City of Eagle Point
Planning Commission
Meeting Agenda
December 21, 2021
Via teleconference at (617) 691-8419
1.

CALL TO ORDER – 6:00 P.M.

2.

AUDIENCE QUESTIONS OR COMMENTS RE ITEMS NOT ON THE AGENDA

3.

CONSENT CALENDAR
3.1

4.

Presentation of Meeting Minutes of November 16, 2021.

PUBLIC HEARING(S).
4.1

Planning Application No. 21-09:SUB
Barton Hills Townhomes
Public hearing to consider an application to subdivide and develop townhomes on
the property at Assessors Map 351W34AC, Tax Lots 5900 & 5902 in the R-4
Multi-Family Residential zoning district.

4.2

Planning Application No. 21-07:SUB
Eagle Point Golf Community Phases 11/15/17/18
Public hearing to consider an application to subdivide and develop single family
detached homes on the property at Assessors Map 361W02CD, Tax Lot 3700 and
Assessors Map 361W11, Tax Lot 400 in the R-1-8 Single Family Residential
zoning district.

5.

REPORTS FROM COMMISSIONERS

6.

REPORTS FROM STAFF

7.

ADJOURN

AGENDA AND MEETING PACKETS ALSO AVAILABLE ON WEBSITE (www.cityofeaglepoint.org)
If a physical accommodation is needed to participate in this meeting, please contact the City Recorder
at 541-826-4212 ext. 106 or TTY/TDD 711 or 800-735-2900. Notification of at least 48 hours prior to the
meeting will assist the City in providing reasonable accommodations. (28 CFR 35.102-35.104 ADA Title II).
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City of Eagle Point
Planning Commission
EAGLE POINT PLANNING COMMISSION
17 S BUCHANAN AVE. EAGLE POINT, OREGON
November 16, 2021
REGULAR MEETING MINUTES

1. CALL TO ORDER – 6:00 P.M.
Vice Chair Mihocko called the meeting to order at 6:00 P.M.
Commission Members Present: Suzi Collins, Dennis Godfrey, Travis Henson, Diane
Mihocko, Mike Smail, and Millie Wewerka.
Commission Members Absent: Scott Craun.
City Council Liaison Present: Kevin Walruff.
Staff Members Present: Mike Upston, Community Development Director and Devon
Linebaugh, Meeting Secretary.
Audience Members and Guests: Bill Rowland of Parks Legacy Project; Andrew Owen of
ORW Architects; members of the public and press.
2. AUDIENCE QUESTIONS OR COMMENTS RE: ITEMS NOT ON THE AGENDA
There were no audience questions or comments.
3. CONSENT CALENDAR
3.1 Presentation of Meeting Minutes of August 17, 2021.
Vice Chair Mihocko announced the Consent Calendar and asked for a motion to
approve it. There was no further discussion. Roll Call: Suzi Collins, yes; Scott
Craun, absent; Dennis Godfrey, yes; Travis Henson, yes; Diane Mihocko, yes; Mike
Smail, yes; Millie Wewerka, yes. The motion passed unanimously by the voting
members present.
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4. PUBLIC HEARING
4.1 Planning Application No. 21-05:SPR/CUP
Public hearing to consider an application for 14 additional lodging units and a reception
office with meeting facility at the Eagle Point Golf Course.
Vice Chair Mihocko opened the public hearing at 6:03 P.M.
Mike Upston gave an overview of the proposed project, location, and site plan review
criteria. Mr. Upston explains that the application will require a conditional use permit
and explained the criteria for approval. Mr. Upston stated that the application has been
declared complete by City staff and the recommendation is to approve the application
with the recommended conditions.
Vice Chair Mihocko asked if any Commissioners have questions.
Hearing none.
Vice Chair Mihocko asked if the applicant would like to make a presentation.
Mr. Bill Rowland, Chief Development Officer for Parks Legacy Project and partner of
Eagle Point Golf Club, offered comment. Mr. Rowland explained the plan for additional
parking, landscape, and privacy fencing to ensure they are being good neighbors.
Commissioner Wewerka asked about the conference room, its capacity, and the impact
on parking when in use. Mr. Rowland explained that they do not expect the conference
room to be any problem with parking since the capacity is only 30 to 40 people. Mr.
Rowland explained that the main purpose of the room would be for guests to have
breakfast and an occasional meeting if other space is not available.
Vice Chair Mihocko asked if any member of the audience would like to offer testimony
in favor of the proposal.
Hearing none.
Vice Chair Mihocko asked if any member of the audience would like to offer testimony
against the proposal.
Lawrence Fernandez offered his concerns with noise from the parking lot. Mr. Fernandez
explained that the parking lot is very close to his home and does not feel that noise and
lights can be prevented. Mr. Rowland acknowledged Mr. Fernandez’s concerns and
assured him that they will work with him to do as much as possible to minimize the
impact.
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Vice Chair Mihocko asked if Staff has any final comments.
Hearing none.
Vice Chair Mihocko called for a motion to continue or close the hearing. Commissioner
Wewerka made a motion to close the hearing and Commissioner Henson made a second.
Roll call: Millie Wewerka, yes; Scott Craun, absent; Dennis Godfrey, yes; Travis
Henson, yes; Diane Mihocko, yes; Mike Smail, yes; Suzi Collins, yes. The motion
passed unanimously by the voting members present.
The hearing closed at 6:32 P.M.
Vice Chair Mihocko asked for a motion on the application. Commissioner Henson made
a motion to accept the staff recommendation and Commissioner Godfrey made a second.
Roll call: Suzi Collins, yes; Scott Craun, absent; Dennis Godfrey, yes; Travis Henson,
yes; Diane Mihocko, yes; Mike Smail, yes; Millie Wewerka, yes.
5. NEW BUSINESS
None.
6. REPORTS FROM COMMISSIONERS
None.
7. REPORTS FROM STAFF
None.

8. ADJOURN
Meeting adjourned at 6:35 P.M.

_______________________________
Devon Linebaugh, Meeting Secretary
ATTEST:
____________________________
Diane Mihocko, Vice Chair
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BUSINESS OF THE PLANNING COMMISSION
EAGLE POINT, OREGON
AGENDA STATEMENT
Item Number: 4.1
Meeting Date: December 21, 2021
ITEM TITLE: Planning Action #21-09:SUB (Barton Hills Townhomes). Public hearing to
consider an application to subdivide and develop townhomes on the property at Assessors Map
351W34AC, Tax Lots 5900 & 5902 in the R-4 Multi-Family Residential zoning district.
Applicant:
Agent:
Owner:
Submitted By:
I.

Kyle Taylor, Taylored Elements Construction
Scott Sinner Consulting, Inc.
Mark Wickman, Vision Homes Inc.
Mike Upston, Community Development Director (541) 826-4212, ext 111

PROPERTY OVERVIEW & DEVELOPMENT PROPOSAL

The 1.62 acre undeveloped project site is zoned R-4 Multi
Family Residential. Permitted uses in this zone include
multiple dwelling units commonly consisting of
apartments, condominiums or townhomes for sale or rent.
The project site is surrounded by single family homes of
varying densities, with land for future public park
development by the City to the immediate south as shown
on the aerial view at right. The area’s mixed residential
zoning districts have been in place for many years, and
development has thus far occurred consistent with them.
The proposal divides the property into 18 lots for attached
townhomes accessed at the end of Bailee Way via Barton
Road, Northview Drive and Win Way as shown below.

The application includes a request
for Site Plan & Landscape
Approval, a Planned Development
and its associated Conditional Use
Permit, and Tentative Subdivision
Plan approval. The review and
decision-making procedures for
these requests is described in
Section II on the next page.
_____________________________________________________________________________________________________________________
Z:\Current Planning\Planning Actions\Type A Planning Actions (Hearing)\Subdivisions, Extensions & Re-Plats\PA 21-09 SUB (Barton Hills
Townhomes)\5-Planning Commission\Agenda Statement\Agenda Statement.doc

Page 1 of 14

II.

PROCEDURES

Site Plan & Landscape Approval
Eagle Point Municipal Code
(EPMC) Chapter 17.60
establishes the Site Plan &
Landscape Approval process
applicable to new land
development. The purpose
of site plan review is to
promote
orderly
and
harmonious development of
the City, and to stabilize
land values and improve the
community economy. An
additional purpose is to help
prevent
impairment
or
depreciation of land or building values by creating structures, additions, or alterations which
have inadequate attention to site planning or landscaping as it affects adjacent property,
community goals and adopted plans.
EPMC Section 17.60.040.E provides the standards that must be met in order to approve a Site
Plan Review; see discussion under Section III.A of this agenda statement.
EPMC Section 17.60.050.A–F establishes the basic requirements that must be met by all new
developments or alterations of existing development; these are discussed under Section III.B.
Planned Development (via Conditional Use Permit)
Planned Developments require approval of a Conditional Use Permit. As with Site Plan &
Landscape Approval, this is a quasi-judicial, discretionary decision by the Planning Commission.
EPMC Chapter 17.76 establishes the decision-making process for Planned Developments, and
chapter 17.84 establishes the decision-making process for Conditional Use Permits. The findings
for Planned Development and Conditional Use Permit approval are addressed under Sections IV
and V of this agenda statement.
Tentative Subdivision Plan
EPMC Chapters 16.08 and 16.12 provide the decision-making process for Tentative Subdivision
Plans. This requires a quasi-judicial, discretionary decision by the City Council upon receiving a
recommendation from the Planning Commission. The findings for Tentative Subdivision Plan
approval are addressed under Section VI of this agenda statement.
Note: Since development of this project is predicated on City Council approval of the requested
Tentative Subdivision Plan, Planning Commission approval of the Site Plan & Landscape
Review, Planned Development and Conditional Use Permit will have no legal force and effect
unless the City Council’s decision on the Tentative Subdivision Plan is also for approval. A
condition of approval to this effect is included in Section X.
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III.

STANDARDS & BASIC REQ’S FOR SITE PLAN & LANDSCAPE APPROVAL
A. Standards for Site Plan & Landscape Approval
EPMC Section 17.60.040.E.1-5 provides the standards that must be met in order to
approve a Site Plan Review; these are discussed below.
1. That the site plan conforms with the general
plans and ordinances of the City in terms of
location, development standards and all provisions
of this title. EPMC 17.60.040.E.1
FINDING: The site plan conforms to all relevant
Comprehensive Plan goals and policies, as well as
applicable development standards and provisions
of the City’s zoning regulations, such as not
exceeding the maximum 45-foot building height as depicted on the drawing above.
Exceptions requested under the City’s Planned Development criteria (EPMC 17.76)
discussed in Section IV of this agenda statement include relief from the lot width, depth,
area and coverage standards. With requested relief approved by the City, the proposed
development is consistent with remaining development standards and zoning regulations.
2. That the site plan adequately provides for
pedestrian safety and general welfare of
facility users. EPMC 17.60.040.E.2
FINDING: The proposed development
meets this standard by providing streets,
parking, sidewalks, and lighting as required
by the City and depicted at right.
The project site has an access point from the north and from the east. Bailee Way on the
north side is currently improved from Win Way to the project site, and includes a
sidewalk on its east side for pedestrian safety and convenience.
The site plan proposes a sidewalk connection from the existing terminus through the
project to the access connecting to Northview Drive. This development will construct the
sidewalk to North View Drive on the existing easement on 209 Northview Drive to
connect to the public sidewalk on Northview Drive.
The sidewalks proposed with the site plan will provide connections to the public
sidewalks and will assure pedestrian safety.
3. That the project will satisfactorily take care of the traffic it generates by means of
adequate off-street parking, access points and additional street right-of-way
improvements. EPMC 17.60.040.E.3
FINDING: The development provides two onsite parking spaces per dwelling unit. In
addition, the common area provides an additional 21 spaces for visitors.
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The Traffic Impact Analysis prepared for this project concluded that there will be no
significant impacts to the transportation system from the development. The two access
points allow for circulation throughout the site for the residents and emergency vehicles.
The access for the development is private and the responsibility for maintenance will be
by the homeowner’s association.

4. That the project will be compatible with adjacent developments and will not adversely
affect the land uses or character of the area. EPMC 17.60.040.E.4
FINDING: The subject property is within the R-4 Multi Family Residential zoning
district. The properties to the immediate north and east have already been developed with
a mix of attached and detached single-family dwellings of varying densities per their
underlying single and multi-family zoning designations.
The property to the immediate west is an enclave property outside the current Urban
Growth Boundary and in Jackson County land use jurisdiction. This property was not
included in the land annexed into Eagle Point many years ago; it’s likely that the property
owner opted out, as the uses have remainder more rural over the years.
The property to the immediate south is being held by the City as future parkland.
Two and four-unit attached dwellings are permitted in the R-4 zoning district and the
town homes - attached housing with separate lots for individual sale - are conditional uses
in the zoning district.
Based on these observations, the proposed project will be compatible with the land uses
and character of the area.
5.That the project will take into consideration natural hazards found to exist on or adjacent
to the site proposed for development. EPMC 17.60.040.E.5
FINDING: No natural hazards are known to exist on or adjacent to this project site.
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B. Basic Requirements for Site Plan & Landscape Approval
EPMC Section 17.60.050. A – F establishes the basic requirements for all new
developments or alterations of existing development; these are discussed below.
1. Landscaping and Screening. EPMC 17.60.050.A
FINDING: The proposed landscaping is varied in type and size, and sufficient in extent
to soften building outlines and present a lasting attractive appearance. Street trees are
provided where appropriate to the use and street. Parking areas are screened from streets
and adjacent uses, and screening is such that vehicle lights shining toward adjacent
residential structures will be minimal. Proposed vegetation is as natural to the area and
self-supporting as possible, while not expected to be barren or dry in appearance. An
underground sprinkling system is proposed for all landscaped areas.
2. Street Frontage Improvements. EPMC 17.60.050.B
FINDING: Full curb, gutter, and sidewalks are proposed, along with application of City
standards for the proposed private roadway (Bailee Way extension). See associated
conditions of approval in in Section X of this document.
3. Street Access. EPMC 17.60.050.C
FINDING: Curb cuts and street accesses are kept to the minimum essential for adequate
function, with the shared-use private roadway to reduce the impact on adjacent streets.
4. Solar Access, Light, Air and Shade. EPMC 17.60.050.D
FINDING: The project plans illustrate general compliance with these standards.
5. Engineering. EPMC 17.60.050.E
FINDING: Civil engineering plan review and construction inspection will be provided prior
to Final Subdivision Plan approval. Recommended conditions of approval are included in
Section X of this document to address specific engineering items which are anticipated
during the engineering review, final subdivision plan, and construction stages of this project.
6.Storage and Trash. EPMC 17.60.050.F
FINDING: Storage and trash will be kept in private garages, with curbside trash collection.
IV.

STANDARDS FOR PLANNED DEVELOPMENT APPROVAL

EPMC 17.76.040A - F specifies the general standards that must be met by projects utilizing the
Planned Development provisions of the Eagle Point Municipal Code. This project proposes a
variation of lot widths, building heights, and right-of-way and access details which are only
permissible in the R-1-8 zoning district upon receiving Planned Development approval. The
proposal meets the standards of EPMC 17.76.040A – F as described below.
A. SIZE. A Planned Development shall be on a site of at least one acre in size.
FINDING: The project area is 1.62 acres, all of which is developable.
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B. FINAL REVIEW. Included in the final review materials before the site plan review
committee shall be the complete organizational plans and by-laws for management of any
commonly held areas, or a property owners’ association. Such materials shall be in
accordance with state law.
FINDING: A condition of approval is included in Section X of this agenda statement
requiring a copy of the organizational plans and by-laws for management of all
commonly held areas within the project site prior to Final Subdivision Plan approval.
C. BASE ZONE REGULATIONS. Regulations normally applicable to the base zone
(subdivision ordinance, street standards, parking regulations, etc.) shall be applicable
within a planned development, except that the commission and council may alter them if
they specifically find it to be in the best interest of the city’s citizens and planning
process, and in conformance with the intent of the comprehensive plan. Overall densities
allowed in the parent zone may not be exceeded, except that private street areas within a
planned development may be counted as part of net available acreage.
FINDING: Regulations applicable to the R-4 Multi-Family Residential zoning district
will be met, except for proposed deviations from the outright permitted housing types,
minimum lot width, depth, area and coverage as discussed below.
The land use requirements and development standards for the R-4 zoning district are
provided in EPMC Chapter 17.26. The purpose of the R-4 zoning district is to provide
high density multifamily housing. Triplexes, fourplexes and multifamily dwelling units
are outright permitted uses in this zoning district. This development proposes attached
single family housing units within 2 & 4-unit buildings, with each unit on its own lot and
purchased individually. A homeowner’s association will contract for landscape
maintenance in the common areas and on the individual lots.
Flexibility in housing type, lot sizes, dimensions and coverage is sought in order to
accommodate attached single family dwellings (townhomes) on individual lots in a
Multifamily Residential zone. In addition to townhomes being allowed in this zone with
approval of a Conditional Use Permit (as discussed in Section 5 of this agenda
statement), Planned Development approval is also needed in order to provide for
proposed exceptions to the prescribed lot standards, and to provide open space.
The site was originally approved many years ago as Barton Hills Subdivision Phase 3. It
is significantly constrained with existing access points, easements for utilities, and
improvements installed for Phases 1 & 2 of the Barton Hills Subdivision. The flexibility
of the Planned Development provisions of the Code facilitate development of the
property within the constraints of the easements and existing facilities.
Planned Development for this project also enables the proeprty owner and the City to
address a key access issue as well. The south end of Northview Drive terminates at the
City’s future park. With the Planned Development project proposal, Bailee Way is
extended as a private lane from its current endpoint off of Win Way through the project
site and out to connect with Northview Drive where it meets the future City park. This
will benefit the property owner (and all of the future owners/residents) and the City with
improved access for the project and additional parking for the public park.
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Summary of Proposed Code Exceptions:
Lot Width. The minimum lot width proposed for the development is 20 feet for interior
lots in the fourplex building and 25 feet for lots in the duplex buildings. This provides for
a comfortable 2 story floor plan for 3 bedroom homes with a single car garage. The
standards requiring relief are highlighted in yellow in the table below.
Lot Depth. Lots 1-6 comply with the minimum-required lot depth of 90 feet. The
remaining lots range from 72 feet to 80 feet in depth. These depths provide for a small
private outside area and additional parking for each home beyond the required two
parking spaces per unit required, which are provided in private garages.
Lot Area. The lot areas range from 1,560 to 2,647 square feet (SF) - appropriate for
attached single family homes. 2,400 SF is the minimum lot area in the R-4 zone.
However, only 18 lots are proposed – far less than the allowed maximum of 29 dwelling
units (1.62 acres divided by 2,400 square feet per dwelling unit).
Lot Coverage. The maximum prescribed building coverage on lots within the R-4 zone
is 50%. The proposed buildings have a total coverage over the parent parcel of 24% and
lot coverages for the individual lots are listed in the table below. The interior lots of the
4-unit buildings exceed the 50% lot coverage standard.
Lot
Number

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

Number
of Units Dwelling Building
Average Average
Width
Depth Lot Area attached SF with
Width
Garage
25
105
2647
2
1475
20 Single
25
102
2611
2
1475
20 Single
25
100
2506
2
1475
20 Single
25
99
2488
2
1475
20 Single
25
99
2488
2
1475
20 Single
25
100
2464
2
1475
20 Single
25
77
2045
2
1475
20 Single
25
80
2022
2
1475
20 Single
25
78
1950
2
1475
20 Single
25
77
1935
2
1475
20 Single
25
72
1814
2
1440
20 Single
25
72
1821
2
1440
20 Single
25
74
1870
2
1440
20 Single
25
79
2000
2
1440
20 Single
25
78
1950
4
1475
20 Single
20
78
1560
4
1475
20 Single
20
78
1560
4
1475
20 Single
25
78
1950
4
1475
20 Single

Parking

2
2
2
2
2
2
2
2
2
2
2
2
2
2
2
2
2
2

Lot
% Lot
Coverage Coverage
957
36%
957
37%
957
38%
957
38%
957
38%
957
39%
957
47%
957
47%
957
49%
957
49%
881
49%
881
48%
881
47%
881
44%
937
48%
937
60%
937
60%
937
48%

The proposed lots are smaller than the prescribed standard for the R-4 Multifamily
Residential zoning district, but appropriate for their intended use. In addition, the overall
density of the development is less than the maximum permitted in this zone. Further, the
applicant believes that the proposed development will be compatible with the
surrounding properties and provide benefits to the broader community in the form of
desirable housing and improved access to the future City park.
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Planned Development Benefits:
A benefit of the Planned Development process is that flexibility in applying the standards
prescribed by the City’s land use regulations can result in additional project amenities
beyond what would be provided with a project designed within the zoning limitations.
For example, the proposed development has several common areas and, while each town
home has the required two parking spaces, an additional 21 spaces are provided for
community and visitor use. In addition, the proposed plan includes two landscaped open
spaces for the residents, in addition to each home having a fenced private outdoor space.
See the yellow and green highlighted areas on the plan image below.

Further, the project’s south side is immediately adjacent to the future City park, and
development will include a roadway and sidewalk off Northview Dr for park access by
the public and future residents. See the blue highlighted area on the plan image below.
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D. MODIFICATIONS. After final approval, the Planning Director may allow minor
technical changes to the plan which do not significantly alter the design or appearance of
the planned development. Any other proposed changes must go through the full review
process described in Section II of this document.
FINDING: The procedure for project changes is acknowledged.
E. ARCHITECTURAL REVIEW. All site plan committee, planning commission and
city council review of a planned unit development shall include full architectural review
for impact on the aesthetics and property values of the surrounding area. Architectural
plans shall detail the shape, size, color, texture, and appearance of building exteriors in
relation to all surrounding buildings on and off-site, including perspective drawings
clearly showing relative size and appearance of each building in relation to others. The
plans shall also show floor layouts of each structure.
FINDING: Project drawings showing all the required details are attached.
F. FEES. There shall be no separate fee for the PUD process; instead, each action
required within the application process shall be charged a fee accordingly (site plan
review, subdivision, conditional use permit, etc.).
FINDING: Fees required for Site Plan & Landscape Approval, Conditional Use Permit
(for the Planned Development), and Tentative Subdivision have been paid.
V.

STANDARDS FOR CONDITIONAL USE PERMIT APPROVAL

EPMC 17.84.050A - D specifies the findings that must be made by projects required to obtain a
conditional use permit. The proposal meets the standards of EPMC 17.84.050A - D as described below.
A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.
FINDING: The project is in conformance with the Multifamily land use designation of
the Comprehensive Plan and conforms with the development parameters of the R-4
zoning district, except where exceptions are requested in sub-section IV.C above.
The R-4 zoning district is intended for multifamily housing with a maximum density of
one dwelling unit per 2,400 square feet. The property is 1.62 acres, allowing a maximum
of 29 dwelling units. The proposal is for18 dwelling units. In addition, EPMC 17.26.030
identifies townhouses as conditional uses in the R-4 zone. Town homes are the proposed
use for the development, and the Planning Commission can therefore conclude that the
proposed use is in conformance with the letter and intent of the Code.
B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety, and general welfare of the area.
FINDING: The attached multifamily dwellings proposed are an outright permitted use
for the R-4 zoning district. The element of this application that makes the project a
conditional use is the associated land division that would create a discrete lot under each
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dwelling unit. The land division proposed with this application changes the dwellings
from outright permitted uses to town houses which are a conditional use within the R-4
zoning district.
A positive benefit is added variation in housing types for the Eagle Point community, and
an affordable home ownership opportunity. Further, attached housing is an efficient use
of available land and has a lower construction cost due to shared walls.
Additional public benefits derived from this development will be access to the future
public park, and the creation of a Homeowners Association (HOA) responsible for
maintaining all common areas.
Any negative impacts of the development are no more than that of multifamily housing
permitted outright in the R-4 zone, as the land division is the only difference between
multifamily housing and townhomes on individually-owned lots.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls, fences, parking, loading, landscaping
and other features are to standards required by this title.
FINDING: The attached project drawings demonstrate the adequacy of the property and
the proposed development to accommodate the anticipated future residential uses. This
application proposes individual lots for each dwelling unit. All units, except for the
interior lots 16 & 17, have side yards with lot widths in compliance with the standards of
the Code. Lots 16 & 17 have common walls on both sides and side yards are not possible
for these units.
Lots 1 - 6 comply with the lot depth standard of 90 feet and the lot area standard of 2,400
square feet. Lots 7 - 18 require relief from the standards, though their depths still allow
for two onsite parking spaces and a private rear yard for each dwelling unit.
All lots except 16 & 17 meet the coverage maximum of 50%. Those are interior lots and
therefore do not meet the lot coverage standard. However, building coverage across the
entire project area is still only 24%.
Positive outcomes from the requested design flexibility include the provision of common
area amenities, with 21 additional parking spaces and two landscaped open spaces.
D. That the conditional use relates to streets and highways adequate in width and
pavement type to carry quantity and kind of traffic generated by proposed use.
FINDING: The Traffic Impact Analysis (TIA) provided for this project proposal
concluded that this development will not create a significant negative impact to the
surrounding transportation system.
The traffic analysis evaluated intersection operations, queuing, site distance, crash history
and turn lane criterion and determined that there will be no significant impacts from
proposed development trips.
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X.

RECOMMENDED CONDITIONS OF APPROVAL

General
1. Legal Force and Effect of Approval
Planning Commission approval of the Site Plan & Landscape Approval, Planned Development
and Conditional Use Permit shall have no legal force or affect unless and until the associated
Tentative Subdivision Plan is approved by the City Council.
Engineering Plans & City Review
2. Project Engineering
A complete set of civil engineering plans, details and specifications shall be submitted to the City
for review and approval. The plan set shall include, but not be limited to, turning radii for
passenger, service, and fire vehicles. The plans will be reviewed for compliance with all
standards as outlined in the Eagle Point Standard Details, unless otherwise approved by the City.
3. Engineering Fees
Fees for review and approval of the civil engineering plans shall be assessed hourly. This
includes all review, coordination, meetings, site visits, and correspondence. In addition, the City
is in the process of adopting a flat fee for engineering services (construction inspection and
administration) based upon the value of the public improvements (curb and gutter, storm, water,
street, etc.). The developer shall therefore provide the estimated value amount prior to the preconstruction meeting. This base fee will include all review and approval of as-built plans and
final subdivision plans for each phase.
4. Preconstruction Conference
The developer shall complete a preconstruction conference with the City Engineer prior to
commencement of any site work.
Streets & Transportation
5. Bailee Way/Northview Drive Connection
As depicted on the plans submitted with this application, the property owner/developer’s
construction of Bailee Way shall extend through the project site and east to connect with
Northview Drive. That new private roadway shall be designed, constructed and maintained by
owner/developer consistent with all applicable City standards.
6. Sidewalks
Minimum 6-ft wide sidewalks shall be constructed along the full length of Bailee Way extension.
7. ADA Ramps
An ADA ramp shall be constructed in the sidewalk where the Bailee Way extension meets
Northview Drive.
8. Pavement Sections
All pavement sections shall be designed for minimum 20-year life to accommodate projected
traffic loading and existing soil conditions.
9. Sidewalks
Front yard setbacks along Bailee Way shall be a minimum of 20 feet from the road right-ofway/property line. Setbacks less than 20 feet render the driveway length unusable for larger
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vehicles, and parking that extends over the sidewalk is in violation of the City’s municipal code.
The developer shall provide 10-foot wide public utility easements (PUE) along Bailee Way if
required by the utility companies.
10. Utilities
All new utilities shall be underground. Any public utilities not located within the public right of
way will require a 10-foot wide public utility easement. When utilities are combined, easements
shall typically be 20 feet wide and allow at least 5 feet from the centerline of pipe to edge of
easement and 10 feet between utilities.
11. Miscellaneous Streetscape Improvements
All paths, walks, and other pedestrian and bicycle facilities that are a part of the transportation
network shall be all weather as approved by the City (asphalt or concrete). Developer shall
provide streetlights, installed at all streets and intersection, with the type of street lights and
spacing as approved by City. Street trees are to match the City of Eagle Point Street Tree
standards and/or as recommend by a Landscape Architect.
Storm Drainage
12. Storm Drainage System Design
Provide an on-site storm drainage system designed for a minimum 10-year storm event at a
volume to provide the pre-development vs. post development conditions. The minimum storm
pipe size is 12”, unless otherwise approved by the City. Storm drainage improvements across
private properties shall have approved storm drainage easements. Storm drainage detention
design and calculations will be reviewed as part of the civil engineering plan review process
prior to construction.
All building permit plans are to indicate path of site drainage to the street, storm system, or other
approved facility on the site plan.
Water
13. Water System Design
A water system to serve the project shall be designed and constructed in accordance with the
Oregon State Health Division, the Oregon Plumbing Specialty Code, and City requirements.
Each unit under separate ownership must be served by its own separate water service. A
minimum of 40 PSI static water pressure is to be provided at each water meter, and 30 PSI at the
highest floor elevation. Fire hydrant location and spacing shall be per the requirements of
Oregon Fire Code, Fire District No. 3, and the City.
Sanitary Sewer
14. Sanitary Sewer System Design
The sanitary sewer system necessary to serve the project shall be designed and constructed in
accordance to Rogue Valley Sewer Services (RVSS), DEQ, and the Oregon Plumbing Specialty
Code. The sewer plans shall be approved by RVSS prior to final approval by the City for
construction.
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Required Prior to Beginning of Construction
15. DEQ 1200-c Permit
Projects over 1 acre require a 1200-c permit from the Department of Environmental Quality
(DEQ). A copy of said permit shall be provided to the City prior to beginning of construction.
All projects shall incorporate erosion control measures into the project plans and construction,
regardless of the project size. Such measures shall be per DEQ standards, reviewed and
approved by the City prior to construction.
Required Prior to Final Subdivision Plan Approval
16. Performance/Warranty Bonding
Prior to final plat sign off and approval, developer shall provide performance and/or warranty
bonding for all public improvements, in the amount approved by the City Engineer, for a period
of 12 months from Final Subdivision Plan approval by the City.
17. As-Built Plans
Accurate as-built plans of all public improvements, certified by the developer’s engineer, shall
be approved by the City Engineer prior to Final Subdivision Plan approval. The plans shall be
submitted per the current specific requirements of the City Engineer (one 24”x 36” bond copy,
PDF, and compact disk containing all Autocad files of the plans).
18. CC&Rs and Bylaws
A copy of the organizational plans (CC&R’s) and by-laws for management of all commonly held
areas within the project site prior to Final Subdivision Plan approval.
ATTACHMENTS:
Attachment No. 1: Vicinity Map
Attachment No. 2: Location Map
Attachment No. 3: Zoning Map
Attachment No. 4: Project Drawings
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BUSINESS OF THE PLANNING COMMISSION
EAGLE POINT, OREGON
AGENDA STATEMENT
Item Number: 4.2
Meeting Date: December 21, 2021
ITEM TITLE: Planning Application No. 21-07:SUB (Eagle Point Golf Community Phases 11,
15, 17 & 18). Public hearing to consider an application to subdivide and develop single family
detached homes on the property at Assessors Map 361W02CD, Tax Lot 3700 and Assessors
Map 361W11, Tax Lot 400 in the R-1-8 Single Family Residential zoning district.
Applicant:
Scott Sinner Consulting, Inc.
Owner:
Holt Opportunity Fund (Parallel 1), 2013, LP
Submitted By: Mike Upston, Community Development Director (541) 826-4212, ext 111
I.

PROPERTY OVERVIEW & DEVELOPMENT PROPOSAL

The roughly 30 acre undeveloped project site
is zoned R-1-8 Single Family Residential and
is flanked on the west and south by single
family homes constructed over the past couple
of decades in earlier phases of the Eagle Point
Golf Community Subdivision Master Plan.
This application proposes to subdivide the
property in Phases 11, 15, 17 & 18 of the
Eagle Point Golf Community into 102 lots for
the development of more single family
detached homes accessed by Pumpkin Ridge
Drive, Poppy Ridge Drive, Stonegate Drive,
and Butte Springs Trail (see drawing below).

The application includes a request for Site Plan
& Landscape Approval, a Planned Development
and its associated Conditional Use Permit, and
Tentative Subdivision Plan approval.
The proposed tentative subdivision plan
generally conforms with the master plan
approved in 1995, but with improved street
circulation and elimination of three cul de sacs.
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II.

PROCEDURES

Site Plan & Landscape Approval
Eagle Point Municipal Code (EPMC), Chapter 17.60 establishes the Site Plan and Landscape
Approval process applicable to new development. The purpose of site plan review is to promote
the orderly and harmonious development of the City, and to stabilize land values and improve
the community economy. An additional purpose is to help prevent impairment or depreciation of
land or building values by creating structures, additions, or alterations which have inadequate
attention to site planning or landscaping as it affects adjacent property, community goals and
adopted plans. EPMC Section 17.60.040.E provides the standards that must be met in order to
approve a Site Plan Review; see discussion under Section III of this agenda statement. EPMC
Section 17.60.050.A–F establishes the basic requirements that must be met by all new
developments or alterations of existing development; these are discussed under Section IV.
Planned Development (via Conditional Use Permit)
Planned Developments require approval of a Conditional Use Permit. As with Site Plan &
Landscape Approval, this is a quasi-judicial, discretionary decision by the Planning Commission.
EPMC Title 17 (Zoning Regulations), chapter 17.76 establishes the decision process for Planned
Developments, and chapter 17.84 establishes the decision process for Conditional Use Permits.
The findings for Planned Development and Conditional Use Permit approval are addressed under
Sections IV and V of this agenda statement.
Tentative Subdivision Plan
Title 16 (Subdivision Regulations), chapters 16.08 and 16.12 within the Eagle Point Municipal
Code establish the decision-making process for Tentative Subdivision Plans. This requires a
quasi-judicial, discretionary decision by the City Council upon receiving a recommendation from
the Planning Commission. The findings for Tentative Subdivision Plan approval are addressed
under Section VI of this agenda statement.
Note: Since development of this project is predicated on City Council approval of the requested
Tentative Subdivision Plan, Planning Commission approval of the Site Plan & Landscape
Review, Planned Development and Conditional Use Permit will have no legal force and effect
unless the City Council’s decision on the Tentative Subdivision Plan is also for approval. A
condition of approval to this effect is included in Section X.
III.

STANDARDS & BASIC REQ’S FOR SITE PLAN & LANDSCAPE APPROVAL

EPMC Chapter 17.60 establishes the Site Plan and Landscape Approval process applicable to
new development. The purpose of this review is to promote the orderly and harmonious
development of the City, and to stabilize land values and improve the community economy. An
additional purpose is to help prevent impairment or depreciation of land or building values by
creating structures, additions, or alterations which have inadequate attention to site planning or
landscaping as it affects adjacent property, community goals and adopted plans.
A summary of compliance with the Standards and Basic Requirements begins on the next page.
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A. Standards for Site Plan & Landscape Approval
EPMC Section 17.60.040.E.1-5 provides the standards that must be met in order to
approve a Site Plan. These are discussed below.
1. That the site plan conforms with the general plans and ordinances of the City in terms
of location, development standards and all provisions of this title. EPMC 17.60.040.E.1
FINDING: The site plan conforms to
all relevant Comprehensive Plan goals
and policies, as well as all applicable
development standards and provisions of
the R-1-8 Zoning District (map at right),
with exceptions to lot width, building
height, right-of-way elements and
access. Those deviations are discussed
in Section IV of this agenda statement.
2. That the site plan adequately provides
for pedestrian safety and general welfare
of facility users. EPMC 17.60.040.E.2
FINDING: The proposed development
meets this standard by providing streets,
sidewalks and street lighting as required by the City. The proposed 50 and 60 foot wide
rights of way, planted strips between sidewalk and roadway, and features required for
ADA access will enhance pedestrian safety.
3. That the project will satisfactorily take care of the traffic it generates by means of
adequate off-street parking, access points and additional street right-of-way
improvements. EPMC 17.60.040.E.3
FINDING: Off-street parking as required by the City’s municipal code will be provided
in garages and private driveways. Additionally, the street design will allow for on-street
parking and provide a 20 foot clear drive aisle for emergency vehicles. Further, a traffic
impact analysis for the development finds that the roadway design and capacity is
adequate to accommodate the traffic expected for the proposed development, with the
addition of a left turn lane from Alta Vista Rd onto Robert Trent Jones Blvd. The project
includes a conceptual design for the left turn lane and the developer agrees to provide it.
4. That the project will be compatible with adjacent developments and will not adversely
affect the land uses or character of the area. EPMC 17.60.040.E.4
FINDING: The proposal is for homes within the prescribed zoning density and
compatible with the surrounding neighborhood. The plan is substantially consistent with
the Eagle Point Golf Community Master Plan as approved in 1995, with a few minor
improvements. The proposed street pattern extends existing connections that were
stubbed to the site in previous phases of the golf community development, but the streets
are modified from the 1995 Master Plan to eliminate three cul de sacs and provide
improved connectivity and circulation. In addition, the 1995 Master Plan included 105
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lots in the plan area, whereas the current plan proposes 102 lots. The lots in the 1995 plan
and in the proposed plan are similar in area, width and depth, as well as with the other
golf community development phases. The lot count is reduced from the 1995 Master Plan
to provide for the current stormwater management requirements. Last, the typical home
plans proposed are compatible with existing development in size and architectural design.
All home plans will be subject to review by the Eagle Point Golf Community
Homeowners Association design committee and must comply with their design
guidelines to assure compatibility.
5. That the project will take into consideration natural hazards found to exist on or adjacent
to the site proposed for development. EPMC 17.60.040.E.5
FINDING: No natural hazards are known to exist on or adjacent to this project site.
B. Basic Requirements for Site Plan & Landscape Approval
EPMC Section 17.60.050. A – F establishes the basic requirements for all new
developments or alterations of existing development. These are discussed below.
1. Landscaping and Screening. EPMC 17.60.050.A
FINDING: A condition of approval is included in Section X of this document requiring
landscape plans for all roadway frontage, park space, detention ponds and open spaces to
be reviewed and approved by the City prior to final subdivision plat approval.
2. Street Frontage Improvements. EPMC 17.60.050.B
FINDING: The project roadways will be improved to current city standards with
sidewalks, streetlights, and landscaping. See associated conditions of approval in in
Section X of this document.
3. Street Access. EPMC 17.60.050.C
FINDING: Homes will have direct access to the major arterial roadway of Robert Trent
Jones Blvd by way of Pumpkin Ridge Drive, Poppy Ridge Drive, Stonegate Drive, and
Butte Springs Trail - all neighborhood collector roadways. In addition, a pedestrian
connection will be provided between this new neighborhood and Riley Road.
4. Solar Access, Light, Air and Shade. EPMC 17.60.050.D
FINDING: The project plans illustrate general compliance with these standards.
5. Engineering. EPMC 17.60.050.E
FINDING: Civil engineering plan review and construction inspection will be provided prior
to final subdivision plat approval. Recommended conditions of approval are included in
Section X of this document to address specific engineering items which are anticipated
during the engineering review, final subdivision plat, and construction stages of this project.
6.Storage and Trash. EPMC 17.60.050.F
FINDING: Storage and trash will be kept in private garages, with curbside trash collection.
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IV.

STANDARDS FOR PLANNED DEVELOPMENT APPROVAL

EPMC 17.76.040A - F specifies the general standards that must be met by projects utilizing the
Planned Development provisions of the Eagle Point Municipal Code. This project proposes a
variation of lot widths, building heights, and right-of-way and access details which are only
permissible in the R-1-8 zoning district upon receiving Planned Development approval. The
proposal meets the standards of EPMC 17.76.040A – F as described below.
A. SIZE. A Planned Development shall be on a site of at least one acre in size.
FINDING: The project area is roughly 30 acres, all of which is developable.
B. FINAL REVIEW. Included in the final review materials before the site plan review
committee shall be the complete organizational plans and by-laws for management of any
commonly held areas, or a property owners’ association. Such materials shall be in
accordance with state law.
FINDING: The existing organizational plans, by-laws and CC&R’s of the Eagle Point
Golf Community will govern management of the roadway frontage, park space, detention
ponds and open spaces.
C. BASE ZONE REGULATIONS. Regulations normally applicable to the base zone
(subdivision ordinance, street standards, parking regulations, etc.) shall be applicable
within a planned development, except that the commission and council may alter them if
they specifically find it to be in the best interest of the city’s citizens and planning
process, and in conformance with the intent of the comprehensive plan. Overall densities
allowed in the parent zone may not be exceeded, except that private street areas within a
planned development may be counted as part of net available acreage.
FINDING: Regulations applicable to the R-1-8 Single Family Residential zoning district
will be met, except for the four deviations described below. These deviations will enable
the property to be built within the maximum density allowed by the zoning district, but
with building types and configurations intended to be most compatible with the existing
neighborhood context, and with a park and pedestrian connections that will benefit the
whole community.
Deviation No. 1 - Lot Width
Applicable Regulations: EPMC 16.28.040, Lots & 17.20.060, Lot Regulations
EPMC 16.28.040 Lots.
A. Size and Shape. The lot size, width, shape, and orientation shall be appropriate for the
location of the land division and for the type of development and use contemplated, and
shall be consistent with the residential lot size provisions of the zoning ordinance (EPMC
Title 17), with the exceptions described herein.
B. Minimum Lot Sizes. The lot sizes, in
addition to conformance with the zoning
ordinance (EPMC Title 17), shall be not less
than as given in the table at right.
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EPMC 17.20.060 Lot Regulations.
A. Area and Dimensions. In the R-1 district, the minimum lot areas and dimensions shall
be as follows for single-family residences:
Zone

Lot Area

Lot Dimensions

R-1-8

8,000 square feet
Exception: Corner lots 9,000
square feet

Interior lot widths: 80 feet minimum.
Corner lot widths: 90 feet minimum.
Lot depths: 100 feet minimum.

All proposed lots meet the 100-foot
minimum lot depth and the 8,000 square
foot minimum area of the zoning
ordinance. Some are proposed to be less
than the minimum lot width, though
others are considerably wider. Proposed
widths range from 68 – 100 feet for
interior lots and 80 – 128 feet for corner
lots. All lots provide adequate width for
the typical homes shown in the attached
project drawings.
Previously developed phases in the Eagle
Point Golf Community are in the R-1-8
zone and have also been developed with
lots having less than the 80-foot standard width. Therefore, the proposed plat is
consistent with the standards used throughout the Eagle Point Golf Community, and
approval of the modification will not be hazardous or have a negative impact on the
general public’s health and safety in the vicinity.
Deviation No. 2 - Building Height
Applicable Regulations: EPMC 17.20.050,
Building or Structural Height Limitations
The City standard for Building Height in the
R-1-8 Single Family Residential zone is a
maximum of 25 feet. This application requests
relief from the maximum standard to allow for
up to 36 feet in building height, as shown in
the illustration at right.
The reason for the request has to do with the
site topography and current architectural trends
for upscale single-family homes. The site has
gentle to moderate slopes and streets cutting
across the ground elevation. This results in
potential for the downhill side of some
buildings to exceed the 25-foot height maximum as depicted on the next page.
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Additionally, because the streets are laid out
across the slope of the site, the uphill
dwellings will likely need to be constructed
with the garages under the living spaces to
be able to have a functional driveway. Twostory dwellings above a standard size garage
would result in dwelling height of between
25 feet and 36 feet for the front elevation.
Last, current architectural trends in upscale
residential housing include 10 foot high first
floor ceilings and 9 foot high second floor
ceilings with steeper roof pitches, as depicted on the illustration at right.
Deviation No. 3 - Right of Way Elements
Applicable Regulations: EPMC 16.28.020, Streets
The City’s Type “A” local street standard is a 60-foot-wide right-of-way with a 36-foot
paved section and two 5-foot sidewalks on each side. The Type “B” standard is a 50foot-wide right-of-way with a 36-foot paved section and two 5-foot sidewalks on each
side. The applicant seeks to provide more generous sidewalks and planter strips on each
side of both street types for a more pleasing and walkable streetscape. The image below
illustrates the proposed 60-foot right-of-way.

The proposed street sections increase the sidewalk width from 5 feet to 6 feet and the
paved section is reduced from 36 feet to 34 feet. The 34-foot paved section allows for a
7-foot parking strip on each side of the street and two 10-foot travel lanes. The paved
width provides on street parking on each side of the street while allowing a full 20-foot
clear travel lane for emergency vehicles, fire trucks, in compliance with State fire codes.
The image below is the proposed section for the 50 foot right of way:
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The proposed 50-foot-wide right-of-way provides 6 foot sidewalks and a 6 foot planter
strip on each side of the street. The paved section will be 28 feet instead of 36 feet. This
right-of-way is proposed on the north segment of Pumpkin Ridge and Patricia Lane to
match existing development, as well as on the north/south segment of Pumpkin Ridge
and Butte Springs Trail to minimize cut & fill on those cross-slope segments. With a 28
foot paved section, the driveways on these segments will be staggered and offset to
prevent on-street parking on both sides of the street directly across from each other. This
provides a 20 foot clear travel lane on the street for emergency access. The granting of
this deviation will allow the applicant to provide planter strips on all street frontages for a
more attractive pedestrian streetscape while complying with Amercans with Disabilty Act
standards and allowing a 20 foot wide unrestricted travel lane for emergency vehicles.
Deviation No. 4 - Access
Applicable Regulations: EPMC 16.28.020, Streets
The shape of the parent parcel and existing development limit the opportunities for a
public right-of-way to serve the proposed lots 599 and 600. A through-street connection
is not available due to the existing development on the property to the south, and a culde-sac would require more right-of-way than is available. Therefore, the proposed
method for access to these two lots is a private alley functioning as a shared driveway and
public utility easement, with no parking and the owners responsible for driveway
maintenance. The easement width will be 30 feet, of which a 20-foot-wide portion will be
paved to minimize cut and fill on the cross-slope access. A standard curb will be placed
on the down slope side of the pavement to control storm water. See the map and crosssection drawing on the next page.
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15’ 15’

LOT 600

LOT 599

Common Areas:
In exchange for the development flexibility described above, the project includes two
common areas. A small park is proposed at the Butte Springs Trail/Poppy Ridge Drive
intersection in Phase 17 (see landscape plan below). It will be constructed by Holt and
dedicated to the City for public use. By agreement, perpetual maintenance will be the
responsibility of the Homeowners Association.

A second common area is included in Phase 18. This area will provide a landscaped
accessway from Poppy Ridge Drive to Riley Road. As with the park in Phase 17, this
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accessway will be developed by Holt and dedicated to the City for public use, with
perpetual maintenance by the Home Owners Association. See landscape plan below.

D. MODIFICATIONS. After final approval, the Planning Director may allow minor
technical changes to the plan which do not significantly alter the design or appearance of
the planned development. Any other proposed changes must go through the full review
process described in Section II of this document.
FINDING: The procedure for project changes is acknowledged.
E. ARCHITECTURAL REVIEW. All site plan committee, planning commission and
city council review of a planned unit development shall include full architectural review
for impact on the aesthetics and property values of the surrounding area. Architectural
plans shall detail the shape, size, color, texture, and appearance of building exteriors in
relation to all surrounding buildings on and off-site, including perspective drawings
clearly showing relative size and appearance of each building in relation to others. The
plans shall also show floor layouts of each structure.
FINDING: Project drawings showing all the required details are attached.
F. FEES. There shall be no separate fee for the PUD process; instead, each action
required within the application process shall be charged a fee accordingly (site plan
review, subdivision, conditional use permit, etc.).
FINDING: Fees required for subdivision, conditional use permit (for the planned
development) and site plan & landscape review have been paid for this application.
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V.

STANDARDS FOR CONDITIONAL USE PERMIT APPROVAL

EPMC 17.84.050A - D specifies the findings that must be made by projects required to obtain a
conditional use permit. The proposal meets the standards of EPMC 17.84.050A - D as described below.
A. That the conditional use is in conformance with the letter and intent of the comprehensive
plan and zoning ordinance.
FINDING: The project is in conformance with the Single Family land use designation of the
Comprehensive Plan and conforms with the development parameters of the R-1-8 zoning district,
except where exceptions are requested in sub-section IV.C above.
The project site is constrained by existing housing, street patterns, and jurisdictional boundaries.
Further, the streets in Phase 11 were previously initiated, a portion of the public water lines were
installed, and those waterlines now serve other developments. In fact, a portion of the proposed
lots already have water meters installed. The proposed plat is the same plat and lot widths that
were approved in the past.
Phases 15, 17 and 18 have been reconfigured from the prior approval. The primary changes are
elimination of cul de sacs for improved circulation, and to address the requirement for
stormwater detention and treatment. The slope of these phases require a surface treatment facility
instead of an underground facility located in the right-of-way.
The location of Butte Springs Trail is fixed by an existing water easement running through the
site, and the addition of the stormwater facility determined the space available for lots. The lot
widths are designed to provide adequate sizes for the development of single family dwellings of
similar size and configuration as other homes in adjacent developments. All lots exceed the
8,000 square foot standard of the EPMC.
B. That the potential positive impacts outweigh the negative impacts of the conditional use as it
relates to the public health, safety, and general welfare of the area.
FINDING: The proposal is to develop the property as intended by the R-1-8 Single Family
zoning, which allows a density of roughly 5 housing units/acre. The project is consistent with
the zoning density and compatible with the neighboring homes.
The request for lot width reduction in sub-section IV.C.1 will not be detrimental to the public
health, safety and general welfare of the area. In fact, the proposed plat improves circulation and
connectivity with the elimination of cul de sacs, and it addresses the surface stormwater
detention and treatment requirements. While the lots are narrower than the standard, all exceed
the depth standards and the 8,000 square foot lot area minimum standard of the R-1-8 zoning
district.
The relief from the building height standard allows flexibility in building design with the sloping
site and the ability to blend with existing development in the area.
In addition, the alteration of standard street elements will improve ADA access at all
intersections and driveway approaches. The planter strip between the sidewalk and curb provides
and area of separation for pedestrians from vehicles in the travel lanes. The planter strips also
provide a cohesive landscape frontage for enhanced aesthetic appeal.
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C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls, fences, parking, loading, landscaping and
other features are to standards required by this title.
FINDING: The attached project drawings demonstrate the adequacy of the property and the
proposed development to accommodate the anticipated future residential uses.
Further, as stated above, all other phases in the Eagle Point Golf Community have lots with
widths less than the standard of the zoning ordinance. The proposed lots will allow similar
development as exists in other phases and all setbacks, required yards, parking, fences, and walls
can be accommodated with the requested lot widths.
In addition, the request for relief from the height standards will allow for desirable design
elements on moderate sloped terrain.
Further, altering the street elements does not change the total width of the rights-of-way. The
addition of the planter strip will improve ADA use of the public sidewalks and provide a
cohesive landscaping plan for the development. The paved sections will provide adequate onstreet parking and allow sufficient travel lane width for emergency vehicles in compliance with
state fire codes.
D. That the conditional use relates to streets and highways adequate in width and pavement type
to carry quantity and kind of traffic generated by proposed use.
FINDING: As conditioned, the new roadways will comply with the city and fire district’s
design and construction requirements. As stated above, while the paved portion of the streets is
proposed to be narrower than the standard, the overall right-of-way is not reduced. In addition,
the width of the paved section will provide on-street parking while allowing clear access for
emergency vehicles.
A Traffic Impact Analysis, required for all Planned Developments, was submitted to the City for
review. The following points from the Executive Summary provide further clarity as to how the
proposed subdivision design adequately provides for streets that will serve the quantity and
nature of traffic that it will generate.
EXECUTIVE SUMMARY: Southern Oregon Transportation Engineering, LLC prepared a traffic
impact analysis for a proposed residential subdivision development located along the east side of
Robert Trent Jones Jr Blvd between the south Poppy Ridge Drive and Pumpkin Ridge Drive
within phases 11, 15, 17, and 18 of the Eagle Point Golf Course. Access to the site is provided
through the south Poppy Ridge Drive, Stonegate Drive, the north Poppy Ridge Drive, and
Pumpkin Ridge Drive.
The proposed development consists of 104 single family residential dwelling units, which are
estimated to generate 982 average daily trips with 79 trips occurring during the a.m. peak hour
and 105 trips during the p.m. peak hour. Construction is estimated to begin in late 2021 and be
complete by 2025. Eleven study area intersections were evaluated under existing year 2021,
design year 2025 no-build, and design year 2025 build conditions to address the development
impacts.
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The findings of the traffic impact analysis conclude that the proposed residential development
within the Eagle Point Golf Community, including phases 11, 15, 17, and 18, can be approved
without creating adverse impacts to the transportation system. Results of the analysis are:
1. All study area intersections operate acceptably under existing year 2021, design year 2025
no-build, and design year 2025 build conditions.
2. The westbound right turn flange queue length on Alta Vista Road at Shasta Avenue is shown to
exceed its available link distance under existing year 2021 no-build conditions and continues to
exceed it under design year 2025 no-build and design year 2025 build conditions. No other study
area queue lengths are shown to exceed their link distances.
3. Turn lane criterion was evaluated on RTJ at north Poppy Ridge Drive during the a.m. and
p.m. peak hours because this location carried the highest volume of trips near the site. Results
showed criterion was not met for either a southbound left turn lane or northbound right turn
lane. Turn lanes on RTJ are, therefore, not warranted. Offsite, left turn lane criterion is met
eastbound on Alta Vista Road at RTJ under existing year 2021 no-build conditions. An
eastbound left turn lane, therefore, is currently warranted and continues to be warranted under
design year 2025 no-build and build conditions.
4. Crash data showed a fair amount of single car collisions on Bigham Brown Road at Alta Vista
Road and on Alta Vista Road at RTJ. Speeding appears to be the main cause on Bigham Brown
Road, which is common in rural areas. At RTJ, poor lighting was reported as a possible
contributor.
5. Sight distance is shown to be adequate from south Poppy Ridge, Stonegate Drive, north Poppy
Ridge, and Pumpkin Ridge approaches along RTJ. It is recommended that the evergreen tree on
the northeast corner of Pumpkin Ridge and RTJ be removed or heavily trimmed for improved
safety.
The proposed development is shown to be in compliance with the Eagle Point Comprehensive
Plan and Land Development Code. Streets that serve the subject property will accommodate
projected peak hour traffic volumes while maintaining acceptable performance standards.
The TIA concludes that there will be no impacts that will require onsite mitigation. Conclusion 3
is underlined to emphasize that offsite mitigation is recommended - a left turn lane for eastbound
traffic on Alta Vista Road at Robert Trent Jones. The applicant agrees with the recommended
mitigation and has submitted a conceptual design for the improvement, as shown below.
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X.

RECOMMENDED CONDITIONS OF APPROVAL

General
1. Legal Force and Effect of Approval
Planning Commission approval of the Site Plan & Landscape Approval, Planned Development
and Conditional Use Permit shall have no legal force or affect unless and until the associated
Tentative Subdivision Plan is approved by the Council.
Engineering Plans & City Review
2. Project Engineering
A complete set of civil engineering plans, details and specifications shall be submitted to the City
for review. The plan set shall show turning radii for passenger vehicles, service vehicles and fire
trucks. The plans will be reviewed for compliance with all standards as outlined in the Eagle
Point Standard Details, unless otherwise approved by the City.
3. Engineering Fees
Fees for review and approval of the civil engineering plans shall be assessed hourly by the City.
This includes all review, coordination, meetings, site visits, and correspondence. In addition, the
City is in the process of adopting a flat fee for engineering services (construction inspection and
administration) based upon the value of the public improvements (curb and gutter, storm, water,
street, etc.). The developer shall therefore provide the estimated value amount prior to the preconstruction meeting. This base fee will include all review and approval of as-built plans and
final subdivision plats for each phase.
4. Preconstruction Conference
The developer shall complete a preconstruction conference with the City prior to commencement
of any site work.
Streets & Transportation
5. Alta Vista Drive
The developer shall complete a left turn lane and all associated roadway striping and other
related improvements for eastbound traffic on Alta Vista Road at Robert Trent Jones Boulevard
as depicted on the conceptual design included in the attached project drawings.
Final design shall be provided to the City for review and approval prior to commencing work.
The work shall be completed prior to City approval of the final subdivision plat.
6. Sidewalks
Sidewalks, 6-foot in width, shall be constructed along all streets within the project site and
connect with existing sidewalks outside the project site.
ADA ramps shall be provided at all street corners and crosswalks as per applicable local and
federal standards.
Front yard setbacks shall be a minimum of 20 feet from the back of sidewalk to the garage. Any
parking that extends over the sidewalk is in violation of the City’s municipal code. If the setback
is less than 20 feet, the parking is unusable for larger vehicles.
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7. Pavement Sections
All pavement sections shall be designed for minimum 20-year life to accommodate projected
traffic loading and existing soil conditions.
8. Utilities
All new utilities shall be underground.
Any public utilities not located within the public right of way will require a 10-foot wide public
utility easement.
When utilities are combined, public easement widths and public utility separation requirements
shall be as approved by the City or Public Utility Company.
9. Miscellaneous Streetscape Improvements
All paths, walks, and other pedestrian and bicycle facilities that are part of the transportation
network shall be all-weather (such as asphalt or concrete), as approved by the City.
Exception: Gravel and railroad tie steps will be allowed as proposed for the trail connection
through the open space tract to Riley Road.
Developer shall provide streetlights, installed at all streets and intersections, with the type of
street lights and spacing as approved by City.
Street trees are to match the City of Eagle Point Street Tree standards and/or as recommend by a
Landscape Architect.
Storm Drainage
10. Storm Drainage System Design
Provide on-site storm drainage designed for a minimum 10-year storm event at a volume to
provide for the pre-development vs. post development conditions.
The minimum storm drainage pipe size is 12”, unless otherwise approved by the City.
Storm drainage improvements across private properties shall have approved storm drainage
easements.
Storm drainage detention design and calculations will be reviewed as part of the civil
engineering plan review prior to construction.
Any affected irrigation facilities shall be engineered, and plans submitted to the respective
irrigation district and City for review and approval.
All building permit plans are to indicate path of site drainage to the street, storm system, or other
approved facility on the site plan.
Water
11. Water System Design
A water system to serve the project shall be designed and constructed in accordance with the
Oregon State Health Division, the Oregon Plumbing Specialty Code, and City requirements.
A minimum of 40 PSI static water pressure is to be provided at each water meter, and 30 PSI at
the highest floor elevation.
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Fire hydrant location and spacing shall be per the requirements of Oregon Fire Code, Fire
District No. 3, and the City.
Sanitary Sewer
12. Sanitary Sewer System Design
The sanitary sewer system necessary to serve the project shall be designed and constructed in
accordance to Rogue Valley Sewer Services (RVSS), DEQ, and the Oregon Plumbing Specialty
Code. The sewer plans shall be approved by RVSS prior to final approval by the City for
construction.
Required Prior to Beginning of Construction
13. DEQ 1200-c Permit
Projects over 1 acre require a 1200-c permit from the Department of Environmental Quality
(DEQ). A copy of said permit shall be provided to the City prior to beginning of construction.
All projects shall incorporate erosion control measures into the project plans and construction,
regardless of the project size. Such measures shall be per DEQ standards, reviewed and
approved by the City prior to construction.
Required Prior to Final Subdivision Plat Approval
14. Landscape Plans
Landscape plans for all roadway frontage, park space, detention ponds and open spaces shall be
reviewed and approved by the City prior to final subdivision plat approval.
15. Performance/Warranty Bonding
Prior to final subdivision plat approval, developer shall provide performance and/or warranty
bonding for all public improvements in an amount approved by the City. The bonding shall be
for a period of at least 12 months from final subdivision plat approval and until City acceptance
of the completed improvements, at which time it may be reduced to reflect the completed
improvements.
16. As-Built Plans
Accurate as-built plans for all public improvements, certified by the developer’s engineer, shall
be approved by the City prior to final subdivision plat approval. The plans shall be submitted per
the current specific requirements of the City (one 24”x 36” bond copy, PDF, and compact disk
containing all Autocad files of the plans).
ATTACHMENTS:
Attachment No. 1: Vicinity Map
Attachment No. 2: Location Map
Attachment No. 3: Zoning Map
Attachment No. 4: Project Drawings
Attachment No. 5: Traffic Impact Analysis
Attachment No. 6: Applicant’s Findings of Fact
Attachment No. 7: Architectural and Design Standards
Attachment No. 8: Subdivision Plats for Constructed Golf Community Phases
Attachment No. 9: Written Public Comments
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In addition to the tree planting in each park strip there will be ground cover planting as
detailed on this sheet preformed by individual property owners. This planting will be
concurrent with the tree planting and irrigated as noted on this sheet.
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Planting will be from the following list of preferred plants. Note that ground cover is to
be intersperced between the trees and space as delineated next to plant types.
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1. All planting beds to be excavated to a minimum depth of 12" as determined
by surrounding concrete and hardscapes. Unacceptable native soil to include
gravel, rock and debris greater than 1 1/2" in size, and heavy clay soil. Final
excavation not to exceed 18" below surrounding hardscapes.
2. Fill all planter spaces and open spaces with topsoil, including retained native
soil, that is determined to be satisfactory for superior plant growth through
certified testing. Fill with sufficient excess to allow for 25% compaction IE 16" of
loose soil equals 12" of compacted soil.
3. Placement of any soil to be done in coordination with suitable weather
condition so as to prevent damage to soil structure.
4. Finish grade in shrub areas to be a smooth even grade mounded 3" high in
the middle of beds and ending 3" below surrounding areas. All finish grading
to promote positive drainage away from structures and to be done in such a
way as to eliminate puddling or collection of water.
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1. Plant material to be provided in accordance with species, sizes and quantities indicated
below. Substitutions to be made with the approval of home owners representative.
2. No planting to proceed until irrigation system is fully functioning in the area to be planted.
3. All plant holes to be dug 2 times the volume of their root ball size. Backfill shall consist of
1/3 organic mulch, 2/3 top soil, micorrhizae supplement and 16-16-16 fertilizer as follows.
1gal
1oz
3-5gal 2oz
larger 4oz
4. Plant upright and face to give best appearance or relationship to plants, structures and
predominant viewing angle. Trees are to be planted so as to be straight up and down
without the assistance of staking. Staking is solely for support against outside forces.
5. Loosen and remove twine binding and burlap from around top of each root ball.
Scarify root balls of plants exhibiting a root bound condition, being careful not to damage
the root balls integrity. Stake and guy trees immediately after this work.
6. Place and compact backfill soil mixture carefully to avoid injury to roots, and fill all voids.
7. When hole is 2/3 filled with soil, completely soak and allow water to soak away at least two
times or more, as necessary to completely water individual plants.
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INTENT OF THIS PLAN SHEET
1. To define the plantings within the park strips between sidewalks and back
of curbs throughout the new development. This includes street trees and
ground cover plantings.
2. There is to be a variety of trees, so as to avoid a mono-culture, and low
ground covers that allow for easy visual access while discouraging weeds
through vegetated cover. The trees are as noted on a Street by Street basis
with the trees specific to each street as noted here.The trees are noted two
per developed lot with four trees per exterior corner lot and one tree per
interior corner lot. The ground cover will be placed at appropriate intervals
using their anticipated mature size to determine spacing and the lineal
footage of park strip after curb cut for quantities. The Home Owners
Association intends that there be an equal number of each individual tree as
defined per street. PLEASE NOTE TREES AS SHOWN ARE MATURE SIZE
AND WILL NOT BE REALIZED FOR A SIGNIFICANT NUMBER OF YEARS.
3. Open spaces are a combination of wildland grasses, fire and deer resistant
native plants of appropriate size and scale, and trees. These areas are to be
available visually and in some instances physically and are to add to the
aesthetic while balancing the constructed portions of the site. They are
further defined on a subsequent sheet.
4. General preparation of site to include:
A. Eradication of weeds through the certified application of herbicides,
allowing adequate time for affect.
B. Removal, from site, of all existing surface rock and/or debris in planting
beds.
5. All shrub beds to be finish raked to a smooth condition prior to mulching.
6. Organic mulch to be placed in all park strip beds to a depth of 3".
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PLANTING

GENERAL CONSTRUCTION NOTES

1. Plant material to be provided in accordance with species, sizes and quantities indicated
below. Substitutions to be made with the approval of landscape architect.
2. No planting to proceed until irrigation system is fully functioning in the area to be planted.
3. All plant holes to be dug 2 times the volume of their root ball size. Backfill shall consist of
1/3 organic mulch, 2/3 top soil, micorrhizae supplement and 16-16-16 fertilizer as follows.
1gal
1oz
3-5gal 2oz
larger 4oz
4. Plant upright and face to give best appearance or relationship to plants, structures and
predominant viewing angle. Trees are to be planted so as to be straight up and down
without the assistance of staking. Staking is solely for support against outside forces.
5. Loosen and remove twine binding and burlap from around top of each root ball.
Scarify root balls of plants exhibiting a root bound condition, being careful not to damage
the root balls integrity. Stake and guy trees immediately after this work.
6. Place and compact backfill soil mixture carefully to avoid injury to roots, and fill all voids.
7. When hole is 2/3 filled with soil, completely soak and allow water to soak away at least two
times or more, as necessary to completely water individual plants.
8. Guarantee plant materials and related workmanship of installation, beginning after written
acceptance of work, for one year.
A. Replace plant material not surviving or in poor condition during guarantee period.
B. Perform all replacement work in accordance with original specifications at no
additional cost to Owner.
C. Damage or loss of plant materials due to vandalism, freezing or acts of neglect by
others, is exempt from Contractor's replacement responsibility.

COORDINATION WITH THE EXCAVATING CONTRACTOR,
GENERAL CONTRACTOR AND CIVIL PLANS IS IMPERATIVE.
1. General preparation of site to include:
A. Eradication of weeds through the certified application of herbicides, allowing
adequate time for kill.
B. Removal, from site, of all existing surface rock in planting beds.
2. All shrub beds to be finish raked to a smooth condition prior to mulching.
3. Place medium dark Multi-bark in all shrub beds to a depth of 3"
4. Plan is diagrammatic and measurements should be confirmed on-site. Any changes are
the responsibility of the contractor to co-ordinate with the owners representative.
6. INCLUDE 365 DAYS OF MAINTENANCE from the day of acceptance. Including but not
limited to:
A. Maintain planting area in a healthy, weed free condition through a minimum of
bi-weekly visits.
B. Replace any material showing signs of stress.
C. Monitor irrigation for correct timing.
D. Provide owner with complete list of instructions for continued care at the end of the
maintenance period.

Stake every 5' with 2x2 PT
stakes 12" long and attach
using 1" Galv. deck screws,
Bender steel, 3" x 1/8", 2" set
above grade at edge of path.

GRADING
Adjacent Final Grade

Plant to Insure
Root Crown is
1 1/2" above
surrounding grade
Backfill with blend
of soil as noted

2994 Wells Fargo Rd
Central Point, Or 97502
541-664-7055
madaradesign@yahoo.com
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Botanical Name

Landscape Architecture,
Design & Consultation

Common Name

Madara Design Inc

PLANT LIST

Tree ties 4'
from ground
Chain Lok or equal
Staple to stake
2x2 -8'l. stakes
2 per tree

Sidewalk
Dig hole 2 times
the size of root ball

DECIDUOUS TREE PLANTING DETAIL

Rootball to be equal to
1/2" above grade
Backfill with blend 1/3
organic mulch, 2/3
native soil, & 2oz
of 16-16-16 fertilizer
Dig hole 2 times the
size of root ball

SHRUB PLANTING DETAIL

1. All planting beds to be excavated to a minimum depth of 12" or deeper as determined by
surrounding concrete and hardscapes.
2. Fill planters with approved top soil or equal as determined by certified soil testing. Fill
with sufficient excess to allow for 25% compaction to achieve final grade. IE-16" of loose
fill required for 12" depth after settling.
3. Placement of any soil to be done in coordination with suitable weather condition so as to
prevent damage to soil structure.
4. Sub-grading and final grade to consist of to a smooth even grade, no undulation greater
than plus or minus 1" within any 10 lineal feet of distance.
5. All sub-grades to be adequately firm without being overly compacted.
6. Once subgrade is established the Landscape Contractor is to add mature compost at a
rate of 3 cu yds per 1,000 sq ft. and then rip to blend with top soil to a depth of 8"
As an alternative, pre blended soil matching the specification may be used in place of
blending on site.
7. Finish grade, after settling, in shrub areas to be a smooth even grade mounded 3" high
in the middle of beds and ending 3" below surrounding areas. All finish grading to promote
positive drainage away from structures and to be done in such a way as to eliminate
puddling or collection of water.
8. Landscape contractor responsible for addressing any drainage problems encountered
during the course of construction, with Landscape Architect.
5. SEE CIVIL ENGINEERS DRAWINGS FOR ADDITIONAL GRADING INFORMATION
PARTICULARLY WITHIN THE TREATMENT SWALE

3" depth of 1/2-1/4" crushed
clean gravel over compacted base
Non-woven filter fabric
Width as noted above for pathways. Remaining
open space of Gravel as scaled on plans.

BENDER STEEL EDGED GRAVEL
PATHWAY & OPEN SPACE

DESCRIPTION

RRD
RRD

IRRIGATION
1. An automatic irrigation system to be provided for all newly landscaped areas.
2. All materials are to be new and in original condition.
3. Irrigation system to be isolated from potable water by an approved backflow device
installed to local and state standards.
4. No Zone to exceed 15PGM in total water usage.
5. Place manual drain valves as needed at low points in mainline
6. Mainline should be located in area with least conflict with surrounding utilities.
7. All drip zones to use PVC laterals to locate a point of connection in each individual planting
bed. Locations of lateral risers no more than 100' apart.
8. Shrub areas to be irrigated by drip irrigation
A. All surface drip tubing to be 1/2" poly tubing. Tubing ends to have removable caps.
Tubing to buried a minimum of 3-5" and held down every 5' with J-stakes.
B. Rain Bird XB-10 Emitters to be placed at the outside edge of root zones
of plants at the following rate
1-2g plants 2- 1GPH emitters placed on opposite sides of root ball
3-5g. plants 3- 1GPH emitters placed on opposite sides of root ball
Larger material 5- 1GPH emitters spaced equally around perimeter of
root ball
C. All Drip zones to include a 150 mesh filter and 30psi pressure regulator
9. All trenching to be a minimum of 15" deep. Backfill is to be clean and free of any material
larger than 1 1/2" in diameter. Backfill shall be adequately compacted and guaranteed
against further settling
10. All lateral pipe shall be PVC sc40 and 1" minimum EXCEPT AS NOTED
11. Include Hunter Node Control Clock with station capacity as needed. Locate in Valve Box
housing control valves
12. Control wires are to be a minimum of 14ga and spliced with water proof connections only
and located in a standard valve box.
13. Sleeving to be provided under all hardscapes by general contractor for irrigation purposes.
14. Irrigation system to be guaranteed against defective material or workmanship for one year
from the date of final acceptance. Damage or loss due to vandalism, freezing or acts of
neglect by others, is exempt from Contractor's replacement responsibility.
17. Provide owner with an accurate as-built locating all valves, wire splices, main line and any
sleeving.
18. Provide owner with preliminary watering schedule for the established landscape.
19. Provide owner with complete set of written instructions for operation of sprinkler
system including spring start up, clock operation, and winterization.
20. Walk owner through the entire new portion of system describing the operating instructions.
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TABLE N1101.1(2)
ADDITIONAL MEASURES

TABLE N1101.1(1)
PRESCRIPTIVE ENVELOPE REQUIREMENTSa

BUILDING COMPONENT

Exterior walls - U-0.057/R-23 intermediate or R-21 advanced,
Framed floors - U-0.026/R-38, and
Windows - U.028 (average UA)
Upgraded features

3

Exterior walls - U-0.055/R-23 intermediate or R-21 advanced,
Flat ceilinge - U-0.017/R-60, and
Framed floors - U.026/R-38
Super Insulated Windows and Attic OR Framed Floors

4

Windows - U-0.022 (Triple Pane Low-e), and
Flat ceilinge - U-0.017/R-60 or
Framed floors - U.026/R-38
Air sealing home and ducts

5

6

Mandatory air sealing of all wall coverings at top plate and air sealing checklistf, and
Mechanical whole-building ventilation system with rates meeting M1503 or ASHRAE 62.2, and
All ducts and air handlers contained within building enveloped or
All ducts sealed with masticb
High efficiency thermal envelope UAg
Proposed UA is 8% lower than the code UA

TABLE N1101.1(2)
ADDITIONAL MEASURES
Conservation Measure (Select One)
High efficiency HVAC systema

A

Gas-fired furnace or boiler AFUE 94%, or
Air source heat pump HSPF 9.5/15/0 SEER cooling, or
Ground source heat pump COP 3.5 or Energy Star rated
Ducted HVAC systems within conditioned space

B
C

All ducts and air handlers contained within building enveloped

Cannot be combined with Measure 5
Ductless heat pump
Ductless heat pump HSPF 10.0 in primary zone of dwelling
High efficiency water heaterc

D

Required
Performance

Equivalent
Valueb

Wall insulation-above grade

U-0.059c

R-21 Intermediatec

Wall insulation-below gradee

C-0.063

R-15/R-21

Flat ceilingsf

U-0.021

R-49

Vaulted ceilingsg

U-0.033

R-30 Rafter or
R30Ag,h Scissor Truss

Underfloors

U-0.033

R-30

Slab edge perimeter

F-0.520

R-15

Heated slab interiori

n/a

R-10

U-0.30

U-0.30

n/a

n/a

Skylightsl

U-0.50

U-0.50

Exterior doorsm

U-0.20

U-0.20

Exterior doors with > 2.5 ft2 glazingn

U-0.40

U-0.40

n/a

R-8

Exterior walls - U-0.045/R-21 cavity insulation + R-5 continuous
Upgraded features

2

STANDARD BASE CASE

Natural gas/propane water heater with UEF 0.85 OR
Electric heat pump water Tier 1 Northern Climate Specification Product

For SI: 1 square foot = 0.093 m, 1 watt per square foot = 10.8 W/m2.
a.
Appliances located within the building thermal envelope shall have scaled combustion air installed.
Combustion air shall be directly from the outdoors.
b.
All duct joints and seams sealed with listed mastic; tape is only allowed at appliance or equipment
connections (for service and replacement). Meet sealing criteria of Performance Tested Comfort
Systems program administered by the Bonneville Power Administration (BPA).
c.
Residential water heater less than 55 gallon storage volume.
d.
A total of 5 percent of an HVAC system's ductwork shall be permitted to be located outside of the
conditioned space. Ducts located outside the conditioned space shall have insulation installed the
required in this code.
e.
The maximum vaulted ceiling surface are shall not be greater than 50 percent of the total heated
space floor are unless vaulted are has a U-factor no greater than U-0.026.
f.
Continuous air barrier. Additional requirement for sealing of all interior vertical wall covering to top
plate framing. Sealing with foam gasket, caulk or other approved sealant listed for sealing wall
covering material to structural material (example: gypsum board to wood stud framing).
g.
Table N1104.1(1) Standard base case design, Code UA shall be at least 8 percent less than the
Proposed UA. Building with fenestration less than 15 percent of the total vertical wall area may
adjust the Code UA to have 15 percent of the wall area as fenestration.

Windowsj
Window area limitationj,k

Forced air duct insulation

For SI: 1 inch = 25.4 mm, 1 square foot = 0.0929 m2 , 1 degree = 0.0175 rad, n/a = not applicable.
a.
As allowed in Section N1104.1, thermal performance of a component may be adjusted provided that overall heat loss
does not exceed the total resulting from conformance to the required U-factor standards. Calculations to document
equivalent heat loss shall be performed using the procedure and approved U-factors contained in Table N1104.1(1).
b.
R-values used in this table are nominal for the insulation only in standard wood framed construction and not for the
entire assembly.
c.
Wall insulation requirements apply to all exterior wood framed, concrete or masonry walls that are above grade. This
includes cripple walls and rim joist areas. Nominal compliance with R-21 in and Intermediate Framing (N1104.5.2) with
insulated headers.
d.
The wall component shall be a minimum solid log or timber wall thickness of 3.5 inches (90mm).
e.
Below-grade wood, concrete or masonry walls include all walls that are below grade and do not include those
portions of such wall that extend more than 24 inches (609.6 mm) above grade. R-21 for insulation in framed cavity;
R-15 continuous insulation.
f.
Insulation levels for ceilings that have limited attic/rafter depth such as dormers, bay windows or similar architectural
features totaling not more than 150 square feet2 (13.9m2) in area may be reduced to not less than R-21. When
reduced, the cavity shall be filled (except for required ventilation spaces). R-49 insulation installed to minimum 6inches depth at top plate at exterior of structure to achieve U-factor.
g.
Vaulted ceiling surface area exceeding 50 percent of the total heated space floor are shall have a U-factor no
greater than U-0.026 (equivalent to R-38 rafter or scissor truss with R-38 advanced framing).
h.
A = Advanced frame construction. See Section N1104.6.
i.
Heated slab interior applies to concrete slab floors (both on and below grade) that incorporate a radiant heating
system within the slab. Insulation shall be installed underneath the entire slab.
j.
Sliding glass doors shall comply with window performance requirements. Windows exempt from testing in accordance
with Section NF1111.2, Item 3 shall comply with window performance requirements if constructed with thermal break
aluminum or wood, or vinyl, or fiberglass frames and double-pane glazing with low-emissivity coatings of 0.10 or less.
Buildings designed to incorporate passive solar elements may include glazing with a U-factor greater than 0.35 by
using Table N1104.1(1) to demonstrate equivalence to building envelope requirements.
k.
Reduced window area may not be used as a trade-off criterion for thermal performance of any component.
Exception: Table N1101.1(2), Envelope Measure 6: calculation allows baseline case 15 percent of total wall area
as window are of less than 15 percent.
l.
Skylight area installed at 2 percent or less of total heated space floor area shall be deemed to satisfy this
requirement with vinyl, wood or thermally broken aluminum frames and double-pane glazing with low-emissivity coatings.
Skylight U-factor is tested in the 20-degree (0.35 rad) overhead plane in accordance with NFRC standards.
m.
A maximum of 28 square feet (2.6 m2) of exterior door area per dwelling unit can have a U-factor of 0.54 or less.
n.
Glazing that is either double pane with low-e coating on one surface, or triple pane shall be deemed to comply with
this U-0.30 requirement.
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BUILDING CODE
DESIGNED PER:
2017 OREGON RESIDENTIAL SPECIALTY CODE

GENERAL FRAMING NOTES:
(See Structural & Architectural Sheets for add'l information)
FIRST FLOOR

9'-1 1/8" HEIGHT

SECOND FLOOR

FLOOR7/8" PLY 11-7/8"JOIST

8'-1 1/8" HEIGHT

FLOOR7/8" FLOOR SHEATHING
14"x1 3/4" JOIST SIZE
16" & 24" JOIST SPACING
R-38 INSULATION VALUE
WALL1/2" WALL SHEATHING
24" STUD SPACING
R-23 INSULATION VALUE

WALL1/2" WALL SHEATHING
24" STUD SPACING
R-23 INSULATION VALUE
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AREA CALCS:
LOWER FLOOR
MAIN FLOOR
UPPER FLOOR
TOTAL

=
=
=
=

98
1125
1187
2410

SQ.
SQ.
SQ.
SQ.

FT.
FT.
FT.
FT.

GARAGE

=

522

SQ. FT.

SHEET

Cover
Sheet

A0

Email:
edrafting@hotmail.com

PLATE HEIGHT
PLATE HEIGHT
BEAM PER PLAN

COLUMN CAP SIMPSON
LCE BEAM TO COLUMN

WRAPPED BEAM PER PLAN
COLUMN CAP SIMPSON
LCE BEAM TO COLUMN

5/4 HARDIETRIM WRAP
FULL HT ON ALL SIDES
OF COLUMN

5/4 HARDIETRIM WRAP
FULL HT ON ALL SIDES
OF COLUMN

8' - 1 1/8"

5/4X4 HARDIETRIM

5/4x4 BASE W/ 10°
BEVEL CUT ON
TOP - OPTIONAL SEE ELEVATIONS

5/4X4 HARDIETRIM
BELLY BAND

5/4x8 HARDIETRIM
BASE

5/4X10 HARDIETRIM
BELLY BAND

HARDIE TRIM CAP

5/4x8 HARDIETRIM BASE

OPT. STONE VENEER

COLUMN BASE SIMPSON
APU POST TO FOOTING

FLASHINGS

COLUMN BASE SIMPSON
APU POST TO FOOTING

FINISH FLOOR LINE

35' - 10 3/4"

5/4x6 BASE W/ 10°
BEVEL CUT ON TOP
HARDIETRIM AT COLUMN
BASE

5/4x4 BASE W/ 10°
BEVEL CUT ON
TOP - OPTIONAL SEE ELEVATIONS

PLAN VIEW

HARDIETRIM WRAP
FULL HT ON ALL SIDES
OF COLUMN
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HARDIETRIM
COLUMN CAP
P.T. COLUMN
PER PLAN

P.T. 6x6 COLUMN (UNO)

RAISED 1" P.T. BLK

PLAN VIEW

GRADE
KNEE BRACE

FINISH FLOOR LINE

9' - 1 1/8"

GRADE

Exterior Column Detail

Exterior Column w/ Stone Detail

1/2" = 1'-0"

1/2" = 1'-0"

SMOOTH
HARDIEPANEL WITH
B&B BATTENS

5/4X12 HARDIETRIM
BELLY BAND

OPT. GLASS IN
GARAGE DR

1X4 HARDIETRIM
STRUCTURAL P.T.
POST W/ WRAPPED
TRIM - REFER TO
COLUMN DETAIL

5/4x4" SPF TRIM W/
2x3 CAP SLOPPED
FOR DRAINAGE

1' - 0"
OPT. STONE VENEER

1x10 BARGE
5/4 TRIM
4X4 CORBEL

-

2410 SF.

1/4" = 1'-0"

2X4 BRACE

2X4 KNEE-BRACE
BACKING
SIDING

Knee Brace Detail
1" = 1'-0"

5/4X6 HARDIETRIM

9"

Front Elevation

1' - 6"

8' - 1 1/8"
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Elevations

1/8" = 1'-0"

Right Elevation
1/8" = 1'-0"

Left Elevation
1/8" = 1'-0"
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ANCHOR BOLTS:
WALL FRAMING

ANCHOR BOLTS MUST BE SPACED A MAXIMUM OF 6 FEET (1829
MM) ON CENTER. THERE SHALL BE A MINIMUM OF TWO BOLTS
PER PLATE SECTION I WITH ONE BOLT LOCATED NOT MORE THAN
12 INCHES (305 MM) OR LESS THAN SEVEN BOLT DIAMETERS
FROM EACH END OF THE PLATE SECTION. IN SEISMIC DESIGN
CATEGORIES DL AND D2, ANCHOR BOLTS SHALL ALSO BE
SPACED AT 6 FEET (1829 MM) ON CENTER AND LOCATED WITHIN
12 INCHES (305 MM) FROM THE ENDS OF EACH PLATE SECTION
AT INTERIOR BRACED WALL LINES WHEN REQUIRED BY SECTION
R602.10.9 TO BE SUPPORTED ON A CONTINUOUS FOUNDATION.
BOLTS SHALL BE AT LEAST 1/2 INCH (12.7 MM) IN DIAMETER AND
SHALL EXTEND A MINIMUM OF 7 INCHES (178 MM) INTO MASONRY
OR CONCRETE. INTERIOR BEARING WALL SOLE PLATES ON
MONOLITHIC SLAB FOUNDATIONS SHALL BE POSITIVELY
ANCHORED WITH APPROVED FASTENERS. A NUT AND WASHER
SHALL BE TIGHTENED ON EACH BOLT TO THE PLATE. SILLS AND
SOLE PLATES SHALL BE PROTECTED AGAINST DECAY AND
TERMITES WHERE REQUIRED BY SECTIONS R318 AND R319.

PRESSURE TREATED PLATES ON
CONCRETE ANCHORED WITHIN 12"
TYP. EACH CORNER AT 4'-0" O.C. AT
2-STORY EACH CORNER AT 6'-0"
O.C. AT 1-STORY

8" MIN.

8. COVER ENTIRE CRAWLSPACE WITH 6 MIL BLACK "VISQUEEN" AND EXTEND UP FDTN.
WALLS TO P.T. MUDSILL.
9. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE TREATED OR PROTECTED
WITH 55# ROLL ROOFING. MIN.

13. FLOOR SHEATHING PER SPECS ON 4x8 BEAMS U.N.0. BY ENGINEER
14. 4" CONCRETE SLAB W/ 6x6 10/10 W.W.M. OVER 6 MIL VAPOR BARRIER, ON 6"
COMPACTED GRANULAR FILL: SLOPE TO ENTRANCE.

6' - 4"

FB

3/8" = 1'-0"
24"x24"x12"
FTG.
TYP

28"x28"x12"
FTG.

24"x24"x12"
FTG.

10' - 11 1/2"

12. WATERPROOF BASEMENT WALLS BEFORE BACKFILLING PROVIDING A 4 IN. DIA.
PERFORATED DRAIN TILE BELOW THE TOP OF THE FOOTING (SEE BUILDING SECTIONS).

6' - 4"

28"x28"x12"
FTG.

UNDER-FLOOR AREAS SHALL HAVE A NET AREA OF
NOT LESS THAN 1 SQ. FT. OF VENTILATION FOR EACH
150 SQ. FT. OF UNDER-FLOOR AREA. THE UNDER
FLOOR AREA = 98 S.F. / 150 = 0.7 S.F. OF REQ'D
VENTING AREA. USING 8"X14" SCREENED VENTS
PROVIDES 0.68 S.F. OF VENTING FOR EACH VENT.
0.7 S.F. / 0.68 S.F. = (1) 8"X14" VENTS REQUIRED.

11. PROVIDE CRAWLSPACE DRAIN AT LOW POINT

6' - 4"

Step Foundation Ftg. Detail

CRAWLSPACE VENTILATION:

10. BEAM POCKETS IN CONCRETE TO HAVE 1/2" AIRSPACE AT SIDES AND ENDS WITH A
MINIMUM BEARING OF 3 IN.

24"x24"x12"
FTG.

Brian Emrich:
360-909-4582

SEE TYP. WALL SECTION
FOR FOUNDATION DESIGN

7. EXCAVATE SITE TO PROVIDE A MINIMUM OF 18 IN. CLEARANCE UNDER ALL GIRDERS.

19' - 0"

17' - 11 1/2"

6. WIRE MESH TO BE A-185.

10' - 9 1/4"

7' - 2 3/4"

5. CONCRETE SIDEWALKS TO HAVE 1/2" TOOLED JOINTS AT 5 FT. (MINIMUM) O.C.

2 3/4"

PONY WALL FRAMING
TO MATCH WALL
FRAMING ABOVE

2
MAX 1

10' - 8 3/4"

4. CONCRETE SLABS TO HAVE CONTROL JOINTS AT 25 FT. (MAXIMUM) INTERVALS EA. WAY.

30' - 0"

2 3/4"

BASEMENT WALLS & FOUNDATIONS
NOT EXPOSED TO WEATHER : 2500 PSI
BASEMENT & INTERIOR
SLABS ON GRADE : 2500 PSI
BASEMENT WALLS & FOUNDATIONS
EXPOSED TO THE WEATHER : 3000 PSI W 5 TO 7% ENTRAINED AIR
PORCHES, STEPS & CARPORT
SLABS EXPOSED TO WEATHER : 3000 PSI W 5 TO 7% ENTRAINED AIR

GRADE

6' - 9 1/4"

3. ANY FILL UNDER GRADE SUPPORTED SLABS TO BE A MINIMUM OF 4" GRANULAR
MATERIAL COMPACTED TO 95%.

RIM JOIST

4'-0" MAX BACKFILL W/O
ADDITIONAL
4' - 0"DESIGN 8"

2. SOIL BEARING PRESSURE ASSUMED TO BE 1500 PSF.

.

1. FOOTINGS ARE TO BEAR ON UNDISTURBED LEVEL SOIL DEVOID OF ANY ORGANIC
MATERIAL AND STEPPED AS REQUIRED TO MAINTAIN THE REQUIRED DEPTH BELOW THE
FINAL GRADE.

18" MIN.

FOUNDATION NOTES:

15. BLOCK OUT FOR FURNACE (15")

3/4" = 1'-0"

3030-2410A2410A-GU-2L
DRAWN BY:
E-DRFT

Ftg/Fndn @ Garage

24"X48"18"
FTG.

24"X48"18"
FTG.

2 3/4"

16' - 3"

9' - 6 1/4"

1' - 9 3/4"

10X6 POST
55# A.S. FELT
24"X24"X12" PAD

SIDE VIEW

Joist Detail
3/4" = 1'-0"

16' - 7"

24"x24"x12"
FTG.

SCALE :
A s i n di c at e d
PLOT DATE :

1/19/2021
5:44:19 PM
9' - 11 1/2"
11' - 7 1/4"

30' - 0"

GROUNDING ELECTRODES:
R.403.1.8 GROUNDING ELECTRODES. WHEN CONCRETE
REINFORCING BARS ARE INSTALLED IN CONCRETE
FOOTINGS, THE FOLLOWING REQUIREMENTS SHALL BE MET
TO PROVIDE FOR A GROUNDING ELECTRODE SYSTEM:
1. UNCOATED NO. 4 REINFORCING BAR INSTALLED
NOT LESS THAN 3 INCHES (76MM) FROM THE
BOTTOM OF THE FOOTING AND NOT LESS THAN 20
FEET (6096MM) IN LENGTH ENCASED WITH A MINIMUM
OF 2 INCHES (51MM) OF CONCRETE.
2. AN UNCOATED NO. 4 REINFORCING BAR STUBBED
UP AT LEAST 12 INCHES (305MM) ABOVE THE
FLOOR PLATE LINE AND TIGHTLY ATTACHED TO THE
REINFORCING BAR LOCATED IN THE FOOTING. THE
SPLICED LAP OF THE STUBBED BAR SHALL BE A
MINIMUM OF 12 INCHES (305MM).

2 1/2"

2"
1' - 7 3/4"

7/8" PLY WD
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FILE NAME :

16'-3" BLOCK OUT FOR GARAGE DOOR

6" STEM WALL AT ONE STORY
8" STEM WALL AT TWO STORY
(OR JOIST BEARING)

2"

GUSSET EA. SIDE AT SPLICE
SPLICE GUSSET TO BE 2-3x
THE POST WIDTH

24' - 0 1/2"

PROVIDE 3" MIN. BEARING ON
COMP SHINGLE W/ 1/2" AIR SPACE
AT END AND SIDES

24"x24"x12"
FTG.

6X10 BM

15' - 8 3/4"

PROVIDE 18" MIN. CLEAR FROM
BEAM TO GRADE AND COVER
ENTIRE AREA W/ 6 MIL. BLACK
POLY. (TYP.)

3/4" = 1'-0"

11-7/8" JOIST AT 24" O.C.

8' - 3 3/4"

DBL JOIST

13' - 0"

12"X6" ONE STORY
16"X8" TWO STORY

COVER ENTIRE AREA
WITH 6 MIN. "VISQUEEN"

Foundation Detail

36"x36"x12"
FTG.
W/ 3 #4 EW

3' - 11 1/2"

8
S2

6" WIDE STEM WALL AT ONE STORY
8" WIDE STEM WALL AT TWO STORY
(OR JOIST BEARING)

24" MIN.

12"X6" ONE STORY
16"X8" TWO STORY

18" MIN.

MIN. BEAM BRG. 3"
W/ 1/2" AIR SPACE
EACH SIDE

9' - 11 1/2"

4" CONC. SLAB SLOPE
1/8" PER FOOT

MIN.

4" CONC. SLAB W/
MIN. 4" COMPACTED
GRANULAR FILLSLOPE TO DRAIN

GRADE

STEAL
REINFORCEMENT
PER ENGINEER
SPECS

36"x36"x12"
FTG.
W/ 3 #4 EW

1/2"Ø X10" ABs

INSL. R-30

20' - 0 1/2"

2' - 0"

(1) #4 BAR AT
TOP AND BOTTOM

2X6 P.T. PLT W/ 5/8" ~
A.B. @ 48" O.C. U.N.O
ON SHEARWALL SCHED.

NAIL'G PER
SHEARWALL SCHED.

6"

2x6 P.T. SILL W/1/2"DIA. x10" A.B. BOLT
AT 4' O.C. AND MIN OF 2 BOLTS PER PIECE
AND 1 WITHIN 12" OF CORNERS
(UNLESS NOTED BY OTHERS)

EXTERIOR WALL PER
GENERAL NOTES

11' - 0"

SIDING PER ELEVATION/
BLDG. PAPER/
PLYWD. PER
SHEARWALL SCHED.

2x WALL WITH R-23
INSULATION

11' - 0 1/2"

1/2" GYP. BD.

22' - 0 1/2"

1/2" GYP'BRD

SIDING PER ELEVATION
ON APPROVED HOUSE
WRAP ON 7/16" OSB

42' - 0"

16. USE 4" CMU. BELOW GRADE AT BRICK VENEER AREAS. WIDEN FOOTING 6" AT
VENEERED AREAS. - SEE PLAN FOR LOCATION

Foundation Plan
1/4" = 1'-0"

REFER TO THE MANUFACTURES JOIST LAYOUT
FOR EXACT LAYOUT AND SPECIFICATIONS.

Written dimensions on these drawings
shall have precedence over scaled
dimensions. Contractor shall assume
responsibility for all dimensions and
conditions on the job. The designer
must be notified and consent to any
variations from dimensions set forth
herein. The type of exterior finish, the
installation and waterproofing details
are all to be the full responsibility of
the owner/builder. This Designer
assumes no responsibility for the
integrity of the building envelope. This
document is the property of E Drafting
Corp. No reuse or reproduction is
allowed without the written consent
from E Drafting Corp.

SHEET

Foundation
Layout

A2

Email:
edrafting@hotmail.com

GENERAL FLOOR PLAN NOTES:

CEILING VENTILATION:

DW

110V

7. TOP OF HANDRAILS SHALL BE PLACED AT 38" ABOVE THE
NOSING OF TREADS & LANDINGS THE NOSING OF TREADS AND
LANDINGS. HANDRAILS SHALL BE CONTINUOUS THE FULL LENGTH
OF THE STAIRS. THE HANDGRIP PORTION SHALL NOT BE LESS
THAN 1 1/4" NOR MORE THAN 2" IN CROSS-SECTIONAL DIMENSION.
PROVIDE A SMOOTH SURFACE WITH NO SHARP CORNERS.
HANDRAILS PROJECTING FROM A WALL SHALL HAVE A SPACE
NOT LESS THAN 1 1/2" BETWEEN THE WALL AND THE HANDRAIL.

S.D.

SMOKE & CARBON MONOXIDE COMBO DETECTORS
REQUIRED AS SHOWN ON THE PLANS. DETECTORS
TO BE INTERCONNECTED AND POWERED BY
PREMISE WIRING AND HAVE BATTERY BACKUP.

COOKTOP

OVEN

OPTIONAL HOMEWORK
NICHE OR EXTRA DEEP
MASTER CLOSET

LINEN

Brian Emrich:
360-909-4582

6. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE
TREATED.

5' - 11 1/2"

5. FIREBLOCK ALL PLUMBING PENETRATIONS AND STAIR RUNS

3/0X2/0 FXD

4. WINDOWS WITH A PANE LARGER THAN NINE SQUARE FEET,
HAVING A BOTTOM EDGE CLOSER THAN 18 INCHES TO THE
FLOOR AND A TOP EDGE HIGHER THAN 36 INCHES ABOVE THE
FLOOR SHOULD BE TEMPERED.

2' - 10"

3. WINDOWS IN ENCLOSURES FOR BATHTUBS, SHOWERS, HOT
TUBS, WHIRLPOOLS, SAUNAS AND STEAM ROOMS WHERE THE
GLASS IS WITHIN 60 INCHES ABOVE A DRAIN INLET SHOULD BE
TEMPERED.

3' - 1 1/2"

2. WINDOWS THAT ARE BOTH WITHIN 24 INCHES OF A DOOR IN A
CLOSED POSITION AND WITHIN 60 INCHES OF THE FLOOR
SHOULD BE TEMPERED.

REF.

THE NET FREE VENTILATING AREA SHALL NOT BE
LESS THAN 1/150 OF THE AREA OF SPACE TO BE
VENTILATED, EXCEPT THAT THE AREA MAY BE
1/300, PROVIDED AT LEAST 50% OF THE REQUIRED
VENTILATING AREA IS PROVIDED BY VENTILATORS
LOCATED IN THE UPPER PORTION OF THE SPACE TO
BE VENTILATED AT LEAST 3 FEET ABOVE EAVE
VENTS WITH THE BALANCE OF THE REQUIRED
VENTILATION PROVIDED BY EAVE VENTS. THE
OPENINGS SHALL BE COVERED WITH CORROSIONRESISTANT METAL MESH WITH MESH OPENINGS OF
1/4" IN DIMENSION.

1. WINDOW SIZES & ROUGH OPENINGS TO BE VERIFIED BY
CONTRACTOR.

10' - 8"

8. PREFABRICATED FIREPLACES, CHIMNEYS AND RELATED
COMPONENTS TO BEAR U.L. OR I.C.B.O. SEAL OF APPROVAL AND
TO BE INSTALLED PER MANUFACTURER'S SPECIFICATION.

Opt. Gourmet Kitchen

FAN
V.T.O.S

1/4" = 1'-0"

OREGON STATE:
50 CFM FAN TOILET COMPARTMENTS
80 CFM FAN BATHING & SPA AREAS

9. ELEV. OF FLOOR OR LAND'G 11/2" MAX (OR 73/4" MAX FOR
INSWING DR) BELOW THRESHOLD IS REQ'D FROM THE REQ'D EXIT
DOOR. WHERE DOOR IS NOT THE REQ'D EXIT DOOR A STAIRWAY
OF 2 OR FEWER RISERS IS PERMITTED WHERE DOOR DOES NOT
SWING OVER RISER.

Opt. Niche
1/4" = 1'-0"

VENT ALL TO OUTSIDE
30' - 0"
10' - 9 1/2"

19' - 2 1/2"
6' - 9"

5' - 8 1/2"

30' - 0"

5' - 1"

3' - 8 1/2"

5' - 7 1/2"

6' - 10"

3' - 0 1/2"

3' - 4 1/2"

1

2' - 6 1/4"

2' - 9 1/4"

3' - 0"

6' - 8"

2' - 6 1/2"

12' - 5 1/2"

2' - 3"
2' - 9"

3' - 0"
8' - 0 1/2"

1' - 9 3/4"

16' - 7"
30' - 0"

Lower Floor Plan
1/4" = 1'-0"

-

97SF.

1' - 10 1/2" 3' - 9 1/2"

5' SKNG
TUB UNIT
W/ 21"
TILE
PLATFORM
(2) 3/0X5/0 SH
(MULLED)

3' - 0"
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12' - 3 1/4"
11' - 2"

2' - 11"

43' - 0"
17' - 0 3/4"

HALF WALL

14/0x14/0

2/6X6/8

5' - 9 1/2"

8' - 3"

W
D

4' - 1"

OPEN
TO BELOW

M. BDRM

(2)
2/6X2/6
FXD

1/19/2021
5:44:21 PM

DN

3' - 11"

S.D.

2' - 9 1/2"

PLOT DATE :

HALF WALL

9' - 4 3/4"

110V

14' - 3 1/2"

Written dimensions on these drawings
shall have precedence over scaled
dimensions. Contractor shall assume
responsibility for all dimensions and
conditions on the job. The designer
must be notified and consent to any
variations from dimensions set forth
herein. The type of exterior finish, the
installation and waterproofing details
are all to be the full responsibility of
the owner/builder. This Designer
assumes no responsibility for the
integrity of the building envelope. This
document is the property of E Drafting
Corp. No reuse or reproduction is
allowed without the written consent
from E Drafting Corp.

SHEET
(2)

5' - 6"

E-DRFT

1/4" = 1'1'-0"

19' - 6 3/4"

1' - 2"

2/6X6/8

5' - 2"

DRAWN BY:
SCALE :

3/0X2/0 FXD

2/6X6/8

9 3/4"

2' - 4 1/2" 1' - 11"

2/8X6/8

FILE NAME :
3030-2410A2410A-GU-2L

110V

2' - 6"

6' - 3 1/2"

3' - 5 1/2"

6' - 6"

3/0X2/0 FXD

4/0X6/8 BI-PASS 4/0X6/8 BI-PASS

2/6X6/8

S&R
OPT. SINK

2/6X6/8

SHWR

5' - 3 1/2"

FAN
V.T.O.S

2/6X2/6 FXD

8' - 0"

Floor Plans

8' - 0"

30' - 0"

9' - 11 1/2"
11' - 7 1/4"

5'
TUB/SHWR

S.D.

7' - 8 1/2"
1' - 7 3/4"

5' - 4"

FAN
V.T.O.S

2/4X6/8

4' - 3"

7' - 8 1/2"

30' - 0"

1' - 1 1/2"
2' - 10 1/2"

12' - 11"
43' - 0"

42' - 0"

3' - 3 1/2"

5' - 3 1/2"

(2) 3/0X3/0 FXD

4' - 2 1/2"
6' - 9"

4' - 1"

UTILITY

3' - 10 3/4"

3' - 8 1/2"

1' - 11"

7' - 2 1/4"

2' - 9 1/2"

17' - 10"

UP

3' - 11 1/2"

FAN
V.T.O.S

1' - 8 1/2"

14' - 5 1/2"

3' - 5"

A7

FAN
V.T.O.S

M. BATH

5'
TUB/SHWR

2

3' - 5 1/2"

LINEN

2/0X2/0 FXD

(2) 3/0X3/0 FXD

HALF WALL

S.D.

11' - 1"

3/0X6/8 OPNG

2/0X6/8

1' - 8"
2/8X6/8

4' - 0"
2' - 4 1/2"

FAN
V.T.O.S

110V

UP

2/0X4/0 FXD

30"X22"
ATTIC
ACCESS

4"

2' - 4"
12' - 5 1/2"

S.D.

LINEN

11' - 2"

12' - 6 1/4"

- 1"

12/0X12/5

110V

5/0X6/8 BI-PASS

W.I.C.

DN

3' - 10 3/4"

4 4'
3

3/0X6/8

3/0X5/0 SH

2' - 0"

5

GUEST

2' - 0"

8"

6

2/8X6/8

3' - 3 1/2"

5' - 2 1/2"

7

SGL P&S

ENTRY

S.D.

12' - 5"

S.D.

110V

8

12' - 10 1/2"

OPT. BENCH

110V

15' - 3"

9' - 1 1/4"

9

(2) 3/0X3/0 FXD

1' - 0"

3' - 4"

10

2/8X6/8

11/11x11/6

OPT. UPPER
CABINETS AND SINK

OPT. NICHE SEE ABV

DW

13

2/6X6/8

S.D.

16

14

(2) 2/4X6/8

8' - 0 1/2"

3' - 0"
RANGE V.T.O.S

3' - 5 1/2"

REF.

2/6X6/8
2/6X6/8

15

11

2' - 0"

KITCHEN

A7

12

16/0X8/0 O.H. GARAGE DOOR

2

10' - 10 1/2"

2' - 4 1/4"

22' - 8 1/2"

20/0X22/3

16

PANTRY

2

110V

BDRM 3

S&R

8' - 0"

6' - 6"

FURN

7' - 4 1/2"

4' - 1"

S&R

42' - 0"
35' - 0"

5' - 10 1/2"

42' - 0"

9' - 5 1/2"

2/6X6/8

9' - 5 1/2"

42' - 0"

20' - 0 1/2"

12/1x11/6

OPTIONAL HOMEWORK
NICHE OR EXTRA DEEP
MASTER CLOSET

7' - 5 1/2"

6' - 4 1/2"

5/0X5/0 SLDR

2/6X6/8

12' - 0"

11/0X10/11

BDRM 4

4/0X6/8 BI-PASS

20' - 10 1/2"

(2) 3/0X3/0 FXD

11' - 5"

11' - 5"

30' - 0"

S&R

17' - 3 1/2"
10' - 3 1/2"

18/1X15/11

CRAWL SPACE

9' - 11 1/2"

51"H 2X4
MANTEL WALL

GREAT ROOM

DINING

6' - 4 1/4"

12' - 3 1/4"

GAS DIRECT VENT
F.P. INSTALL PER
MANUF. INSTRUC.

12' - 3 1/4"

6/0X6/10 SG DR
W/ 12" TRNSM

6' - 0 1/2"
5/0X5/0 SLDR

4' - 6 1/2"

7' - 0"

7' - 0"

COV'D PATIO

12' - 8 3/4"

4/0X2/0 FXD

2' - 5 1/2"

1

2' - 4 1/2"

6' - 4"

4/0X2/0 FXD

A7

12' - 4 1/2"

LINE OF UPPER FLOOR

5' - 11 3/4"

A7

4/0X6/8 BI-PASS

19' - 0"

GARAGE

3' - 5 1/2"

30' - 0"

11' - 0"

A7

1
A7

Main Floor Plan
1/4" = 1'-0"

-

1126 SF.
Upper Floor Plan
1/4" = 1'-0"

-

1187 SF.

A3

GENERAL NOTES:

1.

1.

3.

4.
5.

6.

7.

GROUNDING ELECTRODES:

8.

R.403.1.8 GROUNDING ELECTRODES. WHEN CONCRETE
REINFORCING BARS ARE INSTALLED IN CONCRETE
FOOTINGS, THE FOLLOWING REQUIREMENTS SHALL BE MET
TO PROVIDE FOR A GROUNDING ELECTRODE SYSTEM:
1. UNCOATED NO. 4 REINFORCING BAR INSTALLED
NOT LESS THAN 3 INCHES (76MM) FROM THE
BOTTOM OF THE FOOTING AND NOT LESS THAN 20
FEET (6096MM) IN LENGTH ENCASED WITH A MINIMUM
OF 2 INCHES (51MM) OF CONCRETE.
2. AN UNCOATED NO. 4 REINFORCING BAR STUBBED
UP AT LEAST 12 INCHES (305MM) ABOVE THE
FLOOR PLATE LINE AND TIGHTLY ATTACHED TO THE
REINFORCING BAR LOCATED IN THE FOOTING. THE
SPLICED LAP OF THE STUBBED BAR SHALL BE A
MINIMUM OF 12 INCHES (305MM).

9.

2.

3.
4.
5.
6.
7.

8.

ALL WORK SHALL BE DONE IN CONFORMANCE WITH THE LATEST EDITION OF LOCAL BUILDING CODE, ONE
AND TWO FAMILY DWELLING CODES AND ALL OTHER GOVERNING CODES, LAWS AND REGULATIONS.
SITE/CONSTRUCTION DOCUMENTS AND CONSTRUCTION PHASE: CONTRACTOR SHALL NOT SCALE THE
DRAWINGS, OR DETAILS. CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS AND CONDITIONS
AT THE JOBSITE. NOTIFY DESIGN AGENCY IN WRITING OF ANY SIGNIFICANT DEVIATIONS, ANY CHANGES TO
CONSTRUCTION DOCUMENTS OR IF ADDITIONAL DETAILS, SPECIFICATIONS ARE NEEDED FOR PROPER
EXECUTION OF THE WORK. ALSO NOTIFY DESIGN AGENCY IN WRITING IF THERE ARE ANY CORRECTIONS
OR CHANGES TO BE MADE TO THE CONSTRUCTION DOCUMENTS REQUIRED BY THE PLANNING/BUILDING
DEPARTMENT OFFICIALS. PLANS CORRECTION LIST OR COMMENTS (FROM THE PLANNING/BUILDING
DEPARTMENT OFFICIALS) MUST BE DELIVERED TO THE DESIGN AGENCY.
THE CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION OF ALL TRADES, INCLUDING ALL
ARCHITECTURAL, STRUCTURAL, MECHANICAL AND ELECTRICAL REQUIREMENTS.
MECHANICAL AND ELECTRICAL WORK IS ON A CONTRACTOR DESIGN/BUILD BASIS. COORDINATE ALL
ARCHITECTURAL AND STRUCTURAL WORK WITH MECHANICAL AND ELECTRICAL REQUIREMENTS.
ALL DIMENSIONS ARE TO THE FACE OF FRAMING MEMBERS UNLESS NOTED OTHERWISE. ALL EXTERIOR
WALLS TO BE 2x6 STUDS AT 16" O.C. , ALL INTERIOR WALLS TO BE 2x4 STUDS AT 16" O.C. UNLESS NOTED
OTHERWISE.
COORDINATE ALL ITEMS NOT SHOWN OR NOTED WITH OWNER AND/OR DESIGNER, INCLUDING BUT NOT
LIMITED TO FINISHES, COLORS, CABINETS, HARDWARE, FIXTURES, ETC...
SEAL OR WEATHER STRIP ALL EXTERIOR OPENINGS AND PENETRATIONS IN MANNER TO PREVENT
OUTSIDE AIR INFILTRATION AND MOISTURE FROM ENTERING STRUCTURAL AND OCCUPIED SPACES,
INCLUDING AROUND PLUMBING AND ELECTRICAL LINES AND EQUIPMENT PASSING THROUGH WALLS,
GUTTERS, DOWNSPOUTS, ETC...
IT IS THE GENERAL CONTRACTORS RESPONSIBILITY TO FOLLOW AND COORDINATE PER THE
MANUFACTURER'S PRINTED INSTRUCTIONS, SPECIFICATIONS AND INSTALLATION DETAILS THE
INSTALLATION OF ALL BUILDING PRODUCTS (INTERIOR AND EXTERIOR), FIXTURES, EQUIPMENT, ETC... OR
FOLLOW THE INDUSTRY STANDARD DETAILS FOR ALL THE CONDITIONS NOT SHOWN ON THE DRAWINGS
FOR PROPER EXECUTION OF THE WORK IN ACCORDANCE WITH THE CONSTRUCTION DOCUMENTS. THE
DESIGN AGENCY MUST BE NOTIFIED IN WRITING TO PROVIDE ADDITIONAL DETAILS, SPECIFICATIONS OR
INFORMATION PER REQUEST OF THE GENERAL CONTRACTOR OR OWNER FOR PROPER EXECUTION OF
THE WORK.

CONSTRUCTION PHASE:
THE DESIGNER SHALL NOT HAVE CONTROL
OVER OR CHARGE OF AND SHALL NOT BE
RESPONSIBLE FOR CONSTRUCTION MEANS,
METHODS, TECHNIQUES, SEQUENCES OR
PROCEDURES, OR FOR SAFETY
PRECAUTIONS AND PROGRAMS IN
CONNECTION WITH THE WORK, SINCE THESE
ARE SOLELY THE CONTRACTOR'S
RESPONSIBILITY UNDER CONTRACT FOR
CONSTRUCTION. THE DESIGNER SHALL NOT
BE RESPONSIBLE FOR CONTRACTOR'S
SCHEDULES OR FAILURE TO CARRY OUT THE
WORK IN ACCORDANCE WITH THE
CONSTRUCTION DOCUMENTS.

MATERIAL SPECIFICATION NOTE:
THE DESIGNER DOES NOT RECOMMEND OR
SPECIFY USE OF ANY TYPE OF "STUCCO
PRODUCTS" OR EXTERIOR INSULATED AND
FINISH SYSTEM "E.I.F.S." FOR THE EXTERIOR OF
THE HOUSE. THE DESIGNER WILL NOT BE LIABLE
FOR ANY KIND OF DAMAGES TO THE BUILDING
(STRUCTURAL OR COSMETIC) IF THE OWNER
OR THE CONTRACTOR DECIDE TO USE SUCH
PRODUCTS.
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2.

EACH BEDROOM TO HAVE A MINIMUM WINDOW
OPENING OF 5.7 SQ. FT. WITH A MINIMUM WIDTH
OF 20 IN. AND A SILL LESS THAN 44 IN. ABOVE
FIN. FLR.
ALL WINDOWS WITHIN 18 IN. OF THE FLOOR, AND
WITHIN 12 IN. OF ANY DOOR ARE TO HAVE
TEMPERED GLAZING
SKYLIGHTS ARE TO BE GLAZED WITH TEMPERED
GLASS ON OUTSIDE AND LAMINATED GLASS ON
INSIDE (UNLESS PLEXIGLAS). GLASS TO HAVE
MAXIMUM CLEAR SPAN OF 25 IN., AND FRAME IS
TO BE ATTACHED TO A 2X CURB WITH A MINIMUM
OF 4 IN. ABOVE ROOF PLANE.
ALL TUB AND SHOWER ENCLOSURES ARE TO BE
GLAZED WITH SAFETY GLASS.
ALL EXTERIOR WINDOWS ARE TO BE DOUBLE
GLAZED AND ALL EXTERIOR DOORS ARE TO BE
SOLID CORE WITH WEATHER STRIPPING.
PROVIDE \ IN. DEADBOLT LOCKS ON ALL
EXTERIOR DOORS, AND LOCKING DEVICES ON
ALL DOORS AND WINDOWS WITHIN 10 FT.
(VERTICAL) OF GRADE. PROVIDE PEEP-HOLE
54 - 66 IN. ABOVE FIN. FLOOR ON EXTERIOR
ENTRY DOORS.
CONNECT ALL SMOKE DETECTORS (SEE PLAN
FOR LOCATION) TO HOUSE ELECTRICAL SYSTEM
AND INTER- CONNECT EACH ONE, SO THAT, WHEN
ANY ONE IS TRIPPED, THEY WILL ALL SOUND.
PROVIDE COMBUSTION AIR VENTS (W/ SCREEN
AND BACK DAMPER) FOR FIREPLACES, WOOD
STOVES AND ANY APPLIANCES WITH AN OPEN
FLAME.
BATHROOMS AND UTILITY ROOMS ARE TO BE
VENTED TO THE OUTSIDE WITH A FAN CAPABLE
OF PRODUCING A MINIMUM OF 4 AIR EXCHANGES
PER HOUR. RANGE HOODS ARE ALSO TO BE
VENTED TO THE OUTSIDE.
ELECTRICAL RECEPTACLES IN BATHROOMS,
KITCHENS AND GARAGES SHALL BE G.F.I. OR
G.F.I.C. PER NATIONAL ELECTRICAL CODE
REQUIREMENTS.

Email:
edrafting@hotmail.com

MISCELLANEOUS NOTES:

Brian Emrich:
360-909-4582

NOTE:
N.1107.4 SOLAR INTERCONNECTION PATHWAY. A SQUARE
METAL JUNCTION BOX NOT LESS THAN 4 INCHES BY 4
INCHES (102MM BY 102MM) WITH A METAL BOX COVER
SHALL BE PROVIDED WITHIN 24 INCHES (610MM)
HORIZONTALLY OR VERTICALLY OF THE MAIN
ELECTRICAL PANEL. A MINIMUM 3/4" INCH, RIGID METAL
RACEWAY SHALL EXTEND FROM THE JUNCTION BOX TO A
CAPPED ROOF TERMINATION OR AN ACCESSIBLE
LOCATION IN THE ATTIC WITH A VERTICAL CLEARANCE OF
NOT LESS THAN 36 INCHES (914MM)
WHERE THE RACEWAY TERMINATES IN THE ATTIC, THE
TERMINATION SHALL BE LOCATED NOT LESS THAN 6
INCHES (152MM) ABOVE THE INSULATION. THE END OF THE
RACEWAY SHALL BE MARKED AS "RESERVED FOR
SOLAR."
EXCEPTION: IN LIEU OF 3/4 INCH RIGID METAL RACEWAY,
A MINIMUM #10 COPPER 3 WIRE MC CABLE INSTALLED
FROM THE JUNCTION BOX TO THE TERMINATION POINT
INCLUDING 6 INCHES (152MM) ADDITIONAL WIRE IS
PERMITTED.

SMURF TUBE

R

R
R

R

ELECTRICAL SYMBOL LEGEND :
R

RECESSED LED
SURFACE MOUNT FIXTURE
WALL MOUNT FIXTURE
PHONE CAT 5E
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Written dimensions on these drawings
shall have precedence over scaled
dimensions. Contractor shall assume
responsibility for all dimensions and
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I. EXECUTIVE SUMMARY
Summary
Southern Oregon Transportation Engineering, LLC prepared a traffic analysis for a proposed
residential subdivision development located along the east side of Robert Trent Jones (RTJ) between
the south Poppy Ridge Drive and Pumpkin Ridge Drive within phases 11, 15, 17, and 18 of the Eagle
Point Golf Course. Access to the site is provided through the south Poppy Ridge Drive, Stonegate
Drive, the north Poppy Ridge Drive, and Pumpkin Ridge Drive.
The proposed development consists of 104 single family residential dwelling units, which are
estimated to generate 982 average daily trips (ADT) with 79 trips occurring during the a.m. peak hour
and 105 trips during the p.m. peak hour. Construction is estimated to begin in late 2021 and be
complete by 2025. Eleven study area intersections were evaluated under existing year 2021, design
year 2025 no-build, and design year 2025 build conditions to address development impacts.

Conclusions
The findings of the traffic impact analysis conclude that the proposed residential development within
the Eagle Point Golf Course, including phases 11, 15, 17, and 18, can be approved without creating
adverse impacts to the transportation system. Results of the analysis are as follows:
1. All study area intersections operate acceptably under existing year 2021, design year 2025 nobuild, and design year 2025 build conditions.
2. The westbound right turn flange queue length on Alta Vista Road at Shasta Avenue is shown to
exceed its available link distance under existing year 2021 no-build conditions and continues to
exceed it under design year 2025 no-build and design year 2025 build conditions. No other study
area queue lengths are shown to exceed their link distances.
3. Turn lane criterion was evaluated on RTJ at north Poppy Ridge Drive during the a.m. and p.m.
peak hours because this location carried the highest volume of trips near the site. Results showed
criterion was not met for either a southbound left turn lane or northbound right turn lane. Turn
lanes on RTJ are, therefore, not warranted. Offsite, left turn lane criterion is met eastbound on
Alta Vista Road at RTJ under existing year 2021 no-build conditions. An eastbound left turn
lane, therefore, is currently warranted and continues to be warranted under design year 2025 nobuild and build conditions.
4. Crash data showed a fair amount of single car collisions on Bigham Brown Road at Alta Vista
Road and on Alta Vista Road at RTJ. Speeding appears to be the main cause on Bigham Brown
Road, which is common in rural areas. At RTJ, poor lighting was reported as a possible
contributor.
5. Sight distance is shown to be adequate from south Poppy Ridge, Stonegate Drive, north Poppy
Ridge, and Pumpkin Ridge approaches along RTJ. It is recommended that the evergreen tree on
the northeast corner of Pumpkin Ridge and RTJ be removed or heavily trimmed for improved
safety.
The proposed development is shown to be in compliance with the Eagle Point Comprehensive Plan
and Land Development Code. Streets that serve the subject property will accommodate projected
peak hour traffic volumes while maintaining acceptable performance standards.
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II.

INTRODUCTION

Background
Southern Oregon Transportation Engineering, LLC prepared a traffic analysis for a proposed single
family residential subdivision development, located along the east side of Robert Trent Jones (RTJ)
between the south Poppy Ridge Drive and Pumpkin Ridge Drive within phases 11, 15, 17, and 18 of
the Eagle Point Golf Course. Access to the site is provided through the south Poppy Ridge Drive,
Stonegate Drive, the north Poppy Ridge Drive, and Pumpkin Ridge Drive.
A traffic analysis is required by the City of Eagle Point and Jackson County to address development
impacts on the transportation system. The study area consists of the following intersections:
1.
2.
3.
4.
5.
6.

Alta Vista Rd / RTJ
south Poppy Ridge Dr / RTJ
Stonegate Dr / RTJ
north Poppy Ridge Dr / RTJ
Pumpkin Ridge Dr / RTJ
Arrowhead Trail / RTJ

7.
8.
9.
10.
11.

Stevens Rd / RTJ
Bigham Brown Rd / Alta Vista Rd
Alta Vista Rd / Shasta Ave
Nita Way / Shasta Ave
Arrowhead Trail / Shasta Ave

Study area intersections were evaluated under existing year 2021 no-build, design year 2025 no-build,
and design year 2025 build conditions during the a.m. and p.m. peak hours.

Project Location
The subject property is located along the east side of Robert Trent Jones within phases 11, 15, 17,
and 18 of the Eagle Point Golf Course. Refer to Figures 1 and 2 for a vicinity map and site plan.

Project Description
The proposed development consists of 104 single family residential dwelling units, which are
estimated to generate 982 average daily trips (ADT) with 79 trips during the a.m. peak hour and
105 trips during the p.m. peak hour. Construction is estimated to begin in late 2021 and be complete
by 2025.
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III.

EXISTING YEAR 2021 NO-BUILD CONDITIONS

Site Conditions
The subject property is located within phases 11, 15, 17, and 18 of the Eagle Point Golf Course
along the east side of Robert Trent Jones. Access is provided from south Poppy Ridge Drive,
Stonegate Drive, north Poppy Ridge Drive, and Pumpkin Ridge Drive.

Roadway Characteristics
The project study area includes intersections along Alta Vista Road, Robert Trent Jones, and Shasta
Avenue. Study area intersections are analyzed in accordance with City of Eagle Point and Jackson
County standards.
Table 1 provides a summary of existing roadway classifications and descriptions in the study area.
Table 1 - Roadway Classifications and Descriptions
Roadway

Jurisdiction

Functional
Classification

Sidewalk

Bike
Lane

Number of
Lanes

Posted Speed
(MPH)

Alta Vista Rd –
Bigham Brown to
RTJ

Jackson County

Minor
Collector1

No

Yes3

2

45

Alta Vista Rd –
Bigham Brown to
Shasta Ave

City of Eagle
Point

Arterial2

Partial

Yes3

2

35

Bigham Brown Rd

Jackson County

Major
Collector1

No

No

2

45

Shasta Ave

City of Eagle
Point

Arterial2

Yes

Yes

2

25-35

Nita Way

City of Eagle
Point

Local2

Yes

No

2

25

Arrowhead Trail

City of Eagle
Point

Collector2

Yes

Yes

2

25

Stevens Rd

City of Eagle
Point

Collector2

No

No

2

25

Pumpkin Ridge

City of Eagle
Point

Local2

Yes

No

2

25

(n) Poppy Ridge Dr

City of Eagle
Point

Local2

Yes

No

2

25

Stonegate Dr

City of Eagle
Point

Local2

Yes

No

2

25

(s) Poppy Ridge Dr

City of Eagle
Point

Local2

Yes

No

2

25

Robert Trent Jones

City of Eagle
Point

Collector2

Yes

Yes

2

25-30

1.
2.
3.

Jackson County TSP Figure 12B
Eagle Point TSP Figure 3-3
Multi-use path along north side
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Traffic Counts
Manual traffic counts (7-9 a.m. and 3-6 p.m.) were collected in March and April of 2021 after schools
returned to normal schedules. Year 2021 count data was seasonally adjusted to represent peak
conditions. Two intersections counted in 2018 were also utilized with a 2% annual growth rate
applied, which is consistent with expected growth shown in the City’s Transportation System Plan.
Year 2021 no-build traffic volumes are provided in Figures 3a and 3b for the a.m. and p.m. peak
hours. Counts are provided in Appendix A.

Pedestrian and Bicycle Accessibility
Pedestrian and bicyclist activity was observed to be low along Robert Trent Jones (RTJ) during a.m.
and p.m. peak period counts. The pedestrians that were observed were predominantly people walking
dogs. Very few cyclists were noted. Sidewalks are provided on both sides of RTJ for good walking
connectivity. A bike lane is provided along the west side of RTJ and runs southbound. This runs
from Stevens Road to Alta Vista Road. A bike lane on the east side of RTJ exists from Alta Vista
Road to a point north of Silverado Way where RTJ has a center median and is a little wider. No onstreet parking exists on this section of RTJ.

Transit Service
The Rogue Valley Transportation District (RVTD) is the agency providing transit serve to the Rogue
Valley. The closest fixed-route service to the study area is Route 63, which runs a loop along Shasta
Avenue from OR 62 to Loto Street, Royal Avenue, Reese Creek Road, Crystal Drive, Buchanan
Avenue, Linn Road, and back to OR 62. Eleven stops are located along this route which operates
every 60 minutes from 6:00 a.m. to 7:00 p.m. Monday – Friday and 7:00 a.m. to 6:00 p.m. on
Saturdays.
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Intersection Capacity and Level of Service
Intersection capacity calculations were conducted utilizing the methodologies presented in the
Highway Capacity Manual (HCM 6th Edition). Capacity and level of service calculations for
unsignalized intersections were prepared using “SYNCHRO” timing software.
Level of service quantifies the degree of comfort afforded to drivers as they travel through an
intersection or along a roadway section. The level of service methodology was developed to
quantify the quality of service of transportation facilities. Level of service is based on total delay,
defined as the total elapsed time from when a vehicle stops at the end of a queue until the vehicle
departs from the stop line. Level of service ranges from “A” to “F”, with “A” indicating the most
desirable condition and “F” indicating an unsatisfactory condition. The HCM LOS designations
for stop-controlled intersections are provided in Table 2.
Table 2 – HCM Level of Service Designations for Stop-Controlled Intersections
Level of Service

Delay Range

A

< 10

B

>10 – 15

C

>15 – 25

D

>25 – 35

E

>35 – 50

F

> 50

Streets within the study area are under City of Eagle Point and Jackson County jurisdiction. The
City of Eagle Point requires all study area intersections to operate at acceptable levels of service
(LOS). The minimum acceptable level of service for unsignalized intersection movements is LOS
“D”. Jackson County’s operational standard considers a volume-to-capacity (V/C) ratio standard.
The acceptable performance standard for unsignalized intersections per the Jackson County
Transportation System Plan is a v/c ratio no greater than 0.95 within the boundary of the
Metropolitan Planning Organization (MPO) and 0.85 outside of the MPO boundary. All
intersections under Jackson County jurisdiction are within the MPO. Mitigation is, therefore,
required at study area intersections operating below a LOS “D” if under City jurisdiction and a v/c
ratio of 0.95 if under Jackson County jurisdiction.
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Year 2021 No-Build Intersection Operations
Study area intersections were evaluated under existing year 2021 no-build conditions during both
the a.m. and the p.m. peak hours. Results are summarized in Table 3.
Table 3 - Year 2021 No-Build Intersection Operations, AM-PM Peak Hours
Intersection

Performance
Standard

Traffic
Control

Year 2021 No-Build
AM

PM

RTJ / south Poppy Ridge Drive

LOS D

TWSC

A

A

RTJ / Stonegate Drive

LOS D

TWSC

A

A

RTJ / north Poppy Ridge Drive

LOS D

TWSC

A

A

RTJ / Pumpkin Ridge Drive

LOS D

TWSC

B

B

RTJ / Arrowhead Trail

LOS D

TWSC

B

B

RTJ / Stevens Road

LOS D

TWSC

A

A

Shasta Avenue / Arrowhead Trail

LOS D

TWSC

B

B

Shasta Avenue / Nita Way

LOS D

TWSC

B

B

Shasta Avenue / Alta Vista Road

LOS D

TWSC

B

B

Alta Vista Road / RTJ

V/C 0.95

TWSC

0.21 (SB)

0.11 (SB)

Alta Vista Road / Bigham Brown

V/C 0.95

TWSC

0.10 (NB)

0.24 (NB)

LOS = level of service, V/C = volume-to-capacity, TWSC = two-way stop control, NB = northbound, SB = southbound
Note: Exceeded performance standards are shown in bold, italic

Results of the analysis show all study area intersections operate acceptably (within performance
standards) under existing year 2021 no-build conditions during the a.m. and p.m. peak hours. Refer
to Appendix C for synchro output sheets.

Year 2021 No-Build 95th Percentile Queuing
Queue lengths are reported as the average, maximum, or 95th percentile queue length. The 95th
percentile queue length is used for design purposes and is the queue length reported in this analysis.
Five simulations were run and averaged in SimTraffic to determine 95th percentile queue lengths.
Queues were evaluated at study area intersections under existing year 2021 no-build conditions
during both peak hours. Queue lengths were rounded up to the nearest 25 feet (single vehicle
length) and reported in Table 4.
Table 4 – Year 2021 No-Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

RTJ / south Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

250
850
250

50
<25
<25

50
0
25

Note: Exceeded performance standards are shown in bold, italic
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Table 4 Cont. – Year 2021 No-Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

RTJ / Stonegate Drive
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

175
250
250

<25
0
0

<25
0
0

RTJ / north Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

150
250
375

0
0
0

0
0
0

RTJ / Pumpkin Ridge
Eastbound Left/Through/Right
Westbound Left/Through/Right
Northbound Left/Through/Right
Southbound Left/Through/Right

225
225
600
825

50
25
<25
<25

50
25
25
<25

RTJ / Arrowhead Trail
Eastbound Left
Eastbound Through/Right
Westbound Left/Through/Right
Northbound Left
Northbound Through/Right
Southbound Left
Southbound Through/Right

125
350
225
125
825
100
650

50
50
50
25
0
0
0

50
50
50
25
0
<25
<25

RTJ / Stevens Road
Eastbound Through/Right
Westbound Left/Through
Northbound Left/Right

550
575
125

<25
<25
50

<25
25
50

Shasta Ave / Arrowhead Trail
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

100
275
125
925
625

25
25
25
0
0

25
25
25
<25
<25

Shasta Ave / Nita Way
Eastbound Left/Right
Northbound Left/Through
Southbound Through/Right

250
1100
925

50
25
0

75
50
<25

Shasta Ave / Alta Vista Rd
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

275
525
50
1050
1050

0
50
50
<25
25

25
75
75
25
50

Alta Vista Rd / RTJ
Eastbound Left/Through
Westbound Through/Right
Southbound Left/Right

1200
425
1275

<25
0
75

50
0
75

Alta Vista Rd / Bigham Brown
Eastbound Through/Right
Westbound Left
Westbound Through
Northbound Left/Right

600
75
1200
350

0
50
0
50

<25
50
0
75

Note: Exceeded performance standards are shown in bold, italic
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Results of the queuing analysis show one link distance exceeded at the intersection of Alta Vista
Road and Shasta Avenue in the westbound right turn movement. This movement has a short right
turn taper that allows approximately two passenger cars of storage (50 feet) before spilling into the
westbound left-through lane. Under existing conditions during the p.m. peak hour, the westbound
right turn queue length is 75 feet, which exceeds the storage length by 25 feet or one vehicle. All
other study area queue lengths are shown to stay within available link distances. Refer to Appendix
C for a full queuing and blocking report.
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Crash History
Crash data for the most recent five-year period was provided from ODOT’s crash analysis unit.
Results were provided for the period of January 1, 2014 through December 31st, 2018. Crash data
was analyzed to identify crash patterns that could be attributable to geometric or operational
deficiencies, or crash trends of a specific type that would indicate the need for further investigation
at an intersection. Study area intersection crash rates were also compared to the ODOT critical
crash rate. Tables 5 and 6 provide a summary of results. Intersections with no reported crashes are
not shown in the tables. Comprehensive crash data is provided in Appendix B.
Table 5 - Study Area Intersection Crash Rates, 2014-2018
2014

2015

2016

2017

2018

Total
Crashes

ADT

Crash
Rate

ODOT
90th %

Shasta Ave / Alta Vista Rd

0

1

0

0

0

1

5,600

0.098

0.408

Bigham Brown / Alta Vista

3

0

1

2

0

6

4,170

0.788

0.475

RTJ / Alta Vista Rd

0

0

0

1

1

2

3,380

0.324

0.475

Intersection

Table 6 - Crash History by Type, 2014-2018
Intersection

Shasta Ave / Alta Vista Rd

Collision Type

Severity

RearEnd

Turning
/Angle

Fixed
Object

Other

Ped/
Cyclist

NonInjury

Injury

Fatal

0

1

0

0

0

1

0

0

Bigham Brown / Alta Vista

0

1

4

0

1

6

0

0

RTJ / Alta Vista Rd

0

0

2

0

0

2

0

0

The intersection with the highest crash occurrence in the study area is Bigham Brown / Alta Vista
with six in the most recent five-year period. Four of the six were single car collisions with fixed
objects involving northbound drivers driving too fast, recklessly, or falling asleep. Another crash
involved an eastbound right turning vehicle striking a northbound stopped vehicle. This was likely
due to speeding. The last crash involved a northbound driver hitting a northbound traveling cyclist.
The reported cause was careless driving. All reported crashes were due to driver error or
recklessness.
The intersection of Alta Vista Road / RTJ had two reported crashes. Similar to the Bigham Brown
/ Alta Vista Road intersection, both crashes were single car collisions with fixed objects. Both
occurred around midnight. The cause in both was darkness or lack of street lighting as well as icy
conditions in one of the two. Neither crash resulted in injury.
One reported crash occurred at the intersection of Shasta Avenue / Alta Vista Road. It involved an
improper backing maneuver and resulted in property damage only.
No intersections within the study area were identified as SPIS sites. One crash involved a cyclist
but was a random event due to careless driving. The common driver error in reported crashes at
Bigham Brown / Alta Vista Road was speeding, which is common on rural roads. At Alta Vista
Road / RTJ, better street lighting would be a big improvement. No further investigation is shown
to be necessary.
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IV.

DESIGN YEAR 2025 NO-BUILD CONDITIONS

Design Year 2025 No-Build Description
Design year 2025 no-build conditions represent development build year conditions for a study area
without consideration of proposed development trips. This condition is evaluated to determine how
a study area will be impacted by area background growth. Background growth in the analysis, as
previously stated, was kept consistent with growth predicted in the City’s Transportation System
Plan (TSP), which was approximately 2% per year. Refer to Figures 4a and 4b for design year
2025 no-build traffic volumes during the a.m. and p.m. peak hours.

Design Year 2025 No-Build Intersection Operations
Study area intersections were evaluated under design year 2025 no-build conditions during the a.m.
and p.m. peak hours. Results are summarized in Table 7.
Table 7 – Design Year 2025 No-Build Intersection Operations, AM-PM Peak Hours
Intersection

Performance
Standard

Traffic
Control

Year 2025 No-Build
AM

PM

RTJ / south Poppy Ridge Drive

LOS D

TWSC

A

B

RTJ / Stonegate Drive

LOS D

TWSC

A

A

RTJ / north Poppy Ridge Drive

LOS D

TWSC

A

A

RTJ / Pumpkin Ridge Drive

LOS D

TWSC

B

B

RTJ / Arrowhead Trail

LOS D

AWSC

A1

A1

RTJ / Stevens Road

LOS D

TWSC

A

B

Shasta Avenue / Arrowhead Trail

LOS D

TWSC

B

B

Shasta Avenue / Nita Way

LOS D

TWSC

B

B

Shasta Avenue / Alta Vista Road

LOS D

TWSC

B1

A1

Alta Vista Road / RTJ

V/C 0.95

TWSC

0.23 (SB)

0.13 (SB)

Alta Vista Road / Bigham Brown

V/C 0.95

TWSC

0.11 (NB)

0.28 (NB)

LOS = level of service, V/C = volume-to-capacity, TWSC = two-way stop control, AWSC = all-way stop-control, NB = northbound,
SB = southbound
Note: Exceeded performance standards are shown in bold, italic
1.
Evaluated as an all-way stop as part of planned 2021 project

Results of the analysis show study area intersections continue to operate acceptably (within
performance standards) under design year 2025 no-build conditions during the a.m. and p.m. peak
hours. Small increases in v/c ratios occur at Bigham Brown / Alta Vista and RTJ / Alta Vista as a
result of background growth, and level of service improvements are shown at Shasta Avenue / Alta
Vista and Arrowhead Trail / RTJ as a result of all-way stop control (AWSC) changes (scheduled
2021 projects). Refer to Appendix D for synchro output sheets.
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Design Year 2025 No-Build 95th Percentile Queuing
Five simulations were run and averaged in SimTraffic to determine 95th percentile queue lengths
within the study area under design year 2025 no-build conditions. Queue lengths were rounded up
to the nearest 25 feet (single vehicle length) and reported in Table 8 for the a.m. and p.m. peak
hours.
Table 8 – Design Year 2025 No-Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

RTJ / south Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

250
850
250

50
0
<25

50
<25
<25

RTJ / Stonegate Drive
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

175
250
250

<25
0
0

<25
0
0

RTJ / north Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

150
250
375

0
0
0

0
0
0

RTJ / Pumpkin Ridge
Eastbound Left/Through/Right
Westbound Left/Through/Right
Northbound Left/Through/Right
Southbound Left/Through/Right

225
225
600
825

50
25
25
0

50
25
25
0

RTJ / Arrowhead Trail
Eastbound Left
Eastbound Through/Right
Westbound Left/Through/Right
Northbound Left
Northbound Through/Right
Southbound Left
Southbound Through/Right

125
350
225
125
825
100
650

50
50
50
25 - 50
0 - 50
0 - 25
0 - 50

50
50
50
25 - 50
0 - 75
<25 - 50
<25 - 50

RTJ / Stevens Road
Eastbound Through/Right
Westbound Left/Through
Northbound Left/Right

550
575
125

0
<25
50

25
0
50

Shasta Ave / Arrowhead Trail
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

100
275
125
925
625

25
25
25
0
0

25
25
25
<25
0

Shasta Ave / Nita Way
Eastbound Left/Right
Northbound Left/Through
Southbound Through/Right

250
1100
925

50
25
0

75
50
<25

Note: Exceeded performance standards are shown in bold, italic
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Table 8 Cont. – Design Year 2025 No-Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

Shasta Ave / Alta Vista Rd
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

275
525
50
1050
1050

0-0
50 - 50
50 - 50
<25 - 50
25 - 75

25 - 25
75 - 75
75 - 75
25 - 75
50 - 75

Alta Vista Rd / RTJ
Eastbound Left/Through
Westbound Through/Right
Southbound Left/Right

1200
425
1275

25
<25
75

50
<25
75

Alta Vista Rd / Bigham Brown
Eastbound Through/Right
Westbound Left
Westbound Through
Northbound Left/Right

600
75
1200
350

<25
50
0
50

<25
50
0
75

Note: Exceeded performance standards are shown in bold, italic

Results of the queuing analysis show slight changes in queuing lengths, but no additional exceeded
links than under existing conditions. The intersections of Arrowhead Trail / RTJ and Shasta
Avenue / Alta Vista Road are scheduled in 2021 to be improved to all-way stop controlled (AWSC)
intersections so they were evaluated this way under design year 2025 no-build conditions.
Increases in queue lengths are shown to occur on Shasta Avenue (25-50 feet increases) and RTJ
(25-75 feet increases) due to the additional stop signs. The intersections overall, however, are
shown to operate the same or better as AWSC under design year 2025 no-build conditions. Refer
to Appendix D for a full queuing and blocking report.
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V.

SITE TRAFFIC

Trip Generation
Trip generation calculations for the proposed single family residential subdivision were prepared
utilizing the Institute of Transportation Engineers (ITE) Trip Generation, 10th Edition. An ITE rate
was used for land use code 210 – Single Family Residential. All trips were considered new trips to
the system. Table 9 provides a summary of results. ITE graphs and descriptions are provided in
Appendix B.
Table 9 – Development Trip Generations
ITE Land Use - Description

210 – Single Family Residential

Unit

DU

Size

104

Total Trips

Daily
Trips

AM Peak Hour

PM Peak Hour

Total

In

Out

Total

In

Out

982

79

20

59

105

66

39

982

79

20

59

105

66

39

DU = dwelling unit

Trip Distribution and Assignment
Development trips were distributed in accordance with existing traffic volumes within the study
area and engineering judgement. The site will be developed over four phases and take access
through south Poppy Ridge, Stonegate Drive, north Poppy Ridge, and Pumpkin Ridge Drive.
Distributions to/from the site were based on traffic volumes gathered in April of 2021 at the
intersection of south Poppy Ridge Drive / RTJ. For purposes of this report, we’re referring to the
southern Poppy Ridge street as S Poppy Ridge and the north one as N Poppy Ridge since they have
the same name. Based on count data, development trips were distributed on RTJ as follows:
AM Peak Hour
45% from the north
55% from the south
40% to the north
60% to the south

PM Peak Hour
40% from the north
60% from the south
60% to the north
40% to the south

Refer to Figures 5a and 5b for study area development trip distributions during the a.m. and p.m.
peak hours.
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VI.

DESIGN YEAR 2025 BUILD CONDITIONS

Design Year 2025 Build Description
Build conditions represent no-build conditions for a study area with the addition of proposed
development trips considered. Build conditions are compared to no-build conditions to determine
what impacts and/or mitigation measures will result from proposed development. Build conditions
in year 2025 are considered for a 104-unit single family residential subdivision.

Design Year 2025 Build Intersection Operations
Design year 2025 build traffic volumes were evaluated at study area intersections during the a.m.
and p.m. peak hours to compare build conditions to no-build conditions. Results are summarized
in Table 10.
Table 10 – Design Year 2025 Build Intersection Operations, AM-PM Peak Hours
Intersection

Performance
Standard

Traffic
Control

Year 2025 Build
AM

PM

RTJ / south Poppy Ridge Drive

LOS D

TWSC

A

B

RTJ / Stonegate Drive

LOS D

TWSC

A

A

RTJ / north Poppy Ridge Drive

LOS D

TWSC

A

A

RTJ / Pumpkin Ridge Drive

LOS D

TWSC

B

B

RTJ / Arrowhead Trail

LOS D

AWSC

A1

A1

RTJ / Stevens Road

LOS D

TWSC

A

B

Shasta Avenue / Arrowhead Trail

LOS D

TWSC

B

B

Shasta Avenue / Nita Way

LOS D

TWSC

B

B

Shasta Avenue / Alta Vista Road

LOS D

TWSC

B1

B1

Alta Vista Road / RTJ

V/C 0.95

TWSC

0.27 (SB)

0.15 (SB)

Alta Vista Road / Bigham Brown

V/C 0.95

TWSC

0.121 (NB)

0.31 (NB)

LOS = level of service, V/C = volume-to-capacity, TWSC = two-way stop control, AWSC = all-way stop-control, NB = northbound,
SB = southbound
Note: Exceeded performance standards are shown in bold, italic
1.
Evaluated as an all-way stop as part of planned 2021 project

Results of the analysis show all study area intersections continue to operate acceptably (within
performance standards) under design year 2025 build conditions during the a.m. and p.m. peak
hours. Slight changes in v/c ratios are seen at Bigham Brown / Alta Vista and RTJ / Alta Vista
intersections from proposed development trips but both intersections continue to have more than
adequate capacity. All City intersections operate at LOS “A” or “B”. Synchro output sheets are
provided in Appendix E for further reference.
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Design Year 2025 Build 95th Percentile Queuing
Five simulations were run and averaged in SimTraffic to determine 95th percentile queue lengths at
study area intersections under design year 2025 build conditions. Queue lengths were rounded up
to the nearest 25 feet (single vehicle length) and reported in Table 11 for the a.m. and p.m. peak
hours.
Table 11 – Design Year 2025 Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

RTJ / south Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

250
850
250

50
0
<25

50
0
<25

RTJ / Stonegate Drive
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

175
250
250

25
0
<25

25
0
25

RTJ / north Poppy Ridge
Westbound Left/Right
Northbound Through/Right
Southbound Left/Through

150
250
375

50
0
<25

50
0
25

RTJ / Pumpkin Ridge
Eastbound Left/Through/Right
Westbound Left/Through/Right
Northbound Left/Through/Right
Southbound Left/Through/Right

225
225
600
825

50
25
25
0

50
25
50
<25

RTJ / Arrowhead Trail
Eastbound Left
Eastbound Through/Right
Westbound Left/Through/Right
Northbound Left
Northbound Through/Right
Southbound Left
Southbound Through/Right

125
350
225
125
825
100
650

50
50
50
50
75
25
50

50
50
50
50
75
50
75

RTJ / Stevens Road
Eastbound Through/Right
Westbound Left/Through
Northbound Left/Right

550
575
125

0
<25
75

<25
25
50

Shasta Ave / Arrowhead Trail
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

100
275
125
925
625

25
25
25
<25
0

25
25
25
<25
<25

Shasta Ave / Nita Way
Eastbound Left/Right
Northbound Left/Through
Southbound Through/Right

250
1100
925

75
50
0

75
50
0

Note: Exceeded performance standards are shown in bold, italic
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Table 11 Cont. – Design Year 2025 Build 95th Percentile Queue Lengths, AM-PM Peak Hours
Intersection /
Movement

Available Link
Distance (Ft)

AM Peak Hour

PM Peak Hour

Shasta Ave / Alta Vista Rd
Eastbound Left/Through/Right
Westbound Left/Through
Westbound Right
Northbound Left/Through/Right
Southbound Left/Through/Right

275
525
50
1050
1050

0
50
75
75
75

25
75
75
75
75

Alta Vista Rd / RTJ
Eastbound Left/Through
Westbound Through/Right
Southbound Left/Right

1200
425
1275

25
0
75

50
<25
75

Alta Vista Rd / Bigham Brown
Eastbound Through/Right
Westbound Left
Westbound Through
Northbound Left/Right

600
75
1200
350

<25
50
0
50

0
50
0
75

Note: Exceeded performance standards are shown in bold, italic

Results of the queuing analysis show slight changes in queuing lengths, but no increases greater
than 25 feet. The only link that continues to be exceeded is the westbound right turn taper on Alta
Vista Road at Shasta Avenue, and this was shown to be exceeded under existing conditions. The
adjacent westbound through-left turn lane queue length is unchanged. Refer to Appendix E for a
full queuing and blocking report.

Sight Distance
Sight distance was measured in the field at south Poppy Ridge / RTJ, Stonegate Drive / RTJ, north
Poppy Ridge / RTJ, and Pumpkin Ridge / TRJ. Sight distance is provided at intersections to allow
drivers adequate time to perceive other vehicles approaching the intersection and react in time to
avoid collisions. The driver of a vehicle approaching an intersection should have an unobstructed
view of the entire intersection. Likewise, stopped vehicles at intersections should have a sufficient
view of the intersecting roadway to decide when to enter or cross without colliding with on-coming
vehicles. Minimum sight distances are provided by the American Association of State Highways and
Transportation Officials (AASHTO).
Departure sight triangles are considered for left, through, and right turn movements. The length of
the leg of the departure sight triangle along the major road for all stop-controlled movements is
dependent upon the speed of the major roadway and perception-reaction times of drivers. The
minimum stopping sight distance (SSD) represents the minimum sight distance required by
AASHTO. The intersection sight distance (ISD) is the desirable sight distance by AASHTO. Robert
Trent Jones has a posted speed of 25 miles per hour (mph) near the site. AASHTO recommends a
minimum SSD of 155 feet and a desirable ISD of 280 feet for a 25-mph zone.
Robert Trent Jones in the project vicinity has a long horizontal curve. The south Poppy Ridge Drive,
Stonegate Drive, and north Poppy Ridge Drive all intersect within that horizontal curve but are on
the east side or outside of it so they have decent sight distance. Sight distance in the field was
measured to be greater than 300 feet in each direction at all three intersections, which meets both
minimum SSD and desirable ISD. Pictures at each intersection are provided on the next page.
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From south Poppy Ridge Drive, looking south

From Stonegate Drive, looking south

From north Poppy Ridge Drive, looking south

From south Poppy Ridge Drive, looking north

From Stonegate Drive, looking north

From north Poppy Ridge Drive, looking north

At the intersection of Pumpkin Ridge Drive / RTJ, sight distance is limited to the north due to a bushy
evergreen tree on the northeast corner and to the south from a horizontal curve. From the east
approach stop bar, sight distance is approximately 205 feet to the north and 238 feet to the south. If
a vehicle pulls forward to the travel lane edge, sight distance increases to 300 feet to the south and
over 500 feet to the north. It is our opinion that the evergreen tree on the northeast corner should

S.O. Transportation Engineering, LLC | May 31, 2021 | EP Golf Course Phases 11-15-17-18 Dev TIA | 29

either be removed or heavily trimmed up to allow drivers to look underneath its branches. If a tree is
planted this close to the right-of-way line, then it should be one with a high canopy.
From Pumpkin Ridge, looking south

From Pumpkin Ridge, looking north

Tree

Looking both directions after pulling up to travel lane edge

Design Year 2025 Build Turn Lane Criterion
Left and Right Turn Lanes
Left and right turn lane criterion was evaluated on RTJ at north Poppy Ridge Drive because it’s the
most central intersection to the site and has the highest traffic volumes. Results show criterion is
not met for either a southbound left turn lane or northbound right turn lane under design year 2025
build conditions during either peak hour. Therefore, turn lanes are not warranted along RTJ at any
of the study area intersections between Pumpkin Ridge Drive and south Poppy Ridge Drive.
Offsite, left turn lane criterion on Alta Vista Road at RTJ is shown to be met under existing year
2021 no-build conditions. A left turn lane is, therefore, currently warranted and continues to be
warranted under design year 2025 no-build and build conditions. Refer to Appendix H for a right
turn lane graph.
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VII. CONCLUSIONS
Conclusions
The findings of the traffic impact analysis conclude that the proposed residential development within
the Eagle Point Golf Course, including phases 11, 15, 17, and 18, can be approved without creating
adverse impacts to the transportation system. Results of the analysis are as follows:
1. All study area intersections operate acceptably under existing year 2021, design year 2025 nobuild, and design year 2025 build conditions.
2. The westbound right turn flange queue length on Alta Vista Road at Shasta Avenue is shown to
exceed its available link distance under existing year 2021 no-build conditions and continues to
exceed it under design year 2025 no-build and design year 2025 build conditions. No other study
area queue lengths are shown to exceed their link distances.
3. Turn lane criterion was evaluated on RTJ at north Poppy Ridge Drive during the a.m. and p.m.
peak hours because this location carried the highest volume of trips near the site. Results showed
criterion was not met for either a southbound left turn lane or northbound right turn lane. Turn
lanes on RTJ are, therefore, not warranted. Offsite, left turn lane criterion is met eastbound on
Alta Vista Road at RTJ under existing year 2021 no-build conditions. An eastbound left turn
lane, therefore, is currently warranted and continues to be warranted under design year 2025 nobuild and build conditions.
4. Crash data showed a fair amount of single car collisions on Bigham Brown Road at Alta Vista
Road and on Alta Vista Road at RTJ. Speeding appears to be the main cause on Bigham Brown
Road, which is common in rural areas. At RTJ, poor lighting was reported as a possible
contributor.
5. Sight distance is shown to be adequate from south Poppy Ridge, Stonegate Drive, north Poppy
Ridge, and Pumpkin Ridge approaches along RTJ. It is recommended that the evergreen tree on
the northeast corner of Pumpkin Ridge and RTJ be removed or heavily trimmed for improved
safety.
The proposed development is shown to be in compliance with the Eagle Point Comprehensive Plan
and Land Development Code. Streets that serve the subject property will accommodate projected
peak hour traffic volumes while maintaining acceptable performance standards.

S.O. Transportation Engineering, LLC | May 31, 2021 | EP Golf Course Phases 11-15-17-18 Dev TIA | 33

ATTACHMENT NO. 6
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Project Summary
This application is a consolidated application for a Planned Unit Development (PUD), 102
lot subdivision, and a Site Plan Review. The Eagle Point Municipal Code (EPMC) utilizes
the criteria for a Conditional Use Permit to review a PUD application.
The subject properties are part of the Eagle Point Golf Communities (EPGC). All amenities
and common elements of the original master plan apply to this PUD as well.
According to the EPGC master plan, the original subdivision on the subject properties
were 105 lots. The current plan proposes 102 lots. The detail of the original plan is
included below:

Figure 1
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1995 EPGC Master Plan Detail
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The proposed tentative plat is in conceptual conformance with the 1995 plan. The primary
difference between the 1995 Master Plan and the proposed plan is improved street
circulation and the elimination of three cul de sacs.

Figure 2 Proposed 2021 Plan
The stormwater detention and treatment requirements for this jurisdiction have changed
since 1995 and the proposed plan provides a surface detention and treatment facility for
Phases 15, 17 and 18 and a subsurface facility for Phase 11 to be dedicated to the City
upon final plat.
The proposed plat detains and treats all stormwater with public facilities, a surface pond
on the south west side of the development and an underground system on the north west
end of Pumpkin Ridge.
The 1995 Master Plan indicated a street connection to Riley Road on the north east corner
of the development. The topography makes a connection impractical for the
improvement as a street.
Some construction had commenced on the proposed Phase 11 by a previous developer.
Phase 11 had facilities for storm, sanitary and water as well as streets partially installed,
including facilities providing services to other subdivisions.
The proposed plat provides two new public open spaces. A pocket park is proposed at the
north end of Butte Springs Trail and a pedestrian accessway connecting Poppy Ridge Drive
to Riley Road. This path will be developed by the applicant and stubbed to the property
line of this development, however there are no pedestrian facilities on the existing Riley
Road.
Scott Sinner Consulting, Inc.
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To be consistent with public open spaces in other phases of the EPGC constructed by the
applicant, these open spaces will be improved by the applicant and dedicated to the City
with the Home Owners Association (HOA) providing maintenance responsibilities.
EPMC 17.76 PD, Planned Development
17.76.010 Description and purpose.
Planned developments allow diversification in the relationships of various uses,
buildings and structures in planned building groups and the allowable heights of
buildings and structures, while ensuring substantial compliance with the basic
district regulations relative to adjacent land uses, density, parking, and signs. The
purpose of a planned development is to adequately require standards to protect
the public health, safety, and general welfare without unduly inhibiting the
advantages of innovative design site planning for recreational, residential,
commercial, industrial, and public uses.
The provisions and requirements of planned developments (this chapter) apply in
addition to the provisions and requirements of the basic district.
In those instances where there is a conflict between the provisions and
requirements in a planned development with the provisions and requirements of
the basic district, the provisions and requirements of the planned development
supersede those of the basic district.
These planned development provisions apply to any zone which permits planned
developments as permitted or conditional uses.

17.76.020 Permitted buildings and uses.
A. All buildings and uses which are permitted buildings and uses in the basic district
zone. B. Buildings and uses approved by the city in accordance with Chapter 17.60
EPMC and the standards of this chapter. [Ord. ZN/CH-86-4 § 1 (Exh. A § 16.020),
1986].
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The PUD allows for the modification from the strict standards of the Code. The
modifications requested with this application are as follows:
1. Lot Width
2. Building Height
3. Right of Way Elements
4. Access
Lot Width:
The subject properties are within the R-1-8 zoning district. The lot standards are found in EPMC
16.28.
16.28.040 Lots. A. Size and Shape. The lot size, width and shape, and orientation
shall be appropriate for the location of the land division and for the type of
development and use contemplated and shall be consistent with the residential lot
size provisions of the zoning ordinance (EPMC Title 17) with the following
exceptions:
B. Minimum Lot Sizes. The lot sizes, in addition to conformance with the
zoning ordinance (EPMC Title 17), shall be not less than as given in the
following table:
Type of Lot

Width

Corner Lot
70 feet
Interior Lot
60 feet
Through Lot with Planting 60 feet
Screen

Minimum Size in Feet Average
Depth
100 feet
100 feet
120 feet

As noted above, lots must also conform to the zoning ordinance as indicated below:
17.20.060 Lot regulations. A. Area and Dimensions. In the R-1 district, the
minimum lot areas and dimensions shall be as follows for single-family residences:

Zone Designation
R-1-8

Lot Area
Lot Dimensions
8,000 square feet
Interior lot widths: 80 feet
Exception: Corner lots 9,000 square minimum
feet
Corner lot widths: 90 feet minimum
Lot depths: 100 feet minimum

Scott Sinner Consulting, Inc.

Consolidated Findings of Fact Holt Opportunity Fund

Page 5 of 26

All lots proposed with this development meet the 100 foot minimum lot depth standard and the
8,000 square foot minimum area standard of the zoning ordinance. No relief from the lot depth
and lot area standards are requested for this development.
The proposed plat has lot widths ranging from 68’ to 110’ for interior lots and 80’ to 128’ for
corner lots. The proposed lots provided adequate width for the typical single family dwellings
submitted with this application.
All other single family detached phases (plats attached) in the Eagle Point Golf Community are
in the R-1-8 zone and all phases have been developed with lots less that the Code standard width
of 80’. The proposed plat is consistent with the remainder standards used throughout the
remainder of the Eagle Point Golf Community.
The modification requested for lot width will allow for the uses allowed in the zoning district,
single family detached housing, and the approval of the requested relief is consistent with single
family detached development in all other phases of the Eagle Point Golf Community. The
approval of the requested modification will not be hazardous or have a negative impact on the
health and safety of the general public in the vicinity.
Building Height
The EPMC standard for Building Height in the R-1-8 zone is 25 feet. This application request relief
to allow for a 37 foot building height. The reason for the request is the site topography and
current architectural trends in single family residential development.
The site has gentle to moderate slopes and streets cutting across the grade. The grade results in
the potential for downhill elevations to exceed the 25 foot height maximum.
Additionally, two streets are laid out across the
slope of the site. The uphill dwellings will likely
need to be constructed with the garages under
the living spaces to be able to have a functional
driveway. Two story dwellings above a standard
size garage would result in an elevation between
25 feet and 37 feet high for the front elevation.
Current architectural trends in upscale
residential housing include 10 foot high first floor
ceilings and 9 foot high second floor ceilings with
steeper roof pitches. To accommodate these
design features in the development, the total
building height as measured in the Code could
result in the 37 foot building height requested in
this modification.
Scott Sinner Consulting, Inc.
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Right of Way Elements:
The EPMC has standards for two local streets, “A” Type with a 60 foot total ROW and 36 foot
paved section and two 5 foot sidewalks on each side for the street and “B” Type with a 50’ ROW,
36 foot paved section and a 5 foot sidewalk on each side of the street.
The applicant seeks to provide sidewalks and planter strips on each side of both ROWs for a more
pleasing walkable streetscape. By placing a planter strip between the sidewalk and the back of
curb, Americans with Disabilities Act (ADA) standards can be met where curb tight sidewalks
present challenges for ADA compliance.
The image below is the proposed 60 foot ROW:

Scott Sinner Consulting, Inc.
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The proposed street sections increase the sidewalk width from 5 feet to 6 feet and the paved
section is reduced from 36 feet to 34 feet. The 34 foot paved section allows for a 7 foot parking
on each side of the street and two 10 foot travel lanes.
The paved width provides on street parking on each side of the street while allowing a full 20
foot clear travel lane for emergency vehicles, fire trucks, in compliance with State fire codes.
The image below is the proposed section for the 50 foot right of way:

The proposed 50 foot right of way provides 6 foot sidewalk and a 6 foot planter strip on each side
of the street. The paved section will be 28 feet instead of 36 feet. The 50 foot ROW is proposed
on the north segment of Pumpkin Ridge and Patricia Lane to match existing development.
The 50’ ROW is proposed on the north south segment of Pumpkin Ridge and Butte Springs Trail
to minimize cut and fill on these cross slope segments.
With a 28 foot paved section the driveways on these segments will be staggered and offset to
prevent on street parking on both sides of the street directly across from each other. This
technique is used by Jackson County Roads Department and the City of Medford to provide a 20
foot clear travel lane on the street at all times for emergency access.
The City of Medford Code section for staggard driveways is provided below to explain their use
and advantages on narrow rights of way.
Scott Sinner Consulting, Inc.
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Minor Residential Street Driveway Clustering/Staggering. To ensure a minimum 20 foot
clearance for access of a fire apparatus (i.e. fire-truck), along minor residential streets,
and allow for the ability to have a setup area in an emergency event, driveways shall be
clustered and/or staggered. The image below represents how clustering/staggering can
be accomplished. Lots 1 and 2, 3 and 4, 5 and 6, 8 and 9, and 10 and 11 are clustered
together. The clustered driveways are offset on the opposite side of the street; in other
words, driveways shall not be directly across from one another.

The staggard driveways as seen above provide a 20 foot meandering travel lane even with
controlled parking on both sides of the street.
The granting of the request relief for the right of way configuration will allow the applicant to
provide planter strips on all street frontages for a more aesthetically pleasing pedestrian street
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scape while complying with ADA standards and allowing a 20’ unrestricted travel lane for
emergency vehicles for improved public safety.
Access:
Shape of the parent parcel and existing development limit the opportunities for a public right of
way to serve the proposed lots 599 and 600. A through street connection is not available due to
the existing development on the property to the south. A cul de sac would require more right of
way than is available.
The proposed method for access is a private alley functioning as a shared driveway. The owners
of the two lots will be responsible for the maintenance of the access. The easement width will be
30’ and the paved section is proposed at 20’ to minimize cut and fill on the cross slope access.
The access easement will also be a Public Utility Easement for the benefit of these two lots.

A standard curb is proposed on the down slope side of the pavement to control storm water. The
alley provides access for the two residences and no sidewalk is proposed due to the low traffic
volume. No parking will be allowed on either side of the alley.
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The granting of the use of the private alley will allow an efficient use of the available land and
will allow fire department access to assure the safety of the residents in the vicinity.
Proposed Common Areas:
The proposed development was contemplated with the original approval of the Eagle Point Golf
Community and these phases enjoy and benefit from the same common elements of all other
phases approved of the original development.
This plat proposes two new common areas.

A pocket park is proposed for the northerly terminus of Butte Springs Trail. The park space
features attractive landscaping and benches for a seating area. The Park will be developed with
the Phase 17 by the applicant and dedicated to the City for public use. By agreement, the
perpetual maintenance will be the responsibility of the Home Owners Association.

Scott Sinner Consulting, Inc.
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A second common area is proposed for Phase 18. This area will provide a landscaped accessway
from Poppy Ridge to the Right of Way of Riley Road. As with the park in Phase 17, this accessway
will be developed with the Phase 18 by the applicant and dedicated to the City for public use. The
perpetual maintenance will be the responsibility of the Home Owners Association.
Riley Road is currently outside the Eagle Point UGB and is unimproved with pedestrian facilities.
This application provides an access way for a future connection. The applicant proposes the
following plan, however no improvements to pedestrian facilities on Riley Road are proposed.
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Conditional Use Criteria
The EPMC utilizes the Conditional Use Criteria for Planned Unit Developments. The criteria are
identified below:

17.84.050 Findings of fact.
The applicant shall submit detailed information describing the proposal, in support of the
following required findings of fact. The planning commission may use the applicant’s
findings as part of the final decision as submitted or amended. To grant an approval, the
commission must conclude that all required findings have been met:
A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.
B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety and general welfare of the area.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls and fences, parking, loading,
landscaping and other features are to standards required by this title.
D. That the conditional use relates to streets and highways adequate to width and
pavement type to carry the quantity and kind of traffic generated by the proposed use.
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The proposed development seeks modification from the strict application of the Code for four
elements. Findings of Fact for each modification are provided below:
1.
2.
3.
4.

Lot Width
Building Height
Right of Way Elements
Access

Findings of Fact for a Conditional Use

Lot Width

A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.
The proposed development is identified in the detail of the Eagle Point Zoning Map. The property
is within the R-1-8 zoning district as is the vast majority of the remainder of the Eagle Point Golf
Community.

The proposed reduction in lot width from the EPMC standard of 80 feet for interior lots and 90
feet for corner lots and lot areas of 8,000 square feet and 9,000 square feet respectively. The
proposed use of this development is single family residential use, consistent with the outright
permitted uses allowed in the R-1-8 zoning district.
While the project site is a greenfield site, the site is constrained by existing housing, street
patterns, street spacing, and jurisdictional boundaries.
Phase 11 was under construction by the previous developer. The phase streets were cored, and
a portion of the public water lines were installed, and those waterlines now serve other
Scott Sinner Consulting, Inc.
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developments. A portion of the proposed lots have water meters installed. The proposed plat is
the same plat and lot widths that were approved in the past.
Phases 15, 17 and 18 have been reconfigured from the prior approval. The primary changes were
the elimination of cul de sacs for improved circulation the requirement for stormwater detention
and treatment. The slope of these Phases require a surface treatment facility instead of an
underground facility located in the right of way.
The location of Butte Springs Trail is fixed by an existing water easement running through the site
and the addition of the stormwater facility determined the space available for lots the widths
were designed to provide adequate sizes for the development of single family dwellings of similar
size and configuration as other homes in adjacent developments. All lots exceed the 8,000 square
foot standard of the EPMC.
The proposed use is single family residential use is conformance with the letter and intent of the
comprehensive plan and the zoning ordinance.
B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety and general welfare of the area.
The request for lot width reduction will not be detrimental to the public health, safety and
general welfare of the area. The proposed plat improves circulation and connectivity with the
elimination of cul de sacs. The street design and circulation, and the requirement for surface
stormwater detention and treatment constrained the proposed lots in width.
While the lots are narrower than the standard, all lots exceed the depth standards and all lots to
exceed the 8,000 square foot standard of the zoning district to allow for residential development
similar to all other Phases in the EPGC.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls and fences, parking, loading,
landscaping and other features are to standards required by this title.
As stated above, all other phases in the EPGC have lots with widths less than the standard of the
zoning ordinance. The proposed lots will allow similar development as exists in other phases and
all setbacks, required yards, parking, fences, and walls can be accommodated with the requested
lot widths.
D. That the conditional use relates to streets and highways adequate to width and
pavement type to carry the quantity and kind of traffic generated by the proposed use.
The requested lot width reduction will not have an impact on highways or streets.
Findings of Fact for a Conditional Use
Scott Sinner Consulting, Inc.
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The relief requested for building height is to allow for a building height of 37 feet instead of the
Code standard of 25 feet.
A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.
The only use proposed with this development is single family residential development, an
outright permitted use in the R-1-8 zone. The request to allow for a 37 foot building height is a
direct result of the topography on the site.
Current trends in upscale residential development are higher ceilings and steeper pitched roofs.
10’ high first floor ceilings and 9 foot high second floor ceiling and steep pitch roofs are popular
and requested by home buyers.
The lots on the uphill side of Poppy Ridge Drive and Butte Springs Trail may require garage under
designs to have functional driveways. The requested relief of 37 foot building height would allow
the desirable design features requested by homebuyers.
B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety and general welfare of the area.
The relief from the building height standard allow flexibility is building design with the sloping
site and blend with existing development in the area.
The ability to construct home will not have a negative impact to public health, safety, and general
welfare in the area.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls and fences, parking, loading,
landscaping and other features are to standards required by this title.
The proposed use of the property is single family residential. The request for relief from the
height standards will allow for desirable design elements on moderate sloped terrain. All other
code standards can be met with the proposed lots.
D. That the conditional use relates to streets and highways adequate to width and
pavement type to carry the quantity and kind of traffic generated by the proposed use.
The requested lot width reduction will not have an impact on highways or streets.
Findings of Fact for a Conditional Use
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A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.
The request to alter the right of way elements does not change the use of the public streets. The
elements are being adjusted to provide park strips to improve the aesthetic appeal of the
streetscapes and comply with ADA requirements while assuring adequate clear travel for
emergency vehicles.
B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety and general welfare of the area.
The alteration of the standard elements in the public right of way for local streets will improve
ADA access at all intersections and driveway approaches. The planter strip between the sidewalk
and curb provides and area of separation for pedestrians from vehicles in the travel lanes.
The planter strips will also provide a cohesive landscape frontage for an enhanced aesthetic
appeal.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls and fences, parking, loading,
landscaping and other features are to standards required by this title.
Altering the elements in the proposed rights of way do not change the total width of the rights
of way. The addition of the planter strip will improve ADA use of the public sidewalks and provide
a cohesive landscaping plan for the development.
The paved sections have been proposed to provide adequate on street parking and allow
sufficient travel lane width for emergency vehicles in compliance with State Fire Codes.
D. That the conditional use relates to streets and highways adequate to width and
pavement type to carry the quantity and kind of traffic generated by the proposed use.
As stated above, the proposed rights of way elements will impact the street in the development.
The total right of way is not reduced, and the width of the paved section will provide on-street
parking while allowing clear access for emergency vehicles.
The paved sections are similar to the EPMC standards for local streets providing access at the
volumes expected with residential development.
Findings of Fact for a Conditional Use

Access

A. That the conditional use is in conformance with the letter and intent of the
comprehensive plan and zoning ordinance.

Scott Sinner Consulting, Inc.
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The plat proposes a private access easement for Lots 599 and 600. A through street connection
is not available due to the existing development on the property to the south. A cul de sac would
require more right of way than is available or necessary for the two residential lots.
The proposed method for access is a private alley functioning as a shared driveway for residential
use. Residential use is a permitted use in the zoning district and consistent with the
comprehensive plan and the zoning ordinance.
The owners of the two lots will be responsible for the maintenance of the access. The easement
width will be 30’ and the paved section is proposed at 20’ to minimize cut and fill on the cross
slope access. The access easement will also be a Public Utility Easement for the benefit of these
two lots.

B. That the potential positive impacts outweigh the negative impacts of the conditional
use as it relates to the public health, safety and general welfare of the area.
The shape of the parent parcel and the existing street pattern in the vicinity resulted in an interior
area of suitable size for dwellings. The proposal to serve two lots with a shared driveway is an
efficient use of the available land and reduces impacts of cut and fill on this cross slop area of the
site.
The proposed 20’ paved section will allow a suitable access for two dwellings and will not pose a
hazard to the residents or the general public in the vicinity.
C. That the conditional use property and buildings are adequate in size and shape to
accommodate said use, and all yard spaces, walls and fences, parking, loading,
landscaping and other features are to standards required by this title.
The proposed 20 foot wide paved section for shared access for two residential lots is suitable for
the intended purpose. A 20’ paved area is consistent with State fire codes for emergency access.
D. That the conditional use relates to streets and highways adequate to width and
pavement type to carry the quantity and kind of traffic generated by the proposed use.
The proposed private shared access functions as a shared driveway for two dwelling units. The
20 foot paved section is consistent with state fire codes for access width.
The access is proposed with no sidewalk as the volume of traffic with two dwelling units does not
pose a safety hazard for the residents to walk in the drive aisle to the sidewalks of the public
streets in the neighborhood.
The downhill side of the access will be developed with a standard curb and gutter to control
stormwater on the access.
Scott Sinner Consulting, Inc.
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Traffic Issues
The EPMC requires a Traffic Impact Analysis (TIA) for all Planned Unit Developments. The
applicant contracted with Southern Oregon Transportation Engineering to provide the analysis.
The Executive Summary is provided below:
Traffic Impact Analysis
I. EXECUTIVE SUMMARY
Summary Southern Oregon Transportation Engineering, LLC prepared a traffic
analysis for a proposed residential subdivision development located along the
east side of Robert Trent Jones (RTJ) between the south Poppy Ridge Drive and
Pumpkin Ridge Drive within phases 11, 15, 17, and 18 of the Eagle Point Golf
Course. Access to the site is provided through the south Poppy Ridge Drive,
Stonegate Drive, the north Poppy Ridge Drive, and Pumpkin Ridge Drive.
The proposed development consists of 104 single family residential dwelling
units, which are estimated to generate 982 average daily trips (ADT) with 79 trips
occurring during the a.m. peak hour and 105 trips during the p.m. peak hour.
Construction is estimated to begin in late 2021 and be complete by 2025. Eleven
study area intersections were evaluated under existing year 2021, design year
2025 no-build, and design year 2025 build conditions to address development
impacts.
Conclusions
The findings of the traffic impact analysis conclude that the proposed residential
development within the Eagle Point Golf Course, including phases 11, 15, 17, and
18, can be approved without creating adverse impacts to the transportation
system. Results of the analysis are as follows:
1. All study area intersections operate acceptably under existing year 2021,
design year 2025 nobuild, and design year 2025 build conditions.
2. The westbound right turn flange queue length on Alta Vista Road at Shasta
Avenue is shown to exceed its available link distance under existing year 2021 nobuild conditions and continues to exceed it under design year 2025 no-build and
design year 2025 build conditions. No other study area queue lengths are shown
to exceed their link distances.
3. Turn lane criterion was evaluated on RTJ at north Poppy Ridge Drive during the
a.m. and p.m. peak hours because this location carried the highest volume of
trips near the site. Results showed criterion was not met for either a southbound
left turn lane or northbound right turn lane. Turn lanes on RTJ are, therefore, not
Scott Sinner Consulting, Inc.
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warranted. Offsite, left turn lane criterion is met eastbound on Alta Vista Road at
RTJ under existing year 2021 no-build conditions. An eastbound left turn lane,
therefore, is currently warranted and continues to be warranted under design
year 2025 nobuild and build conditions.
4. Crash data showed a fair amount of single car collisions on Bigham Brown
Road at Alta Vista Road and on Alta Vista Road at RTJ. Speeding appears to be
the main cause on Bigham Brown Road, which is common in rural areas. At RTJ,
poor lighting was reported as a possible contributor.
5. Sight distance is shown to be adequate from south Poppy Ridge, Stonegate
Drive, north Poppy Ridge, and Pumpkin Ridge approaches along RTJ. It is
recommended that the evergreen tree on the northeast corner of Pumpkin Ridge
and RTJ be removed or heavily trimmed for improved safety.
The proposed development is shown to be in compliance with the Eagle Point
Comprehensive Plan and Land Development Code. Streets that serve the subject
property will accommodate projected peak hour traffic volumes while
maintaining acceptable performance standards.
The TIA concludes there will be no impacts onsite that will require mitigation. Conclusion 3 is
underlined to emphasize required offsite mitigation is recommended for a left turn lane for
eastbound traffic on Alta Vista Road at Robert Trent Jones is required.
The applicant stipulated to the recommended mitigation and has submitted a conceptual design
for the improvement.
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Site Plan Review
The proposed development is a Planned Unit Development. EPMC section 17.76.030 (A) requires
a site plan review following the procedures of Chapter 17.60. This application is consolidated
with a subdivision application. All development proposed is single family detached housing with
a 102 lot tentative plat.
Attached with this application are typical plans for single family dwellings to be used in the
development. The typical plans demonstrate the architectural styles for the development.
While the City only enforces City standards, the attached Eagle Point Design Guidelines
Settlement Agreement comply with City Standards and are more restrictive than the EPMC. This
document was an element of the Settlement Agreement between and the applicant and the
EPGC HOA. The City was a signatory on the Holt / HOA settlement Guidelines.
The applicant also stipulates to submit all plans for the dwellings to the Eagle Point Golf
Community Home Owners Association (EPGC HOA) design committee comprised of two Holt
employees and a representative of the HOA.
The proposed typical plans provide the Site Plan Committee with the architectural styles of the
dwellings. At the time of submittal for building permits for individual homes on specific lots, the
submittal will include a site plan with the dwelling on the specific lot to demonstrate compliance
with setbacks.
EPMC 17.60.040 provides the requirements for a site plan review. Requirement 8 indicates a
fencing plan is a required element of the site plan submittal. This development is a subdivision
intended for single family residences.
The applicant proposes to fence individual lots at the time of construction for the homes. All
homes are provided with a 6’ cedar fence on the side and rear lot lines. Side yard fencing typically
starts 10 feet from the front property line.
The common area pocket park and the end north end of Butte Springs Trail and the pedestrian
access are proposed to be fenced with the construction of the adjacent properties to avoid
construction damage during the home construction.
Site Plan Approval Criteria:
The Site Plan approval criteria as provided in EPMC 17.60.040 E 1-5 are as follows:
E. Standards for Approval. In granting approval for proposed site plans, the decisionmaking body shall be guided by the following:
1. The site plan conforms with the general plans and ordinances of the city in terms
of location and general development standards and all provisions of this title.
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2. The site plan adequately provides for pedestrian safety and general welfare of
facility users.
3. The project will satisfactorily take care of the traffic it generates by means of
adequate off-street parking, access points and additional street right-of-way
improvements.
4. The project will be compatible with adjacent developments and will not adversely
affect the land uses or character of the area.
5. The project will take into consideration natural hazards found to exist on or
adjacent to the site proposed for development.
Findings of Fact
1. The site plan conforms with the general plans and ordinances of the city in terms of
location and general development standards and all provisions of this title.
The proposed development is submitted as a consolidated application with a Planned Unit
Development (PUD). A PUD provides flexibility in the standards of the EPMC. The PUD findings
above requests flexibility from the strict application of the standards if approved by the City.
The requested relief from the standards are as follows:
1. Lot Width
2. Building Height
3. Right of Way Elements
4. Access
With the requested relief approved by the City, the proposed development is consistent with all
remaining standards of the EPMC.
2. The site plan adequately provides for pedestrian safety and general welfare of facility
users.
The proposed street sections for both the 60 foot and 50 foot rights of way will enhance
pedestrian safety.
The proposed rights of way add a planter strip between the sidewalks and curbs to separate
pedestrian travel from the travel lanes.
Additionally, the planter strips facilitate compliance with ADA standards at intersections and
driveway approaches.
3. The project will satisfactorily take care of the traffic it generates by means of adequate
off-street parking, access points and additional street right-of-way improvements.
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The proposed lots comply with the EPMC for off street parking. Additionally, the proposed street
sections will allow for improved on street parking and will provide a 20 foot clear drive aisle for
emergency vehicles.
The proposed development is a 102 lot single family development. A traffic impact analysis for
the development has been submitted and reviewed by the City. The onsite traffic impacts were
demonstrated to be adequate for the proposed development.
An offsite improvement for a turn lane was recommended in the analysis and this submittal
provides a conceptual design for the improvement and the applicant has stipulated to make the
improvement.
4. The project will be compatible with adjacent developments and will not adversely
affect the land uses or character of the area.
The proposed development is substantially consistent with the Eagle Point Golf Community
Master Plan as approved in 1995. The proposed street circulation pattern extends existing street
connections stubbed to the site from other development.
The streets were modified from the 1995 Master Plan to improved connectivity and circulation
with the elimination of three cul de sacs.
The 1995 Master Plan indicted 105 lots in the plan area. The plan as submitted proposes 102 lots.
The lots in the 1995 plan and the proposed plan are similar in area width and depth with adjacent
development and the other singe family phases of the EPGC. The total lot count is reduced from
the 1995 Master Plan to provide for the current stormwater management requirement that are
now in effect.
The typical plans proposed for the homes are compatible with existing development in size and
architectural design. All plans for the homes will be subject to review by the to the Eagle Point
Golf Community Home Owners Association (EPGC HOA) design committee and must comply with
the submitted design guidelines to assure compatibility with existing development.
5. The project will take into consideration natural hazards found to exist on or
adjacent to the site proposed for development.
The site does not have any on site natural hazards. The slope of the development varies from low
slope on the west side of the development to moderate on the eastern side. The 1995 Master
Plan considered a street connection to Riley Road. The proposed plat eliminated the Riley Road
connection due to the steepness of the grade at that location.
The current application proposes two right of way widths for the development. The 50 foot right
of way section is proposed for the cross-slope roadways to minimize cut and fill for the roads and
to provide improved driveway access for those frontage lots.
Scott Sinner Consulting, Inc.
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Conclusions of Law Site Plan
The site plan committee can conclude the proposed application, with the requested flexibility of
the standards with the PUD, is consistent with the EPMC standards for development. The plan
provides adequate pedestrian safety, provides a safe and efficient public street network, is
compatible with adjacent development and considered mitigated any natural hazards of the Site.

Land Division Findings of Fact
The applicant has prepared the attached Tentative Subdivision Plat to include all required
elements contained within Title 16 of the EPMC.
The subdivision is part of the approved Eagle Point Golf Community and as such, the subdivision
is Titled Eagle Point Golf Community Phase 11, 15A, 15B, 17 and 18.
The plat is comprised of two tax lots owned by the applicant, 361W11 Tax Lot 400 and
361W02CD, Tax Lot 3700. The total acreage is 29.44 acres with 102 residential building lots, a
public storm water facility (Tract A), and two Public Open Spaces (Tract B and C).
The subdivision application is submitted with a PUD application requesting relief for the EPMC
Standards for Lot Width, Building Height, Right of Way Elements, and Access of a private alley
serving two lots. This application meets all standards of the EPMC with the approval of the PUD
requests. All other standards of the EPMC are met without modification. The building Height is
not a relevant standard for a subdivision.
The subdivision 102 lots for single family development on 29.44 acres. The density of the
subdivision is 3.46 dwelling units per acre. All lots are over 8,000 square feet, consistent with the
EPMC Zoning Title.
The technical requirements of the plans detailed sections 16.08.030 and 16.08.040. The entire
area of the subject parcel is proposed for development and 16.080.50 Partial Development is not
applicable.
16.08.060 Explanatory Information A
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16.08.060 Explanatory Information B

Proposed Deed Restrictions

The applicant does not propose any deed restrictions to be recorded on the proposed lots.
16.08.060 Explanatory Information C

Approximate Centerlines Profiles of Proposed Streets

This submittal includes conceptual Civil Engineering plans for the development of the subject
properties. The plans included the street connections with existing development in the area as
well as the elements identified in EPMC 16..8.070 A – C.
The development is a phased development and the order of construction is 11, 15A, 15B, 17, and
18. The order of the phases may change of be accelerated with the assumption any required
improvements are installed appropriate to support a given phase.
Civil plans with conceptual street, water, sanitary, and storm water facilities are included in the
submittal. The development proposes planter strips in the public rights of way between the curb
and sidewalks.
Application Summary and Conclusions:
The Approving Authority can conclude this consolidated application for a Planned Unit
Development, Conditional Use Permit, Site Plan, and subdivision has identified all requirements
for submittal contained within the Eagle Point Municipal Code.
The proposed development is a component of the approved Eagle Point Golf Community and as
such shares all common elements developed wit prior development.
The requested modifications in the from the strict application of the Code are similar to the
modifications approved in other residential areas within the Eagle Point Golf Community and the
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modifications are in harmony of the intent of the standards of the Code and other development
in the vicinity. The requested modifications will enhance the aesthetic appeal of the development
and will improve public safety, particularly for pedestrians.
The applicant submitted a required pre application conference prior to submitting this
application.
These findings of fact identified the relevant approval criteria within the Eagle Point Municipal
Code and the criteria have been addressed.
On behalf of the applicant, I respectfully request the approval of these applications.

Scott Sinner
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ATTACHMENT NO. 7
Architectural and Design Standards
(per Settlement Agreement with Eagle Point Golf Community)

EXHIBIT D
Architectural and Design Standards

Eagle Point Design Guidelines
Applies to Phases 11, 15, 16A & B, 17, 18 and Buffer Zone Lots

Design Guideline Language
1. No like elevation shall be used on lots that are within three lots abutting the subject lot, or
directly across the street.
2. The ground floor of a one-story dwelling, exclusive of open porches and garage in all Phases
except the golf course fronting lots in 16B shall not be less 1800 square feet. The golf
course fronting lots in 16B shall be no less than 1950 square feet. A multiple level dwelling,
two-story dwelling, split-entry home, or daylight basement home, the principal living level
shall have a minimum square footage of not less than 1200 square feet, exclusive of open
porches and garages, except where lot slope limits the ability to meet the minimum SF. All
homes must have at least a two (2) car garage.
3. The street facing elevation shall include no less than three (3) varying planes for plans with
three (3) car garages, and two (2) varying planes on plans with two (2) car garages. These
variations may include but are not limited to the following examples: Second floor
protrusion forward from main floor, entrance awning protrusion or inset from main
elevation.
4. All homes shall include either accent stone, composite, or brick veneer contained on the
front elevation, unless substantial use of other design detail is utilized as part of a specific
style (e.g. farmhouse or Spanish style.)
5. The square footage of the windows included in the front elevation shall be no less than 10%
of the total square footage of the front elevation. When windows make up more than 20% of
the garage door surface, they may be counted towards the square footage of the required
windows.
6. Exterior window trim:
a. The exterior window trim shall be required on all street facing, tract facing and open
space facing elevations of the home.
b. The exterior window trim shall be painted consistently with the other trim board
areas on the exterior elevations, except that trim may be of a contrasting tone of
similar hue.
c. The exterior window trim type shall be either;

Settlement Agreement
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i. standard four way wrap with a minimum of 3-inch wrap material.
ii. four way wrap with ledger sill
iii. four way wrap with ledger and header sill
iv. or other four side window trim approved by the architectural committee
d. All exterior window trim material shall be no less than 3 inches wide
7. Exterior Siding
a. The exterior siding may be a mix of composite (Hardi plank or like), stucco, and
wood materials.
b. The exterior siding on the front street facing, elevations shall include two (2) or more
accent material (i.e. shake, batten board, lap, brick, stone or belly band).
i. The accent material shall cover no less than 10% of each subject elevation,
unless the limitation of accent materials is driven by a specific style (e.g.
farmhouse or Spanish style).
8. The paint package shall include no less than three (3) colors, specifically Body, Trim and
Accent colors, unless the limitation of accent colors is driven by a specific style (e.g.
farmhouse or Spanish style), then a 2-color limit is allowed.
a. A fourth color may be proposed for door(s) or other accents.
b. No substantially similar color packages shall be used on homes that are within three
(3) lots abutting the subject lot, or directly across the street.
c. Trim must mark all building rooflines, porches, and doors on all elevations. The trim
must be at le 
 
9. Elevation Features
a. The front facing elevation shall include no less than (3) elevation accents features in
at least two (2) different feature types. The feature types may include but are not
limited to façade slat vents, window shutters, corbels dormer windows, belly bands,
Hardi-shake, nook windows, brick accents and others approved by the Design
Review Committee.
10. The garage doors are to include window covers, be frosted or be otherwise opaque if garage
doors include glazing over 25%.
11. Roofing type to be asphalt composite or tile.
12. Fences & Hedges
f) Hedges or site-obscuring plantings shall not exceed three (3') feet in height in the
front yard or on the side lot lines forward of the building line with the greatest
setback on lot or the adjoining residential lot.
g) No fences shall be constructed in the front yard or on the side lot lines within ten
(10') feet of the front building line unless due to topographic conditions or other
conditions a variance is agreed to in writing by the Architectural Control
Committee.
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h) The maximum height of a site-obscuring fence located on a lot shall not exceed six
(6') feet in height.
i) Fences shall be well constructed of suitable fencing materials, approved by the
Architectural Control Committee, and shall not detract from the appearance of the
dwelling located upon the lot. All fences are to be well kept and wood structures are
to be painted or stained or maintained in a manner approved by the Architectural
Control Committee. Chain link fencing is not permitted unless required by the City
of Eagle Point, and in case such fencing is required it shall comply with the
construction standards and requirements of the City of Eagle Point.
j) Internal fencing on all golf course fronting lots must be approved by the Design
Review Committee and the Golf Course, and considerations may vary from lot to
lot. Tops of fences must be constructed relatively level and lateral fence elevation
changes must occur at the fence posts or in a manner approved by the Architectural
Control Committee.
13. Landscaping
a. All landscape plans shall be designed, installed and completed by a landscape
architect or professional landscape company
b. All landscape installations require an irrigation system. Landscape plans should note
the type of irrigation system to be installed
c. No plantings may be listed on the Invasive & Noxious Plants list at
      !" # 
Weed Lists to view plantings that are not allowed
d. All front yard landscape plans must propose at least one (1) shade tree, standing at
$%&!       '
   (
e. All front yard plantings must be shall include a balanced mix of 1, 2 and 5-gallon
plants. Front yards must contain a minimum of twelve (12) plantings, not including
the required shade tree
f. Rear yard plantings may be any size. At a minimum, rear yards will be fully graded
and the rear yard shall be covered with either grass and/or other approved
stabilization material
g. All landscape plans for golf course fronting lots should consist of an even mix of one
(1), three (3) and five (5) gallon plantings
h. Front yard hedges, fountains, boulders, or other site obscuring plantings or
installations forward of the building line may not exceed 3ft. in height
i. Soil amendment is required for all lawn and planter bed installations
j. Some lots, depending on location, slope and size, may require contour grading to
avoid abrupt grade lines and to ensure smooth visual transitions across the lot(s)
k. Xeriscape plans with little irrigation and no lawn plantings shall be allowed, please
 ) !   *""    !       
The Design Review Committee may grant variations to these requirements on a
case by case basis.
l. All pools must be in-ground pools. No above-ground swimming pools are permitted.
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ATTACHMENT NO. 8
Subdivision Plats for
Constructed Golf Community Phases

ATTACHMENT NO. 9
Written Public Comments
• Applicant Response to Public Comments (Dec 13, 2021)
• Eagle Point Golf Community HOA Letter of Support (Dec 3, 2021)
• Property Owner Comment Letters (Dec 7 – 13, 2021)

APPLICANT/ HOLT RESPONSE TO
PUBLIC COMMENTS (Dec 13, 2021)
The Eagle Point Golf Community HOA supports the application. However, some of the immediate
neighbors of the proposed development have raised some concerns. Below is an executive
summary of the primary issues raised, followed by a more detailed analysis and supporting
images.

Executive Summary

Traffic on Robert Trent Jones
The original approval of the Eagle Point Golf Community included an extensive traffic impact
analysis for the full build out of the entire community. The only changes from the original
approval improve the traffic impacts associated with the project:
•

The original approval if the subject property considered 105 lots and the proposed
development is 102 lots, 3 fewer homes that were considered in the original traffic study.

•

Public safety is improved by the project. The existing homes on Poppy Ridge are a dead
end street stubs that are up to 1,800 feet in length. The project will provide six new access
points to Robert Trent Jones Drive, which benefits the existing residents and proposed
residents. Additionally, connectivity is improved in the new phases because some
planned cul-de-sacs are replaced with through streets.

Lot Widths
All phases of the EPGC were approved with relief from the standards of the Code for lot width
through the PUD process, and the widths proposed with these phases are consistent with existing
development.
While the lots in the proposed development have modified widths, all lots in the proposed
development exceed the 8,000 square foot minimum lot area and exceed the lot depth of 100
feet specified in the Code.
The proposed lots have sufficient width and area to build detached single family homes of similar
style and quality of nearby existing homes in the area.
Housing Types and Architectural Review
All lots in the proposed development are for single family detached dwellings. There will not be
any attached housing in this development. All proposed homes will be reviewed by the EPGC
HOA design Committee.

Building Height
The request for relief from the building height requirement is due to the slope of the property
and how the City’s code measures height.
The request will allow the applicant to build homes that are compatible with existing
development, including homes that have similar heights. See the representative images at the
end of this packet.

Wetlands, Wildlife and Tree Preservation.
There are no delineated wetlands on the subject property. The property is designated as
urbanizable land in the Eagle Point Comprehensive Plan.
The City does not have standards for tree preservation on urbanizable land inside the Urban
Growth Boundary and City Limits.

Detailed Analysis
1. Traffic on Robert Trent Jones
The original approval of the Eagle Point Golf Community included an extensive traffic impact
analysis for the full build out of the entire community. The original approval of the subject
property considered 105 lots and the proposed development is 102 lots, 3 fewer homes that
were considered in the original traffic study.
This application included a submittal of a new Traffic Impact Analysis by Southern Oregon
Transportation Engineering (SOTE). SOTE requested a scoping letter from the City to
determine the requirements for the study area. The SOTE completed an analysis per the City’s
requirements, including the intersections identified below, submitted to the City for review.

The City reviewed and agreed with the conclusions of the Study to require an
improvement to the Alta Vista / Robert Trent Jones intersection, a Condition of approval
in included in the Staff recommendation and the application included conceptual designs
for the Alta Vista Improvement. All other intersections were concluded to operate at
acceptable levels of service.
The traffic circulation, public safety, and volume impacts were considered in the original
approval of the EPGC and the proposed plat provide improved circulation and
connectivity by removing cul-de-sacs resulting in improved public safety.

The completion of the proposed development will complete incremental development of the
earlier improvements in the EPGC. The completion of this development will complete six
existing street stubs on the adjacent EPGC subdivisions resulting in significant improvements
to public safety in the event of emergency for the existing residents that currently live on
dead end street stubs connections of up to 1,800 feet.
Residents of Poppy Ridge currently have a single access to Robert Trent Jones representing a
significant safety concern. With the completion of the proposed development, those
residents will have access to five access points in Robert Trent Jones for dramatically
improved public safety.
2. Lot Widths
The Code requirement for the R-1-8 zone is interior lot width of 80’ and corner lot widths of
90’.
All phases of the EPGC were approved with relief from the standards of the Code for lot width
through the PUD process. All plats in the EPGC in the R-1-8 zone have lots narrower than the
Code Standards with existing lots as narrow as 62’ for interior lots and corner lots as narrow
as 70’.
Every existing lot north of Poppy Ridge Drive adjacent to the proposed development have lot
widths less than the Code standards at 74’ to 75’ for interior lots. These lots were modified
with the same PUD process as submitted with this application.
While the lots in the proposed development have modified widths, all lots in the approved
plats adjacent to the proposed development exceed the 8,000 square foot minimum lot area
of the Code.
The proposed lots have sufficient width and area to build detached single family homes of
similar style and quality of nearby existing homes in the area.

3. Housing Types and Architectural Review
Several neighbors submitted comments regarding housing types and architectural styles
implying narrow lots would result in row houses.
All lots in the proposed development are for single family detached dwellings. There will not
be any attached housing in this development.

The Eagle Point Golf Community Home Owners Association and the Applicant completed a
lengthy collaboration for a development agreement for the applicant’s development
properties in the EPGC.
One of the elements of the agreement was to add a requirement for a HOA / Holt design
review process in addition to any City requirements for building homes in the community.
The agreement included design requirements and a review process to assure compliance with
standards for the homes.
The City Code has requirement for the submittal of architectural elevations with a PUD
application. The applicant worked closely with Staff to provide multiple examples of the
typical architecture style contemplated with this development.
The typical plans submitted with the application do indicate to type of homes and styles
anticipated with the development, but the plans submitted will not be the only plans build in
the development.
The applicant has the ability to propose other plans, and those plans will be reviewed and
approved by the HOA / Holt Design Committee per the HOA / Holt Development Agreement.
This process will allow for flexibility in design to meet the demands of the current home
buyers while assuring the residents of the EPGC have a voice in the architectural designs of
the development.

4. Building Height
The request for relief from the building height requirements of the Code is a result of the
sloped terrain and the definition of building height in the Code. Granting the requested relief
will allow the applicant to build homes with similar architectural styles and square footages
of the existing homes near the proposed development.
The EPMC method of calculating building height is as follows:
“Building height” means the vertical distance from the grade to the highest point
of the coping of a flat roof or to the deck line of a mansard roof or to the highest
gable of a pitch or hip roof.
In the R-1 district, the maximum building or structural height of the main building
shall be two and one-half stories or 25 feet, whichever is the lesser.
The applicant is planning on developing a mixture of 1 and 2 story homes to blend in with the
existing development of the EPGC. The 25’ height requirement applies to all elevations of the
dwelling.

The following pages illustrate how slopes affect the building heights. The exhibits
demonstrate how slope affects homes and are typical plans and a particular plan would not
be used on all lots. The applicant has multiple plans for each lot type and all homes must be
reviewed by the EPGC HOA design committee.
Flat lots do not pose a problem for development within the Code required 25’ height, all
elevations can meet the standard.
Cross Slope Lots are adjacent to sloping roads. The exhibit for Cross Slope Lots illustrates the
potential for the height of the downhill elevation to exceed the height of the other elevations,
and potentially the 25’ height standard on one or more elevations.
Down Slope Lots will appear to meet the standards for the 25’ height with both 1 and 2 story
homes, however the slope will result in the side and rear elevations exceeding the height
requirement.
The exhibit for Steep Slope Garage Under home would be used on the uphill side of the roads.
The garage under floor plans provides a functional driveway and garage while providing
adequate square footage for the homes.
There are existing homes on Poppy Ridge with each lot type and homes that exceed the EPMC
standard for building height due to slope. The applicant seeks to develop homes that are
compatible with existing development and requested relief for building height will allow for
compatible development with the existing development.

5. Wetlands, Wildlife and Tree Preservation.
The subject property does not contain any delineated wetlands. Issues relating to runoff
appear to be related to the existing development draining on to the applicant’s property.
The development of the subject property will convey runoff / stormwater to the new facilities
identified on the plat. All stormwater management will comply with current standards.
The subject property is inside the Urban Growth Boundary and the City Limits of Eagle Point
and is zoned for residential development to urban densities. The City does not have a tree
preservation Code and tree preservation is not an approval criterion of the review process.
The construction techniques and removal of trees will be similar to the techniques used by
the developers of the existing homes on Poppy Ridge.

1994 image

2020 image

Flat Lot

Cross Slope - Adjacent to Sloping Road

Down Slope - Downhill Side of Road

Down Slope - Downhill Side of Road

Steep Slope Garage Under - Uphill Side of Road

EAGLE POINT GOLF COMMUNITY HOA - LETTER OF SUPPORT

From: Mike Upston
Sent: Thursday, December 9, 2021 7:43 AM
To: David Richardson <davio_iam@yahoo.com>
Subject: RE: EPGC Ph 11/15/17/18

DAVID RICHARDSON

You’re very welcome Dave, and please feel free to refer folks with questions to me. (tel & email info below)

From: David Richardson <davio_iam@yahoo.com>
Sent: Wednesday, December 8, 2021 10:56 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Re: EPGC Ph 11/15/17/18

Good morning Mike,
I just want to say thank you so much for the information, documents and all of your help thus far. This has
certainly opened my eyes and I think will dispel some of the angst my neighbors are having to some of the issues.
I don't think it is such a bad deal myself as it is expected and I saw a few things in the proposal that I liked. I will
share this information with a neighbor that has a running email list of concerned neighbors. I think she is up to
about 38 people so far.
Again, thank you for you help and taking the time to explain this in detail.
Dave Richardson
541-601-7149
davio_iam@yahoo.com
On Wednesday, December 8, 2021, 11:24:47 AM PST, Mike Upston <mikeupston@cityofeaglepoint.org> wrote:
You’re welcome Dave. Here’s some info re your additional questions…..
It’s common for developers to provide an example illustration of the sort of homes they plan to build, as has been provided
in this plan set. The example is not meant to be the only thing the developer can then build. Future home construction is
instead bound by local codes and regulations in effect at the time of building permit application, specific allowances and
controls provided by the Planning Action, and authority of the HOA via their CC&R’s and any other legal agreements they
may have with Holt.
I assume the reference to “waivers” in item 1 of your email is regarding requested dimensional and design
deviations. Those are approvable for projects that go through the City’s Planned Development review process. The
developer is requesting deviation from the City’s minimum lot width, maximum building height, street right-of-way standards,
and the standard method of access for two of the lots. Here are a few points for each of those:
• Minimum Lot Width. All proposed lots meet the 100-foot minimum lot depth and the 8,000 square foot minimum
area of the zoning ordinance. Some are proposed to be less than the minimum lot width, though others are
considerably wider. Proposed widths range from 68 – 100 feet for interior lots and 80 – 128 feet for corner lots. All lots
provide adequate width for the typical homes shown in the attached project drawings. Previously developed phases in
the Golf Community have also been developed with lots having less than the 80-foot standard width.
• Maximum Building Height. The City standard for Building Height in this area of town is a maximum of 25 feet. This
application requests up to 36 feet in building height to accommodate the site topography and current architectural
trends. The site topography creates potential for the downhill side of some buildings to exceed the 25-foot height
maximum. Additionally, because the streets are laid out across the slope of the site, the uphill dwellings will likely need
to be constructed with the garages under the living spaces to be able to have a functional driveway. Two-story
dwellings above a standard size garage would result in dwelling heights of between 25 feet and 36 feet for the front
elevation. Last, current architectural trends in upscale residential housing include 10 foot first floor ceilings and 9 foot
second floor ceilings with steeper roof pitches.

• Street Right-of-Way Standards. The City’s local street standards include a 60-foot-wide right-of-way with a 36-foot
paved section and two 5-foot sidewalks on each side, or a 50-foot-wide right-of-way with a 36-foot paved section and
two 5-foot sidewalks on each side. The applicant seeks to provide more generous sidewalks and planter strips on each
side of both street types for a more pleasing and walkable streetscape.
• Standard Method of Access for Two Lots. A through-street connection is not available for lots 599 and 600 due to
the existing development on the property to the south, and a cul-de-sac would require more right-of-way than is
available. Therefore, the proposed method for access to these two lots is a private alley functioning as a shared
driveway and public utility easement, with no parking and the owners responsible for driveway maintenance.
The attached 1995 golf community master plan is provided to address item 2 in your email below, and I’ve clouded the area
of Holt’s proposal for your convenience. Their proposed subdivision plan generally conforms with the master plan, but with
improved street circulation and elimination of three cul de sacs.

From: David Richardson <davio_iam@yahoo.com>
Sent: Tuesday, December 7, 2021 11:58 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Re: EPGC Ph 11/15/17/18

Hello Mike,

Thanks for sending the Project drawings. I was looking it over and saw some things that I definitely like
and I think this information will help the neighborhood to understand the project.

To clarify the design of the homes to be built in phases 11, 15A, 15B, 17 and 18.
The homes depicted in the packet you sent, they are all tri-level and will all look exactly the same
architecturally? Basically cookie cutter tract homes. I understand paint colors and masonry may be
different, but as somebody drives down the street after all homes are constructed, they will all look exactly
the same. If this is the case, am I correct to assume that all remaining phases will also be cookie cutter tract
homes with little to no variance in the appearance of the homes?
Just a couple of things I would like to ask for, or if you can point me to where I can find the information:
1- It was brought up that Holt Group was asking for some kind of "waivers" on these phases.
2- I would like to see and study the original master plan from the early 1990's?
Thanks again for your help and for providing the documents.
Dave Richardson
541-601-7149
davio_iam@yahoo.com

On Tuesday, December 7, 2021, 01:11:19 PM PST, Mike Upston <mikeupston@cityofeaglepoint.org> wrote:

Hi David – Project plans for EPGC Phases 11/15/17/18 are attached. 17 sheets total with subdivision plans and schematic
architectural drawings. Happy to help further, just let me know.

ROLAND AND PATRICIA BAUSKE

PHIL HORNER

DAVID AND MARGARET AUSTIN
December 7, 2021
Eagle Point Planning Commission
Eagle Point City Hall
17 Buchanan Ave S
Eagle Point, OR 97524
ATTN: Mike Upston
Community Development Director
Subject: Eagle Point Golf Community Phases 11/15/17/18
Planning Action File Number 21-07:SUB
Dear Mr. Upston,
We are writing to express our concerns and objections to certain aspects of the proposed subject
development by the Holt Opportunity Fund. We have been homeowners in the Eagle Point Golf
Community since 2017. Our concerns are as follows:
1. Request for Waivers to R-1-8 Zoning Requirements
We understand four waivers have been requested:
a. Lot width reduction
The waiver request for lot width reduces the required 80’ minimum to 70’, and as low as 55’
for some lots adjacent to Poppy Ridge Drive. If this request is granted, the number of lots
and homes may increase over the 102 units planned.
b. Building height increase
This waiver would increase the maximum height from 25’ to 37’. This will further obstruct
views of the valley, particularly for the residents on the north side of Poppy Ridge Dr. When
we purchased our home, we were informed that Phases 11, 15, 17 and 18 would be
developed, but understood those future homes would be built to the R-1-8 zoning codes.
c. Access issues
There will be a substantial increase in traffic on Poppy Ridge Dr and Robert Trent Jones.
Robert Trent Jones is the only access in and out of the community for the south and east
developments, which includes the 102 additional homes. Have emergency evacuation
procedures and egress been considered? The recent fire evacuation problems and quick fire
spread in Talent and Phoenix should be looked at in detail.
d. Landscaping issues
Has existing tree preservation been considered?
2. Other Concerns
We are concerned about the overall impact these future additions will have on our community.
Hopefully, your Commission has considered and studied the impacts on the following additional
items:
a) Reduction of existing home values
b) Hydrology study and the impact of the draught conditions
c) Air quality and noise studies, during and after construction
d) Wetland issues

We would ask that the above issues be re-examined in detail. It was stated in the applicant’s findings
that ‘positive impacts outweigh negative impacts’. From where we’re standing, we see more negative
impacts than positive on these four waivers and the overall impact on our community. We look forward
to discussing this in more detail in the upcoming hearing on December 21.
Respectfully submitted,

David Austin
1339 Poppy Ridge Drive
Eagle Point, OR 97524

Margaret Austin

KIRK HOLTEN
From: Kirk Holten <kirkholten@gmail.com>
Sent: Wednesday, December 8, 2021 8:23 AM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Eagle Point Golf Community Phases 11/15/17/18
Mike Upston
Community Development Director
City of Eagle Point, Oregon 97524
My wife and I have lived on Robert Trent Jones Blvd since 2005. During this time, we have observed a
significant increase in traffic and the number of vehicles exceeding the posted speed limit of 25 miles
per hour. The referenced development will significantly increase the daily vehicle count on Robert
Trent Jones, which is already stressed. Development of the referenced phases do not address the
increased traffic nor provide alternative ingress/egress streets.
In addition, the above-referenced development will have a significant negative impact on property
values on Robert Trent Jones Blvd. due to the increased traffic volume discussed above, and on the
entire community with the proposed relief from the current Eagle Point Golf Community homes
(substantially increased building heights, relatively inferior exterior finishes, increased lot density,
decreased lot widths, as well as ambiguous landscaping requirements).
To summarize, these new referenced phases as proposed will put significant additional traffic stress on
Robert Trent Jones Blvd. and allow for other deviations from the current community that are obviously
negative for existing homeowners, emergency services, and the city in general. We are of the opinion
that the City of Eagle Point should reject this proposed development as it is currently presented until
such time the developer addresses these critical issues.
Sincerely,
Kirk and Marie Holten
291 Robert Trent Jones Blvd.
Eagle Point, Oregon 97524
541-414-9960

KATHIE DAVIDSON

NANCY AND JIM O'SULLIVAN

JIM AND LINDA BRODERSON

JEFF & KIRSTEN PROULX

December 9, 2021
Eagle Point Planning Commission
Eagle Point City Hall
17 Buchanan Avenue South
Eagle Point, OR 97524
Attention: Mike Upston
Community Development Director
Subject: Eagle Point Golf Community Phases 11/15/17/18
Planning Action File Number: PA # 21-07:SUB
Mr. Upston,
I am writing this letter to share my concerns regarding several items in the
proposed Holt development of the Eagle Point Golf Community-Phases 11, 15, 17,
18. The request for the four waivers below to R-1-8 zoning requirements would
dramatically change the community and the original plans for the Eagle Point Golf
Community.
1. The width reduction of lots from 80 feet to 60 feet and corner lots from 90 feet
to 70 feet will dramatically change the original plan of this community. Changing
the lot sizes will deter the original plans of the community and only decrease
everyone’s home value. The narrow lots will stand out and not fit the community
standards. These standards were developed to ensure the community was
consistent and maintained property values. When property values go down, so do
taxes and a reduction of income for the City of Eagle Point and Jackson County.
2. The building height increase of 25 feet to 37 feet will obstruct views of the
valley for the residents of Poppy Ridge Drive. I understood that development
would eventually take place and I was informed that future homes would be built
to the R-1-8 zoning codes, just as our home had to follow. When my wife and I
built our home, we were not able to make any adjustments to the height of our

home due to the codes in place. This caused us to change plans and added
additional costs.
3. An additional 102 homes will substantially increase the traffic on Poppy Ridge
Drive and Robert Trent Jones. Robert Trent Jones is the only access in and out of
the community for most of our residents. The traffic on RTJ is already heavy, let
alone the additional traffic that would result from the proposed development. I
realized the number of homes Holt is proposing to build is about the same, it
greatly concerns me the only way in and out of this community is Robert Trent
Jones. Has this been considered? The potential loss of life is something that needs
to be considered for development of this phase for construction. I pray that the
concerns of the residents of this community will be taken seriously
The applicant’s statement that “positive impacts outweigh negative impacts” is
alarming. They do not identify any of these impacts and how they will affect our
community.
It is our hope that you will not approve Holt’s waivers as they affect the
community in a negative way. They can still build their homes with the standard
lots size and standard height as all other homeowners have had to comply with.
The R-1-8 zoning was developed for consistency in the building of homes and
should be applied appropriately.
Very Respectfully,
Jeff and Kirsten Proulx

JEFF & KIRSTEN PROULX (CONT.)
From:
To:
Subject:
Date:
Attachments:

Mike Upston
Mike Upston
Jeff & Kirsten Proulx
Monday, December 13, 2021 11:22:00 AM
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From: Jeff Pro <jeffandkirsten2@gmail.com>
Sent: Monday, December 13, 2021 11:17 AM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Re: Holt Project
Morning Mike,
Thank you for putting this together. It does clear up a few things. Growth is inevitable...
Have a great week!
On Mon, Dec 13, 2021 at 10:44 AM Mike Upston <mikeupston@cityofeaglepoint.org> wrote:
Ok Jeff - Here’s some info re concerns expressed in your attached letter…..
Plan Consistency: The proposed subdivision layout for these phases 11/15/17/18 is generally
consistent with the original 1995 golf community master plan. The only significant differences are
improved street circulation, replacement of three cul de sacs with through-streets, and 102 lots
proposed vs the 105 lots in the 1995 Master Plan. I’ve attached the master plan and clouded the area
of Holt’s proposal for your reference.
Code Deviations: Holt has requested a few dimensional and design deviations. Those are approvable
for projects that go through the City’s ‘Planned Development’ review process. They are requesting
deviation from the City’s minimum lot width, maximum building height, street right-of-way standards,
and the standard method of access for two of the lots. While your letter doesn’t express concern with
all of them, here are a few points about each one just in case you’re curious:
Minimum Lot Width. All proposed lots meet the 100-foot minimum lot depth and the 8,000
·
square foot minimum area of the zoning ordinance. Some are proposed to be less than the
minimum lot width, though others are considerably wider. Proposed widths range from 68 – 100
feet for interior lots and 80 – 128 feet for corner lots. All lots provide adequate width for the typical
homes shown in the attached project drawings. Previously developed phases in the Golf
Community have also been developed with lots having less than the 80-foot standard width.
Maximum Building Height. The City standard for Building Height in this area of town is a
·
maximum of 25 feet. However, as mentioned above, during this stage of project review developers
who go through the Planned Development process (as is the case here) may request deviations
from any of the dimensional standards in the City’s zoning regulations. This application requests
up to 36 feet in building height to accommodate the site topography and to respond to current
architectural trends.
The site topography creates potential for the downhill side of some buildings to exceed the 25-foot
height maximum. Additionally, because the streets are laid out across the slope of the site, the
uphill dwellings will likely need to be constructed with the garages under the living spaces to be
able to have a functional driveway. Two-story dwellings above a standard size garage would result

in dwelling heights of between 25 feet and 36 feet for the front elevation. Further, current
architectural trends in upscale residential housing include 10 foot first floor ceilings and 9 foot
second floor ceilings with steeper roof pitches.
It’s common for developers to provide an example illustration of the sort of homes they plan to
build, as has been provided in the plan drawings that I’ve attached for you. The example, which
illustrates a taller home, is not meant to be the only thing the developer can or will then build, and
it’s likely that many of the homes will be much lower than the maximum requested. Future home
construction is bound by local codes and regulations in effect at the time of building permit
application, specific allowances and controls provided by the Planning Action, and authority of the
HOA via their CC&R’s and any other legal agreements they may have with Holt.
Street Right-of-Way Standards. The City’s local street standards include a 60-foot-wide right·
of-way with a 36-foot paved section and two 5-foot sidewalks on each side, or a 50-foot-wide rightof-way with a 36-foot paved section and two 5-foot sidewalks on each side. The applicant seeks to
provide more generous sidewalks and planter strips on each side of both street types for a more
pleasing and walkable streetscape.
Standard Method of Access for Two Lots. A through-street connection is not available for lots
·
599 and 600 due to the existing development on the property to the south, and a cul-de-sac would
require more right-of-way than is available. Therefore, the proposed method for access to these
two lots is a private alley functioning as a shared driveway and public utility easement, with no
parking and the owners responsible for driveway maintenance.

Traffic Impacts: As required by the City, a traffic impact analysis was conducted for this project (see
attached TIA). The traffic engineer recommended a left turn lane from Alta Vista Dr onto Robert Trent
Jones Blvd, and the developer agrees to provide it. No other changes to the City’s transportation
network were recommended. In addition, the City’s long range transportation system plan does not
include a connection between this subdivision and Riley Rd.

On Dec 10, 2021, at 8:37 AM, Jeff Pro <jeffandkirsten2@gmail.com> wrote:

Mike,
Thank you for the quick response. I would appreciate your response to my
points...that would be helpful.
V/R
Jeff
On Fri, Dec 10, 2021 at 8:07 AM Mike Upston <mikeupston@cityofeaglepoint.org>
wrote:
Thank you Jeff - I’ll make sure to include your letter in the materials

for the Planning Commission’s review. And you can attend the
teleconference by calling (617) 691-8419. If you or others in the
neighborhood would like to speak, it would be helpful to select a
representative for the group. In the meantime, I’d be happy to
respond to any of the points in your letter if that would be at all
helpful to you.
On Dec 10, 2021, at 4:56 AM, Kirsten Proulx
<jeffandkirsten2@gmail.com> wrote:

Good morning Mike,
I am attaching a letter regarding the upcoming meeting (Dec 21)
with concerns about the project for phases 11/15/17/18.
I would also like to attend the meeting and understand there are
Covid restrictions in place. Can I be sent the link to attend virtually?
V/R
Jeff Proulx

JUDY & JOHN MAAS
To:

Mike Upston, Community Development Director
City of Eagle Point
17 Buchanan Av S
Eagle Point, OR 97524

From: John & Judy Maas
367 Robert Trent Jones Jr. Blvd
Eagle Point, OR 97524
RE:

Appeal to zoning waiver request by Holt Opportunity Fund, PO Box 61426, Vancouver, WA
61426

We, John and Judy Maas, request to testify in person at the public hearing, as scheduled.
We challenge the requests for waivers on this development in the following areas:
1. Traffic increase – Quality of Life and Safety
a. There is one egress from the proposed development – Robert Trent Jones Blvd.
Robert Trent Jones Blvd (RTJ) currently bears the brunt of traffic into the existing
development.
• The current heavy flow of traffic is dangerous.
• Emissions are already noxious.
• The noise of traffic is disturbing to the quality of life in the neighborhood.
b. The addition of 982 average daily trips exponentially increases traffic safety, noise and
emission pollution.
c. The decrease to the quality of life for the existing community is NOT in the community’s
overriding interest.
d. At the very least, one additional access to Alta Vista Rd is necessary to bear the burden
of the increased traffic flow.
2. Traffic Increase – Emergency access and egress.
a. In the last three years there have been destructive wildfires in the county.
b. Members of the Eagle Point Golf Course Homeowners Association have been notified
they are in levels of mandatory evacuation from fire danger.
c. Should emergency evacuation be required, with the addition of the new development
and the existing one exit on RTJ there is significant increase in the danger of injury and
loss of life.
d. It is the Developer who is responsible for the increase in homes and traffic. It is the
Developer’s responsibility to build a safe community and protect the safety of the
existing community.
e. We believe it is the Developer’s responsibility to add additional access to Alta Vista Rd.
3. The benefit of a waiver of height restrictions does not outweigh the destruction of existing
sightlines by established homes.
a. The interests of the existing community should be seriously considered.
b. Blocking existing views of established neighborhoods is not in the interest of those
neighborhoods, especially when the developer has alternatives. It is unnecessary visual
pollution to the existing community, especially as the developer has alternatives that
reduce the visual encroachment.

HENRY & LINDA PARAZOO

THOMAS TSCHOHL

JERRY SMITH

GAIL & JIM BARTON
From:
To:
Subject:
Date:
Attachments:

Mike Upston
gspwillie@gmail.com
RE: Disapproval of proposed development of Phases 11, 15, 17, 18
Monday, December 13, 2021 8:36:02 AM
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Thank you Gail & Jim - I’ll make sure to include your letter in the materials for the Planning
Commission’s review. And you can attend the teleconference by calling (617) 691-8419. If you or
others in the neighborhood would like to speak, it would be helpful to select a representative for the
group. In the meantime, I’d be happy to respond to any of the points in your letter if that would be
at all helpful to you.

From: gspwillie@gmail.com <gspwillie@gmail.com>
Sent: Monday, December 13, 2021 8:11 AM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Disapproval of proposed development of Phases 11, 15, 17, 18

To Mike Upston at mikeupston@cityofeaglepoint.org
Hello Mike,
After review of the proposed development of Phases 11, 15, 17, 18 it is apparent that this
development is impractical and renders extreme inconvenience and safety hazards to the
current residents.
What is being challenged.
Traffic Load:
Based on your traffic analysis adding 102 homes (in violation of current codes) will create
some 982 daily trips a day to a community that only has 3 egress locations, 1 on each end of
RTJ and 1 on Arrowhead, how would you conclude that these already over used roads (ask
residents) can handle this additional load. Adding this load would make home access on RJT
and Arrowhead almost impossible and extremely dangerous especially if we were faced with a
firestorm GOD FORBID! Again, adding this load would make entering RJT from any side road
almost impossible and extremely dangerous, walking the sidewalks on either road would be a
nightmare, what potential threat does this additional load put on bikers and children playing
on the sidewalk, what potential threat does this additional load put of emergency access of
any kind! It just does not make any sense to approve this development.

Natural Hazards
Historically most of this development area has been prone to flooding and that is unlikely to
change by building 102 homes and the required roads, where is the hydrology data to
understand the flooding risk analysis, I surmise that 80% percent of the area will be rooftops
and concrete, where does the water go and what threat does it represent the current home
ownership.
Density/lot size & Building height
Variances to 1. Lot Width 2. Building Height 3. Right of Way Elements 4. Access should not be
permitted to accommodate higher density, the community does not need or want row
housing or cookie cutter houses like what is being developed on Arrowhead, they all look the
same and being built by the same builder this is not in keeping with the rest of the community.
When an appropriate plat is designed the building sites should be available to individuals and
individual builders, so we have diverse designs in keeping with the codes.
Conclusion
The neighborhood is not against the development of this land, but it should be developed to
accommodate the natural beauty of the land like trees and wildlife, environmental issues such
as air/noise/water. The current or future homeowners will have to deal with the results of this
development, as designed it certainly is not in keeping with what we want and has the
potential to decrease current home values.
This statement found in the Applicant's Findings is an oxymoron.
That the potential positive impacts outweigh the negative impacts of the conditional use as it
relates to the public health, safety and general welfare of the area.
Gail and Jim Barton
1327 Poppy Ridge Drive
EP, OR 97524

PAMELA ALBION & JOHN PAPAGNI
From:
To:
Subject:
Date:
Attachments:

Mike Upston
P Albion
RE: EPGCC Phase 11/15/17/18
Monday, December 13, 2021 8:36:44 AM
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Thank you Pamela & John - I’ll make sure to include your letter in the materials for the Planning
Commission’s review. And you can attend the teleconference by calling (617) 691-8419. If you or
others in the neighborhood would like to speak, it would be helpful to select a representative for the
group. In the meantime, I’d be happy to respond to any of the points in your letter if that would be
at all helpful to you.

From: P Albion <albionp@ymail.com>
Sent: Sunday, December 12, 2021 9:13 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: EPGCC Phase 11/15/17/18

December 11, 2021
To: Eagle Point Planning Committee
Attn: Mike Upston
Re: Holt Subdivision Plans 29+ acres adjacent to Poppy Ridge

Hello, I am an EPGCC resident and reside at 979 Arrowhead Trail. My spouse, John
Papagni and I, Pamela Albion moved into our home in June of this year (2021). We
were just informed of the proposed development adjacent to Poppy Ridge and would
like to express our concerns.
The waivers that Holt is requesting regarding Lot size and building heights will visually
make this phase look and feel different than the rest of the homes in our community.
One of the reasons we moved to EPGCC was because we like the continuity of the
community. The lot size contributes to this feeling of space. The proposed height
change again would detract from the continuity of our community. Instead of adding
value to my home and our community the proposed lot sizes, heights and square
footage, I feel, would detract from the community’s desirability. We did not move into
this community to be in an affordable housing, high density, neighborhood. We are
very concerned that the proposed waivers would negatively affect our home value.

Since moving here, because of the construction on Arrowhead Trail, we have seen a
significant increase of traffic on Arrowhead Trail and Robert Trent Jones (RTJ). With
the addition of homes more access points are needed. Has a Traffic study been
completed on the impact on our neighborhood? If so, when was it completed?
Another access point off of Riley Rd should be added. This would help alleviate
some of the traffic on RTJ, and Arrowhead Trail.
What is Holt going to do about the wetlands in the field? Have there been any
hydrology or environmental studies completed?
Finally, I would like to request an in-person meeting be held instead of a zoom
meeting to give residents the opportunity to address their concerns in a public format.

Regards,

Pamela Albion   &   John Papagni

BRIAN NEYT
From:
To:
Subject:
Date:
Attachments:

Mike Upston
Brian Neyt
RE: 12-21-21 Public hearing
Monday, December 13, 2021 1:09:21 PM
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Thank you Brian - I’ll make sure to include your message in the materials for the Planning
Commission’s review. And you can attend the teleconference by calling (617) 691-8419. If you or
others in the neighborhood would like to speak, it would be helpful to select a representative for the
group. In the meantime, I’d be happy to respond to any of the points you’ve made if that would be
at all helpful to you.

From: Brian Neyt <bikeneyt@hotmail.com>
Sent: Monday, December 13, 2021 9:50 AM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: 12-21-21 Public hearing
Mike I am writing you to raise my concerns about the application to subdivide and develop the
property at Assessors Map 361W02CD, EPGC phases 11/15/17/18. I am a home owner on Poppy
Ridge Drive and would like to make sure that my concerns could be addressed if not already brought
up by other homeowners. I do know that there is a seasonal creek behind my property and would
like to know that a drainage plan is in place so I do not have additional water on my property.
Looking at the plot map I have a concern about access points to the new development. Has the city
looked at potential additional point of entry/exit for the new area? Has there been a change of the
original plan about building height? I would prefer a lower height limit be observed. More on a
personal level I would hope that the city and developers would include more trails and park settings
with new developments coming in. I believe parks done correctly can really add to the livability of a
neighborhood. I am sure for this development we are to far in the process to add any meaningful
area, just a general concern going forward. I hope this message is helpful and meets the criteria to
be addressed in the upcoming meeting. Due to the nature of my work (being on call in the medical
field) I am uncertain of my ability to attend the meeting but would like to have access to minutes or
notes for review. Thank you.
Brian Neyt
1269 Poppy Ridge Drive
1 (541) 840-6578
bikeneyt@hotmail.com
Get Outlook for iOS

BOB JOHNSON
From:
To:
Subject:
Date:
Attachments:

Mike Upston
Bob Johnson
RE: Appeal of Holt request for zoning waiver on Poppy Ridge property.
Monday, December 13, 2021 1:20:00 PM
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Thank you Bob - I’ll make sure to include your message in the materials for the Planning
Commission’s review. And you can attend the teleconference by calling (617) 691-8419. If you or
others in the neighborhood would like to speak, it would be helpful to select a representative for the
group. In the meantime, I’d be happy to respond to any of the points you’ve made if that would be
at all helpful to you.

From: Bob Johnson <rob_ajohnson@hotmail.com>
Sent: Monday, December 13, 2021 12:30 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Appeal of Holt request for zoning waiver on Poppy Ridge property.
Mr. Upton:
This is to formally appeal the request by Holt Properties.
The Density (lot size) and Access issue are concerning for me.
I live on Robert Trent Jones Blvd. and with The proposed new homes and residential and
construction traffic it will place a heavy concentration of traffic on Robert Trent Jones Blvd. with that
being the only access route.
The 36% smaller homes projected will not compare to the existing homes already in the subdivision .
Thank you,
Robert A. Johnson
494 Robert Trent Jones Jr. Blvd
Past Board Member and Past President of the HOA   
Sent from Mail for Windows

VELLA MUNN
From:
To:
Subject:
Date:

Mike Upston
Vella Munn
RE: Holt construction
Monday, December 13, 2021 1:23:05 PM

Thank you Vella - I’ll make sure to include your message in the materials for the Planning Commission’s review.
And you can attend the teleconference by calling (617) 691-8419. If you or others in the neighborhood would like
to speak, it would be helpful to select a representative for the group. In the meantime, I’d be happy to respond to
any of the points you’ve made if that would be at all helpful to you.

-----Original Message----From: Vella Munn <vellamunn@gmail.com>
Sent: Monday, December 13, 2021 11:07 AM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Holt construction
Dear Mike Upston,
Yes, this is another comment about the 29-acre property that's going to be developed on. To briefly introduce
myself, my husband and I bought one of the early lots on Poppy Ridge in the spring of 2001 and had the house at
1223 Poppy Ridge built that year. Needless to say, I've seen a lot of changes since then. (My husband died three
years ago)
I first became aware of water issues when we had our lawn watering system put in in 2002. Because of low water
pressure, the landscaper had to install twice as many sprinkler heads as he'd anticipated. When we complained about
the inadequate pressure we were told the problem was ours, or rather the builder who'd put in undersized water lines.
However, our neighbors were having the same problem. That resolved within a few years when the city updated the
system to handle the increased housing.
The ongoing issue is a matter of too much water runoff making its way onto my property. I've long had a sump
pump under the house that runs when there's a storm. Without the sump pump (my second), the crawl space floods
up to my ankles.Last year I had a second French drain installed in the lowest part of my back yard to try to control
excess water during irrigation/watering season. (My lot is at the bottom of the hill) The French drain ends with an
electric pump and hose that feeds into the water catch basin that came with the lot.
Needless to say I'm concerned about the detrimental impact of more and more water runoff as houses above and
behind me are built. Eagle Point's clay soil does a lousy job of absorbing moisture. I believe it is vital to require the
developer to address and remedy water impact on existing properties.
Sincerely,
Vella Munn

From:
To:
Subject:
Date:
Attachments:

Mike Upston
Rich McIntyre
RE: Holt development/11/15/17/18
Monday, December 13, 2021 2:55:30 PM
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RICH MCINTYRE &
KAREN GREENE

Thank you Rich & Karen - I’ll make sure to include your email in the materials for the Planning
Commission’s review. And, as has been advertised, the meeting will be held at 6pm via
teleconference. You can attend by calling (617) 691-8419. If you and others in the neighborhood
would like to speak, it would be helpful to select a representative for the group. In the meantime,
I’d be happy to respond to any of the points in your letter if that would be at all helpful to you.

From: Rich McIntyre <richmcintyre53@gmail.com>
Sent: Monday, December 13, 2021 2:31 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Holt development/11/15/17/18
December 10, 2021
Mr. Mike Upston
City of Eagle Point
P.O Box 779
Eagle Point, OR. 97524
Re: Holt development 11/15/17/18/PA#21-07:SUB
Dear Mike:
Thank-you for the opportunity to comment on the aforementioned development. While we
recognize the right of Holt to develop this property, we take exception to several of the elements in
the application and encourage the Planning Commission to reject the proposal as currently
formulated. We also encourage Holt to consider the alternatives we are presenting.
An oft-repeated statement in the Applicant Findings is, "That the potential positive impacts
outweigh the negative impacts of the conditional use as it relates to the public health, safety and
general welfare of the area."  We have yet to determine exactly what those "positive impacts"
are, and how they improve the quality of life of anyone currently living in the adjacent
community. It certainly cannot be a jobs argument, since unemployment in Jackson County
is 3%. It cannot be an open space or park component, since there is none, and will in fact
scrape a greenfield site, never before developed, which contains exceptional wildlife and
botanic values. So with the exception of profits for Holt, and more tax revenues for the City

of Eagle Point, could you please define those "positive impacts?"
The request for waivers to the existing R-1-8 zoning will fundamentally change the nature of our
community, decrease our home values, and will lead to the departure of many long-term
homeowners. Specifically:
1. The lot reduction width from 80' to as little as little as 60' will create less open space, and a
crowded line of houses that will, for some homeowners, create two lots behind their homes. It will
fundamentally change the nature of the surrounding community, and smacks of row houses,
especially with a 1200 sq. foot footprint. We formally object to this waiver.
2. The building height increase from 25' to 37" means that many of the homeowners on Poppy Ridge
will, instead of looking at greenfield open space, wil be staring into someone's bedroom. The existing
sightline will be forever lost. We could understand if the height waiver only applied to the very back
line of the development adjacent to Riley Road, but that is not the way it is proposed. We
formally object to this waiver of the R-1-8 zoning requirement.
3. We find much to like in the landscape plan, but there is no provision for protecting and
incorporating the ancient Black oaks on the 29 acres, which provide critical nesting and foraging
habitat for over 30 species of birds and critical winter browse for deer. Until such time as the plan is
more explicit in protecting that resource, we will object.
4. No homes in this development should require access via an alley.
5. The 102 homes will create substantially more traffic in the area (nearly 1,000 trips a day) on Poppy
Ridge and Robert Trent Jones. It is specious to suggest that it "should not be a surprise to
homeowners in this neighborhood" that traffic will increase by that level. It is a surprise to everyone,
trust me. The hill up Poppy Ridge Drive is extremely steep--in winter weather, many homeowners
cannot even drive up it-- and the noise level created by hundreds of trucks and cars a day straining
up that hill, spewing exhaust, will seriously decrease the value of the expensive homes on that
street. It would wreck our quality of life. That level of traffic will result in dramatic increases in
vehicle accidents (within EPGC, and certainly at RTJ and Alta Vista), more pedestrian/cyclist
accidents, and a serious deleterious impact to noise and air quality-which is unstudied. It is hard to
believe that police and fire services have not weighed in on this proposal, because their jobs will be
made infinitely more difficult. The findings by Southern Oregon Transportation Engineering are
challenged, as is the position of the city and HOA.
This project avoids an obvious solution: there needs to be additional ingress and egress from the
area, both to Alta Vista (perhaps through the Quail Run subdivision), and to Riley Road. The opinion
that 4,000-6,000 vehicle trips a day on RTJ is not a big deal and will not really change anything is
absurd.
6. We are concerned about water availability and use in a time of drought and climate change.
Water pressure on Poppy Ridge is already low, and there is a concern the development will
exacerbate that problem. We would like to see a water budget for the project, and would strongly

encourage consideration of zero scape landscaping to minimize water use.
7. There is, apparently, no accommodation for wildlife or surface water resources. While we are not
under the illusion that this is a factor for the developer, city or HOA, it is for the adjacent landowners
and anyone who cares about the environment. I have photographs of bald eagles feeding on the
remains of Blacktail deer killed by lions or bobcats-100' in back of my home. Wild turkeys frequent
and roost in this area, coyotes are frequent visitors, and the deer drop and rear their fawns right
behind our homes. It is a rich and increasingly rare ecotype in this area.
A noted, international avian expert who studied the area at our request called it "an important
hotspot of concentrated avian activity centered on the old oaks, untrammeled grasslands, and
springs/seeps. It needs preservation as part of the urban ecology of the area and as a stop-over and
corridor for migratory birds." We have documented Sharpshin hawks hunting those birds, as well as
the occasional Peregrine falcon (an Endangered Species), and Northern Goshawks, a listed Sensitive
Species.
Finally, there are surface water sources that are critical for wildlife in the summer, and wetlands that
are proposed to be plowed under. We urge reconsideration of that plan, in association with
consultation with ODFW.
As opposed to simply opposing what is planned, we have suggestions on how to improve it.
1. Maintain existing R-1-8 zoning for lot width.
2. Alter the proposal to restrict building height to the homes in the back of the property, directly
below Riley.
3. Decrease the density of the development to 60-70 homes, and create a greenway down the
south side to preserve the Black oaks and wetlands, thereby providing existing homeowners with a
minor buffer, providing a wildlife corridor I(which is very active as I write this), maintaining some
level of wildlife and ecological values. Holt could place a conservation easement on this section
based on development value, and secure tax benefits to partially off-set the loss of homesites.
4. Construct new ingress and egress to either Alta Vista or Riley Road.
5. Encourage access in the new development via lower roads, and discourage use of Poppy Ridge.
6. As part of the landscape plan, retain and protect as many native trees as possible, and establish
easements for the protection of older trees.
7. Conduct an air quality and noise analysis for the increased traffic.
8. Develop the property over a period of three or more years, by the numbers, if you will.
Your consideration of our objections and proposed alternatives is appreciated.
Richard McIntyre
Karen Greene
1321 Poppy Ridge Drive
208.309.1486

CHRIS & BETSY DURAN
From:
To:
Subject:
Date:
Attachments:

Mike Upston
Chris Duran
RE: Holt Development Objections
Monday, December 13, 2021 3:02:42 PM
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Thank you Christopher & Betsy - I’ll make sure to include your email in the materials for the Planning
Commission’s review. And, as has been advertised, the meeting will be held at 6pm via
teleconference. You can attend by calling (617) 691-8419. If you and others in the neighborhood
would like to speak, it would be helpful to select a representative for the group. In the meantime,
I’d be happy to respond to any of the points in your letter if that would be at all helpful to you.

From: Chris Duran <ceduran@outlook.com>
Sent: Monday, December 13, 2021 2:58 PM
To: Mike Upston <mikeupston@cityofeaglepoint.org>
Subject: Holt Development Objections

December 13, 2021
Mr. Mike Upston
City of Eagle Point
P.O Box 779
Eagle Point, OR. 97524
Re: Holt development 11/15/17/18/PA#21-07:SUB
Dear Mike:
Thank-you for the opportunity to comment on the aforementioned development.
While we recognize the right of Holt to develop this property, we take exception to
several of the elements in the application and encourage the Planning Commission
to reject the proposal as currently formulated. We also encourage Holt to consider
the alternatives we are presenting.
An oft-repeated statement in the Applicant Findings is, "That the potential positive
impacts outweigh the negative impacts of the conditional use as it relates to the
public health, safety and general welfare of the area."  We have yet to determine
exactly what those "positive impacts" are, and how they improve the quality of life
of anyone currently living in the adjacent community. It certainly cannot be a jobs

argument, since unemployment in Jackson County is 3%. It cannot be an open
space or park component, since there is none, and will in fact scrape a greenfield
site, never before developed, which contains exceptional wildlife and botanic
values. So with the exception of profits for Holt, and more tax revenues for the City
of Eagle Point, could you please define those "positive impacts?"
The request for waivers to the existing R-1-8 zoning will fundamentally change the
nature of our community, decrease our home values, and will lead to the departure
of many long-term homeowners. Specifically:
The lot reduction width from 80' to as little as little as 60' will create less open
space, and a crowded line of houses that will, for some homeowners, create two lots
behind their homes. It will fundamentally change the nature of the surrounding
community, and smacks of row houses, especially with a 1200 sq. foot footprint.
We formally object to this waiver.
The building height increase from 25' to 37" means that many of the homeowners
on Poppy Ridge will, instead of looking at greenfield open space, wil be staring into
someone's bedroom. The existing sightline will be forever lost. We could
understand if the height waiver only applied to the very back line of the
development adjacent to Riley Road, but that is not the way it is proposed. We
formally object to this waiver of the R-1-8 zoning requirement.
We find much to like in the landscape plan, but there is no provision for protecting
and incorporating the ancient Black oaks on the 29 acres, which provide critical
nesting and foraging habitat for over 30 species of birds and critical winter browse
for deer. Until such time as the plan is more explicit in protecting that resource, we
will object.
The 102 homes will create substantially more traffic in the area (nearly 1,000 trips a
day) on Poppy Ridge and Robert Trent Jones. It is specious to suggest that it
"should not be a surprise to homeowners in this neighborhood" that traffic will
increase by that level. It is a surprise to everyone.  That level of traffic will result in
dramatic increases in vehicle accidents (within EPGC, and certainly at RTJ and Alta
Vista), more pedestrian/cyclist accidents, and a serious deleterious impact to noise
and air quality-which is unstudied. It is hard to believe that police and fire services
have not weighed in on this proposal, because their jobs will be made infinitely
more difficult. The findings by Southern Oregon Transportation Engineering are
formally challenged, as is the position of the city and HOA.
This project avoids an obvious solution: there needs to be additional ingress and
egress from the area, both to Alta Vista (perhaps through the Quail Run
subdivision). The opinion that 4,000-6,000 vehicle trips a day on RTJ is not a big

deal and will not really change anything is absurd.

There is, apparently, no accommodation for wildlife or surface water resources.
While we are not under the illusion that this is a factor for the developer, city or
HOA, it is for the adjacent landowners and anyone who cares about the
environment. I have photographs of bald eagles feeding on the remains of Blacktail
deer killed by lions or bobcats-100' in back of my home. Wild turkeys frequent and
roost in this area, coyotes are frequent visitors, and the deer drop and rear their
fawns right behind our homes.
A noted, international avian expert who studied the area at our request called it "an
important hotspot of concentrated avian activity centered on the old oaks,
untrammeled grasslands, and springs/seeps. It needs preservation as part of the
urban ecology of the area and as a stop-over and corridor for migratory birds." We
have Sharpshin hawks hunting those birds, as well as the occasional Peregrine
falcon (an Endangered Species), and Northern Goshawks, a listed Sensitive
Species.
Finally, there are surface water sources that are critical for wildlife in the summer,
and wetlands that are proposed to be plowed under. We urge reconsideration of that
plan, in association with consultation with ODFW.
As opposed to simply opposing what is planned, we have suggestions on how to
improve it.
1. Maintain existing R-1-8 zoning for lot width.
2. Alter the proposal to restrict building height to the homes in the back of the
property, directly below Riley.
3. Decrease the density of the development to 60-70 homes, and create a greenway
down the south side to preserve the Black oaks and wetlands, thereby providing
existing homeowners with a minor buffer, providing a wildlife corridor I(which is
very active as I write this), maintaining some level of wildlife and ecological
values. Holt could place a conservation easement on this section based on
development value, and secure tax benefits to partially off-set the loss of homesites.
4. Construct new ingress and egress to Alta Vista
5. Encourage access in the new development via lower roads, and discourage use of
Poppy Ridge.
6. As part of the landscape plan, retain and protect as many native trees as possible,
and establish easements for the protection of older trees.
7. Conduct an air quality and noise analysis for the increased traffic.

