-roofs or rooftop gardens on at least 25% of the total roof area 

(dwellings and commercial buildings, if applicable) within the PUD. 

 

3. Parking integrated within the building footprint (e.g., tuck-under parking) for 

at least 25% of the dwellings within the PUD. 
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4. Provision of rain gardens or bioretention areas to collect and treat at least 

50% of stormwater runoff generated by the PUD. 

 

5. Energy Star certified homes for at least 50% of the dwellings within the PUD. 

 

6. Development of the PUD with LEED ND certification. 

 

APPLICANT RESPONSE: Sustainable site and building design elements consistent with §3113.06.F.4. 

are not included within this application; the criterion is not required per §3113.09 and the list has been 

omitted for brevity purposes. The application provides for other public benefits as demonstrated in 

§3113.06.F. 

 

STAFF FINDINGS:  The applicant does not propose to use sustainable site and building design 

elements. This criterion does not apply.  

 

 

B. CITY OF DONALD COMPREHENSIVE PLAN  

DONALD COMMUNITY GOALS 

 

Physical Development 

 

1. The creation of a pleasing, safe, efficient rural community environment. 

 

2. Encourage the proper use and management of lands within the Urban Growth Boundary. 

 

3. Encourage the orderly and efficient growth of the community based on social, physical and 

economic needs and factors 

 

4. Develop a land use pattern consistent with local and state goals. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD intended to provide needed residential land, 

incorporate natural features, and arrange agricultural practices in close proximity to provide a pleasing, 

safe, and efficient rural community. The zone changes from Urban Transition (UT-20) to R-7 and RM 

will allow residential uses and establish needed housing as described in this narrative. Site 

improvements in conformance with an approved comprehensive plan, as is the case here, results in an 

orderly land use pattern and efficient growth. Donald’s community goals related to physical 

development are met. 
 

Residential Development 

 

1. Encourage the development and maintenance of an adequate quantity, quality and 

variety of housing facilities to satisfy the desired lifestyles and financial capabilities of 

the community. 

 

2. Provide the necessary public facilities and services to maintain a safe, healthful, and 
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pleasing living area. 
 

APPLICANT RESPONSE: This application involves an increase in the supply of housing, specifically 

addresses workforce housing needs for the citizens of Donald and provides necessary public facilities to 

support the site. A variety of lot sizes and housing types are provided that are intended to accommodate 

a mix of home sizes and plans, appealing to a broad range of future residents to support the local 

workforce. The Donald Development Ordinance (DDO) provides the basis for decisions related to the 

use of land within Donald, including the PUD provisions which allow flexibility in design standards to 

arrive at the unique project design. 
 

Transportation 

 

1. Encourage a balanced system of transportation including such alternatives as public transit, 

bicycle, rail, and pedestrian facilities in addition to the private automobile. 

 

2. Develop and maintain an efficient and reliable transportation system that encourages proper 

land development. 
 

APPLICANT RESPONSE: As illustrated on the Preliminary Plans (Exhibit A), the intended local street 

pattern within the subdivision includes pedestrian and bicycle facilities and is connected throughout the 

site. Access from Donald Road NE provides a continuous network through and to the boundaries of the 

subdivision. The planned future road extension and connection to Tax Lot 300 will provide a secondary 

access and continuous network through the south portion of the subdivision by means of Matthieu Street 

NE. In the interim, secondary emergency access will be provided through gated connections to a farm 

road over Tax Lot 1100. 

 

A Traffic Impact Study prepared by Lancaster Mobley Engineering is included as Exhibit I and 

demonstrates compliance with applicable State, County, and City transportation related requirements. 

Please refer to the TIS for further information. The street and connectivity improvements encourage a 

safe and convenient transportation system for pedestrians and motorists. 

 

Public Facilities 

 

1. Provide adequate park and recreation facilities for the resident and visitor. 

 

APPLICANT RESPONSE: Harvest Gardens is intended to provide an open space network of trails, 

pedestrian facilities, and include passive and active recreation spaces for the community. As illustrated 

on the Preliminary Plans (Exhibit A), the open space configuration spans throughout the site to include 

±9 acres of open space (over 15 percent of the overall site) to showcase natural features and encourage 

physical fitness and recreation. Harvest Gardens is designed with open space and agricultural land as the 

centerpiece of the community to foster social ties, provide residents with access to fresh and local goods, 

and promote educational opportunities. The Agrihood provides a clustered residential design which 

allows the community to conserve productive farmland and natural areas. This concept mitigates 

increases in impervious surfaces and lowers infrastructure expenditures and maintenance costs. The 

interconnected transportation network and inclusion of multi-use trail system is intended to encourage 

physical fitness and recreation uses for healthy living. The open courtyard areas provide opportunities 

for passive recreation and relaxation. This PUD application uses innovative planning that will provide a 
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variety of needed workforce housing and ultimately benefit the City of Donald by bringing a live/work 

concept to fruition and allow controlled, logical growth in an area characterized by high employment 

and low housing. 

 

2. Encourage urban development in an orderly and economic manner. 

 

APPLICANT RESPONSE: This application complies with the applicable requirements found in the 

DDO. Site improvement in conformance with an approved comprehensive plan and with relevant 

DDO standards, as is the case here, results in orderly and efficient arrangement of public 

facilities and services and ensures orderly growth. Therefore, the application is consistent 

with this Comprehensive Plan Policy. 

… 

6. Keep current and achievable water, wastewater system and storm water master plans. 

 

APPLICANT RESPONSE: The City of Donald Public Works Design & Construction Standards are the 

current wastewater system and stormwater standards which guide the DDO. The Preliminary 

Plans (Exhibit A) conform to the water, wastewater, and stormwater plans. The policy is 

Met. 

STAFF FINDINGS ON COMPREHENSIVE PLAN: Staff concurs with the applicant’s statements that 

the proposed PUD supports Donald Comprehensive Plan Goals and Policies related to efficient and 

orderly development of the community, through a land use pattern consistent with local and state goals. 

The proposed development meets or exceeds the density goals set by the City and acknowledged by the 

state, as a means to achieve the City’s 20-year needed housing land supply. The PUD tool allows the 

applicant to develop housing ranging from detached to attached units, on lot sizes not otherwise 

available in the base zone, so as to provide a variety of housing facilities. The plan was reviewed to 

ensure that the built environment would result in a safe area for residents and visitors. The preliminary 

plan submitted by the applicants show facilities available to vehicles, bicycles, and pedestrians alike, 

upon full build-out. Public transit servicing Donald is a matter of time, upon meeting population 

thresholds. The proximity of the higher density housing near Main Street and the commercial center of 

town supports access to future transit options for PUD residents. The applicant’s TIS identifies future 

mitigation measures to ensure that local and regional transportation facilities are operating at reliable 

levels. The proposed PUD provides recreation opportunities to residents and the public through a linked 

system of walking paths, community gardens, and a park available to the community. The City and 

applicant will work together to ensure that development happens in coordination with available 

infrastructure capacity, based upon the City’s Water and Wastewater Master Plans, and the pending 

updates.  

During the related Annexation and Zone Change applications, staff generated Goal 10 findings for 

housing provision. They are included below for reference.  

 
The 2015 Donald Comprehensive Plan states: 

The mix of residential housing units within the city limits is determined from 2010 Census data. Of 

the 391 total residential units, 245 units, or 62.6 percent, are single-family residential units. 

Approximately 7 units, or 1.8 percent, are multi-family residences and the remaining 139 units, or 

35.5 percent, are manufactured homes within manufactured housing parks… The 2034 population 
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projection for Donald is 2,085 persons. This projection has been adopted by Marion County for the 

City of Donald through a coordinated process required under state law (ORS195.036). As shown in 

Table 8, a total of 856 dwelling units will be needed to accommodate this population. This represents 

465 additional housing units that will be needed for the period through 2034. 

 
 

The 2015 Donald Comprehensive Plan states:  

As shown in Table [12], the housing needs analysis identified 465 new residential units that will 

be needed to accommodate the projected 2034 population of 2,085 persons. Of the 465 new 

residential units, 16.8 percent, or about 78 units, are needed to meet projected need for multi-

family units. With an assumed density of 11 units per acres for multi-family, 7.1 acres is required 

to meet the need for the new units. At a density of 5.07 single family units per acre, the additional 

387 single family units require 76.3 acres. In total, the 465 new units can be built on 83.4 acres 

of land. 

 
Looking back at the Buildable Lands Inventory, there is inadequate vacant, partially vacant, or 

redevelopable land available to accommodate future housing needs within the existing urban 

growth boundary. The buildable lands analysis found that approximately 9.93 acres are 

available for residential development within the entire urban area. It is estimated that 76.7 acres 

will be needed to accommodate future residential growth. Oregon Administrative Rules (OAR) 

660-024-0040(9) allow for a local government to estimate that the 20-year land need for streets 

and roads, parks, and school facilities will together require an additional amount of land equal 

to 25 percent of the net buildable acres determined for residential land needs. 
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When the UGB was expanded in 2018 through Ordinance No. 171-2018, the City satisfied the 20-year 

land need. The 76.7 acres of residential land were assigned the future City of Donald zoning 

designations of 7.59 acres of RM-Multiple Family Residential and 69.11 acres of R7-Single Family 

Residential Zone, effective upon annexation into the city. The UGB expansion assumed that there would 

be a total of 414 new units in the UGB expansion area because 51 units of the total 465 needed units 

would be accommodated within the existing city limits. The applicant states that Harvest Gardens will 

provide 297 detached units in the R7 district, and 49-133 multi-family units in the RM district, a total 

range of 346-430 units, demonstrating compliance within the required minimum and allowed maximum 

density. 

 

There are only two residential zones in the City of Donald. They are the R7- Single Family Residential 

Zone and RM – Multi-Family Residential Zone. Pursuant to DDC 2.103.106.F, land divisions in the R7 

district shall achieve a minimum density of 4 units per gross acre and in the Donald South Expansion 

Area, 5 units per gross acre. Similarly, DDC 2.104.06.F requires land divisions in the RM district 

achieve 8 units per gross acre and in the Donald South Expansion Area, 10 units per gross acre. The 

increase in required density for the UGB expansion area is higher than land currently within the City 

limits to specifically address the housing supply in the near future.  

 

The Donald Comprehensive Plan states: “It is the purpose of the housing plan to provide opportunities 

for the development of a wide variety of housing types to meet the needs of the citizens of Donald. 

Adequate safe and sanitary housing should be available at varying prices and rent ranges to existing and 

future residents of the City.” 

 

The applicant states:  

“This project and associated Zone Map Amendment (from UT to R7 and RM) will encourage 

housing diversity and provide affordable housing options to the local community. As noted by 

staff, high-density multi-family apartments are needed to help accommodate expected housing 

demand over the next 20 years and are permitted in the RM zone. Although single-family homes 

continue to be the preferred housing type for many households, to some extent this preference 

can be met with affordable ground-related units (e.g. townhouses, duplexes, ground-level 

apartments, etc.). This application provides for these types of housing opportunities.  

 

As part of this application, the planned Annexation and Zone Map Amendments provide 

approximately ±61 acres for single-family detached, attached, and multi-family homes, needed 

housing elements the City’s buildable land inventory currently lacks. As shown on the 

Preliminary Plans, the Annexation and Zone Map Amendments will increase the supply of land 

available for various housing types at the R7 and RM densities at the location preferred by the 

City, as recommended by Donald City Council in Ordinance No. 171-2018. Therefore, this 

application is consistent with Goal 10.” 

 

In May of 2020, City of Donald reported that five (5) new homes have been constructed since 2015. The 

City has few tools available to incentivize infill development on private properties, one at a time. While 

there remain opportunities for infill development within the existing city limits, no vacant or 

redevelopable parcels are available to support the scale of residential development made possible 

through the annexation of the subject property by a property owner proposing to develop significant 

workforce housing for the community and greater region. As discussed below, the applicant’s 
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concurrent Zone Change application is consistent with (matches) the boundaries of the adopted future 

zones for the UGB expansion area, a portion of which is proposed for annexation with these 

applications. Those future zone boundaries were based upon the city’s 2015 adopted BLI and HNA. 

Staff finds the applications support Goal 10. 

 

Staff finds consistency with the adopted Donald Comprehensive Plan is met.  

 

STAFF CONCLUSIONS ON PUD CRITERIA: Staff supports the proposed PUD plan with requested 

modifications detailed in the tables above, using the extended timelines of three (3) years to plat Phase 1 

and 12 years to complete platting of all phases 1-13, subject to the recommended conditions of approval. 

 

IV. ANALYSIS OF APPLICABLE DECISION CRITERIA:  SUBDIVISION 

 

A. SUBCHAPTER 3.1: APPLICATION REQUIREMENTS AND REVIEW PROCEDURES 

 

§3.109 SUBDIVISIONS. 

 

3.109.01 Area of Application. A subdivision is required for any land division which creates more 

than three parcels in a calendar year. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD with concurrent land division pursuant to 

§3.113.03.C. Therefore, the consolidated application will be reviewed through a Type III procedure. 

Additionally, the Applicant seeks to extend the approvals of the preliminary plans for PUD and tentative 

subdivision plat be valid for three years after the date of the written decision. 

 

3.109.04 Review criteria. Approval of a subdivision shall require compliance with the following: 

 

A. Each lot shall satisfy the dimensional standards and density standard of the applicable 

zoning district, unless a variance from these standards is approved. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD with concurrent land division pursuant to 

§3.113.03.C. The dimensional standards for the lots within the site vary from the underlying zone 

districts, R-7 and RM, as allowed through the PUD’s flexible design standards. Therefore, a variance 

from the above standard is not required. The density standards of the underlying zones are fulfilled per 

§3.113.07. To the extent applicable, the criteria are met. 

 

STAFF FINDINGS: Many of the proposed detached single family lots do not meet the minimum lot size 

of the base zones. PUD approval is required to develop the subdivision plan submitted with this 

application. Staff generally supports the submitted PUD. If the PUD is approved, variances are not 

required. Staff finds the criterion is met through compliance with the recommended condition of 

approval.  
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B. Adequate Public facilities shall be available to serve the existing and newly created 

parcels. 

 

APPLICANT RESPONSE: Public facilities and services are planned to be provided to each lot 

concurrently with the associated phase of development of the property. The criterion is met. 

 

STAFF FINDINGS:  Public facilities were discussed previously in this staff report. There is not 

currently sufficient capacity in either the water or wastewater systems to service the proposed 299-lot 

subdivision, however, the applicant is committed to partnering with the City to increase system capacity 

to support the 13-phase development proposed. The City Engineer states that there are several 

alternatives available for consideration. The City adopted Wastewater and Water Master Plans in July 

and August of 2019, and is currently amending those documents, expected to be completed, reviewed, 

and adopted by fall of 2020. Staff is recommending a condition of approval requiring utilities to be 

available prior to the platting of each phase, unless the developer meets the provisions of the DDO 

2.301.03 and 3.102.03. Staff finds this criterion can be met.  

 

C. The proposal shall comply with the applicable development standards in §2.307. 

 

Response: As described in this written narrative, the development standards of §2.307 are met, as 

applicable. The PUD provisions of §3.113 override various subdivision provisions of 

§2.307. 

 

STAFF FINDINGS:  DDO 2.307 is reviewed below.  

 

§ 2.307 DEVELOPMENT STANDARDS FOR LAND DIVISIONS 

 

2.307.01 Purpose. To provide for the orderly, safe, efficient and livable development of land 

within the City of Donald. 

 

2.307.02 Scope; Application. The provisions of this section shall apply to all subdivisions and 

partitions within the City of Donald. 

 

APPLICANT RESPONSE: Harvest Gardens is a PUD with concurrent land division pursuant to 

§3.113.03.C. Therefore, the following standards are applicable. 

 

2.307.03 Standards for lots or parcels. 

 

A. Minimum lot area. Minimum lot area shall conform to the requirements of 

the zoning district in which the parcel is located. 

 

B. Access. All lots and parcels created after the effective date of this Development 

Ordinance shall provide a minimum frontage, on an existing or proposed public street, 

equal to the minimum lot width required by the underlying Zone. The following 

exceptions shall apply… 
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APPLICANT RESPONSE: Harvest Gardens is a PUD with concurrent land division. Minimum lot area 

and lot frontage width conform to PUD standards, rather than the underlying zoning districts. As 

described in the narrative Section §2.302.08 and illustrated on the Preliminary Plans (Exhibit A), the lots 

created through this application will provide adequate lot area and frontage on the future public streets 

internal to the subdivision. Please refer to the list of modifications to development standards pursuant to 

the PUD. The above criteria are not directly applicable. 

 

STAFF FINDINGS: Through the concurrent PUD application, the applicant is requesting a modify the 

minimum lot area standard of the R7 and RM zone. The applicant is not requesting to modify the access 

requirement. After reviewing the plan set, staff finds that all parcels in the preliminary subdivision plan 

provide the minimum lot access frontage of 20 feet on a public street, consistent with DDO 2.201.04 

Access to a Public Street. Generally, the proposed residential lots range between 40-foot and 60-foot 

frontages. These criteria are met.  

 

1. Residential lots or parcels may be accessed via a private street or partition 

access easement developed in accordance with the provisions of §2.302 when the 

City finds that public street is not necessary to provide for the future development 

of adjoining property. 

 

2. Commercial or Industrial uses located in a campus or park like development 

may be accessed via private streets when developed in accordance with 

§2.302.08. 

 

3. Cul-de-sac lots shall have a minimum frontage of 25 feet. 

 

4. Flag lots, as permitted in division 2.307.03.C. 

 

APPLICANT RESPONSE: Harvest Gardens does not incorporate private streets, partition access 

easements, cul-desacs, or flag lots to access residential lots. The above exceptions criteria are not 

applicable. 

 

STAFF FINDINGS: These criteria do not apply, as none of these features are proposed.  

 

C. Flag lots. Flag lots shall only be permitted if it is the only reasonable method by which 

the rear portion of a lot being unusually deep or having an unusual configuration may be 

accessed. If a flag-lot is permitted, the following standards shall be met: 

 

APPLICANT RESPONSE: This application does not involve flag lots. The remainder of the subsection 

has been omitted for brevity. 

 

STAFF FINDINGS:  This criterion does not apply, as flag lots are not proposed.  

 

D. Through lots. Through lots are discouraged unless essential to provide separation of 

residential development from major traffic arteries, adjacent non-residential activities, or to 

overcome specific site disadvantages. 
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APPLICANT RESPONSE: This application does not include through lots or interior lots having 

frontage on two streets. The criterion is not applicable. 

 

STAFF FINDINGS:  Staff disagrees with the applicant’s response. The preliminary subdivision plans do 

propose through lots in Phase 12 of development. Lots #296-299 are proposed to be through lots with 

Matthieu Street on the west side and Street 13 on the east side. The criterion states that through lots are 

discouraged unless essential to overcome specific site disadvantages. The subject property, TL 300 is a  

long property. The applicant can resolve this through either reconfiguring the preliminary plat for TL 

300 or requesting the City to include the code modification in the PUD approval.  

 

E. Lot lines. The side lines of lots, as far as practicable, shall run at right angles to the right-of-

way line of the street upon which the lots face. The rear lot line shall be no less than half the 

dimension of the front lot line. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), the lot lines are arranged in 

right angles to the right-of-way lines of the fronting streets to the greatest extent practicable. The rear 

lot lines are not less than half of the dimension of the front lot lines. The criterion is met. 

 

STAFF FINDINGS:  Staff concurs with the applicant’s response.  

 

F. Utility easements. Utility easements shall be provided on lot areas where necessary to 

accommodate public utilities. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), utility easements are 

provided where necessary. The criterion is met. 

 

STAFF FINDINGS:  The applicant has provided utility easements on the preliminary plan, as well as a 

revised diagram demonstrating the septic tank pulled out of the front 8-foot PUE required as a minimum 

by PGE. The applicant can meet this criterion through compliance with the associated condition of 

approval.  

 

2.307.04 Additional design standards for subdivisions. 

 

A. Standards for blocks. Blocks should not exceed 600 feet in length between street lines, except 

blocks adjacent to arterial streets, or unless the previous adjacent development pattern or 

topographical conditions justify a variation. The recommended minimum distance between 

intersections on arterial streets is 1,800 feet. 

 

APPLICANT RESPONSE: Harvest Gardens involves a PUD with concurrent land division by tentative 

subdivision plat. As shown on the Preliminary Plans (Exhibit A), the site includes an interconnected 

transportation network provided by Street 1 and Street 2, closely comparing to Core Area Local design 

standards. These two main streets run directionally north to south and access on Donald Road NE, a 

Minor Collector within Marion County jurisdiction. The internal street pattern includes looped, local 

streets which connect to the two thoroughfares (Streets 1 and 2). The block length of Streets 1 and 2 

exceeds 600 feet, though flexible design standards permitted through a PUD allow for innovative design 

which will benefit the community. 
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The intent of Harvest Gardens is to provide a clustered residential design, conserving open space, 

natural features, and farmland. Through the use of pedestrian and bicycle accessways at approximately 

100-foot intervals, the Street 1 and Street 2 blocks satisfy the maximum block length standard. The 

pedestrian accessways bisecting these blocks at approximately 100-foot intervals throughout the site are 

designed to encourage safe and convenient pedestrian trips and directly promote the objectives this 

standard intends to achieve. The planned street configuration, including block length, is justified in this 

unique residential design. Please see Section §3.113.01 for responses addressing flexibility in 

development standards allowed through the PUD provisions. The criterion above is not relevant to the 

application. 

 

STAFF FINDINGS:  Staff concurs with the applicant’s response. The east side of Street 1 and the west 

side of Street 2 do not meet the 600-foot standard. The long blocks are, however, broken by two 20-foot 

emergency vehicle access points and pedestrian pathways. Staff supports the modification to the block 

length standard for these two unique facilities, as requested in the concurrent PUD application. This 

criterion can be met through approval of the concurrent PUD.  

 

B. Traffic circulation. The proposed subdivision shall be laid out to provide safe, convenient, and 

direct vehicle, bicycle and pedestrian access to nearby residential areas, neighborhood activity 

centers such as schools and parks, commercial areas, and industrial areas; and to provide safe 

convenient and direct traffic circulation. At a minimum, “nearby” is interpreted to mean uses 

within a quarter mile which can be reasonably expected to be used by pedestrians, and uses 

within one mile of the subdivision boundary which can reasonably expected to be used by 

bicyclist. 

 

APPLICANT RESPONSE: The site will be served by a comprehensive transportation network that 

includes northerly access from Donald Road NE and a centralized, hourglass-shaped street pattern with 

looped, local street connections. Between each street connection there is a greenway pedestrian 

connection including grassy areas, landscaping, and sidewalks on both sides. Said multi-use connections 

are provided at five intervals along Street 1 and six intervals along Street 2 to allow convenient, safe, 

and direct bicycle and pedestrian access. This extensive system of pedestrian trails, connections, and 

pathways creates a walkable community and encourages active lifestyles. Additionally, this design 

provides access throughout the site and stubs street and multi-use connectivity sections at the property 

boundaries for future connectivity, where appropriate. Generally, pedestrians and bicyclists “nearby,” or 

within a quarter mile of the site, will be traveling west toward the City of Donald or east toward 

Interstate 5. The criteria above are satisfied. 

 

STAFF FINDINGS: Staff concurs with the applicant’s response.  

 

C. Connectivity. To achieve the objective in B., above, the City may require the following:  

 

1. Stub streets. Where the potential exists for additional residential development on 

adjacent property.  

 

2. Pedestrian/bicycle accessways. Public accessways to provide a direct connection to 

cul-de-sac streets and to pass through oddly shaped or unusually long blocks. 
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APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), the two main thoroughfares 

(Street 1 and 2) are stubbed at the south property boundary of Tax Lot 2600 for future connection. Street 

3 is stubbed to the west property boundary of Tax Lot 2600 and north property boundary of Tax Lot 

300. Streets 12, 13, and 14 within Tax Lot 300 are stubbed to the property boundaries for future 

connectivity. Additionally, the looped local street sections are designed to construct right-of-way up to 

the edge of the east and west property lines. The intent of the design considers the prospect of future 

residential development and allows logical infrastructure connectivity. As described extensively 

throughout this document, there are ample opportunities for pedestrian and bicycle access throughout the 

PUD. The pedestrian accessways located between local streets include 6-foot-wide paved pathways for 

circulation. Additionally, these accessways bisect Street 1 and Street 2 at five intervals along the non-

typical block to provide 6-foot-wide pathways and direct connectivity. Two 20-foot-wide tracts for 

emergency vehicle access with associated removable bollards bisect the main thoroughfares at two 

locations. The criteria are satisfied. 

 

STAFF FINDINGS: Properties west of TL 2600 and north of TL 300 are a mix of incorporated and 

unincorporated portions, all within the City’s UGB. It is feasible that portions of those properties could 

be annexed and developed within the lifetime of this subdivision. Staff agrees with the applicant’s 

statement that the design of the loop streets and other stub-outs along property boundaries provide 

opportunities connectivity to adjacent properties upon future development.  

 

Staff finds the PUD provides robust network of pathways throughout the agrihood development. Where 

typically loop streets would provide connectivity challenges to bicycle and foot traffic, the north-south 

pathways provide a continuous connection between the loops. All of the residential courtyard tracts are 

connected through the central hourglass open space by either a pathway or an emergency access 

easement. This criterion is met.  

 

D. Design standards for pedestrian/bicycle accessways. Such accessways shall meet the 

following design standards: 

 

1. Minimum dedicated width: 15 feet. 

 

APPLICANT RESPONSE: The pedestrian and bicycle accessways are largely designed to be dedicated 

in 15-footwide tracts. There are three exceptions to the above standard. The tracts located between 

looped local streets (Streets 5, 6, and 7) are decreased to 10-foot widths to incorporate an access 

easement and stormwater facilities on the eastern portion of the PUD. The standard is included in the 

PUD provisions which allow modifications to development standards, Section 3.113.04. The criterion is 

not directly applicable. 

 

STAFF FINDINGS: Consistent with the applicant’s response, most of the proposed pathways meet the 

15-foot standard, but a few are 10-feet. The north-south pathways within loops 5, 6, and 7 can be 

approved through the concurrent PUD modifications discussion by the  

 

2. Minimum improved width: ten feet. 
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APPLICANT RESPONSE: The accessways for pedestrian and bicycle circulation are improved (e.g. 

landscaped, paved, fenced, etc.) to the ten-foot design standard above. The criterion is met. 

 

STAFF FINDINGS:  Staff concurs with the applicant. The criterion is met.  

 

3. The access way shall be maintained by a homeowners association or other mechanism 

acceptable to the City. 

 

APPLICANT RESPONSE: The tracts are planned to be maintained by a homeowners’ association, the 

owner/operator of the commercial site, or other mechanism, as approved by the City. The criterion is 

met. 

 

STAFF FINDINGS:  Staff concurs with the applicant. The criterion is met. 

 

4. The accessway shall be designed and signed to prohibit motor vehicle traffic. 

 

APPLICANT RESPONSE: The accessways are designed and signed solely for pedestrian access. 

Bollards and signage are provided along the emergency vehicle accessways where local vehicle access 

could be presumed to be practical but is prohibited. 

 

STAFF FINDINGS:  Staff concurs with the applicant. The criterion is met. 

 

2.307.06 Improvement requirements - subdivisions. The following improvements shall be 

required for all subdivisions: 

 

A. Frontage improvements . Street improvements to full City standards shall be required for all 

public streets on which a proposed subdivision fronts in accordance with §2.302 of this code. 

Additional frontage improvements including: sidewalks, curbing, storm sewer, sanitary sewer, 

water lines, other public/private utilities shall be extended along the entire frontage of the 

proposed development. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), applicable street 

improvements are provided on Donald Road NE and on streets internal to the subdivision. Sheet P09 

illustrates the 4-foot right-of-way dedication along Donald Road NE (to accommodate a 68-foot 

Collector Street section per Marion County standards). Sheet P12 details the 25-foot right-of-way 

dedication along Matthieu Street NE (to accommodate a 50-foot Rural Local Street section per City of 

Donald standards). The criterion is met. 

 

STAFF FINDINGS:  Frontage improvements are required and proposed on both Main Street / Donald 

Road NE and Matthieu Street. As addressed under the sidewalks portion of this section, staff has 

included a recommended condition of approval which requires the applicant to construct the full 

frontage of TL 2600 with the construction of Phase 1 development. Alternatively, the City and the 

County may be willing to allow the applicant to construct an ADA-compliant had-surface pathway to 

connect Phase 1 across the gap in frontage improvements to the NW corner of the subject property until 

the multi-family and commercial pad properties are developed. Staff finds this criterion can be met 

through compliance with the recommended conditions of approval.  
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B. Project streets. All public or private streets within the subdivision shall be constructed as 

required by the provisions of §2.302. 

 

APPLICANT RESPONSE: As shown on the Preliminary Plans (Exhibit A), street improvements are 

planned to be constructed in accordance with the provisions of §2.302. The criterion is met. 

 

STAFF FINDINGS:  DDO Section 2.302 Street Standards contains many different street standards, 

including but not limited to alignment, connectivity, future extensions, intersection angles, names, clear 

vision areas, right-of-way improvement widths, construction standards, and fee in lieu of construction. 

Staff has included conditions of approval requiring compliance with the standards and procedures of the 

Donald Public Works Design & Construction Standards. Additionally, the City Engineer is requesting 

the applicant to submit additional turning radius diagrams for fire trucks, specifically at the proposed 

emergency access easements.  

 

There was extensive discussion with Marion County Public Works Engineering staff about the 

applicable access spacing standards for the intersections of Street 1 and Street 2 in relation to existing 

Huckleberry Lane on the north side of Main Street/Donald Road NE. The City TSP, which is the 

transportation element of the adopted Comprehensive Plan, lists Main Street/Donald Road as an arterial 

inside City Limits. Donald Rd. to the east is Minor Collector. The standards are a little uncertain because 

the City does not have its own adopted spacing standards. The City is the road authority, but the County 

is the permitting and maintenance authority. Because the County maintains the road, MC has the 

permitting authority. The intersections of Huckleberry Lane and Street 2 are proposed to be 100 feet 

apart. Marion County requires the applicant to revise their plan set to show an intersection separation of 

150 feet. Staff has included this as a condition of approval. The applicant indicates that it would be 

feasible to shift the intersection east. All related agency comments are attached in Exhibit A. Staff finds 

this criterion can be met through related recommended conditions of approval.  

 

C. Monuments. Upon completion of street improvements, centerline monuments shall be 

established and protected in monument boxes at every street intersection and all points of 

curvature and points of tangency of street center lines. 

 

D. Bench marks. Elevation bench marks shall be set at intervals established by the City 

Engineer. The bench marks shall consist of a brass cap set in a curb or other immovable 

structure. 

 

APPLICANT RESPONSE: Centerline monuments and elevation benchmarks are planned to be 

established where required. The above criteria can be met. 

 

STAFF FINDINGS:  The above criteria can be met through compliance with conditions of approval.  

 

E. Surface drainage and storm sewer system. Drainage facilities shall be provided within the 

subdivision and to connect the subdivision drainage to drainage ways or to storm sewers outside 

the subdivision. Design of drainage within the subdivision shall take into account the capacity 

and grade necessary to maintain unrestricted flow from areas draining through the subdivision 

and to allow extension of the system to serve such areas. 
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APPLICANT RESPONSE: Harvest Gardens includes a stormwater collection and conveyance system 

that will capture stormwater runoff and route it to the existing City of Donald regional stormwater 

facility off site. As detailed in the Preliminary Stormwater Report (Exhibit H), stormwater runoff is 

planned to be captured from Donald Road NE and Matthieu Street NE, routed through a system of 

underground pipes, and conveyed to the existing regional stormwater facility west of the project site. 

The stormwater facility has been designed to over-detain post to pre-developed flows in order to offset 

the flows from the southern portion of the project that can’t be routed to the facility due to topographic 

constraints. From there, stormwater will be rerouted through public right-of-way to the east consistent 

with the historic direction of flow from the property. Please see the Preliminary Stormwater Report for 

further details. The criterion is met. 

 

STAFF FINDINGS:  Staff concurs with the applicant’s response. Additionally, DSL has submitted 

comments related to an existing drainage across the southern portion of TL 2600. DSL and/or ACE 

permits may be required for relocation (piping) of this drainage. This criterion can be met through 

compliance with the recommended conditions of approval. 

 

F. Sanitary sewers. Sanitary sewer shall be installed to serve the subdivision and to connect the 

subdivision to existing mains both on and off the property being subdivided. If the required sewer 

facilities will, without further sewer construction, directly serve property outside the subdivision, 

the Commission may recommend to the City Council construction as an assessment project with 

such arrangement with the subdivider as is equitable to assure financing the subdivider's share 

of the construction. 

 

The City may require that the subdivider construct sewage lines of a size in excess of that 

necessary to adequately service the development in question, where such facilities are or will be 

necessary to serve the entire area within which the development is located when the area is 

ultimately developed. The City may also require that the construction take place as an 

assessment project with such arrangement with the subdivider as is desirable to assure his share 

of the construction. 

 

APPLICANT RESPONSE: As discussed in this written document, there are a variety of factors which 

affect public services to the project site. Donald’s wastewater treatment facility must be upgraded to 

accommodate the needed residential development dictated by the 2018 UGB expansion. Through a 

variety of finance means—including project investment funds, grants from the Pilot Project Fund, 

Business Oregon, etc., and SDC credits—the sanitary sewer infrastructure is planned to be updated to 

provide for needed housing. The City is in the process of amending the Wastewater Facilities Plan and is 

investigating options for increasing the wastewater treatment plant facility. In addition, the Applicant 

will work with the City in the future to develop a new sanitary lagoon and/or provide a potential 

irrigation site to supplement planned capacity. 

 

Sanitary sewer services are planned to be extended from Donald Road NE and provided to the PUD 

concurrently, per the scheduled phasing plan. Offsite sanitary improvements are planned to occur in 

Matthieu Street NE to extend and connect to existing sanitary sewer mains. The sanitary force mains in 

Donald Road NE and Matthieu Street NE will be constructed by the Applicant. The City currently 

operates on a Septic Tank Effluent Pump (STEP) design, providing individual septic tank service on 
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separate lots. Sanitary sewage is planned to be conveyed to a public sanitary sewer with adequate 

capacity. System development charge (SDC) credits from the City of Donald will be the financial 

catalyst for the City to expand the needed facilities. The required improvement criteria can be provided. 

 

STAFF FINDINGS:  Staff concurs with the applicant response. This criterion can be met through 

compliance with the recommended conditions of approval.  

 

G. Water system. Water lines with valves and fire hydrants serving the subdivision and 

connecting the subdivision to the City mains shall be installed. The design shall take into account 

provisions for extension beyond the subdivision to adequately grid the City system and to serve 

the area within which the development is located when the area is ultimately developed. 

However, the City will not expect the developer to pay for the extra pipe material cost of mains 

exceeding ten inches in size. 

 

APPLICANT RESPONSE: Parallel to the sanitary sewer discussion, Donald’s water resource and 

treatment facilities must be upgraded to accommodate the needed residential development dictated by 

the 2018 UGB expansion. Through a variety of finance means—including project investment funds, 

grants from the Pilot Project Fund, Business Oregon, etc., and SDC credits—the water infrastructure is 

planned to be updated to provide for needed housing. At the time of this application submittal, the City 

is in the process of modifying the existing water right permit for the current municipal wellhead and 

investigating construction of a new well... In addition, the Applicant may work with the City in the 

future to develop a new well to provide supplementary capacity to the area. Water services are planned 

to be extended from Donald Road NE and provided to the PUD concurrently per the scheduled phasing 

plan, which is intended to be flexible in configuration. Offsite water improvements are planned to occur 

in Matthieu Street NE to extend and connect to existing water mains. Water lines with valves and fire 

hydrants serving the subdivision will be installed per City standards and in adequate locations to provide 

future extension beyond the subject site. The required improvement criteria can be met. 

 

STAFF FINDINGS:  Staff concurs with the applicant response. Related conditions of approval also 

address potential development of the existing well located on the frontage of TL 2600 for some 

municipal purposes, currently under analysis. This criterion can be met through compliance with the 

recommended conditions of approval.  

 

H. Sidewalks. Sidewalks shall be installed along both sides of each public street and in any 

pedestrian ways within the subdivision. The City may defer sidewalk construction until the 

dwellings or structures fronting the sidewalk are constructed. Any required off-site sidewalks 

(e.g. pedestrian walkways) or sidewalks fronting public property shall not be deferred. 

 

APPLICANT RESPONSE: Harvest gardens includes looped, local street sections without sidewalks. 

This feature is designed to separate vehicular movement and allow for a condensed transportation 

circulation pattern resulting in a robust pedestrian network that is separated from cars. As illustrated on 

the Preliminary Plans (Exhibit A), the interconnected pedestrian circulation system includes a network 

of multi-use pathways with 6-foot-wide sidewalks and street sections with 5-foot-wide sidewalks, which 

fully connect (in between local streets) and span throughout the site. This design promotes pedestrian 

safety and emphasizes natural features and open space to encourage residents to take advantage of 
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the active community lifestyle Harvest Gardens aims to achieve. Please see Section §3.113.01 for 

responses addressing flexibility in development standards allowed through the PUD provisions. The 

criterion above is not applicable to the application. 

 

STAFF FINDINGS:  The preliminary plan set shows sidewalks on both sides of many proposed streets 

within the PUD, however, sidewalks are not proposed for either side of the looped streets. This is a 

modification request under the PUD code DDO 3.113.01. Staff has engaged in extensive discussion 

about both the safety and efficiency of this design. The loop streets are proposed to be low volume, low 

speed facilities in a rural setting. The full paved width of these streets is 28 feet, with parking on one 

side, 10-foot travel lanes, and a valley-style construction which directs stormwater down the center of 

the street to nearby storm drains. When staff requested the applicant construct sidewalks on at least one 

side of the loop streets, the applicant team explained that this would have an enormous impact on the 

design, shrinking down the interior residential courtyards to an unusable narrow size. These streets are 

intended for resident access to driveways and garages, not so much for visitors. Visitors would typically 

park in the shared parking tracts or side streets, and access dwelling units through the connected 

pathway network. The Planning Commission and City Council should discuss this feature. This staff 

report does not currently include a recommended condition of approval requiring sidewalks on the loop 

streets.   

 

There was also extensive staff discussion about the applicant’s request to build frontage in phases along 

Main Street/Donald Road, rather than the entire piece at the beginning of the project. Staff was 

concerned that a gap in sidewalk between the development of dwellings in Phase 1, prior to the build-out 

of the multi-family and commercial pad in Phase 3, would mean that residents would not have the ability 

to safely walk to work in Donald. To address this break in connectivity, the applicant has proposed to 

build an off-street hard-surface path along the remaining frontage with the development of Phase 1. City 

and County Engineers may be willing to permit this temporary pedestrian connectivity challenge until 

full build-out of the Main Street/Donald Road frontage.  

 

Staff finds this criterion can be met through compliance with the recommended conditions of approval. 

 

 

I. Street lights. The installation of street lights is required at locations and of a type required by 

City standards. 

 

J. Street signs. The installation of street name signs and traffic control signs is required at 

locations determined to be appropriate by the City and shall be of a type required by City 

standards. 

 

K. Public works requirements. Facility improvements shall conform to the requirements and 

specifications of the Donald Public Works Design and Construction Standards. 

 

APPLICANT RESPONSE: Street lights, street signs, and facility improvements are planned to be 

provided where required and in conformance with City standards. Please see the Composite Utility Plan 

within the Preliminary Plans (Exhibit A) for available details regarding planned locations and type, 

though review will occur at future construction plan submittal. The above criteria can be met. 
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STAFF FINDINGS:  These criteria can be met through developer compliance with the recommended 

conditions of approval. 

 

L. Curb cuts. Curb cuts and driveway installations, excluding common drives, are not required 

of the subdivider, but if installed, shall be according to the City standards. 

 

APPLICANT RESPONSE: Curb cuts and driveway installations are provided according to City 

standards, as detailed on the Preliminary Plans (Exhibit A). The criterion is met. 

 

STAFF FINDINGS:  This criterion can be met through developer compliance with the recommended 

conditions of approval.  

 

M. Financial requirements. All improvements required under this section shall be completed to 

City standards or assured through a performance bond or other instrument acceptable to the 

City Attorney, prior to the approval of the final plat of the subdivision. 

 

APPLICANT RESPONSE: Required improvements will be assured through a Developers Agreement 

acceptable to the City Attorney. The criterion is met. 

 

STAFF FINDINGS:  This criterion can be met through compliance with the recommended conditions of 

approval.  

 

V. CONCLUSIONS & RECOMMENDATIONS 

After review of the submitted application materials and consultation with City departments and partner 

agencies, staff has determined that the concurrent Subdivision and Planned Unit Development 

applications meet, or can meet, the applicable sections of the Donald Development Ordinance and 

Donald Comprehensive Plan.  

Staff recommends approval of the concurrent applications #PUD 2020-01 and SUB 2020-01, subject to 

the recommended conditions of approval listed below.  

 

VI. RECOMMENDED CONDITIONS OF APPROVAL:  

 

1. ANNEXATION & ZONE CHANGE: Approval of subdivision and PUD are contingent upon 

City of Donald approval and enactment of annexation and zone change.  

 

2. LAND DIVISION STANDARDS: Subdivision approval is contingent upon PUD modification 

requests.  

 

3. WATER & SEWER CAPACITY: Developer shall continue to work in good faith with the City 

of Donald on long term system capacity projects in order to serve this development and the 

greater Donald community.   
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4. ACCESS SPACING: Prior to final plat approval, the applicant shall revise the plan set to meet 

Marion County’s minimum 150-foot access spacing requirement between the intersection 

centerlines of Huckleberry Road at Main Street/Donald Road and Street 2 at Main Street/Donald 

Road, or other configuration approved by County and City Engineers.  

 

5. LEFT TURN WARRANT: Prior to final plat approval, applicant shall update left turn warrant 

analysis to demonstrate no warrants are met upon build-out of the multi-family development and 

hypothetical commercial development.  

 

6. REVISED TRAFFIC STUDY: The applicant shall submit addendum TIS with each development 

application for the future multi-family housing and commercial pad.  

 

7. MAIN STREET FRONTAGE IMPROVEMENTS: The developer shall construct full frontage 

improvements along Main Street / Donald Road NE prior to building permit issuance for Phase 

1, to Marion County and City of Donald specifications. Alternatively, with City Engineer 

approval, the applicant may construct Phase 1 frontage improvements plus an ADA-compliant 

hard-surfaced pedestrian facility connecting the completed frontage of Phase 1 to the public 

right-of-way at the NW boundary of the subject property.  

a. MCPW Engineering Permits are required for any work, including for utilities, in the 

Main Street public R/W. Note that Marion County has maintenance jurisdiction and 

permitting authority over Donald Road / Main Street. 

b. MCPW Engineering will need to co-review stormwater detention calculations and design 

in conjunction with City Engineer review, prior to plat approval, as the anticipated 

drainage outfall is eastward leaving city limits via tributaries leading to Senecal Creek. 

c. Developer is responsible to maintain the integrity of Donald Road / Main Street 

pavement during transport of materials and construction activities. Any resulting damage 

will need to be addressed. 

 

8. PHASING: The developer shall satisfy the following requirements; 

a. Prior to platting each phase, the developer shall demonstrate that all necessary Public 

facilities will be constructed as part of each phase. 

b. Development of each phase shall not result in dead-end water mains unless: 

i. Dead-end mains are equipped with blow-offs. 

ii. Minimum fire flow requirements can be met including 500 gpm for residential 

structures and 1,500 gpm for multi-family and commercial structures.   

c. Sewer stub-outs for connections to future phases shall have clean-outs. 

d. Development of each phase shall provide street connectivity or hammer-head turn-

arounds suitable for a fire truck. 

e. Temporary roadways shall have driving surfaces suitable for emergency vehicles, to be 

approved by City Engineer.  

 

9. PUBLIC FACILITIES: All public utilities and facilities shall be designed and constructed to 

conform to the current Public Works Design & Construction Standards of the City of Donald and 

Marion County (where applicable), except where otherwise explicitly approved through the PUD 

review, or by the City Engineer.  
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10. COMPLETION OF REQUIRED IMPROVEMENTS: All improvements required of the 

developer shall be completed prior to recording the final plat for each phase. Alternatively, 

improvements may be assured through a performance bond or other instrument acceptable to the 

City prior to the approval of the final plat, pursuant to DDO 2.301.03 and 3.102.03. 

 

11. IMPROVEMENT PROCEDURES: Improvements installed by the developer shall be installed in 

accordance with the procedures of the DDO 2.307.07.  

 

12. MATTHIEU STREET ROW: Prior to platting Phase 12 or 13 on Matthieu Street, developer is 

responsible for acquisition of property dedication for 50-foot wide right-of-way on Matthieu 

Street.  

 

13. MATTHIEU STREET IMPROVEMENTS: Prior to issuance of building permits for Phase 12 or 

13 on Matthieu Street, developer is required to construct off-site improvements to the gravel 

portion of Matthieu Street. Developer shall construct a minimum 20-foot paved width from the 

end of paved street at TL 1201 to the frontage of TL 300, to Donald Public Works Design and 

Construction Standards. 

 

14. MATTHIEU STREET UTILITIES: Developer is required to construct water and sewer utility 

connections from end of paved Matthieu Street to the frontage of TL 300.  

 

15. MATTHIEU STREET ROW DEDICATION: Prior to any final plat approval on TL 300, the 

applicant shall dedicate a minimum 25-foot wide right-of-way for the development of Matthieu 

Road.  

 

16. FIRE DISTRICT APPROVALS: Prior to platting each phase, developer shall provide the City 

written approval from the Aurora Rural Fire District that the proposed development provides 

sufficient access and fire hydrants to comply with the Fire Code Applications Guide, for both 

temporary construction and permanent emergency access, turn-arounds, and hydrants. 

 

17. PROPORTIONAL SHARE CONTRIBUTION: Prior to each phase of plat approval and/or 

issuance of building permits for commercial development, remit a proportional share 

contribution for that particular phase of development in an amount commensurate with the 

calculated amount of traffic based on ITE methodology and TIA trip distributions toward the 

following projects that are identified in the Marion County TSP: 

· Ehlen Road/I-5 NB Ramps & Signalization 

· Ehlen Road/I-5 SB Ramps & Signalization 

· Ehlen Road/Bents Road/Bents Court Signalization and someimprovements 

· Ehlen Road/Butteville Road Signalization and additional turn lanes, or other suitable 

improvement 

· Yergen Road/Ehlen Road/Donald Road Realignment 

 

18. IRRIGATION WELLS: Well water shall not mix with municipal water in a piped system.  
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19. WELL ACCESS: Access to existing irrigation well along the frontage of TL 2600 shall be 

interior to the site, and shall not be permitted from Main Street / Donald Road NE.  

 

20. POTENTIAL MUNICIPAL WELL USE: Should the existing well along the frontage of TL 

2600 be determined to meet the standards for municipal purposes, the City Engineer and Public 

Works Director are required by Oregon Health Authority to adopt an agreement and plan for 

municipal use, containing details on ownership and maintenance agreements. The 

developer/applicant shall participate in bringing the well into usable condition, which may 

include but is not limited to the construction of a pump house, paved access, dedicated parking 

for City Public Works, and public setbacks.  

 

21. WELLHEAD PROTECTION AREA: The developer shall provide a 100-foot sanitary setback 

around the existing irrigation well along the frontage of TL 2600, in compliance with OAR 333-

061-0050. 

 

22. PUBLIC WORKS COMMENTS: The applicant/developer shall comply with all plan revisions 

included in the attached Public Works memorandum, unless otherwise app  

 

23. CITY ENGINEER COMMENTS: The applicant/developer shall comply with all plan revisions 

included in the attached City Engineer memorandum.  

 

24. MARION COUNTY COMMENTS: The applicant/developer shall comply with attached 

comments from Marion County Public Works Transportation Staff.  

 

25. TURNING RADIUS: Prior to final plat approval, the applicant shall provide additional truck 

turning movements at emergency vehicle access easements. 

 

26. STORMWATER: Prior to platting, applicant’s Stormwater Report shall satisfy City of Donald 

Public Works Standards.  

 

27. WETLANDS: Applicant/developer shall secure, and provide copies to the City, of all permits 

required by the Department of State Lands and the Army Corps of Engineers (if applicable) for 

development of site and relocation of mapped drainage pipe.  

 

28. COMMERCIAL PAD: Prior to building permits, developer shall secure Site Development 

Review approval from City of Donald for future commercial pad site. Individual commercial 

buildings shall not exceed a gross floor area of 25,000 square feet to ensure neighborhood-scaled 

development. 

 

29. MULTI-FAMILY: Prior to building permits, developer shall secure Site Development Review 

approval from City of Donald for future multi-family housing site.  

 

30. COMMUNITY PARK DETAILS: Prior to final PUD approval, the applicant shall provide 

details for the community park sufficient to determine appropriate vehicle and bicycle parking 
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ratios. Alternatively, the applicant/developer may submit a Site Development Review application 

for the development of the park.  

 

31. DENSITY: Applicant shall meet minimum density of residential units required of total PUD 

with future multi-family housing site.  

 

32. THROUGH LOTS: Subdivision through lots #296-299 shall take access from Street 13, and 

shall not be permitted to construct driveways on the Matthieu Street side.  

 

33. STREET TREES: Applicant shall select tree species from City’s adopted street tree list, or as 

otherwise approved by Donald Public Works. No trees shall be located within 10 feet of any 

utility.  

 

34. HOA MAINTENANCE: Homeowners Association (HOA) shall be responsible for the ongoing 

maintenance of all off-street parking areas, pathways, courtyards, open space, parks, gardens, 

and street trees.  

 

35. CLEAR VISION: Homeowners Association (HOA) shall be responsible for maintaining clear 

vision areas on all street intersections.  

 

36.  HOMEOWNER SIDEWALK MAINTENANCE: Consistent with the City of Donald Code, 

homeowners in the Harvest Gardens Agrihood shall be responsible for the ongoing maintenance 

of public sidewalks abutting their property, unless otherwise performed by HOA.   

 

37. EMERGENCY ACCESS GRAVEL ROAD: Proposed emergency access gravel road connecting 

TL 2600 with TL 300 is outside of City jurisdiction, and shall only be developed in coordination 

with Marion County approval.    

 

38. RESIDENTIAL DESIGN STANDARDS: Prior to building permits, all new dwelling units are 

required to meet dimensional standards of the underlying residential zone and the Residential 

Design Standards found in DDO 2.312, unless modifications are approved through the PUD.  

 

39. SYSTEM DEVELOPMENT CHARGES: Prior to building permit, developer shall pay System 

Development Charges, or credits in the amount listed in the City Master Plans.  

 

40. STREET SIGNS: The installation of street name signs and traffic control signs is required at 

locations determined to be appropriate by the City, and shall be of a type required by City 

standards. 

 

41. PRIVATE UTILITIES: All development which has a need for electricity, gas and 

communication services shall install them pursuant to the requirements of the district or 

company serving the development. Except where otherwise prohibited by the utility district or 

company, all such facilities shall be underground. 

 

42. STREETLIGHTS: Where required, installation of streetlights shall be pursuant to the 

requirements of the City and the company serving the development, PGE. 
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43. EASEMENTS: Easements shall be provided along property lines as deemed necessary by the 

City, special districts, and utility companies. Easements for special purpose uses shall be of a 

width deemed appropriate by the responsible agency. Such easements shall be designated on the 

final plat of all subdivisions and partitions. 

 

44. WASTE COLLECTION: Prior to platting, applicant shall supply the City written approval by 

the waste collection company, confirming ability to serve.  

 

45. SIGNAGE: No signage is reviewed or approved with this decision. All signage shall comply 

with the City of Donald Sign Standards DDO 2.310. 

 

46. MONUMENTS. Upon completion of street improvements, centerline monuments shall be 

established and protected in monument boxes at every street intersection and all points of 

curvature and points of tangency of street center lines. 

 

47. BENCH MARKS. Elevation bench marks shall be set at intervals established by the City 

Engineer. The bench marks shall consist of a brass cap set in a curb or other immovable 

structure. 

 

48. RECORDING: Consistent with the attached comments from Marion County Surveyor’s Office, 

subdivision name must be approved per ORS 92.090. Subdivision must be surveyed and platted 

per ORS 92.050. Subdivision plat must be submitted for review. Checking fee and recording fees 

required. Per ORS 92.065 - Remaining monumentation bond may be required if some of the plat 

monuments have not been set and/or the installation of street and utility improvements has not 

been completed, or other conditions or circumstances cause the delay (or resetting) of 

monumentation. A current or updated title report must be submitted at the time of review. Title 

reports shall be no more than 15 days old at the time of approval of the plat by the Surveyor’s 

Office, which may require additional updated reports. 

 

49. PUD MODIFICATIONS: Pursuant to DDO 3.113.03(E) Modifications to an approved PUD, 

once a final PUD plan has been approved, the PUD may be modified as follows: 

a. Minor modifications to an approved PUD will require a Type I administrative review. 

b. Major modifications to an approved PUD will require a Type III quasi-judicial review by 

the Planning Commission. 

c. Determination of the appropriate review type for a PUD modification will be made by 

City planning staff. 

 

50. SUBDIVISION EXPIRATION: Whereas DDO 3.109.03 Time limit states “Approvals of any 

preliminary plans for a subdivision shall be valid for one year after the date of the written 

decision. A final subdivision plat shall be recorded within this time period or the approval shall 

lapse.” The applicant has requested and received an extension for the recording of Phase 1 for 

three (3) years from the date of signed decision. If the approval period is allowed to lapse, the 
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applicant must resubmit the Subdivision proposal, including all applicable fees, for public 

hearing before the Planning Commission. The applicant will be subject to all applicable 

standards currently in effect. 

 

51. PUD EXPIRATION: Donald City Council approval of the submitted PUD and Subdivision is 

valid for a period of 12 years, after which time no additional phases may be platted without 

additional land use review and approval by the City of Donald. Consistent with ORS 92.040, the 

applicant shall apply for a Type I staff level review at 10 years. The purpose of the review will 

be to determine if the DDO Subdivision standards have changed since the time of Subdivision 

approval, and whether any modifications to the approval should be made, which may require a 

re-application by the applicant for the remaining phases if significant modifications are deemed 

necessary.  

 

 

 

 

 

VIII. PLANNING COMMISSION OPTIONS  

 

A. Motion to recommend the City Council APPROVE concurrent files #SUB 2020-01 and #PUD 

2020-01 as presented, and ADOPT the staff report findings and recommended conditions of 

approval. 

 

B. Motion to recommend the City Council APPROVE concurrent files #SUB 2020-01 and 

#PUD 2020-01, and ADOPT staff report findings and recommended conditions of 

approval, as REVISED by the Planning Commission (stating those revisions).  

 

C. Motion to recommend the City Council DENY concurrent files #SUB 2020-01 and #PUD 2020-

01, and ADOPT amended findings that the request(s) do/does not meet the applicable approval 

criteria (stating those revisions).  

 

D. Motion to CONTINUE the hearing, to a date and time certain, if additional information is needed 

to determine whether applicable standards and criteria are sufficiently addressed. 



EXHIBIT A 

COMBINED RFC RESPONSES: HARVEST GARDENS SUB & PUD 

 

A. City of Donald City Manager Heidi Bell 

 See attached memo.  

B. City of Donald Public Works Superintendent Alonso Limones 

 See attached memo, as well as comments below.  

RE: Revised PUE diagram.  

“The diagram looks satisfactory. Public easements in the PW Standards are call out at a 

minimum of 15ft, they are proposing a 14.25ft X17ft. The dimensions of the septic tank 

that will be install is 7ft X 7ft and adding the 3ft spacing on each side is equal to 13ft for 

one side, which means that we will have plenty of room for repair and maintenance 

purposes.” 

C. City of Donald City Engineer, Matt Huxley, Tetra Tech 

 See attached memo, as well as comments below.  

1. Applicant shall construct all public facilities in accordance with the City’s 

engineering standards prior to beginning foundation work on buildings (prior to 

building permit). 

2. Development of each phase shall not result in dead-end water mains unless: 

• Dead-end mains are equipped with blow-offs. 

• Minimum fire flow requirements can be met including 500 gpm for residential 

structures and 1,500 gpm for multi-family and commercial structures.   

3. Sewer stub-outs for connections to future phases shall have clean-outs. 

4. Development of each phase shall provide street connectivity or hammer-head turn-

arounds suitable for a fire truck. 

5. Temporary roadways shall have driving surfaces suitable for emergency vehicles, to 

be approved by City Engineer.  

6.  “Provide additional truck turning movements at emergency vehicle access 

easements.” 

7. Provide full street frontage improvements from the City limits to Phase 1, or 

temporary ADA-compliant hard surfaced pedestrian path separated from the roadway 

in lieu of full frontage improvements.  

8. Provide a 100-foot sanitary setback around the existing irrigation well next to Donald 

Road, in compliance with OAR 333-061-0050. 

D. Marion County Planning Department 

 See attached email.  

E. Marion County Public Works / Transportation Department (see attached memo) 



 See attached memo and email.  

F. Marion County Surveyor’s Office 

 See attached memo.  

I have reviewed the documents for this annexation, and they look good. 

 

G. North Marion School District Superintendent Ginger Redlinger 

This is a beautiful plan for a community! It provides much needed housing and 

wholesome environment that blends into the existing assets of our area.  There are only 

two concerns that I am sure can be addressed in the future.  This plan will impact the 

school district which will be required to provide services to the children in the 

community.  The first concern is for road configuration for school buses, the second is 

the impact on the school district classrooms.  The size of the development will impact the 

schools.  The North Marion School District will need time to adjust to increased demand. 

The 12 year plan is preferred!  

H. Aurora Rural Fire District, Chief Greg Dyke 

 See attached code, as well as the comments below.  

 

I. PGE Senior Business Development Manager, Melissa Rogers & Ken Spicer 

A few concerns from PGE include: 

- Substation & feeder capacity 

- Need for a public utility easement (PUE) for our facilities in the subdivision 

including: 

o Adequate space for our transformers and pedestals. 

o Space for other utilities. 

o Driveable access along the PUEs for installation and maintenance of 

equipment. 

 

It might be good to have another meeting with folks when it makes sense to talk about 

infrastructure support.  We met with AKS, GK Machine and Heidi at the City of Donald 

about 2 years ago on this project.  Earlier the conversation the better.  I look forward to 

assisting folks on this exciting opportunity. 

 

PGE prefers a 10’ PUE, but 8’ is minimum and we can accommodate that.   

I do not recall if you/team have submitted a service request for this project yet.  Is there a 

page in the full application that discusses timing of the project?  When you are ready to 

submit a service request, you can check out the “Request for new Service” applications 

online here.  Once that application has been submitted your project will be in the PGE 

queue and a Design Project Manager will be assigned to the project.  That person will be 

able to address questions while coming up with a plan to service the project.  

https://www.portlandgeneral.com/construction/request-for-multifamily-and-residential-development


In the meantime, I have copied Ken Spencer, he is a distribution Engineer for the Donald 

area and can help address questions if you are not quite ready to put in an application for 

service.  There are capacity constraints in the Donald area and we will want to make sure 

we have adequate time to address those to meet power requirements for this project.  As 

such, we are happy to meet with your project team when appropriate. 

When thinking about the size of the PUE, recognize there will be a septic tank parked in 

the front of each house.  The tank will occupy a good portion of the PUE.  This will 

effectively reduce the PUE by half, or more. 

J. ODOT Regional 2 Development Review Coordinator Casey Knecht, P.E. 

Dan Fricke and I looked at this and we have no comments.  Thanks, 

K. Kinder Morgan, Joe Vargas 

 See attached map showing pipeline.   

L. Department of Land Conservation & Development (DLCD) Regional Rep. Angela 

Carnahan 

I don’t have any issues or concerns, we are excited for the City to see this project come to 

life.  

M. Oregon Department of State Lands (DSL) Grey Wolf 

 See attached memo.  

N. Oregon Department of Revenue (DOR) 

This letter is to inform you that the Description and Map for your planned Annexation to 

the City of Donald (AKS Job #6732) in Marion County have been reviewed per your 

request. They MEET the requirements of ORS 308.225 for use with an Order, Ordinance, 

or Resolution which must be submitted to the Marion County Assessor and the 

Department of Revenue in final approved form before March 31 of the year in which the 

change will become effective.  
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To:    Holly Byram, City Planner 
From:  Heidi Bell, City Manager 
Date:  June 8, 2020 
RE:  Request for Comments: Harvest Gardens Planning Application  
  
Below are my comments regarding my review of the submitted planning application for Harvest 
Gardens. 
 

• Overall, clarification needed as to what the HOA will maintain and what is being asked that the 

City accept authority over and maintain. 

▪ Parks: What is in the parks? What level of parks will need to be maintained? 

Playground, splashpad, wood chips for walking, disc golf course, etc.? What is the 

City accepting responsibility to maintain? 

▪ What features of parks are not open to the public? 

• Frontage improvements will be constructed as per Donald Development Code, unless City 

Engineer, City Attorney and Public Works Director approve alternative construction plan. At time 

of Phase 1, the project should provide connectivity across the entire frontage for people to use 

and access downtown Donald. Alternatives to sidewalks may be considered by Public Works 

Director, City Engineer, and/or City Attorney.   

• Note that at all phases and for all facets of this project, the applicant will need to continue work 

collaboratively with the City, especially to overcome any financial barriers or unknown 

infrastructure hurdles or other similar problems that might arise.   

• Are there any existing utilities or infrastructure on this property that needs to be abandoned? 

Like natural gas lines, septic tanks, old/dried wells, etc.  

• Discussion of bike paths, but what about location of bike racks? Bike racks should be installed in 

the parks (later in the commercial and multi-fam areas with site design) 

• Will H.G. use City water for irrigation of the community gardens, street trees, edible landscaping, 

etc.? Or will it be from a private well? Or is it to be processed onsite/offsite to a reusable 

treatment level (i.e. purple pipe). Overall, city must know the amount of water demanded for any 

above and beyond type features that required water for inclusion its Master Plan. What is 

expected of the City to provide water for, and how much? This needs further research and may 

need to be included into the City’s Master Plan. This is currently happening, but don’t want to 

lose sight of this need.   

o If H.G. is providing this irrigation water, please check with State/HOA insurance on any 

liability of using “untreated” well water for irrigation? Including the responsibility, costs 

and process for monthly testing? Who will report it to the State/public? 



• Courtyard streets; seem to be more of an alley, since there are no sidewalks and the road surface 

is narrow. As submitted, these are non-conforming streets, which is allowed in a PUD. The 

proposed idea incorporates internal sidewalks in the courtyard. This concept is new to 

neighborhood design. The City should be aware of this different concept and willing to entertain 

the ideas purposed by the applicant. However, the City should also weigh it against the purpose 

of sidewalks along streets. Parking is purposed on both sides of the street; the City should 

address if one-side parking or two-side parking is desirable.  

• Street 4’s purpose needs evaluated. It is open to the public. However, if it is fire access only, it 

might be best to have it gated. Consider installing an imperviable surface and having this area 

serve a second purpose? Perhaps a dog walking area? Or some other open space with a bench? 

Instead of just pavement that would only get used during an emergency. Otherwise, there could 

be trouble for maintaining it as a no-parking area for emergency access only. In this area, will the 

City be responsible for the no-parking enforcement or the HOA?  

• Not much information provided on how much electricity and natural gas will be used/affected by 

this application. Applicant should setup a meeting with these providers to discuss energy 

efficient solutions.  

• It is not clear from the response if they are/or are not using T-111.  

• If the existing well is found to be useful for municipal purposes then the City Engineer and Public 

Works Director will need to approve a plan (with Oregon Health Authority) with details about 

ownership, maintenance/service agreements and getting it in usable condition like building a 

pump house, parking spot for PW trucks, a paved entry, public setbacks, etc.).  

• Applicant uses term “Developers Agreement” in application. Does HG intend on issuing a bond 

for up to 12 years? Or per phase?   

• Street trees will be planted according to the City street tree list.  

• We are getting comments from public about what park areas are open. It would be helpful if the 

application flushed this out in the intro section. See page 6, “open space” and “interconnected 

ped circulation system discussion” can everyone use these? A map would be useful to help 

communicate with the public.  

• Page 23: spelling error, second sentence “reginal” s/b “regional” 

• Applicant will pay System Development Charges, or credits in the amount listed in the City 

Master Plans.   

• Overall, notes on sustainability:  

o I believe that there are sustainable measures being considered in Agrihood. I am hopeful 

that the applicant finds a way to communicate the sustainability elements to the public; 

like smart thermostats, toilets, and lots of other ideas emerged. Wondering if they are 

still being considered.   
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           To:  Holly Byram, City Planner 

CC: Heidi Bell, City Manager   

From: Alonso Limones, Public Works Director  

Date: 6/11/2020 

Re:  Request for Comments: Donald HARVEST GARDENS Annexation, Zone Change, 

PUD, Subdivision 

Revised and additional comments that I found needed to be either corrected on the plans 
or addressed prior to my approval: 
Public Utilities and Services (Streets, Water, and Sewer)  

• Frontage improvements will be constructed as per Donald Development code along 

Main Street / Donald Road, unless City Engineer, City Attorney, City Manager and 

myself approve alternative construction. At time of phase 1, the project should 

provide connectivity for people to use and give access to Main St and downtown.    

• Courtyard streets with no sidewalk: if a street is proposed there is safety concerns of 
pedestrians accessing and exiting their vehicles parked on the one side of the street 
if there is no sidewalk or walkway. Parked side needs to include a sidewalk. But if 
these are proposed as alley ways since there is no sidewalk and are narrow, safety 
treatment options should be considered for the presents of people on these alley 
ways. 

• Court yard streets driveways: Vehicles exiting and turning radius out of some of the 
driveways still a concern especially by track parking areas and the parking side of the 
streets. 

• Preliminary Plan, P27. Existing water line is 10” not 12” as listed. 

• Courtyard streets, Crosses between water and sewer main lines should be avoided. 
Water lines should loop all the way around away from sewer. Separation distance 
minimum of 10ft. Sewer lines to dead end. 

• Sewer mail lines need to show gate valves connections at all intersection points. Air 

relief valves must be included at high points. 

• All water stub for future connection points will end with a blow off connection.   

• Fire hydrant and emergency vehicle access requirements must be address by fire 

district. 

• Water meter locations not showed. Same as septic tank. 

Please do not hesitate to ask us any questions or concerns you might have 
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Byram, Holly

From: Brandon Reich <BREICH@co.marion.or.us>
Sent: Thursday, May 7, 2020 8:16 AM
To: Byram, Holly
Cc: John Rasmussen; Lindsey King; Planning@co.marion.or.us; 

manager@donaldoregon.gov; publicworks@donaldoregon.gov; Brooke Harrison; Matt 
Huxley

Subject: Re: Question RE: RFC - Request for Comments: Donald HARVEST GARDENS Annexation, 
Zone Change, PUD, Subdivision

External: Please report suspicious email to 
security@wesd.org 
Please accept these comments as Marion County Planning's response to the city's request for comments on its annexation 
and development proposal.   
 
Any land annexed into the city must already be within the urban growth boundary of the City of Donald.  Land outside the 
UGB may not be annexed or developed with urban uses, including roadways and stormwater or other city facilities, except 
as described below. 
 
From the submittal, I was not able to determine the location of the proposed emergency access road.  Will this road be 
within the UGB or outside the UGB?   
 
Inside the UGB: 
 
Inside the UGB, outside the city limits, new roadways in conformance with the city's comprehensive plan and 
easements can be established consistent with MCC 16.25.100(C) without land use review.   
 
C. Establishment of new public right-of-way and easements, including construction of streets, roads and utilities in conformance with 
the applicable comprehensive plan, the standards of the department of public works, and the provisions of Chapter 16.33 MCC. Street 
right-of-way shall not be greater in width than twice the special setback in MCC 16.27.210 unless the greater width is necessary to 
include cut and fill slopes. 

Utilities within the UGB outside the city limits may be established in rights-of-way consistent with MCC 16.25.100 or on 
land zoned Urban Transition consistent with MCC 16.13.010 (H). Neither require a land use review in the urban area. 
 
H. Public utilities* providing services to the local area, such as utility substations, pump stations, reservoirs and low voltage (57 KV 
or less) electrical transmission lines. 

Outside the UGB: 
 
Oregon Administrative Rule allows an emergency access road to be established on rural land (OAR 660-012-0065 (3)(g)) 
without any additional land use review.   
 
(g) New access roads and collectors within a built or committed exception area, or in other areas where the function of the 
road is to reduce local access to or local traffic on a state highway. These roads shall be limited to two travel lanes. 
Private access and intersections shall be limited to rural needs or to provide adequate emergency access. 
 
 
Public facilities, including piping, may be established on rural land consistent with OAR 215.275.  Marion County 
implements that statue through its local code, MCC 17.136.040(I).  If the city wishes to put public utility or service pipes in 
the EFU it may be able to do so by applying for and receiving approval for an administrative review from the county.   
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      215.275 Utility facilities necessary for public service; criteria; rules; mitigating impact of facility. (1) A utility facility 
established under ORS 215.213 (1)(c)(A) or 215.283 (1)(c)(A) is necessary for public service if the facility must be sited in an 
exclusive farm use zone in order to provide the service. 
      (2) To demonstrate that a utility facility is necessary, an applicant for approval under ORS 215.213 (1)(c)(A) or 215.283 (1)(c)(A) 
must show that reasonable alternatives have been considered and that the facility must be sited in an exclusive farm use zone due to 
one or more of the following factors: 
      (a) Technical and engineering feasibility; 
      (b) The proposed facility is locationally dependent. A utility facility is locationally dependent if it must cross land in one or more 
areas zoned for exclusive farm use in order to achieve a reasonably direct route or to meet unique geographical needs that cannot be 
satisfied on other lands; 
      (c) Lack of available urban and nonresource lands; 
      (d) Availability of existing rights of way; 
      (e) Public health and safety; and 
      (f) Other requirements of state or federal agencies. 
      (3) Costs associated with any of the factors listed in subsection (2) of this section may be considered, but cost alone may not be the 
only consideration in determining that a utility facility is necessary for public service. Land costs shall not be included when 
considering alternative locations for substantially similar utility facilities. The Land Conservation and Development Commission shall 
determine by rule how land costs may be considered when evaluating the siting of utility facilities that are not substantially similar. 
      (4) The owner of a utility facility approved under ORS 215.213 (1)(c)(A) or 215.283 (1)(c)(A) shall be responsible for restoring, as 
nearly as possible, to its former condition any agricultural land and associated improvements that are damaged or otherwise 
disturbed by the siting, maintenance, repair or reconstruction of the facility. Nothing in this section shall prevent the owner of the 
utility facility from requiring a bond or other security from a contractor or otherwise imposing on a contractor the responsibility for 
restoration. 
      (5) The governing body of the county or its designee shall impose clear and objective conditions on an application for utility 
facility siting under ORS 215.213 (1)(c)(A) or 215.283 (1)(c)(A) to mitigate and minimize the impacts of the proposed facility, if any, 
on surrounding lands devoted to farm use in order to prevent a significant change in accepted farm practices or a significant increase 
in the cost of farm practices on the surrounding farmlands. 
      (6) The provisions of subsections (2) to (5) of this section do not apply to interstate natural gas pipelines and associated facilities 
authorized by and subject to regulation by the Federal Energy Regulatory Commission.  
 
Pipes can be placed in a right-of-way without a land use permit.  However, rights-of-way are usually not established for 
emergency access only (that is done by easement) and rights-of-way usually come with a requirement the city provide 
access and transportation of some kind across the right-of-way.  I don't believe the city could establish a right-of-way for 
only emergency access and then use that for pipes.  However, that may be something the city could look into with its 
attorney and DLCD staff and make county planning a proposal. 
 
Additionally, page 463 of the city's request appears to show some kind of structure, perhaps a stormwater facility, toward 
the southeast of the UGB.  If publically owned, this could also potentially be established as a utility facility necessary for 
public service by the city applying for and receiving approval for an administrative review from the county.  
 
Please let me know if you have any questions or I can provide additional information. 
 
Thank you, 
 
Brandon 
 
>>> "Byram, Holly" <HByram@mwvcog.org> 5/6/2020 5:34 PM >>> 
Good afternoon Marion County Planning,  
  
When you submit comments on Donald's Harvest Gardens application, could I also ask you to please address this: The 
applicant is showing a gravel emergency access road connecting the two portions of the PUD, which routes across 
unincorporated property (under the same ownership). 1) Is this an issue? 2) If the City were to recommend looping 
water and sewer between the two portions of the PUD, would this gravel emergency access alignment be an option? 
What are the parameters regarding running a City utility across an unincorporated property?  
  
Thank you!  



From: Janelle Shanahan <jshanahan@co.marion.or.us>  
Sent: Wednesday, June 10, 2020 2:15 PM 
To: John Rasmussen <JRasmussen@co.marion.or.us>; Byram, Holly <HByram@mwvcog.org> 
Cc: manager@donaldoregon.gov; publicworks@donaldoregon.gov; Brooke.Harrison@tetratech.com; 
Matt.Huxley@tetratech.com 
Subject: Re: Follow ups from Donald Harvest Gardens discussion last week 

 

Hi Holly, 

 

Marion County does not support the proposed street location intersection of Street 2 with 

Donald Road currently proposed at 100’ east of Huckleberry Lane.  Chapter 10 of the 

Marion County TSP holds the policies for Access Management and Spacing Requirements. I 

have reviewed the policies and found the following: 

 

While Donald Road is classified as a Minor Collector in the rural transportation system, this 

segment inside the city limits is classified as an Arterial. It is not a unique situation to have 

one county roadway classification leading into a city and for it to change within city limits. 

Monitor Road in Silverton, Mill Creek Rd in Aumsville, and Marion Rd in Turner are all 

similarly classified as arterials within their respective urban areas and individual 

transportation plans. 

 

Table 10-2 addresses the spacing standards to be followed for access spacing requirements to 

be applied to a City’s functional class of the roadway designated in the City’s TSP. City of 

Donald classifies Donald Rd as an arterial; and Table 10-2 calls for 300’ spacing for an 

arterial.  In comparison Table 10-1 is for access spacing on the rural transportation system, 

and Donald Road, classified as a Minor Collector, requires access spacing of 150' from any 

intersection. 

 

Further research found that on the federal classification system, Donald Road transitions 

from a Minor Collector east of city limits, to a Major Collector at Huckleberry Lane. It is 

classified as a major collector between Huckleberry Lane and Butteville Rd. A Major 

Collector in Table 10-2 requires an access spacing standard of 150’, and appears to be what 

has been practiced on this segment of Donald Road. 

 

With these findings, Marion County can support a minimum street spacing of 150’ for the 

new streets proposed east of Huckleberry Lane with the proposed PUD. Another acceptable 

alternative would be to align the street with Huckleberry eliminating the offset T 

intersections. 

 

Our County engineer has also had discussions with Lancaster Mobley regarding the need for 

additional analysis for the buildout scenario. 

 



Heidi, one other item I wanted to point out, if it hasn't already been addressed, is that there 

will be a sidewalk gap on the south side of Donald Road between Brentwood and the west 

limits of Harvest Gardens.  Could there be some action items during some phase of the 

approval to have this sidewalk completed with development? Maybe through SDCs?  

 

Sincerely, 

Janelle 

 

I am working remotely most of the time and can most easily be reached at 503-551-1048. 
  
 

Janelle Shanahan, P.E. 
Transportation Planner 

Marion County Public Works 

(503) 588-5036 (front desk) 

(503) 566-4147 (direct) 

jshanahan@co.marion.or.us 

 

tel:5035885036
tel:5033734342
mailto:jshanahan@co.marion.or.us
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May 6, 2020 
 
 
 
Via email: hbyram@mwvcog.org 
Holly Byram, Associate Planner 
MWVCOG 
100 High Street SE, Ste 200 
Salem OR 97301 
 
RE: RFC 
 Harvest Gardens ANX / ZC / PUD / SUB 

11,000 Block Main St NE, Donald 
  
Dear Holly: 
 
Approval of the proposal within the City of Donald would allow annexation and 
development of approximately 62-acres of UGB land comprised of two parcels for 
residential and commercial uses.  Our comments are as follows: 
 
CONDTIONS 
 
A. Prior to each phase of plat approval and/or issuance of building permits for 
commercial development, remit a proportional share contribution for that 
particular phase of development in an amount commensurate with the calculated 
amount of traffic based on ITE methodology and TIA trip distributions toward the 
following projects that are identified in the Marion County TSP: 
  

• Ehlen Road/I-5 NB Ramps & Signalization 
• Ehlen Road/I-5 SB Ramps & Signalization 
• Ehlen Road/Bents Road/Bents Court Signalization and some 

 improvements 
• Ehlen Road/Butteville Road Signalization and additional turn lanes, 

 or other suitable improvement 
• Yergen Road/Ehlen Road/Donald Road Realignment 

 
Nexus is the anticipated offsite impacts of the development to these 

intersections that have identified State and County projects. 
 

B. On the plat, dedicate sufficient public R/W on Main Street to meet city 
standards. 
 
C. Prior to plat recording of any phase of the development on TL 2600, design, 
permit and construct Main Street ¼-street urban improvements to City and 
Marion County standards.   
 
 

PUBLIC WORKS 

 

(503) 588-5036 
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REQUIREMENTS 
 
D. MCPW Engineering will need to co-review stormwater detention calculations and design in 

conjunction with City Engineer review, prior to plat approval, as the anticipated drainage 
outfall is eastward leaving city limits via tributaries leading to Senecal Creek. 

 
E. MCPW Engineering Permits are required for any work, including for utilities, in the Main 

Street public R/W. Note that Marion County has maintenance jurisdiction and permitting 
authority over Donald Road / Main Street. 

 
F. Developer is responsible to maintain the integrity of Donald Road / Main Street pavement 

during transport of materials and construction activities.  Any resulting damage will need to 
be addressed. 

 
RECOMMENDATION 
 
G. An approximate 900-foot segment of Matthieu Street is a graveled Local Access Road, not 

maintained by Marion County, and is speculated to be situated either partially or wholly 
outside the adjacent city R/W, within the UGB.  The City should consider requiring the 
Developer to conduct an offsite road improvement inside the public R/W to provide 
adequate connectivity for all modes of travel on behalf of the 50 +/- proposed southwest 
lots. 

 
ADVISORY 
 
H. The Developer should consult with Marion County Planning Department for a compatibility 

determination regarding the proposed establishment of a fire apparatus emergency access 
road depicted on the land use Application materials as being outside the UGB on EFU 
land. 

 
 
Sincerely,  
 

 
 
John Rasmussen 
Civil Engineering Associate 
 
C:  Heidi Bell, City Administrator, manager@donaldoregon.gov 
 Curt Mcleod, Curran-Mcleod Eng, City Engineer,  cjm@curran-Mcleod.com 

Joe Fennimore, Marion County Planning Director 
       

G:\Engineering\LDEng&Permits\Planning Actions\2020\Cities\Donald\2020 ANX_ZC_PUD_Sub - Harvest Gardens.docx    



    Marion County Surveyor’s Office 

             Page 1 of 2 

 

Comments on Planning Action: ___Donald Subdivision – Harvest Gardens 

 

Subdivision: 

      

   __X__ 1. Subdivision name must be approved per ORS 92.090. 

 

   __X__ 2. Must be surveyed and platted per ORS 92.050. 

 

   __X__ 3. Subdivision plat must be submitted for review.  

 

   __X__ 4. Checking fee and recording fees required. 

 

   __X__ 5. Per ORS 92.065 - Remaining monumentation bond may be required if some of the plat 

monuments have not been set and/or the installation of street and utility improvements 

has not been completed, or other conditions or circumstances cause the delay (or 

resetting) of monumentation. 

 

   __X__ 6. A current or updated title report must be submitted at the time of review. 

  Title reports shall be no more than 15 days old at the time of approval of the plat by the 

Surveyor’s Office, which may require additional updated reports. 

 

Partition: 

 

   ____ 1. No survey required on parcels created over ten acres. 

 

   ____ 2. Parcels ten acres and less must be surveyed. 

 

   ____ 3.           Per ORS 92.050, plat must be submitted for review. 

 

   ____ 4.          Checking fee and recording fees required. 

 

   ____ 5.          A current or updated title report must be submitted at the time of review. 

  Title reports shall be no more than 15 days old at the time of approval of the plat by the 

Surveyor’s Office, which may require additional updated reports. 

 

Property Line Adjustment: 

 

   ____ 1. No survey required.  The resultant property is greater than ten acres. 

   

   ____ 2. Must be surveyed per ORS 92.060 (7) and the survey submitted for review. 

 

   ____ 3. Survey checking fee required at the time of review. 

 

   

(See Page 2 for additional comments) 

 

 

 

 

Marion County Surveyor’s Office Comments on Planning Action 

                 Page 2 of 2 



 

Property Line Adjustment (continued): 

 

  ____4. Property line adjustment deeds shall be recorded with the Marion County Clerk’s Office 

prior to submitting the property line adjustment survey.  Deed recording reference 

numbers shall be noted on the survey map.   Per ORS 92.190 (4): The deed shall contain 

the names of the parties, the description of the adjusted line, references to original 

recorded documents and signatures of all parties with proper acknowledgment. 

   [See Marion County Zoning Code MCC 16.33.140(E) and MCC 17.172.120(E)]   

   

  Marion County Planning requires perimeter descriptions of the resultant properties. 

 
 

____5. A re-plat (in the form of a partition plat) is required, due to the adjustment of a partition 

plat parcel line or subdivision lot line.  A property line adjustment deed for the area being 

transferred shall be recorded with the Marion County Clerk’s Office, prior to the 

recording of the re-plat.  Deed recording reference numbers shall be noted on the plat.  As 

per ORS 92.190 (4): The deed shall contain the names of the parties, the description of 

the adjusted line, references to original recorded documents and signatures of all parties 

with proper acknowledgment. 

 

 The deeds conveying the re-platted parcels shall be recorded after the recording  

of the re-plat. 

 

Re-plat:  (Re-configuration of lots or parcels and public easements within a recorded plat)  

 

 ____1. Must comply with all provisions per ORS 92.185 (6)  

 

 ____2. Must be surveyed and platted per ORS 92.050, and the plat submitted for review. 

 

 ____3. Checking fee and recording fees required. 

 

 ____4. A current or updated title report must be submitted at the time of review. 

 

 ____5. The portion of the subdivision or partition plat proposed for replatting contains utility easement(s) 

that will need to be addressed.  Per ORS 92.185 (4), when a utility easement is proposed to be 

realigned, reduced in width or omitted by a replat, all affected utility companies or public 

agencies shall be notified, consistent with a governing body’s notice to owners of property 

contiguous to the proposed plat.  Any utility company that desires to maintain an easement 

subject to vacation must notify the governing body in writing within 14 days of the mailing or 

other service of the notice. 
   

If it is necessary to re-configure the utility easement created by this partition plat (see map), then it 

will be the responsibility of the applicant to determine the names of all of the utility companies 

affected by the proposed re-configuration, and give this list of names to the Marion County 

Surveyor’s Office.  Letters of notice will be sent by this office to the affected utility companies, 

who will determine whether or not the easement is to be maintained. 

 

Other comments specific to this Planning Action: 
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Tetra Tech, Inc. 
15350 SW Sequoia Parkway, Suite 220, Portland, OR 97224 

 Tel 503.684.9097 Fax 503.598.0583

 tetratech.com 

May 7, 2020 

Subject: Harvest Gardens Land Use Application – City Engineer Review Comments 

From:  Matt Huxley, PE and Brooke Harrison, PE 

Land Use Application Comments: 

NUMBER LOCATION STATEMENT REVIEW COMMENT 

1 LUA, pg 3, 

Sanitary 

Sewer 

“City has capacity for 26 new 

homes....and plans to raise the 

City wastewater lagoon berm to 

provide capacity for 

approximately 175 homes.....” 

Please delete this statement:  The 

City is in the process of amending 

the Wastewater Faculties Plan and is 

investigating options for increasing 

wastewater treatment plant capacity. 

2 LUA, pg 3,  

Water Supply 

“Water services are planned to be 

extended from Donald Road NE 

and provided to the PUD 

concurrently per the scheduled 

phasing plan.....” 

Applicant to clarify which water 

services they are responsible for 

building in Donald Road.  

Applicant to clarify which water 

services they have assumed the City 

will provide in Donald Rd. 

3 LUA, pg 4,  

Water Supply 

“Offsite water improvements are 

planned to occur in Mathieu 

Street NE to extend and connect 

to existing water mains.” 

Applicant to clarify which water 

services they are responsible for 

building in Matthieu Street. 

Applicant to clarify which water 

services they have assumed the City 

will provide in Matthieu Street. 

4 LUA, pgs 10 

& 29 

Sanitary 

Sewer 

“Sanitary sewer services are 

planned to be extended from 

Donald Road NE and provided to 

the PUD concurrently, per the 

scheduled phasing plan.....” 

Applicant to clarify which sanitary 

sewer services they are responsible 

for building in Donald Road. 

Applicant to clarify which sanitary 

sewer services they have assumed 

the City will provide in Donald Rd. 

5 LUA, pgs 10 

& 29 

Sanitary 

Sewer 

“Offsite sanitary improvements 

are planned to occur in Matthieu 

Street NE to extend and connect 

to existing sanitary sewer mains.” 

Applicant to clarify which sanitary 

sewer services they are responsible 

for building in Matthieu Street. 

Applicant to clarify which sanitary 

sewer services they have assumed 



 2 TETRA TECH 

the City will provide in Matthieu 

Street. 

6 LUA, pg 10, 

Sanitary 

Sewer 

“In addition, the Applicant may 

work with the City in the future to 

develop......” 

Revise the statement: “....the 

Applicant will work with the City in 

the future....” 

7 LUA, pg 18 

Alignment 

“...a high value irrigation well is 

located directly south of the 

intersection of Huckleberry Land 

and Donald Road NE.....this has 

been discussed with the City 

Engineer.” 

Delete the statement, “This has been 

discussed with the City Engineer”.   

• The TIS must include 

Huckleberry Lane and Street 4 in 

the turn lane analysis for Donald 

Road.   

• Show and dimension sight lines 

for Huckleberry Lane.   

• Provide supporting evidence that 

the offset intersection between 

Huckleberry Land and Street 2 

meets Marion County, ODOT, or 

AASHTO standards as applicable. 

• Provide details for well including 

height of above-ground 

equipment, fencing, landscaping 

and any other appurtenances that 

may obscure sight lines. Also 

show how the well will be 

accessed.  

8 LUA, pg 18 

Existing 

Streets 

“Donald Road NE and Matthieu 

Street NE are the only existing 

streets......these roads will be 

improved to Marion County or 

City standards...”   

Applicant to clarify extent of their 

scope for public street 

improvements. 

9 LUA, pg 22 

Off-street 

Parking 

Requirements 

“....provides 1,188 private off 

street parking spaces....”  and 

“411 public parking spaces are 

provided along street internal to 

the PUD.  91 private off-street 

parking spaces are provided......” 

Applicant to clarify allocation of 

parking to public and private use.  

Identify on plans.  

 

10 LUA, pg 24 

Entrance/Exit

s 

“Private off-street parking 

areas.....contain more than four 

spaces and back onto a street 

right-of-way.  The standard is 

addressed by alternative means.” 

Applicant to explain the “alternative 

means”  used for non-standard 

parking areas. 
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12 LUA, pg 43 

Modifications 

to 

Development 

Standards 

 

Table Applicant to provide the requested 

modifications to the standards. 

13 LUA, pg 43 

Modifications 

to 

Development 

Standards 

Table, last 

row 

 

“12 ft minimum PUE on lots 

fronting onto a public right-of-

way” 

An 8ft PUE was previously 

requested and granted (15 ft 

easement are still required around 

the septic tanks).  Applicant to verify 

PUE width for the development. 

 

Drawing Comments: 

NUMBER DRAWING REVIEW COMMENT 

14 P9 Label open spaces included in Open Area calculations. 

Note publicly accessible spaces. 

16 P17 Applicant to clarify locations for Sections L2 and L4 

17 P18, P19, 

P20, P21 

• Show finish grade major contours 

• Intersections between side streets and Street 1, 2 and 3 are shown 

as driveways.  These intersections should include curbs with 

ADA ramps.  Also consider bump outs on parking side of the side 

streets. 

• Show vision clearance triangles on all intersecting streets and 

dimension. 2.302.03.J requires clear vision areas at intersections 

with public streets and private streets, alleys, or private access 

easements. 

• The side streets 3 thru 10 need to include a sidewalk on the sides 

of the street with parking and main access to residences. 

• Dimension centerline geometry on all streets 

• The centerline radii at the eastern and westernmost ends of these 

streets seems small.  Verify that two-way traffic, emergency 

vehicles, and utility and service vehicles can make these turns.  

Show vehicle turning movements 
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18 P21 The ROW dedication on TL1100 needs to include space for sidewalk and 

a planter strip.  This, along with the overall proposed improvements for 

Matthieu Street need further discussion with the City.     

 

19 P22, P23, P24 See comment 6 above 

The proposed parking in Tracts C, E, G, I S, U, W, and Y is close to the 

corner and will be difficult to access.  Show turning movements to 

demonstrate this is feasible. 

Remove the parking spaces directly across from all driveways on Streets 

4 through 10, or demonstrate with turning movements that driveways will 

not be blocked by vehicles parked on the roadway. 

20 P26 Where does the storm system in the central northern open space connect?  

21 P26,P27,P28,

P29.P30 

Show finish grade major contours and drainage directions 

Confirm hydrant spacing and locations with the County Fire Marshall. 

22 P27,P28,P29.

P30 

The current utility layout results in multiple locations of water and sewer 

crossings at street intersections.  Relocate utilities so minimize crossings 

between the water and sanitary sewer services. 

23 P27 Provide water and sanitary sewer stub outs for future connection to the 

Community Center at Lot 120. 

Provide water and sanitary sewer sub outs for future connections at the 

Multi-Unit Lot 246. 

24 P27 Applicant to describe their intentions for the existing irrigation well in 

Lot 120. 

25  

P30 

Eliminate “water stubs for future connection” at Tract O and Street 12 by 

looping water system along the 20’ emergency easement.  Provide 

combined PUE and emergency access easement.  
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Stormwater Report Comments 

NUMBER COMMENT 

26 Note the location of element 5L on Exhibit A 

27 Add the 25-year peak flow to each element on the routing diagrams. 

28 Add the 100-year floodplain elevation to the report 

29 Applicant to revise 100 Year Recurrence Interval Intensity to City of Donald Public 

Works Standard of 5 inches per hour 

30 Post-Developed impervious acreage is stated as 54.7%, 47.88%, and 66.99% for 

Subcatchments 1, 2 and 3,  however, the LUA proposes only 15% landscaping  

Applicant to verify that the post-development pervious and impervious acreage aligns 

with the LUA proposal. 

31 Subcatchment 4: Post-Develop Tc is 0, however Pre-Development Tc is 5 minutes.  

There is no apparent development planned for this area. Clarify or correct the 

discrepancy. 

32 Subcatchment 8: Post-Develop Tc is 110.1, however Pre-Development Tc is 56.6 

minutes.  There is no apparent development planned for this area.. Clarify or correct the 

discrepancy. 

33 Post-Developed Summary for Pond indicates the peak elevation of 174.56’ is above the 

flood elevation of 174.50.  Confirm flood elevation or describe how you plan to mitigate 

risk of flooding. 

 

Transportation Impact Study Comments: 

NUMBER PAGE COMMENT 

34 7 Trip generations appear to be based only on SFR development.  Why doesn’t 

the applicant factor future MFR and Commercial facility trips into the 

analysis? 

35  Include Huckleberry Lane and Street 4 in left turn warrant analysis.  See 

comment 7. 

 


