
 
If you have a disability that requires special materials, service, or assistance, please call  

541.459.2856 at least 48 hours prior to the meeting to arrange for accommodations 
 
 

             
           
 
 
 
 
 

Mayor Todd McKnight 
 Council President Boggs 

   Councilors Hamilton, Stone, Sumner, Tomlinson and Vincent 
 
 

1. CALL TO ORDER / FLAG SALUTE 
2. ROLL CALL 
3. INTRODUCTION OF MEDIA 
4. PUBLIC COMMENT 

[Citizen comment is to allow citizens to present information regarding agenda items only]   
 

5. CONSENT AGENDA 
a. May 11, 2020 Minutes – Regular Meeting 

 
6. PUBLIC HEARING 

a. Sutherlin Urban Renewal Plan 
b. System Development Charges (SDC) Methodology (continuation of 

February 10, 2020 Public Hearing) 
c. Cooper Creek Estates – Plan Amendment & Zone Change (file no. 

20.S002) 
d. Supplement Budget  

 
7. COUNCIL BUSINESS 

a. Ordinance No. 1078– Transportation System Plan (second reading & adoption) 
b. Ordinance – Sutherlin Urban Renewal Plan (first reading, title only) 
c. Ordinance – Cooper Creek Estates – Plan Amendment & Zone Change Approval (first 

reading, title only) 
d. Resolution 2020.10 – Budget Appropriations Adjustment 
e. Resolution 2020.11 – Supplemental Budget Adjustment 
f. Resolution 2020.12 – System Development Charges 

 
8. CITY COUNCIL COMMENT 

 
9. STRATEGIC PLAN UPDATE (Report in Council Packet) 

a. Wastewater Extension/Reimbursement District Report 
b. Painting Community Building & Library Buildings 

 
10. PUBLIC COMMENT 

[The purpose of citizen comment is to allow citizens to present information regarding items off the 
agenda.  A time limit of three minutes per citizen shall apply.] 
 

11. ADJOURN 

City of Sutherlin 
Regular Council Meeting 

Monday, June 8, 2020 
Civic Auditorium – 7:00 p.m. 

 
AGENDA 

 

Members of the 
audience who 
wish to address 
the Council will 
be invited to do 
so. Speakers 
must use the 
microphone 
stating their 
name and 
address prior to 
addressing the 
Council. 
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CITY OF SUTHERLIN 

City Council Meeting 
Sutherlin Civic Auditorium 

Monday, May 11, 2020 – 7:00pm 
 
COUNCIL MEMBERS:  

Tom Boggs, Debbie Hamilton, Forrest Stone, Michelle Sumner, Travis Tomlinson and 
Seth Vincent 

MAYOR:   Todd McKnight   
 

CITY STAFF: City Manager, Jerry Gillham 
  Finance Director/Asst. City Manager, Dan Wilson 
  City Recorder, Diane Harris 
  Deputy City Recorder, Melanie Masterfield 

Community Development Director, Brian Elliott 
Community Development Supervisor, Kristi Gilbert 
City Planner, Jamie Chartier 
Public Works Director, Aaron Swan 
Police Chief, Troy Mills 
Fire Chief, Mike Lane 
Urban Renewal Director, Pat Lynch 
City Attorney, Chad Jacobs (via Zoom) 

 
Audience:  Tami Trowbridge, Steve Donovan, Via Zoom - Joe Groussman          
 
Meeting called to order by Mayor, Todd McKnight at 7:00pm. 
Flag Salute:  
Roll Call:  Seth Vincent - Excused 
Media: None 
 
PUBLIC COMMENT (agenda items only) 

• None 
 
CONSENT AGENDA 

a. April 13, 2020 minutes – Regular Meeting 
b. IGA – Inmate Housing 

 
MOTION made by Councilor Tomlinson to approve Consent Agenda as presented; second by Councilor 
Sumner. 
Discussion: None 
In Favor: Councilors Stone, Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
Opposed:  None 
Motion carried unanimously.  
 
PUBLIC HEARING 

• 2020-21 State Revenue Sharing 
Mayor McKnight opened the Public Hearing at 7:05pm 
Finance Director, Dan Wilson – This is an opportunity for interested persons to comment regarding the use 
of State Revenue Sharing Funds directly related in the budget. 
Mayor McKnight asked if there were any public comments.  No comments were given.  
The Public Hearing closed at 7:06pm. 
 

• Transportation System Plan (TSP) 
Mayor McKnight opened the Public Hearing at 7:06pm 
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Community Development Supervisor, Kristi Gilbert, explained this is a long-range plan that sets the vision 
for the city’s transportation system, facilities, and services to meet state, regional, and local needs for the 
next 20 years.  The purpose of the 2020 TSP update is to address growth in Sutherlin as well as address 
regulatory changes that have occurred in the region since 2005. 
Mayor McKnight asked if there were any public comments.  No comments were given. 
The Public Hearing closed at 7:11pm. 
 
COUNCIL BUSINESS 

• A1. Resolution No. 2020.05 – Adoption of 2020-21 Fire Budget 
(Per City Attorney, Resolution No. 2020.05 – Adoption of City Budget, needed to be broke down into 
three sections and required three separate votes due to conflict of interest between the Mayor and the Fire 
Department.)    
 
Mayor McKnight declared an actual conflict of interest due to his brother’s employment with the fire 
department and announced that he will abstain from discussion and voting. 
 
Staff Report – Wilson - On April 20, 2020 the Budget Committee approved the proposed budget, in the 
amount of $28,332,233 as well as the Property Tax Rate of 5.6335 per $1,000 of assessed value and the 
Debt Service Fund of $62,000.  ORS No. 294 requires adoption of a resolution and to levy property taxes 
to enact the budget for the ensuing fiscal year. 
 
MOTION made by Councilor Sumner to approve Resolution No. 2020.05 – Adoption of 2020-21 Fire 
Budget as presented; second by Councilor Tomlinson. 
Discussion: None 
In Favor: Councilors Stone, Hamilton, Tomlinson, Boggs and Sumner 
Abstained:  Mayor McKnight 
Opposed: None 
Motion carried. 
 

• A2. Resolution No. 2020.05 – Adoption of 2020-21 Remaining City Budget 
Wilson had no further comment. 
 
MOTION made by Councilor Hamilton to approve Resolution No. 2020.05 – Adoption of 2020-21 
Remaining City Budget as presented; second by Councilor Tomlinson. 
Discussion: 
 Councilor Sumner – Is there a concern that income due to COVID will be short?  Wilson – It’s 

unknown at this time. A large portion of the City’s revenue comes from property taxes and 
utility fees.  

In Favor: Councilors Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight  
Opposed: Councilor Stone 
Motion carried. 
 

• A3. Resolution No. 2020.05 – Adoption of Resolution 
Mayor McKnight declared an actual conflict of interest due to his brother’s employment with the fire 
department and announced that he will abstain from discussion and voting. 
 
Wilson had nothing further to add.  
 
MOTION made by Councilor Hamilton to approve Resolution No. 2020.05 – Adoption of Resolution as 
presented; second by Councilor Tomlinson. 
Discussion: None 
In Favor: Councilors Stone, Hamilton, Tomlinson, Boggs and Sumner 
Abstained:  Mayor McKnight 
Opposed: None 
Motion carried. 
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• Resolution No. 2020.06 – Certifying City Services  
Staff Report – Wilson – This is the first of two resolutions required by the State in order to receive State 
Revenue Sharing Funds.  The required Public Hearings have been held. 
 
MOTION made by Councilor Stone to approve Resolution No. 2020.06 – Certifying City Services as 
presented; second by Councilor Boggs.  
Discussion: None  
In Favor:  Councilors Stone, Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
Opposed: None 
Motion carried unanimously. 
 

• Resolution No. 2020.07 – Election to Receive State Revenue Sharing 
Staff Report – Wilson – This is the second of two resolutions that are required by the State in order to 
receive State Revenue Sharing Funds. 
 
MOTION made by Councilor Tomlinson to approve Resolution No. 2020.07 – Election to Receive State 
Revenue Sharing as presented; second by Councilor Sumner. 
Discussion: None 
In Favor: Councilors Stone, Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight  
Opposed: None 
Motion carried unanimously. 
 

• Resolution No. 2020.08 – Robert-Lavern Street Right-of-Way Dedication 
Staff Report – City Planner, Jamie Chartier, asked Council to approve the Robert-Lavern Street Right-of-
Way from Robinson Living Trust and Srikureja Living Trust.   
 
MOTION made by Councilor Tomlinson to approve Resolution No. 2020.08 – Robert-Lavern Street 
Right-of-Way Dedication as presented; second by Councilor Boggs.  
Discussion: Councilor Stone asked for clarification of map Exhibit B.  Chartier explained. 
In Favor:  Councilors Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
Abstained:  Councilor Stone due to a potential conflict of interest because he works as a building 
contractor in that area. 
Opposed: None 
Motion carried. 
 

• Resolution No. 2020.09 – Jaswant Avenue Right-of-Way Dedication 
Staff Report – Chartier asked Council to approve the Jaswant Avenue Right-of-Way from Robinson Living 
Trust and Srikureja Living Trust. 
 
MOTION made by Councilor Boggs to approve Resolution No. 2020.09 – Jaswant Avenue Right-of-Way 
Dedication as presented; second by Councilor Tomlinson. 
Discussion: None 
In Favor:  Councilors Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
Abstain:  Councilor Stone due to a potential conflict of interest because he works as a building contractor 
in that area. 
Opposed: None  
Motion carried unanimously. 
 

• AFSCME Contract 
Staff Report – City Recorder, Diane Harris, asked for Council’s approval of the 2020-2023 AFSCME SBA 
contract. 
 
MOTION made by Councilor Tomlinson to approve AFSCME Contract as presented; second by 
Councilor Hamilton. 
Discussion: Councilor Stone asked for clarification of the percent of COLA over the next three years.  
Harris explained that it will be a 2.5% increase each year for the next three years. 
In Favor:  Councilors Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
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Opposed: Councilor Stone 
Motion carried. 
 

• Ordinance – Transportation System Plan (first reading, title only) 
Harris read Ordinance by title only:  “An Ordinance of the City of Sutherlin adopting an updated 
Transportation System Plan, amending the Sutherlin Comprehensive Plan, and amending the Sutherlin 
Development Code (SDC).” 
Staff Report – Gilbert asked council to approve the first reading of Ordinance adopting the 2020 
Transportation system Plan, Comprehensive Plan Amendment and Amendments to the Sutherlin 
Development Code and 136 IAMP and South Side Corridor Master Plan policies and procedures by 
reference. 
 
MOTION made by Councilor Stone to approve Ordinance – Transportation System Plan and Exit 136 
IAMP and South Side Corridor Master Plan policies and procedures by reference as presented; second by 
Councilor Sumner. 
Discussion: None 
In Favor:  Councilors Stone, Hamilton, Tomlinson, Boggs, Sumner and Mayor McKnight 
Opposed: None 
Motion carried unanimously. 
 
WORKSHOP 

• System Development Charges (SDC) 
Wilson introduced Steve Donovan (Rates Consultant), who gave a PowerPoint presentation.  Topics 
discussed were: 
 What are SDC’s 
 Date Schedule for updating SDC’s 
 Capital Improvement Plans 
 Current Methodology and SDC Fees 
 Proposed SDC Fees 
 Current SDC’s vs. Neighboring Communities 

Donovan asked each Councilor their thoughts.  Councilors Hamilton, Tomlinson and Sumner agree to raise 
SDC’s to accommodate more infrastructure throughout town.  Councilor Boggs agrees that raising rates is 
a good idea but not to have an income.  Councilor Stone agrees to raise the rates but wants to be lower than 
other cities.  Discussion ensued between Councilors, Gillham and Donovan. 
 
Donovan plans to bring a resolution to Council and asked for Council consensus by June 8, 2020.  
 
COUNCIL COMMENTS  
Councilor Stone  

• Asked if Douglas Electric was still coming?  Gillham - Haven’t heard either way. 
• Congratulated the graduating seniors 

Councilor Hamilton 
• None 

Councilor Tomlinson 
• None 

Councilor Boggs  
• Hole in the road at Exit 135.   
• Speed limit sign at Central Park is hidden by a tree. 
• Surface road out Ft. McKay is developing some holes. 
• Need more speed signs on Ft. McKay Road. 
• 6th Street road needs help 
• Neighbors have asked about getting the street sweeper to come around the Montclair Estates 

subdivision. 
• What steps are being taken to open City Hall?  Gillham – We have a plan to be open by June 1st. 

Councilor Sumner  
• The flower baskets look fantastic. 
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• Asked about weeds growing in the cracks in the pavement around the park.  Gillham – Had a plan 
with the high school, but that fell through since COVID19, so we need to come up with another 
option. 

Mayor McKnight 
• Downtown flowers look great. 

 
PUBLIC COMMENT 

• None 
 
ADJOURNMENT   
With no further business meeting adjourned at 8:15pm.  
 
    

   
      Approved:  _____________________________  
        Jerry Gillham, City Manager 
Respectfully submitted by,    
   
        
________________________________      ______________________________ 
Melanie Masterfield, Deputy City Recorder   Todd McKnight, Mayor  
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STAFF REPORT 

Re: Urban Renewal District (URD) Public Hearing Meeting Date: 06/08/2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted  Kristi Gilbert, CDD Supervisor 
                       

City Manager 
Review  

Attachments:  
Please see Urban Renewal Staff Report for attachments as follows:  Urban Renewal 
Ordinance with Exhibits,  Urban Renewal Courses of Action, and TIF Area Projects 
Summary  

  

WHAT IS BEING ASKED OF COUNCIL? 
 

1. To hold a public hearing in consideration of forming a City of Sutherlin URD 
2. Receive staff report as described in “Explanation” below 
3. Seek public comment 
4. Close public hearing 

 
EXPLANATION 

 
Action: Conduct a public hearing and consider a non-emergency ordinance to approve the 

Sutherlin Tax Increment Finance Plan  
The Sutherlin City Council is being asked to hold a public hearing and consider a non-emergency ordinance 
for adoption of the Sutherlin Tax Increment Finance Plan. The reason for urban renewal/tax increment 
financing is to provide a financing mechanism to fund improvements including Sports Park Facilities, 
Downtown, Industrial Park, Central Avenue Corridor and Properties at Exit 136 and Administration to 
allow for the future development of the Sutherlin Tax Increment Finance Plan Area (Plan Area).    
 
The Plan Area, shown in Figure 1 of the Plan, consists of approximately 614.75 total acres: 516.24 acres of 
land in tax lots and 98.51 acres of public rights-of-way. It is anticipated that the Plan will take 25 years of 
tax increment collections to implement. The maximum amount of indebtedness (amount of tax increment 
financing (TIF) for projects and programs) that may be issued for the Plan is $23,300,000. The amount of 
funding for projects, programs and administration in constant 2020$ is $15,533,346. The allocations to 
projects in the Plan and Report Accompanying the Sutherlin Urban Renewal Plan (Report) are predicated 
on this number. 
 
The finance plan in the Report is for the purpose of establishing financial feasibility of  the Plan, a 
requirement of ORS 457. The finance plan may be adjusted as you implement the Plan. If you are able to 
receive more favorable financing terms, you may be able to change the dates that the projects will occur.  
The process for approval included the following steps, in accordance with ORS 457.  
• Preparation of a Plan including opportunity for citizen involvement. A Task Force was convened and 

met twice. The Agency, Planning Commission and City Council meetings were all open, public 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com 

        City of Sutherlin 
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meetings. The City Council meeting included formal notice to all utility customers and a public 
hearing.  

• Agency review of the proposed Plan and accompanying Report on May 11, 2020.  
• Review and recommendation by the Sutherlin Planning Commission for conformance to the 

Sutherlin Comprehensive Plan on May 19, 2020. 
• Presentation of the Plan to the Douglas County Commission through the consult and confer letter. A 

formal briefing was offered, and the County Commission declined a formal presentation.  
• Notice to citizens of consideration of an ordinance through July utility bills.  
• Forwarding a copy of the proposed Plan and the Report to the governing body of each taxing district 

completed on April 14, 2020.   
• The Sutherlin Water Control District adopted a resolution requesting specific actions as shown 

below. The City Council rejects these recommendations as required by ORS 457.085(5). 

1. That the Sutherlin Water Control District opts out of the TIF.  
 
ORS 457 is the statute governing urban renewal/TIF districts in Oregon. There is no statutory provision 
for allowing any taxing district to opt out of an urban renewal/TIF Plan.   
 
2. That the TIF financing be based on land value capture that is based on the recovery and 
reinvestment that results from the public investment as opposed to tax increment funding based on 
future revenue growth based on assessed value under the Oregon system. 
 
The financing for urban renewal/TIF districts is stipulated in ORS 457 and does not provide for 
alternate means of providing financing than through the division of taxes on growth of assessed value 
in the urban renewal/TIF area.  
 
3. That the Sutherlin Water Control Board recommend to the City of Sutherlin that the projects (e.g. 
Cooper Creek Community Park; Cooper Creek Trail) situated on the District's property not be 
included as Projects within the TIF until the City makes arrangements with the Board for leasing and 
management of the property. 
 
There are no projects scheduled on any lands owned by the SWCD. 
 
4. That the TIF be adjusted to exclude Projects situated on District, State, Federal or lands other than 
those within the City of Sutherlin or its Urban Growth Boundary. 
 
There are no projects proposed for District, State, Federal lands outside the City of Sutherlin nor 
outside its Urban Growth Boundary. All properties in the proposed TIF Area are within the City of 
Sutherlin city limits.  
 
5. The TIF funding is not used on projects for purposes authorized under the constitutionally dedicated 
gas tax. 
 
There is a project in the proposed Sutherlin TIF Plan for construction of improvements at Interstate 5 
at Exit 136, specifically: Construct transportation improvements at Interstate 5 at Exit 136.  These 
funds would kick-start the design, engineering, and construction of the Interchange Area Master Plan 
(IAMP) in partnership with the Oregon Department of Transportation (ODOT.  At this time, it is not 
anticipated that State Gas Tax Revenues will be used on this STIP-recognized project.   
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6. The District provides Flood Control for the City of Sutherlin, as well as those properties 
that are within the TIF boundaries. If this funding were taken away from the District, it 
could have an adverse impact on flood mapping for the city, resulting in increased 
insurance rates for much of the city, especially those within the TIF area boundaries. 
 
The City has received this comment and would like to be informed if, in the future, the 
District is unable to complete flood mapping. There is no intent by the City or the Sutherlin 
Urban Renewal Agency to provide flood control neither for the city nor for those properties 
within the TIF boundary, also within the city. 

• Hearing by Sutherlin City Council and adoption of the proposed Plan and accompanying 
Report by a non-emergency ordinance. The ordinance must be a non-emergency 
ordinance, which means that the ordinance does not take effect until 30 days after its approval 
and during that period of time may be referred to Sutherlin voters if a sufficient number of 
signatures are obtained on a referral petition. 

• The ordinance also calls for publication of a notice that the Council has adopted the ordinance, 
for the recording of the Plan by the Douglas County Clerk and for transmitting the Plan to the 
Douglas County Assessor. 
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The Sutherlin City Council will hold a public hearing and consider an ordinance for the 
adoption of the proposed Sutherlin Tax Increment Finance Plan .   

   
WHERE:  Civic Auditorium 175 E. Everett Avenue , Sutherlin 

 
WHEN:  Monday, June 8, 2020 at 7:00 pm. 

   
A copy of the ordinance, the proposed Sutherlin Tax Increment Finance Plan and 
accompanying report may be obtained by contacting: 

Kristi Gilbert, Community Development Supervisor at  
541-459-2856 k.gilbert@ci.sutherlin.or.us 

 
The proposed maximum indebtedness for the Sutherlin Tax Increment Finance Plan is 
$23,300,000. The ordinance, if approved, is subject to referendum.   
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STAFF REPORT 

Re: System Development Charge Public Hearing Meeting Date: 06/08/20 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:  Dan Wilson, Finance Director City Manager 
Review  

Attachments: Staff Report  
  

 

WHAT IS BEING ASKED OF COUNCIL? 
 
N/A 
 

EXPLANATION 
 
 
This is a time for interested parties to speak on the public record, either in favor of or not, regarding 
the change in SDC rates. 
 
 

OPTIONS  
 
N/A 
 
 
 
 

SUGGESTED MOTION(S) 
 
 
N/A 

 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com 

                   City of Sutherlin 
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STAFF REPORT 

Re: Public Hearing - Plan Amendment, Zone Change & Land 
Partition (Cooper Creek Estates), Planning File No. 20-S002 Meeting Date: 06/08/2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By: Jamie Chartier, City Planner and Brian Elliott, 
Community Development Director 

City Manager 
Review  

Attachments: Planning Commission Staff Report and maps of property  
  

WHAT IS BEING ASKED OF COUNCIL? 
 
The Council will conduct a public hearing and receive written and oral testimony from parties in 
favor and/or opposition, as well as neutral comments for the above referenced application.   
 

EXPLANATION 
 
First evidentiary public hearing was held before the Planning Commission on April 21, 2020.   
Planning Commission declared parties and received written and oral testimony to this action.  The 
public hearing was followed by a unanimous vote of the Commission to recommend that Council 
approve requested plan amendment (from Low Density Hillside to Medium Density), zone change 
(from Residential Hillside to Medium Density Residential) and Land Partition, subject to reported 
findings of fact.   Notice of the public hearing before Council was provided at least 20 days prior 
to the hearing, as required to Section 4.2.150.G of the Sutherlin Development Code.  The subject 
1.31 acre portion of land is located on South Side Road, and is described as T25S, R5W, S21BA, 
Tax Lot(s) 3400 and 3500; Property ID No(s). R131991 and R131992, and is addressed as 750 
and 780 South Side Road.   
 

OPTIONS  
 
1. Close the public hearing, or 
2. Make a motion. 
  

SUGGESTED MOTION(S) 
 
Not Applicable. 
 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com  

    City of Sutherlin 
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   City of Sutherlin 

April 14, 2020 

STAFF REPORT 

TO: Sutherlin Planning Commission 

FROM: Jamie Chartier, City Planner 

RE:  COOPER CREEK ESTATES LLC, request for a Comprehensive Plan Map 
Amendment from Low Density Hillside to Medium Density, Zone Map Change from 
(RH) Residential Hillside to (R-2) Medium Density Residential together with a Land 
Partition on a 1.31 acre property located on South Side Road and inside the City of 
Sutherlin.  The subject property is described as Tax Lot(s) 3400 and 3500 in Section 
21BA, T25S, R5W, W.M.; Property I.D. No(s). R131991 and R131992.  
PLANNING DEPARTMENT FILE NO. 20-S002.  

INTRODUCTION 

The applicant, Cooper Creek Estates LLC, is requesting a Comprehensive Plan Map Amendment from Low 

Density Hillside to Medium Density, Zone Map Change from (RH) Residential Hillside to (R-2) Medium 

Density Residential together with a Land Partition on a 1.31 acre property.   

The subject property is located on South Side Road and inside the city limits.  The subject property is 

described as Tax Lot(s) 3400 and 3500 in Section 21BA, T25S, R5W, W.M., Property I.D. No(s). R131991 

and R131992.    There are no structures currently located on the property.   

The subject property is designated Low Density Hillside by the Sutherlin Comprehensive Plan and is zoned 

(RH) Residential Hillside by the Sutherlin Development Code.  It is located in an area of residentially 

developed properties.   

During the public hearing on April 21, 2020, the Planning Commission will accept public testimony and 

make a decision on the application after the public hearing. As part of the hearing, the Planning Commission 

will review the applicant’s request for compliance with the Statewide Planning Goals and the general goals 

and policies of the Sutherlin Comprehensive Plan and the applicable criteria of the Sutherlin Development 

Code and adopt Findings of Fact. 

After the public hearing, the Planning Commission must make a written recommendation and forward it to 

the City Council in the form of a Findings of Fact and Decision document, which justifies its decision and 

recommendation. The Council will consider the Commission's recommendation, hold a public hearing, and 

make a decision to grant, amend or deny the request. 

Community Development 

126 E. Central Avenue 

Sutherlin, OR   97479 

(541) 459-2856 Fax 

(541) 459-9363 
www.cityofsutherlin.com 
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PROCEDURAL FINDINGS OF FACT 

 

1. The Comprehensive Plan Map Amendment and Zone Map Change applications were filed with the 

City on January 10, 2020, and were deemed complete on January 27, 2020.   

 

2. DLCD Notice of Proposed Amendment was submitted electronically to the Department of Land 

Conservation and Development on March 5, 2020, which was at least 35 days prior to the first 

evidentiary public hearing on April 21, 2020.   

 

3. Pursuant to Sections 4.2.150.D.4 and 4.2.140.C, notice of the public hearing was given by 

publication in the News Review on April 7, 2020, which was at least fourteen (14) days prior to the 

date of the public hearing.  

 

4. Notice of a Public Hearing on an application for the Comprehensive Plan Map Amendment, Zone 

Map Change and Land Partition before the Planning Commission was given in accordance with  

Sections 4.2.150.D.4 and 4.2.140.C.  Notice was sent to affected property owners of record within 

100 feet of the subject property, service providers, and governmental agencies on March 25, 2020. 

a. Brian Elliott, City of Sutherlin Community Development Director, commented on the 

request stating, “Consideration needs to be taken into driveway location onto South Side 

Road, along with the location with the intersection of Waite Street and South Side Road.” 

 

b. Micah Horowitz, ODOT Region 3, Senior Transportation Planner, commented on the 

request stating, “The proposed rezone of the 1.31 proposed rezone from RH to R-2 should 

not affect ODOT facilities. Thanks for keeping us in the loop.” 

 

c. Douglas and Amanda Burt, adjacent property owners commented as follows: 

 

We are currently opposing the Plan Amendment, Zone Change and Land Partition of 750-

780 South Side Road. 

 

We believe this will cause several issues with the south side road traffic, possible accidents 

and noise. We are currently concerned with the stability of our hill and of the impact the 

digging may have on our property and the potential to cause a slide of our property. We 

would request a full copy of the geological survey before any construction is started. We are 

also concerned that the construction of the multiple housing units may affect our property 

value in a negative way, also increasing our home insurance cost due to the hazard of the 

ground being compromised.  

• The neighbor’s concerns are duly noted. South Side Road is classified as a collector 

street and is addressed within the staff report. A primary function of a collector street 

is to move traffic between arterials and local streets. The Sutherlin Municipal Code, 

Chapter 8.16 outlines nuisance requirements within the city limits. Staff is 

recommending to the Planning Commission that a condition be added that a 

geotechnical impact statement to be complete with all site development, excavation 

and grading. The applicant has provided a completed steep slope evaluation and 

geotechnical design report, this is available for you to receive a copy of.  Land 

Division and development requirements are further addressed in this staff report.  

 

d. Dr Sheila Strauch and Matthew Strauch, adjacent property owners commented as follows: 
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We live within the 100-foot zone of the proposed zone map change File No. 20-S002 and thus qualify 

as an affected party. 

 

We see changing the zone from low density to medium would be a negative for our area. From looking 

at the plans supplied, these would be smaller duplex two-story homes. It would be safe to assume that 

these homes would be targeted towards a lower income demographic. Thus, affecting our property 

values as well as bringing less then savory people to our otherwise quiet neighborhood. We understand 

that Cooper Creek Estates could start building a single home there now and that is within their rights.  

However, the building of multiple residential homes, as well as all the ground work involved, would 

create4 a lot of noise pollution. We love the greenbelt that not only separates us, but also welcomes 

the local wildlife to us. Living on top of the hill we also have to be concerned about the structural 

integrity of the hill and how it may be compromised by work below us. A geological survey would have 

to be completed. If there is any work to be done on that hill, we would want a copy of said survey. Some 

of us in this area have had problems obtaining surveys and have had a large amount of ground shift, 

causing problems.  

 

Due to the current Covid-19 outbreak and social distancing requirements we will not be able to appear 

at the hearing. We would also like to be notified if there will either be a rescheduling or a way online 

to at least hear it. We would advise against using “Zoom” platform as it has recently been shown to 

have many security flaws and has resulted in multiple hacking instances.  

• The neighbor’s concerns are duly noted. Currently the property owner has two (2) separate lots-of-

record, meaning that both tax lots are able to be developed with the current (RH) Residential Hillside 

zoning. Sutherlin Municipal Code, Section 8.16 addresses noise (nuisances), in residential districts 

the erecting (which includes excavation, demolition, alteration or repair) of any premises is 

permitted between the hours of seven a.m. and six p.m. The applicant has provided a steep slope 

evaluation and geotechnical design report as part of their application. Staff is recommending a 

condition remain that a geotechnical impact statement to be completed with all site development, 

excavation and grading. Land Division and development requirements are addressed further within 

the staff report.  

• The Planning Commission Meeting will be held on April 21, 2020 (7:00 pm) will be a teleconference 

style meeting with staff facilitating. The City has taken steps to utilize current technology to make 

meetings available to the public without increasing the risk of exposure. To maintain compliance 

with both state rulings and Oregon public meeting laws, a limited number of staff and city officials 

will be present. 

 

e. At the time of the mailing of this staff report, no written comments or remonstrance have been 

received. 

 

5. Present Situation: The subject property is currently undeveloped.  

 

6. Plan Designation: Low Density Hillside.  The applicant is requesting a plan map amendment to the 

Medium Density Residential plan designation. 

 

7. Zone Designation: Residential Hillside (RH).  The applicant is requesting a zone map amendment 

to the Medium Density Residential (R-2) zoning designation. 

 

8. Public Water: The subject property has access to public water from the City of Sutherlin within the 

right-of-way of South Side Road.   
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9. Sanitary Sewer: The subject property has access to sanitary sewer from the City of Sutherlin within 

the right-of-way of South Side Road. 

 

10. Transportation System:  The subject 1.31 acre property is located on the south side of South Side 

Road, just east of its intersection with Waite Street.  South Side Road is currently designated as 

collector street in the Transportation System Plan.   

 

11. Overlay:  The subject property does not have any identified overlays. 

 

Finding:  The procedural findings noted above are adequate to support the Planning Commission’s 

recommendation on the requested Comprehensive Plan Map Amendment, Zone Map Change and Land 

Partition. 

 

APPLICABLE CRITERIA & FINDINGS 

 

The City staff finds the applicant has provided a thorough set of findings in response to the approval criteria 

for the proposed Plan Amendment and Zone Change to demonstrate that the request is consistent with the 

Statewide Planning Goals and the Sutherlin Comprehensive Plan and implementing ordinances. In order to 

avoid duplication and unnecessary time and expense, the staff has not provided a separate staff analysis 

and findings pertaining to the Plan Amendment and Zone Change applications.  The Land Partition findings 

are addressed as follows within this staff report.  

 

~ PLAN AMENDMENT & ZONE CHANGE FINDINGS ATTACHED ~ 

 

Based on staff review of the findings attached; a geologic impact statement is required for all site 

development, excavation and grading within the existing zone. Staff will be recommended as a condition 

of approval for the proposed medium density residential (R-2) zone.  

 

LAND PARTITION ON R131991 ONLY: 

 

RESIDENTIAL DISTRICTS (PROPOSED R-2 ZONE) 

 
1. Residential Zone District, Medium Density Residential, R-2 Zone (Section 2.2.100):     

 

a. The 0.89 acre subject property is undeveloped.  The property owner intends to divide the 

parcel into three parcels; all will access onto South Side Road as depicted on the preliminary 

plan.  

 

2. Residential Development Standards (Section 2.2.120):  The Residential zoning districts fall into four 

categories: RH, R-1, R-2, and R-3, as denoted in SDC Section 2.2.120, and includes minimum lot 

area and dimensions, as well as minimum setbacks and maximum lot coverage.     

 

a. For the R-2 zone, the minimum lot area is 6,000 sq. ft. for a single family non-attached lot, 

with a minimum lot width at frontage 40 feet for a standard lot and 20 feet for a flag lot, and 

a minimum lot depth of 90 feet where there is no alley right-of-way.  The maximum lot 

coverage for development is 60 percent.  
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FINDINGS:   

 

a. The City finds that each proposed parcel will meet the minimum lot area, lot width & lot 

depth of the R-2 zone.  No flag lots are being created as part of this land partition.  As 

proposed,  

 

i. Parcel 1 will be 0.27 ± acres, and is currently vacant of structures.   

 

ii. Parcel 2 will be 0.31 ± acres and is currently vacant of structures. 

 

iii. Parcel 3 will be 0.29 ± acres and is currently vacant of structures. 

 

b. At the time of a new building proposal for each parcel, compliance with the setbacks and lot 

coverage standards of the R-2 zone will be required.   

 

DESIGN STANDARDS 

 

3. Design Standards (Section 3.1) 

a. 3.2.100    Vehicular Access and Circulation 

b. 3.5.100    Infrastructure Standards 

 

4. The access to proposed parcels will be directly onto South Side Road; South Side Road is designated 

as a collector road within the City’s Transportation System Plan (TSP), under joint jurisdiction of 

Douglas County and the City of Sutherlin.   

 

Section 3.2   Vehicle Access and Circulation 

 

Applicability.  All development in the city must comply with the provisions of chapter 3, Design 

Standards.  Development projects requiring land division, conditional use permit, and/or site design 

review approval require detailed findings demonstrating compliance with each section of chapter 

3, as applicable.  For smaller, less complex projects, fewer code provisions may apply and detailed 

findings may not be required where no discretionary land use or development permit decision is 

made.  

 

FINDING: The City finds that the following standards apply to the subject partition. Each proposed 

parcel will have direct access onto South Side Road. All will be required to comply with City 

standards. Development on the subject property(s) will require compliance with Section 3.2.   

 

3.2.110    Vehicular Access and Circulation.   This section is intended to manage vehicle access to 

development through a connected street system with shared driveways, where practicable, and 

circulation systems that allow multiple transportation modes and technology, while preserving the 

flow of traffic in terms of safety, roadway capacity, and efficiency. This section applies to all public 

roads, streets, and alleys within the city and to all properties abutting them. 

 

C. Access Permit Required.  Access to a public street requires an access permit in 

accordance with the following procedures: 

 

1. Permits for access to City streets shall be subject to review and approval by 

city staff based on the standards contained in this section, and the provisions 
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of section 3.5, Infrastructure Standards.  Access permit applications are 

available at Sutherlin City Hall. 

 

2. Permits for access to state highways shall be subject to review and approval 

by Oregon Department of Transportation (ODOT) except when ODOT has 

delegated this responsibility to the city.  The city will coordinate with ODOT 

on such permits as necessary. 

 

3. Permits for access to county highways shall be subject to review and 

approval by Douglas County.  The city will coordinate with the county on 

such permits as necessary. 

 

FINDING:  The proposed parcels have access onto South Side Road, which is an existing street 

identified in the Sutherlin TSP as a collector road.  As a condition of approval, the applicant/property 

owners will be required to obtain access permit(s) from the City of Sutherlin for the proposed access 

locations.  

 

D. Traffic Study Requirements.  The city or other agency with access jurisdiction may 

require a traffic study prepared by a traffic engineer to determine access, circulation and 

other transportation requirements.  (See also, section 3.5, Infrastructure.) 

 

FINDING:  A traffic study is not required with this application since there will only be minor traffic 

impact on area streets with the proposed land partition. The Sutherlin TSP factored in a new 

population growth including some infill of existing lots. 

 

E. Conditions of Approval.  The city or other agency with access permit jurisdiction 

may require the closing or consolidation of existing curb cuts or other vehicle access points, 

recording of reciprocal access easements (i.e., for shared driveways), development of a 

frontage street, installation of traffic control devices, and/or other mitigation as a condition 

of granting an access permit, to ensure the safe, functional, and efficient operation of the 

street and highway system. 

 

FINDING:  The proposed parcels are not expected to be closing any existing curb cuts. Three access 

locations are proposed, all will have direct access onto South Side Road. South Side Road is a 

collector road within the Sutherlin TSP requiring driveways have a minimum spacing of 250’ 

separation. As a condition of approval, the applicant/property owner(s) will be required to obtain an 

access permit(s) from the city of Sutherlin for the proposed access locations.   

 

F. Backing Movement.  Vehicle access to and from off-street parking areas, except for 

access to and from residential developments with one (1) or two (2) dwellings, shall not 

involve backing onto a public street. 

 

FINDING:  The proposed lots are for residential development; therefore, the back-up access 

restrictions, as described in the above standard, are not required. 

 

G. Access Standards and Options.  When vehicle access is required for development 

(i.e., for off-street parking, delivery, service, drive-through facilities, etc.), access shall be 

provided by one of the following methods (a minimum of ten (10) feet per lane is required). 

These methods are “options” to the developer/subdivider, unless one method is specifically 

required by the city as a condition of approval. 
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1. Option 1.  Access is from an existing or proposed alley or mid-block lane.  If 

a property has access to an alley or lane, direct access to a public street is not 

permitted. 

2. Option 2.  Access is from a private street or driveway developed to city 

standards and connected to an adjoining property that has direct access to a public 

street (i.e., “shared driveway”).  A joint maintenance agreement and reciprocal 

access easement covering the driveway shall be recorded in this case to assure 

access to the closest public street for all users of the private street/drive.  The city 

may approve a private street under this option by a planned unit development (PUD), 

provided that public funds shall not be used to construct or maintain a private road, 

street, or drive.  The city may require a public access easement as needed for 

emergency response access or refuse access. 

3. Option 3.  Access is from a public street adjacent to the development parcel.  

If practicable, the owner/developer may be required to close or consolidate an 

existing access point as a condition of approving a new access if the site abuts an 

arterial or collector street.  Street accesses shall comply with the access spacing 

standards in subsection I, below. 

4. Subdivisions Fronting Onto an Arterial Street.  Subdivision lots fronting onto 

an arterial street shall not receive access onto the arterial street, except when 

alternate access (i.e., alleys or secondary streets) cannot be provided due to 

topographic or other physical constraints.  In such cases, the city may require that 

access be provided by consolidating driveways for clusters of two (2) or more lots or 

for multiple buildings on a lot (e.g., includes flag lots and mid-block lanes). 

5. Double-Frontage Lots.  When a lot has frontage onto two (2) or more streets, 

access shall be provided first from the street with the lowest classification.  For 

example, access shall be provided from a local street before a collector or arterial 

street.  A second access may be permitted only as necessary to accommodate 

projected traffic volumes.  Except for corner lots, the creation of new double-

frontage lots shall be prohibited in the residential district, unless topographic or 

physical constraints require the formation of such lots.  When a fence or wall is built 

adjacent to the street in this case, a landscape buffer with trees and/or shrubs and 

ground cover not less than ten (10) feet wide shall be provided between the fence/wall 

and the sidewalk or street; maintenance shall be assured by the owner (i.e., through 

homeowner’s association, etc.). 

6. Important Cross-References to Other Code Sections.  Section 3.6 requires 

that buildings be placed at or near the front property line in some zones, and 

driveways and parking areas be oriented to the side or rear yard for multiple family 

and commercial uses. Section 3.5.110 contains private street standards.  

 

FINDING:  Future residential development of duplex unit(s) or single family dwellings on the 

proposed parcels will be required to have off-street parking in accordance with residential standards.  

South Side Road is classified as a collector road that does not prohibit new access, but controlled 

access is preferred.  The proposed access will be required to locate a driveway that meets the 

driveway separation standard of 250 feet from another driveway.   

 

H. New Street.  The City may require the dedication of public right-of-way and 

construction of a street (e.g., frontage road, alley or other street) when access cannot 

otherwise be provided from an existing street, in conformance with city standards.  The city 
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considers the development impact in considering whether a new street is needed.  See also 

Section 3.5 Infrastructure Standards. 

 

FINDING:  The Sutherlin TSP designates South Side Road as a collector road within an existing 

80 foot right-of-way. No new streets or additional improvements are required to the street at this 

time. 

 

I. Access Spacing.  Driveway accesses shall be separated from other driveways and 

street intersections in accordance with the following standards and procedures: 

 

1. Local Streets.  A minimum of twenty-five (25) feet separation (as measured 

from the sides of the driveway/street) shall be required on local streets (i.e., streets 

not designated as collectors or arterials).  

2. Arterial and Collector Streets.  Access spacing on collector and arterial 

streets, and at controlled intersections (i.e., with four-way stop sign or traffic signal) 

shall be determined based on the policies and standards contained in the city’s 

transportation system plan. 

3. Special Provisions for All Streets.  Direct street access may be restricted for 

some land use types.  For example, access consolidation, shared access, and/or 

access separation greater than that specified by Subsections 1-2, may be required by 

the city, county or ODOT for the purpose of protecting the function, safety and 

operation of the street for all users. Where no other alternatives exist, the permitting 

agency may allow construction of an access connection along the property line 

farthest from an intersection.  In such cases, directional connections (i.e., right 

in/out, right in only, or right out only) may be required. 

 

FINDING:   The proposed parcels will each have a driveway access onto South Side Road.  The 

Sutherlin Development Code requires that driveway access separation widths comply with the 

Sutherlin TSP. Therefore, as described above, the future driveway access onto South Side Road 

must be separated from another driveway by 250 feet.   

 

J. Number of Access Points.  For single-family (detached and attached), two (2) 

family, and three (3) family housing types, one (1) street access point is permitted per lot; 

except that two (2) access points may be permitted for two (2) family and three (3) family 

housing on corner lots (i.e., no more than one (1) access per street), subject to the access 

spacing standards in subsection I, above.  The number of street access points for multiple 

family, commercial, industrial, and public/institutional developments shall be minimized to 

protect the function, safety and operation of the street(s) and sidewalk(s) for all users.  

Shared access may be required, in conformance with section K, below, in order to maintain 

the required access spacing, and minimize the number of access points. 

 

FINDING:  The City finds that proposed parcels will be allowed to access onto the public street, 

subject to the minimum 250 foot driveway access separation width. The Development Code requires 

that driveway access separation widths comply with the Sutherlin TSP.  

 

K. Shared Driveways.  The number of driveways intersecting a public street shall be 

minimized by the use of shared driveways on adjoining lots where feasible.  The city may 

require shared driveways as a condition of land division or site plan review, as applicable, 

for traffic safety and access management purposes in accordance with the following 

standards: 
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1. Shared driveways and frontage streets may be required to consolidate access 

onto a collector or arterial street.  When shared driveways or frontage streets are 

required, they shall be stubbed to adjacent developable parcels to indicate future 

extension.  “Stub” means that a driveway or street temporarily ends at the property 

line, but may be extended in the future as the adjacent parcel develops.   

“Developable” means that a parcel is either vacant or it is likely to receive 

additional development (i.e., due to infill or redevelopment potential). 

2. Access easements and joint maintenance agreements (i.e., for the benefit of 

affected properties) shall be recorded for all shared driveways, including any 

pathways and landscaping along such driveways, at the time of final plat approval 

(section 4.4) or as a condition of site development approval (Section 4.3). 

 

FINDING:  If a driveway is shared it must comply with the above standards.   

 

L. Street Connectivity and Formation of Blocks Required.  In order to promote 

efficient vehicular and pedestrian circulation throughout the city, land divisions and large 

site developments shall produce complete blocks bounded by a connecting network of public 

and/or private streets, in accordance with the following standards: 

1. Block Length and Perimeter.  The maximum block length and perimeter, 

measured along the property/right-of-way line, shall not exceed: 

a. Residential Zoning.  Six hundred (600) feet length and one thousand 

eight hundred (1,800) feet perimeter unless the previous adjacent layout or 

topographical conditions justify a variation; 

b. C-1 Zoning.  Four hundred (400) feet length and one thousand four 

hundred (1,400) feet perimeter; 

c. C-3 Zoning.  Six hundred (600) feet length only. 

d. Industrial Zoning.  No Standard. 

Figure 3.2.110L Street Connectivity and Formation of Blocks 

2. Exception.  Exceptions to standards in subsection L1 may be granted when 

blocks are divided by one or more pathway(s), in conformance with the provisions 

of section 3.2.120.A.  Pathways shall be located to minimize out-of-direction travel 

by pedestrians and may be designed to accommodate bicycles. 

 

FINDING:  This standard does not apply to the proposed land division since the subject parcel is 

0.89 acre and is not large enough to create a block or area-wide pedestrian circulation. 

 

M. Driveway Openings. Driveway openings shall be the minimum width necessary to 

provide the required number of vehicle travel lanes (ten (10) feet for each travel lane).  The 

following standards (i.e., as measured where the front property line meets the sidewalk or 

right-of-way) are required to provide adequate site access, minimize surface water runoff, 

and avoid conflicts between vehicles and pedestrians: 

1. Single family, two (2) family, and three (3) family uses shall have a minimum 

driveway width of ten (10) feet, and a maximum width of twenty-four (24) feet, except 

that one (1) recreational vehicle pad driveway may be provided in addition to the 

standard driveway for lots containing more than seven thousand (7,000) square feet 

of area…. 

 

FINDNG:  All parcels shall meet the standards listed above along with parking area standards in 

section 3.4 of the Sutherlin Development Code.  These dimensions are required to be illustrated at 

the time of a building permit.  No flag lots are being created with this request.   
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N. Fire Access and Parking Area Turn-Arounds.  A fire equipment access drive shall 

be provided for any portion of an exterior wall of the first story of a building that is located 

more than one hundred fifty (150) feet from an existing public street or approved fire 

equipment access drive.  Parking areas shall provide adequate aisles or turn-around areas 

for service and delivery vehicles so that all vehicles may enter the street in a forward 

manner. 

 

FINDING: The Sutherlin Fire Department has been notified and had no comments or concerns on 

this request.  If a driveway will be longer than 150 feet, the future residential development will 

require installation of a fire access turn-around meeting the City standards, this turn-around must be 

depicted on the face of the plat.  The nearest fire hydrant is located on the north side of South Side 

Road at the intersection with Waite Street, within the required 400 feet per the Oregon Uniform Fire 

Code and Municipal Code.  

 

O. Vertical Clearances.  Driveways, private streets, aisles, turn-around areas and 

ramps shall have a minimum vertical clearance of thirteen (13) feet six (6) inches for their 

entire length and width. 

 

FINDING:  This standard is not applicable. 

 

P. Vision Clearance.  No signs, structures or vegetation in excess of three (3) feet in 

height shall be placed in “vision clearance areas”, as shown in figure 3.2.110P.  The 

minimum required vision clearance area may be increased by the city upon finding that more 

sight distance is required (i.e., due to traffic speeds, roadway alignment, etc.). 

 

FINDING:  This standard is not applicable since new signs or structures are not proposed.   

 

Q. Flag Lots. Flag lots may be created where the configuration of a parcel does not 

allow for standard width lots.  A flag pole access drive may serve no more than two (2) 

dwelling units, including accessory dwellings and dwellings on individual lots.  A drive 

serving more than one lot shall conform to the standards in subsections 1-4 below:  

 

1. Driveway and Lane width of all shared drives and lanes shall be twenty (20) 

feet of pavement with a minimum lot frontage width of twenty-five (25) feet wide 

throughout the driveway; 

2. Easement.  Where more than one (1) lot is to receive access from a flag pole 

drive, the owner shall record an easement granting access to all lots that are to 

receive access. The easement shall be so indicated on the preliminary plat; 

3. Maximum Drive Lane Length.  The maximum drive lane length is subject to 

requirements of the uniform fire code, but shall not exceed one hundred fifty (150) 

feet without an emergency turnaround approved by the city; and 

4. Area Calculation.  The flag pole portion of a lot shall not be counted for the 

purpose of meeting lot area requirements or determining setbacks. 

 

FINDING:  No flag lots are proposed with this application. 

 

R. Construction.  The following standards shall apply to all driveways and private 

streets: 
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1. Surface Options. Driveways, parking areas, aisles, and turn-arounds shall be 

paved with asphalt, concrete or comparable surfacing; alternatively, a durable non-

paving material such as pavers, or other materials approved by the city may be used 

to reduce surface water runoff and protect water quality. 

2. Surface Water Management.  When a paved surface is used, all driveways, 

parking areas, aisles and turn-arounds shall have on-site collection or infiltration of 

surface waters to minimize sheet flow of such waters onto public rights-of-way and 

abutting property.  Surface water facilities shall be constructed in conformance with 

city standards. 

3. Driveway Aprons.  When driveway approaches or “aprons” are required to 

connect driveways to the public right-of-way, they shall be constructed to city 

standards and paved with concrete surfacing. See subsection M, above.  

 

FINDING:  Driveways to any future development on the proposed parcels will be required to meet 

the requirements of the surface and storm water management improvements of this section and be 

constructed to City Standards. The design for construction of the improvements will have to be 

coordinated with City Public Works and be engineered.  

 

5. INFRASTRUCTURE STANDARDS 

 

SECTION  3.5.100 Purpose and Applicability. 

 

A. Purpose.  This section provides planning and design standards for transportation, 

sewer, water, and storm drainage infrastructure.  

B. When Standards Apply.  All development shall be served with adequate 

infrastructure including transportation, sewer, water, and storm drainage, in conformance 

with this section and consistent with the City’s engineering design criteria. 

C. Standard Specifications.  The City of Sutherlin general engineering requirements 

and standard specifications for street, storm drain, sewer, and waterline construction are 

incorporated in this code by reference. 

 D. Conditions of Development Approval.  No development may occur unless required 

public infrastructure is in place or guaranteed, in conformance with the provisions of this 

code.  Improvements required as a condition of development approval, when not voluntarily 

accepted by the applicant, shall be roughly proportional to the impact of development.  

Findings in the development approval shall indicate how the required improvements are 

roughly proportional to the impact. 

 

FINDING:  City sanitary sewer and water service have existing lines in South Side Road; all 

utilities and infrastructure will have to be extended and/or installed per City standards and 

specifications. The design for the installation of the utilities and storm drainage will have to be 

coordinated and approved by the City Public Works and comply with Section 3.5 of the SDC.  

 

SECTION 3.5.110:  Transportation Standards. 

 

A. Purpose.  The purpose of this section is to implement the Transportation System Plan 

and protect the City’s investment in the public street system.  Upon dedication of streets to 

the public, the City accepts maintenance responsibility for the street.  Failure to meet City 

standards may place an undue maintenance burden on the public, which may be only 

marginally benefited by the street improvement.  Variances to street standards must be 

evaluated in this context. 
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B. Development Standards. No development shall occur unless the development has 

frontage onto or approved access from a public street, in conformance with the provisions 

of section 3.2, Access and Circulation, and the applicable development standards of Section 

3.5.110.B are met.   

 

FINDING:  The City finds the proposed parcels created by this land partition will have direct access 

onto South Side Road.  No additional development standards are required at this time to construct 

new streets.  In addition, no private streets are proposed as a part of this partition request.  If a future 

street is to be constructed, it must be developed to City Standards before being dedicated to the City.  

 

C. Creation of Rights-of-Way for Streets and Related Purposes.  Streets shall be 

created through the approval and recording of a final subdivision or partition plat, or quit 

claim deed, provided that the street is deemed essential by the city for the purpose of 

implementing the comprehensive plan / transportation system plan, and the deeded right-of-

way conforms to the standards of this code.  All deeds of dedication shall be in a form 

prescribed by the city and shall name "the public," as grantee. 

 

FINDING:  The City finds that no new streets are being created by the subject land partition.  South 

Side Road has an existing 80 foot right-of-way where the subject property accesses it, as part of 

planning file number SUB-2004-07-06, the additional 20’ of right-of-way was dedicated (Vol. 22, 

PG 52 A/B).  The City finds that additional dedication of right-of-way from the subject property’s 

frontage adjoining South Side Road is not required. 

 

D. Creation of Access Easements. Access easements are only allowed with a private 

street or drive meeting city standards for one single family unit.  Access easements are 

discouraged in all residential districts, unless they are an integral part of a PUD, or required 

by the city for access management reasons (i.e., shared driveways along arterial streets).  

The city may approve an access easement established by deed when the easement is 

necessary to provide for access and circulation in conformance with section 3.2.110 (K), 

Access and Circulation.  Access easements shall be created and maintained in accordance 

with the uniform fire code, section 10.207, and shall be shown and described on any final 

subdivision or partition plat that requires them.   

 

FINDING:  No access easements are proposed with this application. The property owner/developer 

shall maintain and conform to the above standards if in the future create an access easement.  

 

E. Street Location, Width and Grade.  Except as noted below, the location, width and 

grade of all streets shall conform to the transportation system plan, as applicable; and an 

approved street plan or subdivision plat.  Street location, width and grade shall be 

determined in relation to existing and planned streets, topographic conditions, public 

convenience and safety, and in appropriate relation to the proposed use of the land to be 

served by such streets: 

1. Street grades shall be approved by the city, in accordance with the design 

standards in subsection N, below; and 

2. Where the location of a street is not shown in an existing street plan (see 

subsection H), the location of streets in a development shall either: 

a. Provide for the continuation and connection of existing streets in the 

surrounding areas, conforming to the street standards of this section; or 
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b. Conform to a street plan adopted by the city council, if it is impractical to 

connect with existing street patterns because of particular topographical or other 

existing conditions of the land.  Such a plan shall be based on the type of land use to 

be served, the volume of traffic, the capacity of adjoining streets and the need for 

public convenience and safety. 

 

FINDING:  The City finds that partial street improvements or right-of-way dedications along the 

parcel frontages are impractical at this time; and therefore, are not required with this request.  

However, in the event that a local improvement district is formed in the future to upgrade South 

Side Road with improvements to meet full city street standards, the property owner/developer is 

required to participate in the improvements as provided for in the local improvement district 

provisions of the City.  The required waiver to participate in such an improvement district will be a 

condition of approval.  As the lots are developed they will be required to meet the design standards 

of Chapter 3.  

 

F. Minimum Rights-of-Way and Street Sections.  Street rights-of-way and 

improvements shall be the widths in Table 3.5.110.  A variance shall be required in 

conformance with section 5.2.110 to vary the standards in Table 3.5.110.  Where a range of 

width is indicated, the width shall be determined by the decision-making authority based 

upon the following factors: 

1. Street classification in the comprehensive plan/transportation system plan; 

2. Anticipated traffic generation; 

3. On-street parking needs; 

4. Sidewalk and bikeway requirements based on anticipated level of use; 

5. Requirements for placement of utilities; 

6. Street lighting; 

7. Minimize drainage, slope, and wetland impacts; 

8. Street tree location, as provided for in section 3.3; 

9. Protection of significant vegetation, as provided for in section 3.3; 

10. Safety and comfort for motorists, bicyclists, and pedestrians; 

11. Street furnishings (e.g., benches, lighting, bus shelters, etc.), when provided; 

12. Access needs for emergency vehicles; and 

13. Transition between different street widths (i.e., existing streets and new 

streets), as applicable. 

(See Table 3.5.110F Street and Parkway Design Standards) 

 

FINDING:  South Side Road has an existing 80 foot right-of-way where the subject property access; 

the street right-of-way range for a collector residential street is 58’ to 62’. Planning File SUB-2004-

07-06 required dedication of an additional 20’ of road right-of-way, with the additional 20’, the total 

right-of-way is 80’ where it fronts the subject property. South Side Road is unimproved with no 

existing curbs or sidewalks, under the joint jurisdiction of Douglas County and the City of Sutherlin. 

The property owner/developer will be required to participate in a local improvement district to 

upgrade South Side Road, if said district is formed in the future.  

 

H. Future Street Plan and Extension of Streets. 

1. The City shall require the submittal of a future street plan in conjunction with an 

application for a subdivision or partition when the subject request could affect development 

of the city’s future street system.  The purpose of the future street plan is to facilitate orderly 

development of an interconnected street system, provide greater certainty to the city and 

neighboring property owners, and allow for future growth in conformance with the 
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comprehensive plan and transportation system plan.  The plan shall show the pattern of 

existing and proposed future streets from the boundaries of the proposed land division and 

shall include other parcels within six hundred (600) feet surrounding and adjacent to the 

proposed land division.  The street plan is not binding; rather it is intended to show potential 

future street extensions with future development 

2. Streets shall be extended to the boundary lines of the parcel or tract to be developed, 

when the city determines that the extension is necessary to give street access to, or permit a 

satisfactory future division of, adjoining land.  Developers are encouraged to also install 

conduits for other utilities in coordination with those utilities.  The point where the streets 

temporarily end shall conform to a-c, below: 

a. These extended streets or street stubs to adjoining properties are not 

considered to be cul-de-sacs since they are intended to continue as through streets 

when the adjoining property is developed. 

b. A reflective barricade (e.g., fence, bollards, or similar vehicle barrier) shall 

be constructed at the end of the street by the partitioner or subdivider and shall not 

be removed until authorized by the city or other applicable agency with jurisdiction 

over the street.  The cost of the barricade shall be included in the street construction 

cost. 

c. Temporary turnarounds (e.g., hammerhead or bulb-shaped configuration) 

shall be constructed for stub streets over one hundred (150) feet in length. 

 

FINDING:  No streets are planned to be constructed as part of this application. Any future streets 

must conform to the above standards.  

 

I. Street Alignment and Connections. 

1. Staggering of streets making "T" intersections at collectors and arterials shall not 

be designed so that jogs of less than three hundred (300) feet on such streets are created, as 

measured from the centerline of the intersecting streets.   

2. Spacing between local street intersections shall have a minimum separation of one 

hundred twenty-five (125) feet, except where more closely spaced intersections are designed 

to provide an open space, pocket park, common area or similar neighborhood amenity.  This 

standard applies to four-way and three-way (off-set) intersections. 

3. All local and collector streets that abut or stub to a development site shall be 

extended within the site to provide through circulation unless prevented by environmental 

or topographical constraints, existing development patterns or compliance with other 

standards in this Code.  This exception applies when it is not possible to redesign or 

reconfigure the street pattern to provide required extensions.  Land is considered 

topographically constrained if the slope is greater than fifteen (15) percent for a distance of 

two hundred fifty (250) feet or more.  In the case of environmental or topographical 

constraints, the mere presence of a constraint is not sufficient to show that a street 

connection is not possible.  The applicant must show why the environmental or topographic 

constraint precludes some reasonable street connection. 

4. Proposed streets or street extensions shall be located to provide direct access to 

existing or planned commercial services and other neighborhood facilities, such as schools, 

shopping areas and parks. 

5. In order to promote efficient vehicular and pedestrian circulation throughout the 

city, the design of subdivisions and alignment of new streets shall conform to the following 

standards in chapter 3.2, Access and Circulation. The maximum block length shall not 

exceed: 

a. Residential districts – Six hundred (600) feet; 
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Exceptions to the standards in a-b may be granted when an access way is provided at or 

near mid-block, in conformance with the provisions of section 3.2.120A. 

 

FINDING:  The City finds that no new streets, subdivisions or developments are proposed with this 

partition request, therefore this criterion is not applicable. If the applicant/developer proposes a new 

street, it must comply with the street alignment and connection standards.  

 

K. Intersection Angles.  Streets shall be laid out so as to intersect at an angle as near 

to a right angle as practicable, except where topography requires a lesser angle or where a 

reduced angle is necessary to provide an open space, pocket park, common area or similar 

neighborhood amenity.  In addition, the following standards shall apply: 

1. Streets shall have at least twenty-five (25) feet of tangent adjacent to the 

right-of-way intersection unless topography requires a lesser distance; 

2. Intersections which are not at right angles shall have a minimum corner 

radius of twenty (20) feet along the right-of-way lines of the acute angle; and 

3. Right-of-way lines at intersection with arterial streets shall have a corner 

radius of not less than twenty (20) feet. 

 

FINDING:  This section is not applicable because no new street sections are planned to be built. If 

a street is to be constructed in the future, it must comply with the standards above. 

 

L. Existing Rights-of-Way.  Whenever existing rights-of-way adjacent to or within a 

tract are of less than standard width, additional rights-of-way shall be provided at the time 

of partition, subdivision, or development, subject to the provision of section 3.5.100D. 

 

FINDING:  The city has found that no additional right-of-way is required to be dedicated for South 

Side Road, as discussed in this report.  

 

M. Cul-de-sacs.  A dead-end street shall be no more than four hundred (400) feet long, 

and shall only be used when open space (e.g., street ends at park or greenway), 

environmental, or topographical constraints; existing development patterns; or compliance 

with other standards in this code preclude street extension and through circulation.  Such 

dead-end-street shall conform to all of the following standards: 

1. The city may require a dead-end or cul-de-sac street to stub to the outer 

property line of the development when future street extension may be possible 

through redevelopment of an adjacent property (e.g., existing development on 

adjacent property could redevelop and allow extension in foreseeable future).  

2. All cul-de-sacs exceeding one hundred fifty (150) feet shall terminate with a 

circular or hammer-head turnaround.  Circular turnarounds shall have a radius of 

no less forty (40) feet (i.e., from center to edge of pavement); except that turnarounds 

may be larger when they contain a landscaped island or parking bay in their center.  

When an island or parking bay is provided, there shall be a fire apparatus lane of 

twenty (20) feet in width; and 

3. The length of the cul-de-sac shall be measured along the centerline of the 

roadway from the near side of the intersecting street to the farthest point of the cul-

de-sac. 

 

FINDING:  A cul-de-sac or dead end street is not proposed or applicable with this request.  
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N. Grades and Curves.  Grades shall not exceed ten (10) percent on arterials, twelve 

(12) percent on collector streets, or twelve (12) percent on any other street (except that local 

or residential access streets may have segments with grades up to 15% for distances of no 

greater than 250 feet) when approved by the city engineer, and: 

1. Curb radii shall not be less than seven hundred (700) feet on arterials, five 

hundred (500) feet on major collectors, three hundred fifty (350) feet on minor 

collectors, or one hundred (100) feet on other streets; and 

2. Streets intersecting with a minor collector or greater functional classification 

street, or streets intended to be posted with a stop sign or signalization shall provide 

a landing averaging five percent or less.  Landings are that portion of the street 

within twenty (20) feet of the edge of the intersecting street at full improvement. 

 

FINDING:  This section is not applicable to this request. 

 

O. Curbs, Curb Cuts, Ramps, and Driveway Approaches.  Concrete curbs, curb cuts, 

wheelchair and bicycle ramps, and driveway approaches shall be constructed in accordance 

with standards specified in section 3.2 Access and Circulation. 

 

FINDING:  Construction and/or development on the proposed parcels will be required to comply 

with the applicable standards outlined in Section 3.2.   

 

P. Street Names.  No street name shall be used that duplicates or could be confused 

with the names of existing streets in the vicinity of the city, except for extensions of existing 

streets.  Street names, signs and numbers shall conform to the established pattern in the 

surrounding area, except as requested by emergency service providers.  Street names shall 

conform to section 12.24, as amended, of the Sutherlin Municipal Code. 

 

FINDING:  This section is not applicable because no new streets proposed that need to be named. 

 

Q. Filed Street Survey and Survey Monuments Required.  Upon completion of a street 

improvement and prior to acceptance by the city, it shall be the responsibility of the 

developer's registered professional land surveyor to provide certification to the city that all 

boundary and interior monuments shall be reestablished and protected and required street 

survey(s) have been filed. 

 

FINDING:  This section is not applicable as no street improvements, including acceptance by the 

City, are required with this request. 

 

R. Street Signs.  The city, county or county with jurisdiction shall install all signs for 

traffic control and street names.  The cost of signs required for new development shall be 

the responsibility of the developer.  Street name signs shall be installed at all street 

intersections.  Stop signs and other signs may be required. 

 

FINDING:  No new street signs are required as part of this land partition.   

 

S. Mail Boxes.  Plans for mail boxes to be used shall be approved by the United States 

Postal Service. 

 

FINDING:  This section is not applicable for this request.  Future development will require 

compliance, as outlined above.  
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T. Street Light Standards.  Street lights shall be installed in accordance with city 

standards. 

 

FINDING:  This section is not applicable to this request.  No new street improvements are proposed 

with this partition.  

 

U. Street Cross-Sections.  The final lift of asphalt or concrete pavement shall be placed 

on all new constructed public roadways prior to final city acceptance of the roadway. 

 

1. Sub-base and leveling course shall be of select crushed rock; 

2. Surface material shall be of Class C or B asphaltic concrete; 

3. The final lift shall be Class C asphaltic concrete as defined by A.P.W.A. 

standard specifications; and 

4. No lift shall be less than one and one half (1 ½) inches in thickness. 

 

FINDING:  This section is not applicable because there are no new streets are proposed. 

 

6. SECTION 3.5.140 STORM DRAINAGE 

 

A. General Provisions.  The city shall issue a development permit only where adequate 

provisions for storm water and flood water runoff have been made. 

B. Accommodation of Upstream Drainage.  Culverts and other drainage facilities shall be 

large enough to accommodate potential runoff from the entire upstream drainage area, 

whether inside or outside the development, in conformance with the city’s storm drainage 

master plan.  Such facilities shall be subject to review and approval by the city engineer. 

C. Effect on Downstream Drainage.  The effect on downstream drainage shall be evaluated in 

all project proposals, and all projects shall conform to the storm drainage master plan.  

Where it is anticipated by the city that the additional runoff resulting from the development 

will overload an existing drainage facility, the city shall withhold approval of the 

development until provisions have been made for improvement of the potential condition or 

until provisions have been made for storage of additional runoff caused by the development 

in accordance with city standards. 

D. Easements.  Where a development is traversed by a watercourse, drainage way, channel or 

stream, there shall be provided a storm water easement or drainage right-of-way provided 

for conveyance of storm water.  The easement shall be subject to review and approval by the 

city engineer and shall include at a minimum the watercourse and such further width as will 

be adequate for conveyance and maintenance. 

E. Certification of No Impact to Neighboring Property.  Developers shall submit a stamped 

certification by a licensed engineer stating that the rate of storm water drainage during and 

after development will not increase as a result of the proposed development.  The 

certification shall further state that the developer will adhere to all applicable storm 

drainage, grading, erosion, and sediment control requirements.  The city may impose 

conditions of approval and/or require submittal of engineered plans that demonstrate there 

will be no impact to neighboring properties 

 

FINDINGS:  Storm drainage must be evaluated as part of this development, including the effect on 

downstream drainage and the need for drainage easements/right-of-way for the conveyance of storm water.  

The conditions of approval require the property owner/developer to submit a stamped certification by a 
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licensed engineer stating that the rate storm water drainage during and after development will not increase 

as a result of the proposed development, as outlined above. 

 

7. SECTION 3.5.160 EASEMENTS 

 

Easements.  Easements for sewers, storm drainage and water quality facilities, water mains, 

electric lines or other public utilities shall be dedicated on a final plat, or provided for in the deed 

restrictions.  See also, section 4.3 Development Review and Site Plan Review, and chapter 4.4 Land 

Divisions and Lot Line Adjustments.  The developer or applicant shall make arrangements with the 

city, the applicable district and each utility franchise for the provision and dedication of utility 

easements necessary to provide full services to the development.  The city's standard minimum width 

for public main line utility easements shall be fifteen (15) feet unless otherwise specified by the 

utility company, applicable district, or city engineer. 

 

FINDING: The conditions of approval require that any necessary easements for public utilities, as outlined 

above, be dedicated on the final plat or provided for in the deed restrictions.  

 

8. SECTION 3.5.170 CONSTRUCTION PLAN APPROVAL AND ASSURANCES 

 

Construction Plan Approval and Assurances.  No public improvements, including sanitary sewers, 

storm sewers, streets, sidewalks, curbs, lighting, parks, or other requirements shall be undertaken 

except after the plans have been approved by the city, permit fee paid, and permit issued.  The permit 

fee shall be set by city council.  The city may require the developer or subdivider to provide bonding 

or other performance guarantees to ensure completion of required public improvements.  See also, 

section 4.3 Development Review and Site Plan Review, and section 4.4 Land Divisions and Lot Line 

Adjustments. 

 

FINDING: The conditions of approval require that construction plan approval for the public improvements 

be undertaken as outlined above.  

 

9. SECTION 3.5.180 INSTALLATION 

 

A. Conformance Required.  Improvements installed by the developer either as a requirement 

of these regulations or at his/her own option, shall conform to the requirements of this 

chapter, approved construction plans, and to improvement standards and specifications 

adopted by the city. 

B. Adopted Installation Standards.  The city’s general engineering requirements and standard 

specifications and the Oregon Chapter A.P.W.A. standard specifications shall be a part of 

the city's adopted installation standard(s).  Where conflict occurs, the A.P.W.A standards 

shall prevail.  Other standards may also be required upon recommendation of the city 

engineer. 

C. Commencement.  Work shall not begin until the city has been notified in advance. 

D. Resumption.  If work is discontinued for more than one (1) month, it shall not be resumed 

until the city is notified. 

E. Engineer’s Certification and As-Built Plans.  A registered civil engineer (or as 

appropriate) licensed in Oregon shall provide written certification in a form required by the 

city that all improvements, workmanship and materials are in accord with current and 

standard engineering and construction practices, conform to approved plans and conditions 

of approval, and are of high grade, prior to city acceptance of the public improvements, or 

any portion thereof, for operation and maintenance.  The developer’s engineer shall also 
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provide two (2) set(s) of “as-built” plans, in conformance with the city engineer’s 

specifications, for permanent filing with the city. 

F. City Inspection.  Improvements shall be constructed under the inspection and to the 

satisfaction of the city.  The city may require minor changes in typical sections and details 

if unusual conditions arising during construction warrant such changes in the public 

interest.  Modifications requested by the developer shall be subject to review and approval 

under section 4.7, Modifications to Approved Plans and Conditions of Approval.  Any 

monuments that are disturbed before all improvements are completed by the subdivider shall 

be replaced prior to final acceptance of the improvements. 

 

FINDING: The conditions of approval require that improvements installed by the developer either as a 

requirement of these regulations or at his/her own option, shall conform to the requirements of Chapter 3 

of the SDC, approved construction plans, and to improvement standards and specifications adopted by the 

city, as specified above.  

 

10. APPROVAL CRITERIA – TENTATIVE PLAN 

 

SECTION 4.4.140 Approval Criteria - Tentative Plan.  The city shall approve, approve with conditions 

or deny a tentative plan based on the following approval criteria: 

 

A. The proposed plat name is not already recorded for another subdivision, and 

satisfies the provisions of ORS Chapter 92; 

 

FINDING: The City finds this criterion is not applicable because a subdivision is not proposed and 

partitions are not named.  

 

B. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and surface 

water management facilities are laid out so as to uniformly transition to such facilities in 

existing or approved subdivisions and partitions on adjoining property as to width, general 

direction and in all other respects.  

 

FINDING:  The City finds that South Side Road is a collector road, under the jurisdiction of 

Douglas County and the City of Sutherlin, which has not been fully improved to City standards.  

The City finds that a waiver of remonstrance for a possible future Local Improvement District (LID) 

to finance any improvements to South Side Road is required as a condition of approval. 

 

C. Lot Size and Residential Density.  The subdivision meets the lot size and residential 

density standards required by the zoning district (chapter 2) 

  

FINDING:  The City finds the R-2 residential lot size standards have been met as discussed earlier 

in this report.    

 

D. When dividing a tract into large lots or parcels (i.e. greater than two times or 200 

percent the minimum lot size allowed in the underlying zoning district, the lots parcels are 

of such size, shape and orientation as to facilitate future re-division in accordance with the 

requirements of the zoning district and this code. 

 

FINDING:  This section is not applicable to this request.   

 

E. Block and lot standards.  All proposed blocks (i.e., one (1) or more lots bound by 
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public streets), lots and parcels conform to the specific requirements below: 

1. All lots and blocks shall comply with the lot area, setback, and dimensional 

requirements of the applicable zoning district (chapter 2), and the standards 

of section 3.2 Access and Circulation, and the flag lot standards of section 

3.2.110 (Q), if applicable. 

2. Setbacks shall be as required by the applicable zoning district (chapter 2). 

3. Every lot shall conform to the standards of section 3.2, Access and 

Circulation. 

4. The applicant may be required to install landscaping, walls, fences, or other 

screening as a condition of subdivision approval.  See also, chapter 2 Zoning 

Districts, and section 3.3, Landscaping, Street Trees, Fences and Walls. 

5. In conformance with the uniform fire code, a twenty (20) foot width fire 

apparatus access drive shall be provided to serve all portions of a building 

that are located more than one hundred fifty (150) feet from a public right-

of-way or approved access drive.  See also, section 3.2 Access and 

Circulation. 

6. Where a common private drive is to be provided to serve more than one lot, 

a reciprocal easement which will ensure access and maintenance rights shall 

be recorded with the approved subdivision or partition plat and the county 

clerk’s reference number shown on the face of the plat. 

 

FINDING:  The City finds the proposal complies with the R-2 zone development standards as 

described earlier in this report and must conform to the development standards of Section 

4.4.140(E) listed above.  The parcels will have direct access onto South Side Road.   

 

E. Minimize Flood Damage.  All subdivisions and partitions shall be designed based 

on the need to minimize the risk of flood damage.  No new building lots shall be created 

entirely within a floodway.  All new lots shall be buildable without requiring development 

within the floodway.  Development in a one hundred (100) year flood plain shall comply 

with federal emergency management agency requirements, including filling to elevate 

structures above the base flood elevation.  The applicant shall be responsible for obtaining 

such approvals from the appropriate agency before city approval of the final plat. 

 

FINDING:  The City finds the property is not located in a designated flood plain. 

 

F. Determination of Base Flood Elevation.  Where a development site consists of ten 

(10) or more lots, or is located in or near areas prone to inundation, and the base flood 

elevation has not been provided or is not available from another authoritative source, it 

shall be prepared by a qualified professional, as determined by the Director. 

 

FINDING:  The City finds that the subject site is not within a floodplain as indicated on the FEMA 

maps dated February 17, 2010.  

 

G. Need for Adequate Utilities.  All lots created through land division shall have 

adequate public utilities and facilities such as sewer, gas, electrical, and water systems 

located and constructed to prevent or minimize flood damage to the extent practicable. 

 

FINDING:  The City finds public and private utilities can be made available to the proposed parcels 

with.  
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H. Need for Adequate Drainage.  All subdivision and partition proposals shall have 

adequate surface water drainage provided to reduce exposure to flood damage.  Water 

quality or quantity control improvements may be required. 

 

FINDING:  The City finds this criterion is not applicable until such time as a development is 

proposed on each parcel and provisions for drainage are determined.  

 

I. Floodplain, Park, and Open Space Dedications.  Where land filling and/or 

development is allowed within or adjacent to the one hundred (100) year flood plain outside 

the zero-foot rise flood plain, and the comprehensive plan designates the subject flood plain 

for park, open space, or trail use, the City may require the dedication of sufficient open land 

area for a greenway adjoining or within the flood plain.  When practicable, this area shall 

include portions at a suitable elevation for the construction of a pedestrian/bicycle pathway 

within the flood plain in accordance with the city’s adopted trails plan or pedestrian and 

bikeway plans, as applicable.  The city shall evaluate individual development proposals and 

determine whether the dedication of land is justified based on the development’s impact to 

the park and/or trail system, consistent with section 3.5, and section 3.5.100.D in particular. 

 

FINDING:  The City finds the Sutherlin Comprehensive Plan does not designate the property as 

flood plain or a future park or open space development.  

 

K. Phased Development.  The city may approve a time schedule for developing a 

subdivision in phases, but in no case shall the actual construction time period (i.e., for 

required public improvements, utilities, streets) for any partition or subdivision phase be 

greater than two (2) years without reapplying for a tentative plan approval. The criteria for 

approving a phased land division proposal are: 

1. Public facilities shall be constructed in conjunction with or prior to each 

phase; 

2. The development and occupancy of any phase dependent on the use of 

temporary public facilities shall require city receipt of bonding or other assurances 

to cover the cost of required permanent public improvements, in accordance with 

Section 4.4.180.  A temporary public facility is any facility not constructed to the 

applicable city standard; 

 

3. The phased development shall not result in requiring the city or a third party 

(e.g., owners of lots) to construct public facilities that were required as part of the 

approved development proposal. 

 

FINDING:  The City finds a development phasing plan is not applicable to the partition.  The 

applicant will have two years to finalize the proposed partition plan, as stated in the conditions of 

approval. 

 

L. Lot Size Averaging.  The city may allow residential lots or parcels less than the 

minimum lot size under the applicable zoning district for projects that provide common open 

space or active recreation land and facilities.  Such open space shall provide public access 

easements containing paved trials.  The lot or parcel sizes shall meet the following: 

1. The average area for all residential lots or parcels shall not be less than that 

allowed by the underlying zone; and 

2. No lot or parcel created under this provision shall be less than eighty (80) 

percent of the minimum lot size allowed in the underlying zone.   
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 For example, if the minimum lot size is seven thousand five hundred (7,500) 

square feet, the following three (3) parcels could be created as part of a single 

partition application: six thousand (6,000) square feet, seven thousand five hundred 

(7,500) square feet, and nine thousand (9,000) square feet. 

 

FINDING:  The City finds this criterion is not applicable because the partition is for a total of three 

parcels which exceed the minimum R-2 lot size; therefore, there is no reason for the applicant to 

request lot averaging. 

 

M. Temporary Sales Office.  A temporary sales office in conjunction with a subdivision 

may be approved as set forth in section 4.10.100, Temporary Uses. 

 

FINDING:  The City finds this criterion is not applicable since this is a land partition. 

 

N. Conditions of Approval.  The city may attach such conditions as are necessary to 

carry out provisions of this code, and other applicable ordinances and regulations, and may 

require landscape screening between uses, or access reserve strips granted to the city for 

the purpose of controlling access to adjoining undeveloped properties.  See also, section 

3.5.100.D (Infrastructure). 

 

FINDING:  The City finds there are conditions necessary to assure the land division is recorded 

in compliance with City requirements as stated in this report.  The conditions are listed below in 

the decision. 

 

Additional Criteria 

 

11. Site Analysis (Section 4.4.130B.7):  Wetland and floodplain, including wetland areas, streams, 

wildlife habitat and other areas identified by the city or natural resource regulatory as requiring 

protection.   

 

FINDING:  There are no known wetlands on the site. Any identified wetlands on the property will 

require coordination with the Oregon Department of State Lands to address any necessary mitigation 

of wetlands. 

 

4.4.160  Final Plat Submission Requirements and Approval Criteria. 

 

A. Submission Requirements.  Final plats shall be reviewed and approved by the city 

prior to recording with Douglas County.  The applicant shall submit the final plat within 

two (2) years of the approval of the tentative plan as provided by section 4.4.120.  Specific 

information about the format and size of the plat, number of copies and other detailed 

information can be obtained from the city. The city will not accept as complete an 

application for final plat until the tentative plan has been approved. 

B. Approval Criteria.  By means of a Type I procedure the director shall review the 

final plat and shall approve or deny the final plat based on findings regarding compliance 

with the following criteria: 

1. The final plat complies with the approved tentative plan, and all conditions 

of approval have been satisfied; 

2. All public improvements required by the tentative plan have been installed 

and approved by the planning director.  Alternatively, the developer has provided a 

performance guarantee in accordance with section 4.4.180; 
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3. The streets and roads for public use are dedicated without reservation or 

restriction other than revisionary rights upon vacation of any such street or road and 

easements for public utilities; 

4. The streets and roads held for private use have been approved by the city as 

conforming to the tentative plan and, where applicable, the associated PUD; 

5. The plat contains a dedication to the public of all public improvements, 

including but not limited to streets, public pathways and trails, access reserve strips, 

parks, and sewage disposal, storm drainage, and water supply systems; 

6. The applicant has provided copies of all recorded homeowners association 

Codes, Covenants, and Restrictions (CC&R’s), deed restrictions, private easements 

and agreements (e.g., for access, common areas, parking, etc.), and other recorded 

documents pertaining to common improvements recorded and referenced on the plat; 

7. Water and sanitary sewer service is available to each and every lot, is 

provided; or bond, contract or other assurance has been provided by the subdivider 

to the city that such services will be installed in accordance with section 3.5,  

Infrastructure Standards, and the bond requirements of section 4.4.180.  The amount 

of the bond, contract or other assurance by the subdivider shall be determined by a 

registered professional engineer, subject to review and approval by the city; and 

8. The plat contains an affidavit by the surveyor who surveyed the land 

represented on the plat to the effect the land was correctly surveyed and marked with 

proper monuments as provided by ORS Chapter 92, and indicating the initial point 

of the survey, and giving the dimensions and kind of such monument, and its 

reference to some corner established by the U.S. Geological Survey or giving two or 

more permanent objects for identifying its location. 

 

FINDING:  The City finds the applicant shall meet final plat submission requirements and approval 

criteria in the Sutherlin Development Code, Section 4.4.160 listed above.  The applicant shall 

conform to all applicable requirements of Section 3.5 Infrastructure Standards of the Sutherlin 

Development Code. 

 

LAND PARTITION DECISION 

 

Based on the Director’s review of the material, exhibits received in evidence, and the above Findings of 

Fact, the requested Land Partition has been found to be in sufficient compliance with the applicable 

Comprehensive Plan and Sutherlin Development Code provisions to warrant tentative approval.  This 

requested Land Partition is hereby TENTATIVELY APPROVED, subject to the following conditions:  

 

1. The property owner/developer shall submit a final Land Partition Plat which substantially conforms 

to the approved preliminary Plan in all aspects except as specifically conditioned by the Community 

Development Director, as well as the general standards and survey plat requirements prescribed by 

the Sutherlin Development Code (SDC).  Any alterations shall be reviewed by the Community 

Development Department. 

 

2. The property owner(s) shall enter in a Waiver of Remonstrance Agreement with the City for the 

subject property agreeing to participate in a local improvement district to upgrade South Side Road 

to full street standards, if said district is formed in the future.  The Waiver shall be recorded with 

Douglas County Clerk with the final partition plat.  The necessary form can be obtained from the 

City. If said Waiver of Remonstrance Agreement has previously has been previously recorded, a 

copy of the recorded document must be provided to the City.  
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3. The property owner/developer shall obtain an access permit(s) from the City of Sutherlin for the 

existing and/or proposed access locations onto South Side Road.    

 

4. The property owner/developer shall provide written verification from the City of Sutherlin that 

domestic water and sanitary sewer are/or will be available to serve Parcel 1, Parcel 2 and Parcel 3. 

 

5. The property owner/developer shall clearly identify all public and private access, utility or storm 

water easements on the final plat, which must be in conformance with the minimum requirements 

of the City. 

 

a. If necessary, the Director of Public Works will identify any necessary utility easements 

needed on the final plat. 

 

6. All utilities shall be designed per standards to be located underground, pursuant to Section 3.5.150 

of the SDC. 

 

7. Driveway(s) exceeding 150 feet in length require adequate fire equipment access and/or turn around 

area shall be provided per SDC Section 3.2.110.N Fire Access and Parking Area Turn-Arounds.   

 

8. The property owner/developer shall provide a letter from the Director of Public Works certifying 

that all required improvements have been constructed to standards or an Improvement Agreement 

and Security as defined by the Sutherlin Development Code have been met.  
 

9. Developer shall submit a stamped certification by a licensed engineer stating that the rate of storm 

water drainage during and after development will not increase as a result of the proposed 

development.  The certification shall further state that the developer will adhere to all applicable 

storm drainage, grading, erosion, and sediment control requirements.  The City may impose 

conditions of approval and/or require submittal of engineered plans that demonstrate there will be 

no impact to neighboring properties. 
 

10. Land Partition is subject to City Council’s approval of the submitted Plan Amendment and Zone 

Change applications.  

 

11. The property owner/developer shall meet all requirements of final plat submission and approval 

criteria in Section 4.4.160 of the SDC.  The final plat shall be filed within two (2) years of this 

approval, unless an extension is granted pursuant to Section 4.4.120 of the SDC. 

 

12. An electronic copy (pdf) of the recorded final partition plat shall be submitted to the Sutherlin 

Community Development Department within 10 days after recording. 

 

ADVISORY STATEMENTS  

 

13. The property owner/developer shall comply with applicable local, county, state and federal 

regulations as applicable to the partition.  

 

14. At the time of a building permit proposal on any of the new parcels, the permit shall indicate 

compliance with Development Code Section 2.2 R-2 building setbacks and lot coverage 

requirements; and the requirements of Development Code Section 3.2 Access and Circulation. 
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a. Where a street or driveway is to be paved, the building permit application shall include 

provisions for on-site storm water collection or infiltration in accordance with city 

specifications.   

b. Sidewalks to be construction to City Standards.  

c. Driveways must maintain a minimum of 250’ separation per the Sutherlin TSP. 

 

DECISION OPTIONS 

 
Based on the Applicant’s findings, the City Staff Report and the testimony and evidence provided during 

the public hearing, the Planning Commission can move to either: 

 

1. Close the public hearing and, after deliberating on the matter, pass a motion to recommend to the 

City Council approval of the requested Comprehensive Plan Map, Zoning Map Amendments and Land 

Partition on the subject 1.31 acre property, subject to the following conditions:  

 

PLAN AMENDMENT and ZONE CHANGE: 

 

1. Geologic Impact Statement from a qualified geotechnical engineer or geological consultant 

meeting Section(s) 2.6.210 (RH Zone and slopes greater than 12% - Development Standards) 

and 2.6.220 (Site Development, Excavation, Grading – In all zones) of the Sutherlin 

Development Code must be submitted and attached to each Planning Clearance Worksheet. 

 

LAND PARTITION: 

 

1. The property owner/developer shall submit a final Land Partition Plat which substantially 

conforms to the approved preliminary Plan in all aspects except as specifically conditioned by 

the Community Development Director, as well as the general standards and survey plat 

requirements prescribed by the Sutherlin Development Code (SDC).  Any alterations shall be 

reviewed by the Community Development Department. 

 

2. The property owner(s) shall enter in a Waiver of Remonstrance Agreement with the City for 

the subject property agreeing to participate in a local improvement district to upgrade South 

Side Road to full street standards, if said district is formed in the future.  The Waiver shall be 

recorded with Douglas County Clerk with the final partition plat.  The necessary form can be 

obtained from the City. If said Waiver of Remonstrance Agreement has been previously 

recorded, a copy of the recorded document must be provided to the City. 

 

3. The property owner/developer shall obtain an access permit(s) from the City of Sutherlin for 

the existing and/or proposed access locations onto South Side Road.    

 

4. The property owner/developer shall provide written verification from the City of Sutherlin that 

domestic water and sanitary sewer are/or will be available to serve Parcel 1, Parcel 2 and Parcel 

3. 

 

5. The property owner/developer shall clearly identify all public and private access, utility or 

storm water easements on the final plat, which must be in conformance with the minimum 

requirements of the City. 
 

a. If necessary, the Director of Public Works will identify any necessary utility easements 

needed on the final plat. 
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6. All utilities shall be designed per standards to be located underground, pursuant to Section 

3.5.150 of the SDC. 

 

7. Driveway(s) exceeding 150 feet in length require adequate fire equipment access and/or turn 

around area shall be provided per SDC Section 3.2.110.N Fire Access and Parking Area Turn-

Arounds.   

 

8. The property owner/developer shall provide a letter from the Director of Public Works 

certifying that all required improvements have been constructed to standards or an 

Improvement Agreement and Security as defined by the Sutherlin Development Code have 

been met.  
 

9. Developer shall submit a stamped certification by a licensed engineer stating that the rate of 

storm water drainage during and after development will not increase as a result of the 

proposed development.  The certification shall further state that the developer will adhere to 

all applicable storm drainage, grading, erosion, and sediment control requirements.  The City 

may impose conditions of approval and/or require submittal of engineered plans that 

demonstrate there will be no impact to neighboring properties. 
 

10. Land Partition is subject to City Council’s approval of the submitted Plan Amendment and 

Zone Change applications.  

 

11. The property owner/developer shall meet all requirements of final plat submission and approval 

criteria in Section 4.4.160 of the SDC.  The final plat shall be filed within two (2) years of this 

approval, unless an extension is granted pursuant to Section 4.4.120 of the SDC. 

 

12. An electronic copy (pdf) of the recorded final partition plat shall be submitted to the Sutherlin 

Community Development Department within 10 days after recording. 

 

ADVISORY STATEMENTS  

 

13. The property owner/developer shall comply with applicable local, county, state and federal 

regulations as applicable to the partition.  

 

14. At the time of a building permit proposal on any of the new parcels, the permit shall indicate 

compliance with Development Code Section 2.2 R-2 building setbacks and lot coverage 

requirements; and the driveway separation, surface improvement and storm water runoff 

requirements of Development Code Section 3.2 Access and Circulation. 

a. Where a street or driveway is to be paved, the building permit application shall 

include provisions for on-site storm water collection or infiltration in accordance 

with city specifications. 

b. Sidewalks to be constructed to city standards.  

c. Driveways must maintain a minimum of 250’ separation per the Sutherlin TSP. 

 

2. Close the public hearing and, after deliberating on the matter, pass a motion to recommend to the 

City Council approval of the requested Comprehensive Plan Map, Zoning Map amendments and Land 

Partition subject to modifications or additional conditions; or 
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3. Pass a motion to continue the public hearing to a specified date and time, or to close the public 

hearing and to leave the record open to a specified date and time for submittal of additional evidence and 

rebuttal; or 

 

4. Close the public hearing and, after deliberating on the matter, pass a motion to recommend 

denial of the requested Comprehensive Plan Map, Zoning Map amendments and Land Partition on the 

grounds that the proposal does not satisfy the applicable approval criteria. 
 

CONCLUSION 

 

City Staff recommends that the Commission forward a recommendation for approval (option number 1) to 

the Sutherlin City Council of the requested Comprehensive Plan Map Amendment from Low Density 

Hillside to Medium Density, Zone Map Change from (RH) Residential Hillside to (R-2) Medium Density 

Residential and Land Partition on the subject 1.31 acre property.   

 

STAFF EXHIBITS 

1. Notice of Public Hearing  

2. Property Owners within 100 Feet and Public Utility Agencies 

3. DLCD Notice of Proposed Amendment  

4. Copy of legal notice posted in the News Review   

5. Staff Report with Responses Attached  

6. Comprehensive Plan, Zone Change and Land Partition application(s) and attachments 

7. Vicinity Map 

8. Assessor Maps 

9. Comprehensive Plan Map 

10. Zoning Map 

11. Aerial Photograph 
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A public hearing on a proposed supplemental budget for the City of Sutherlin for the current fiscal year will be held at Civic
Auditorium (175 E Everett Ave).

The hearing will take place on June 8, 2020  at   7:00 PM.

The purpose of the hearing is to discuss the supplemental budget with interested persons.

A copy of the supplemental budget document may be inspected or obtained on or after June 1, 2020 at City Hall between
the hours of 9:00 AM and 4:00 PM.

Resource Amount Requirement
1 1 Capital Outlay
2 2 Contingency
3 3

161,200.00              

Comments:

Resource Amount Requirement
1 1 Materials and Services
2 2 Contingency
3 3
4 4
5 5

3,161,000.00           

Comments:

FUND: Wastewater Operations Fund
Amount

160,000.00            
(160,000.00)          

Revised Total Fund Resources Revised Total Fund Requirements 3,161,000.00        

11,000.00              
(11,000.00)            

Revised Total Fund Resources Revised Total Fund Requirements 161,200.00            

NOTICE OF SUPPLEMENTAL BUDGET HEARING

SUMMARY OF PROPOSED BUDGET CHANGES
AMOUNTS SHOWN ARE REVISED TOTALS IN THOSE FUNDS BEING MODIFIED

FUND: Police Reserve Fund
Amount

A police vehicle was purchased at the end of fiscal year 2018-19.  The vehicle was not able to be outfitted (lights, siren, etc.)
until October 2019.  This expense was not anticipated when the budget was prepared, therefore an adjustment is needed.

The wastewater treatment plant upgrade was originally scheduled to be completed in the fall of 2019.  Due to unforseen delays the upgrade 
will not be completed until June 2020.  This delay required the use of sludge disposal for an extended period of time which was not anticipated 
when the budget was prepared.  Therefore and adjustment is needed.
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City of Sutherlin Staff Report Page 1 
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STAFF REPORT 

Re: Ordinance No. 1078  – Sutherlin Transportation System Plan, 
Planning File 20-S003 Meeting Date: 06-08-2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:        Kristi Gilbert, Community Development 
Supervisor, Brian Elliott, Community Development Director 

City Manager 
Review  

Attachments:    Ordinance & Exhibits  
  

WHAT IS BEING ASKED OF COUNCIL? 
 
The Council to approve the second reading and adoption of Ordinance No. 1078 adopting above referenced 
2020 Transportation System Plan, Comprehensive Plan Amendment and Amendments to the Sutherlin 
Development Code.  
 

EXPLANATION 
 
Council closed the public hearing, deliberated to a decision. The Council shall consider the second reading 
and adoption of the Ordinance No. 1078 adopting the 2020 Transportation System Plan, Comprehensive 
Plan Amendment and Amendments to the Sutherlin Development Code.  
 

OPTIONS  
 

1. Approve the second reading and adoption of Ordinance No. 1078 adopting the 2020 Transportation 
System Plan, Comprehensive Plan Amendment and Amendment to the Sutherlin Development 
Code, or 

2. Not to approve the second reading and adoption of Ordinance No. 1078 adopting the 2020 
Transportation System Plan, Comprehensive Plan Amendment and Amendment to the Sutherlin 
Development Code. 
 

SUGGESTED MOTION(S) 
 
To approve the second reading and adoption of Ordinance No. 1078 adopting the 2020 Transportation 
System Plan, Comprehensive Plan Amendment and Amendment to the Sutherlin Development Code. 
 

 126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com  

             City of Sutherlin 
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From the Office of the 

City Recorder & Human Resources Manager 

Diane Harris 

City oLSutfierfln 

Administration 

126 E. Central A venue 

Sutherlin, OR 97479 

(541) 459-2856

(541) 459-9363 (Fax)

d.harris@ci.sutherlin.or.us
www.cityofsutherlin.com 

NOTICE OF ORDINANCE 

ENACTMENT 

ORDINANCE NO. 1078 

AN ORDINANCE OF THE CITY OF SUTHERLIN ADOPTING AN UPDATED 

TRANSPORTATION SYSTEM PLAN, AMENDING THE SUTHERLIN 

COMPREHENSIVE PLAN, AND AMENDING THE SUTHERLIN 

DEVELOPMENT CODE (SOC). 

THIS ORDINANCE WILL BE CONSIDERED BY COUNCIL AT THE REGULAR 
COUNCIL MEETING OF: 

FIRST READING: MONDAY, MAY 11, 2020@7PM 

SECOND READING (if first reading approved): MONDAY, JUNE 

8, 2020@7PM 

CIVIC AUDITORIUM - 175 E. EVERETT A VENUE 

Questions or copies of this Ordinance may be viewed by interested persons at the office of City 
Recorder, 126 E. Central Avenue, Sutherlin, Oregon, between the hours of 9:00 a.m. and 5:00 
p.m., weekdays. A copy of this Ordinance may be purchased by interested persons for a sum 
determined to cover the City's expense for providing the copy.

Pursuant to Section 30 (b) (c) of the Sutherlin City Charter, this notice has been posted at the 
following locations: Sutherlin City Hall; Sutherlin Post Office; Sutherlin Visitor's Center and 
the City's website (www.cityofsutherlin.com). 

Posted this day, May 4, 2020 

By Diane Harris 

City Recorder 
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ORDINANCE NO. 1078  
 

AN ORDINANCE OF THE CITY OF SUTHERLIN ADOPTING AN 
UPDATED TRANSPORTATION SYSTEM PLAN, AMENDING THE 

SUTHERLIN COMPREHENSIVE PLAN, AND AMENDING THE 
SUTHERLIN DEVELOPMENT CODE (SDC) 

 
WHEREAS, Oregon statutes and administrative rules require every municipality to enact a 

Comprehensive Plan and land use regulations in conformance with Statewide Planning Goals and 
Guidelines, and coordinated with other affected units of government;  

WHEREAS, Statewide Planning Goal 12 requires cities, counties, metropolitan planning 
organizations, and ODOT to provide and encourage a “safe, convenient and economic 
transportation system.”  This is accomplished through development of Transportation System 
Plans based on inventories of local, regional and state transportation needs.  Goal 12 is 
implemented through OAR 660, Division 12, also known as the Transportation Planning Rule 
(TPR).  The TPR contains numerous requirements governing transportation planning and project 
development; 

WHEREAS, the Oregon Transportation Plan (OTP) is the State’s long-range, multimodal 
transportation plan and is the overarching policy document for a series of modal and topic plans 
with which a local TSP must be consistent; 

WHEREAS, the City of Sutherlin last adopted a Transportation System Plan in 2005 and 
that TSP is in need being updated; 

WHEREAS, upon setting out to update the TSP, the City of Sutherlin formed a Project 
Advisory Committee (PAC) composed of City of Sutherlin Community Development Department, 
Douglas County Planning Department and Public Works Engineering Department, Oregon 
Department of Transportation (ODOT), Umpqua Public Transportation District (UPTD), Sutherlin 
School District, Sutherlin City Council, Sutherlin Planning Commission, Sutherlin Police 
Department, Sutherlin Fire Department, Oregon Department of Land Conservation and 
Development, Sutherlin Area Chamber of Commerce, Sutherlin Sanitary Service, Friends of 
Ford’s Pond, and Cow Creek Tribe.  The project team met with the PAC five (5) times throughout 
the TSP update process to review the technical memoranda, the policy alternatives, and the draft 
TSP; 

WHEREAS, during the course of developing the draft TSP there were two public open 
houses held to discuss the findings of existing conditions, the policy alternatives, and the draft 
recommendations and opportunities for public involvement were made available throughout the 
TSP update process via the project website; 

WHEREAS, the City’s consultants have recommended text amendments to the Public 
Facilities Element of the Comprehensive Plan and to the Sutherlin Development Code to 
implement the TSP and to bring the City’s Land Use and Development Code into compliance with 
the requirements of the State; 
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WHEREAS, the notice of the first public hearing on the draft TSP, Comprehensive Plan 

amendments, and Land Use Code amendments  was sent to the Oregon Department of Land 
Conservation and Development on February 11, 2020;  

 
WHEREAS, the Sutherlin Planning Commission held a public hearing on April 21, 2020 and 

following the public hearing recommended adoption of the TSP, the Comprehensive Plan 
amendments, and Land Use Code amendments; 

WHEREAS, the Sutherlin City Council held a public hearing on May 11, 2020; 
WHEREAS, based on the record before it, the Sutherlin City Council makes the following 

findings: 
1. In accordance with ORS 197.225 local governments are required to adopt comprehensive 

plans and land use regulations in accordance with Statewide Planning Goals and 
Guidelines established by the Land Conservation and Development Commission. The 
following is an analysis of the compliance with each of the Statewide Planning Goals and 
Guidelines that are applicable. 

 
Citizen Involvement (Goal 1) 
Objective:  To develop a citizen involvement program that insures the opportunity for citizens 
to be involved in all phases of the planning process. 
 
Finding: This application complies with the citizen involvement and environmental justice 
processes, included in the City’s acknowledged Comprehensive Plan and Development Code, 
which is consistent with Statewide Planning Goal 1. The Planning Commission and City 
Council will hold public hearings on the proposal prior to adopting the TSP and amendments 
to the Comprehensive Plan and Land Development Code. Notice of the proposal and hearings 
was published in the local newspaper on March 3, 2020 and April 7, 2020. The proposal was 
mailed to the Department of Land Conservation and Development on February 11, 2020, in 
advance of the April 21, 2020 Planning Commission hearing.  
 
As noted above, opportunities for public involvement and environmental justice were made 
available throughout the TSP update process. The opportunities consisted of a kick-off meeting 
and site visit, web-based communications about upcoming committee meetings and the project 
website. The project team met with the PAC five (5) times throughout the TSP update process 
and held two public open houses. Each PAC meeting was open to the general public. The goal 
of the public involvement process was to develop a TSP Update that addressed the gaps and 
deficiencies in the transportation system while meeting the needs of the community. 
 
Finding: This application process complies with Title VI, stating that no person in the United 
States shall, on the ground of race, color, or national origin, be excluded from participation in, 
be denied the benefits of, or be subjected to discrimination under any program or activity.   
 
Land Use Planning (Goal 2) 
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Objective:  To establish a land use planning process and policy framework as a basis for all 
decision and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. 
 
Finding: The proposal is to adopt the 2020 Transportation System Plan, and to amend the 
Comprehensive Plan and Development Code, consistent with the City’s regulations regarding 
legislative land use decisions. Legislative decisions first require a Planning Commission  
recommendation to the City Council, which then makes a decision based on stated findings. 
The Planning Commission and City Council hearings are open to the public. The Planning  
Commission hearing was held on April 21, 2020, and City Council hearing will be held on 
May 11, 2020. This action complies with Goal 2. 
 
Economic Development (Goal 9) 
Objective: To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon's citizens. 
 
Finding: Goal 9 of the TSP is to “support the development and revitalization efforts of the 
City, Region, and State economies and ensure the efficient movement of people and goods.” 
Multiple projects have been identified and prioritized in the financially constrained plan which, 
collectively, seek to improve intersections, roadways, sidewalks, and bicycle facilities near 
employment areas. 
 
Public Facilities and Services (Goal 11) 
Objective: To plan and develop a timely, orderly and efficient arrangement of public facilities 
and services to serve as a framework for urban and rural development. 
 
Finding: The TSP provides guidance for managing, operating, and improving the 
transportation system, a public facility providing multi-modal accessibility, through the year 
2040. The TSP documents existing conditions and future needs for the City’s transportation 
system. Proposed improvements and implementation measures have been tailored as the means 
to meet those future needs, primarily to improve safety and increase efficiency of existing 
roadways. 
 
Transportation (Goal 12) 
Objective: To provide and encourage a safe, convenient and economic transportation system. 
 
Finding: The TSP provides a comprehensive, long-term guide for City transportation 
improvement investments over a 20-year period. The TSP’s multi-modal, network-wide 
approach, prioritizes projects which benefit driving, bicycling, walking, and transit use. 
Multiple projects would improve connectivity, safety, and mobility for drivers within the City. 
More numerous are projects that benefit non-motorized modes, including  sidewalk and 
crossing projects to create seamless connections for pedestrians throughout the City and biking 
projects for creating an integrated network of bicycle lanes and marked on-street routes. Transit 
projects are identified that would enhance the quality and convenience for transit passengers.  
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In addition, transportation-related amendments to the Comprehensive Plan and Development 
Code will increase the City’s ability to implement the TSP. Amendments to the Comprehensive 
Plan include goals and policies that will guide future land-use decisions, and which reflect the 
project goals and objectives, which were collaboratively developed through the TSP update 
process. Amendments to the Development Code provide additional standards to promote 
pedestrian and bicycle circulation, requirements for traffic impact studies, and ensure future 
amendments to the Comprehensive Plan, Development Code, or Zoning Map are consistent 
with the function and classification of roadways in the TSP.  
 
Statewide Planning Goals 3-8, 10, and 13-19 are not applicable to this application. 

1. The following Statutes, Rules, Comprehensive Plan Provisions and Implementing Ordinances 
have been considered by the City of Sutherlin in the formation of the language contained within 
this request: 
 
OAR 660 Division 12 – Transportation Planning Rule (TPR):  
 
The purpose of the TPR is to “implement Statewide Planning Goal 12 (Transportation) and 
promote the development of safe, convenient, and economic transportation systems that are 
designed to reduce reliance on the automobile so that the air pollution, traffic, and other 
livability problems face by urban areas in other parts of the country might be avoided.” A 
major purpose of the TPR is to promote more careful coordination of land use and 
transportation planning, to ensure that planned land uses are supported by and consistent with 
planned transportation facilities and improvements.  
 
660-012-0005 through 660-012-0055 
These sections of the TPR contain policies for preparing and implementing a transportation 
system plan. 
 
Finding: The 2020 TSP includes sections on existing conditions, future conditions, roadway 
classifications and corresponding standards, recommended improvements by mode, and a 
general funding plan as required by Section 660-012-0020 of the TPR. The TSP is a collection 
of current inventory, forecasts, past and current project ideas, decisions, and standards, which 
were developed collaboratively among various public agencies, the community, an advisory 
committee, and the project management team which consisted of City staff, ODOT, and 
consultants.  
 
Updated transportation standards and development regulations are proposed to ensure future 
development or redevelopment of property is consistent with the TSP. Standards and 
regulations include functional classifications with associated street design and access spacing 
standards. The TSP also establishes level-of-service (LOS) and volume-to-capacity (V/C) ratio 
mobility targets for various intersection configurations in the City. 
 
Elements of the TSP are implemented in the requirements of Sutherlin’s Development Code. 
The code regulates land uses and development within City limits and implements the long-
range vision of the Comprehensive Plan, of which the TSP is part. Proposed amendments to  
 
 
the Development Code are intended to protect the design and function of the transportation 
network, modify parking standards to include walkways and promote walking, and increase 
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coordination among agencies (see full text of proposed amendments to the Development 
Code). Amendments are proposed in the following sections: 

• Section 3.2.110 – Vehicular Access and Circulation 
• Section 3.2.120 – Pedestrian Access and Circulation 
• Section 3.4.120 – Vehicle Parking Standards 
• Section 3.5.110 – Transportation Standards 
• Section 4.2.140 – Type III Procedure 
• Section 4.2.150 – Type IV Procedure 
• Section 4.2.160 – General Provisions 

 
Goals and Policies from the Sutherlin Comprehensive Plan 
 
Finding: The 2020 Sutherlin TSP is intended to be adopted as the transportation element of 
the Sutherlin Comprehensive Plan. Transportation Goals and Policies within the 
Comprehensive Plan are proposed to be replaced entirely with the recommended Goals and 
Policies. The recommended amendments reflect issues identified through the TSP update and 
the need for consistency between the TSP and Comprehensive Plan. The City’s existing 
transportation policies were adopted in the 2005 TSP. New language is principally based on 
the draft TSP, however existing policies relevant to the TSP and City have been incorporated 
into the proposed language. Proposed policies also support related modifications to the 
Sutherlin Development Code.  

 
Sutherlin Development Code – Section 4.11 AMENDMENTS TO THE SUTHERLIN 
DEVELOPMENT CODE 
 
Section 4.11.110(C) APPROVAL PROCEDURES 
 
C.  Approval Criteria.  The planning commission’s recommendation and the city 
council’s decision shall be based on the following approval criteria. 

1. For a proposed amendment to the city’s development code, the proposed 
amendment is consistent with applicable provisions of the comprehensive plan, including 
inventory documents and facility plans incorporated therein. 

2. For a proposed amendment to a land use plan’s text or map: 
 

a. The proposed amendment is consistent with applicable statewide planning goals as 
adopted by the Land Conservation and Development Commission 

 
 
 
Finding: The Planning Commission’s recommendations and the City Council’s decisions are 
based on applicable statewide planning goals and guidelines, federal and state statutes and 
rules, Comprehensive Plan policies, and provisions of the Sutherlin Development Code, as 
detailed in the findings. 
 
The 2020 Sutherlin TSP is consistent with the remainder of the comprehensive plan, including 
inventory documents and facility plans incorporated therein. 
 
WHEREAS, based on the above findings, the Sutherlin City Council concludes that  
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1. The draft Transportation System Plan, the proposed Comprehensive Plan amendments, 
and the proposed Land Use and Development Code amendments are consistent with and 
in compliance with Statewide Planning Goals 1, 2, 9, 11, and 12.  The City Council 
further concludes that Statewide Planning Goals 3 through 8, 10 and 13 through 19 are 
not directly applicable to these proposals.  

2. The draft Transportation System Plan is consistent with the Oregon Transportation Plan 
and with the Transportation Planning Rule. 

3. The proposed Comprehensive Plan amendments meet the requirements of Sutherlin 
Development Code Section 4.11. 

4. The proposed amendments to the Sutherlin Development Code meet the requirements of 
Section 4.11; 

 
NOW, THEREFORE, the Sutherlin City Council does ordain as follows: 
Section 1.  Transportation System Plan Adopted.  The City of Sutherlin Draft Transportation 
System Plan, consisting of Volume I, Transportation System Plan and Volume II, Technical 
Appendices, are hereby adopted. 
Section 2.  Comprehensive Plan Amended.  Public Facilities Element of the City of Sutherlin 
Comprehensive Plan, is hereby amended as shown on Exhibit A attached hereto and incorporated 
herein. 
Section 3.  Land Use and Development Code Amended.  Sutherlin Development Code is hereby 
amended as shown on Exhibit B attached hereto and incorporated herein. 
Section 4.  Effective Date.  This Ordinance shall not become effective until the 30th day after 
adoption by the Sutherlin City Council and execution by the Mayor, or a representative of the 
Mayor.  In the event of a timely appeal to LUBA, this Ordinance shall not become effective until 
the LUBA appeal is finally resolved, including any appeals from the decision of LUBA. 
Section 5.  Notification to State.  A copy of this Ordinance shall be furnished to the State of 
Oregon, Department of Land Conservation and Development, as required by OAR 660-018-0040. 

 
 
 
 
PASSED BY THE COUNCIL ON THIS 8TH DAY OF JUNE, 2020. 

 
 APPROVED BY THE MAYOR ON THIS 8TH DAY OF JUNE, 2020. 
  
             
                   __________________________ 
        Todd McKnight, Mayor 
 
ATTEST: 
 
 
 
      
Diane Harris, CMC, City Recorder 
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EXHIBIT A 

Amendments to the Transportation Public Facilities Element of the Sutherlin Comprehensive Plan 
 
The following Sutherlin Comprehensive Plan modifications implement the recommendation in 
Table 1 of the Implementing Ordinances memorandum.  
 
PUBLIC FACILITIES ELEMENT 
 
The services required for a community to function properly are called public facilities. This broad 
title includes such systems as water, sewer, transportation, drainage, solid waste, emergency 
services, parks and recreation, as well as other public facilities. As a community grows, these 
services must necessarily expand. The policies in this element are designed to provide for needed 
service expansion in an orderly manner. Oregon law ORS 197.712(2)(e) requires public facility 
plans for storm sewer, sanitary sewer, water, and transportation systems for land uses shown in the 
Comprehensive Plan. This law applies to areas with populations over 2500 within urban growth 
boundaries. 
 
In addition, Oregon Administrative Rule (OAR) 660, Division 11, requires that public facilities 
plans list proposed public facility projects and map their locations and provide policies or an urban 
growth management agreement that designates the provider of each service. Also, the rule specifies 
that the Public Facility Plan provide an inventory and general assessment of the public facilities, 
rough cost estimates of each project, an estimate of when the project will be needed, and a 
discussion of existing funding mechanisms. 
 
The updated Public Facilities Plan for Sutherlin prepared in 1990 includes the elements required 
by Oregon law and administrative rules. To prevent duplication, the Sutherlin Public Facilities 
Plan is the document of reference for both general and specific aspects of Sutherlin' s public facility 
systems. However, the goals and policies of the Public Facilities Plan are retained in this element. 
Both documents work to outline Sutherlin's community aims. 
 
ENERGY CONSERVATION  
 
Energy conservation is not directly addressed in the Public Facilities Plan. But despite the -fact 
that the city has control over only a few activities that relate to energy use and conservation, these 
few areas are significant. 
 
Included among the energy-conserving policies the city has adopted are planning for alternative 
transportation methods by resolving to study a bike route system and requiring sidewalks in new 
developments. The city encourages zero lot line zoning to increase structure density and heat 
retention. Infilling of vacant lots is encouraged to keep distances to the city’s commercial areas as 
short as possible. The city requires new requires new construction to meet state standards for 
weatherization and energy conservation. And waste recycling is encouraged as the city coordinates  
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with Douglas County solid waste management policies. Energy conservation policies are found on 
page 41, below. 
 
PUBLIC FACILITIES -- GOALS AND POLICIES 
 
A. GOAL: TO PROVIDE EFFICIENT PUBLIC FACILITIES AND SERVICES IN AN 
ORDERLY, PLANNED MANNER SO AS TO MEET THE NEEDS OF SUTHERLIN'S 
RESIDENTS AND BUSINESSES. 
POLICIES: 
 
TO PROVIDE A TRANSPORTATION SYSTEM THAT ENHANCES SAFETY AND 
SECURITY OF ALL TRANSPORTATION MODES. 
 
POLICIES: 
 

B-1.1 Promote transportation safety through a comprehensive program of engineering, 
education, and enforcement.  
 
B-1.2 Address existing and potential future safety issues by identifying high crash locations 
and develop strategies to address those issues. 
 
B-1.3 Designate safe routes from residential areas to schools and identify transportation 
improvements needed to ensure the safety of Sutherlin’s school children. 
 
B-1.4 Develop a safe, complete, attractive, efficient, and accessible system of pedestrian 
ways, bicycle ways and personal electric vehicle ways, including bike lanes, shared 
roadways, multi‐use paths, and sidewalks. 
 

B-2 GOAL – MOBILITY AND EFFICIENCY: TO PROVIDE A BALANCED AND 
EFFICIENT TRANSPORTATION SYSTEM FOR ALL MEMBERS OF THE COMMUNITY 
THROUGH EFFECTIVE TRANSPORTATION AND LAND USE PLANNING 
 

POLICIES: 
 
B-2.1 Reduce reliance on single occupancy vehicles by improving the quality of walking, 
biking, transit, and electric vehicle facilities. Identify strategies appropriate to the City of 
Sutherlin to help reduce vehicle miles traveled. 
 
B-2.2 Integrate transportation and land use into development ordinances to increase 
opportunities for multi‐purposes trips. 

 
B-2.3 Manage projected travel demand consistent with community, land use, 
environmental, economic and livability goals. 
 
B-2.4 Manage the transportation system for adequate and efficient operations. 
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B-3 GOAL – HEALTH AND LIVABILITY: PROVIDE A TRANSPORTATION SYSTEM 
THAT ENHANCES THE HEALTH AND LIVABILITY OF LOCAL RESIDENTIS BY 
PROMOTING ACTIVE MODES OF TRANSPORTATION. 
  

POLICIES 
 
B-3.1 Enhance the livability of the Sutherlin Community through proper location and 
design of transportation facilities including multi‐use paths to balance the needs of human 
use and enjoyment with resource conservation in areas identified in the Parks Master Plan 
and Comprehensive Plan. 
 
B-3.2 Design roadways to enhance livability by ensuring that aesthetics and landscaping 
are an integral part of Sutherlin’s transportation system. 
 
B-3.3 Construct multi‐use paths where they can be developed with satisfactory design 
components that address safety, security, maintainability, and acceptable uses. 
 

B-4 GOAL – CONNECTIVITY AND ACCESSIBILITY: DEVELOP A COMPREHENSIVE, 
MULTIMODAL TRANSPORTATION SYSTEM THAT CONNECTS ALL MEMBERS OF 
THE SUTHERLIN AREA TO COMMUNITY DESTINATION.  
 

POLICIES 
 
B-4.1 Provide connectivity to each area of the City for convenient multi‐modal access. 
Ensure pedestrian, bicycle, transit, and vehicle access to schools, parks, employment and 
recreational areas, and the Sutherlin core city area by identifying and developing 
improvements that address connectivity needs. 
 
B-4.2 Make better use of the southern interchange by connecting an east‐west route to the 
southern interchange on both sides of Interstate‐5. 
 
B-4.3 Identify opportunities to improve east‐west travel for all modes of transportation 
across I‐5. 
 
B-4.4 Balance the needed street function for all travel modes with adjacent land uses 
through the use of context‐sensitive street and streetscape design techniques. 
 
B-4.5 Develop neighborhood and local connections to provide adequate circulation into 
and out of neighborhoods. 

 
B-4.6 Ensure that adequate access for emergency services vehicles is provided throughout 
the City. 
 

B-5 GOAL – COORDINATION AND INTEGRATION: ENSURE THE LOCAL 
TRANSPORTAION SYSTEM IS INTEGRATED WITH COUNTY AND STATE 
TRANSPORTATION SYSTEMS AND OBJECTIVES, AND WITH OTHER RELATED 
ASPECTS OF THE COMMUNITY IN SUTHERLIN, INCLUDING LAND USE PLANNING, 
NATURAL RESOURCE PROTECTION, HOUSING, AND ECONOMIC DEVELOPMENT.  
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POLICIES 
 
B-5.1 Meet federal and state safety compliance standards for operation, construction, and 
maintenance of the rail system. 
 
B-5.2 Provide safe routing of hazardous materials consistent with federal guidelines and 
provide for public involvement in the process. 
 
B-5.3 Engage community members and organizations in the development and design of 
the transportation facilities identified in the TSP. 
 
B-5.4 Work with regional and local public transportation providers to identify 
opportunities to expand public transportation service within the City and to surrounding 
communities. Encourage intercity public transportation connections for long‐range public 
transportation. Enhance public volunteer transit system. 
 
B-5.5 Maintain access management standards for streets consistent with City, County, and 
State requirements to reduce conflicts between vehicles and trucks, and between vehicles, 
bicycles, and pedestrians. Develop access management strategies for Central Avenue. 
 

B-6 GOAL – STRATEGIC ECONOMIC INVESTMENT: FACILITATE THE PROVISION 
OF A MULTI-MODAL TRANSPORTAT SYSTEM FOR THE EFFICIENT, SAFE, AND 
COMPETITIVE MOVEMENT OF GOODS AND SERVICES TO, FROM, AND WITHIN THE 
SUTHERLIN AREA.  
 

POLICIES 
 
B-6.1 Construct all transportation facilities to meet the requirements of the Americans with 
Disabilities Act. 
 
B-6.2 Provide satisfactory levels of maintenance to the transportation system in order to 
preserve user safety, facility aesthetics, and the integrity of the system as a whole. 
 
B-6.3 Promote accessibility to transport modes that fulfill the needs of freight shippers. 

 
B-6.4 Strive to balance the needs of moving freight with community livability and land use 
decision making. 
 
B-6.5 Promote the appropriate location of freight routes and regional pipeline systems to 
enhance security, local service, and efficiency. 
 
B-6.6 Manage on‐street parking by providing an appropriate supply and design of off‐street 
parking facilities to promote economic vitality, neighborhood livability, efficient use of 
urban space, and reduced reliance on single occupancy motor vehicles. 
 

C. TO CONSERVE ENERGY RESOURCES AND ENCOURAGE UTILIZATION OF 
RENEWABLE ENERGY RESOURCES. 
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EXHIBIT B: 
 
SUTHERLIN DEVELOPMENT CODE AMENDMENTS 
 
The following Sutherlin Development Ordinance modifications correspond to recommendations in 
Table 1 of the memorandum. 
  
Section 3.2 ACCESS AND CIRCULATION 
… 
 
3.2.110 Vehicular Access and Circulation. 
 
A. Intent and Purpose. 
 

1. The intent of this section is to manage vehicle access to development through a connected 
street system with shared driveways, where practicable, and circulation systems that allow 
multiple transportation modes and technology, while preserving the flow of traffic in terms 
of safety, roadway capacity, and efficiency. Access shall be managed to maintain an 
adequate “level of service” and to maintain the “functional classification” of roadways 
[See 2020 Transportation System Plan]. Major roadways, including highways, arterials, 
and collectors, serve as the primary system for moving people and goods. “Access 
management” is a primary concern on these roads. Local streets and alleys provide access 
to individual properties. If vehicular access and circulation are not properly designed, 
these roadways will be unable to accommodate the needs of development and serve their 
transportation function. This section balances the right of reasonable access to private 
property with the right of the public to safe and efficient travel. 
 

B.  Applicability. This section applies to all public roads, streets, and alleys within the city and to 
all properties abutting them. 

 
C.  Access Permit Required. Access to a public street requires an access permit in accordance 

with the following procedures: 
 

1. Permits for access to City streets shall be subject to review and approval by city staff based 
on the standards contained in this section, and the provisions of section 3.5, Infrastructure 
Standards. Access permit applications are available at Sutherlin City Hall. 
 

2. Permits for access to state highways shall be subject to review and approval by Oregon 
Department of Transportation (ODOT) except when ODOT has delegated this 
responsibility to the city. The city will coordinate with ODOT on such permits as 
necessary. 
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3. Permits for access to county highways shall be subject to review and approval by Douglas 
County. The city will coordinate with the county on such permits as necessary. 

 
 

D. Traffic Impact Study Requirements. The city or other agency with access jurisdiction may 
require a traffic impact study prepared by a traffic engineer to determine access, circulation 
and other transportation requirements including identification of projects needed to implement 
the Transportation System Plan or other projects needed to mitigate for traffic impacts 
resulting from development that exceeds assumptions from the Transportation System Plan. 
(See also, section 3.5, Infrastructure.) 

 
E. Conditions of Approval. The city or other agency with access permit jurisdiction may require 

the closing or consolidation of existing curb cuts or other vehicle access points, recording of 
reciprocal access easements (i.e., for shared driveways), development of a frontage street, 
installation of traffic control devices, limit direction of travel at an approach, and/or other 
mitigation as a condition of granting an access permit, to ensure the safe, functional, and 
efficient operation of the street and highway system. 

 
… 
 

I. Access Spacing. Driveway accesses shall be separated from other driveways and street 
intersections in accordance with the following standards and procedures: 
 

1. Local Streets. A minimum of twenty-five (25) feet separation (as measured from the sides 
of the driveway/street) shall be required on local streets (i.e., streets not designated as 
collectors or arterials. 
 

2. Arterial and Collector Streets. Access spacing on collector and arterial streets, and at 
controlled intersections (i.e., with four-way stop sign or traffic signal) shall be determined 
based on the policies and standards contained in the city’s transportation system plan. 

 
3. Special Provisions for All Streets. Direct street access may be restricted for some land use 

types. For example, access consolidation, shared access, and/or access separation greater 
than that specified by Subsections 1-2, may be required by the city, county or ODOT for 
the purpose of protecting the function, safety and operation of the street for all users. 
Where no other alternatives exist, the permitting agency may allow construction of an 
access connection along the property line farthest from an intersection. In such cases, 
directional connections (i.e., right in/out, right in only, or right out only) may be required. 

 
4. Where the spacing standards limit the number or location of connections to a street or 

highway, the city engineer may require a driveway to extend to one of more edges of a 
parcel and be designed to allow for future extension and inter-parcel circulation as adjacent 
properties develop. The city engineer may also require the owner(s) of the subject site to 
record an access easement for future joint use of the approach and driveway as the adjacent 
property(ies) develop(s). 
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… 
 
Q. Flag Lots. Flag lots may be created where the configuration of a parcel does not allow for 

standard width lots. A flag pole access drive may serve no more than three (3) dwelling units, 
including accessory dwellings and dwellings on individual lots. A drive serving more than 
one lot shall conform to the standards in subsections 1-4 below: 
Figure 3.2.110(Q) – Flag Lot (Typical) 
1. Driveway and Lane Width and Lot Frontage. The minimum width of all shared drives and 

lanes shall be twenty (20) feet of pavement with a minimum lot frontage width of twenty-
five (25) feet wide throughout the driveway; 

 
2. Easement. Where more than one (1) lot is to receive access from a flag pole drive, the 

owner shall record an easement granting access to all lots that are to receive access. The 
easement shall be so indicated on the preliminary plat; 

 
3. Maximum Drive Lane Length. The maximum drive lane length is subject to requirements 

of the uniform fire code, but shall not exceed one hundred fifty (150) feet without an 
emergency turnaround approved by the city; and 

 
4. Area Calculation. The flag pole portion of a lot shall not be counted for the purpose of 

meeting lot area requirements or determining setbacks. 
… 
 

4.2.120 Pedestrian Access and Circulation  
 

A. Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian 
circulation, all developments, except single family detached housing (i.e., on individual lots), 
shall provide a continuous pedestrian and/or multi-use pathway system. (Pathways only 
provide for pedestrian circulation. Multi-use pathways accommodate pedestrians and 
bicycles, and may also be designed to accommodate personal electronic vehicles such as golf 
carts or scooters.) The system of pathways shall be designed based on the standards in 
subsections 1-3, below: 
 
… 
 
5. Improvements at Transit Stops. Proposed development that is adjacent to or includes an 

existing or planned transit stop is required to plan for access to the transit stop and, where 
determined necessary in consultation with the transit agency, provide for transit 
improvements. Requirements apply where the subject parcel(s) or portions thereof are 
within 200 feet of a transit stop. Where consistent with an approved transportation or 
transit plan, development requirements and improvements may include the following:  
 

a. Intersection or mid-block traffic management improvements (e.g. traffic lighting 
or similar protected pedestrian crossing improvement) to allow for pedestrian 
crossings at transit stops. 
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b. Building placement within twenty (20) feet of the transit stop, a transit street or an 
intersection street, or a pedestrian plaza at the stop or a street intersection.  

 
c. Transit passenger landing pad accessible to disabled persons, constructed to transit 

agency standards.  
 

d. An easement or dedication for a passenger shelter and an underground utility 
connection to a transit stop if requested by the transit agency. 

 
Section 3.4 VEHICLE AND BICYCLE PARKING 
 
… 
 
3.4.120 Vehicle Parking Standards 
 

A. Minimum Off-Street Vehicle Parking. The minimum number of required off-street vehicle 
parking spaces (i.e., parking that is located in parking lots and garages and not in the street 
right-of-way) shall be determined based on the standards in Table 3.4.120.A, except that there 
is no minimum number of off-street parking spaces required in the downtown commercial (C-
1) zone. The number of required off-street vehicle parking spaces shall be determined in 
accordance with the following standards. Off-street parking spaces may include spaces in 
garages, carports, parking lots, and/or driveways if vehicles are not parked in a vehicle travel 
lane (including emergency or fire access lanes), public right-of-way, pathway or landscape. 
Credit is allowed for “on-street parking”, as provided below in 3.4.120 B. Exceptions and 
reductions to off-street parking are provided in 3.4.120.D. 

… 
 
D. Exceptions and Reductions to Off-street Parking. Applicants may reduce vehicle parking 

minimum requirements below the minimum off-street parking standards required in Table 
3.4.120.A as provided below:  

 
1. Commercial Uses within the downtown commercial zone (C-1): Allow up to a 30 percent 

reduction to the standard to the standard number of automobile spaces;  
 

2. Site has a bus stop with transit service located adjacent to it, and the site’s frontage is 
improved with a bus stop waiting shelter, consistent with the standards of the applicable 
transit service provider: Allow up to a 20 percent reduction to the standard number of 
automobile parking spaces; 

 
3. Site has dedicated parking spaces for carpool or vanpool vehicles: Allow up to a 10 percent 

reduction to the standard number of automobile parking spaces; 
 

4. Site has dedicated parking spaces for motorcycles, scooters, or electric carts: Allow 
reductions to the standard dimensions for parking spaces; 
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5. Site has more than the minimum number of required bicycle parking spaces: Allow up to 
a 5 percent reduction to the number of automobile parking spaces. 

 
E. Maximum Number of Parking Spaces. The number of parking spaces provided by any 

particular use in ground surface parking lots shall not exceed the required minimum number 
of spaces provided by this section by more than thirty (30) percent. Spaces provided on-street, 
or within the building footprint of structures, such as in rooftop parking, or under- structure 
parking, or in multi-level parking above or below surface lots, may not apply towards the 
maximum number of allowable spaces. Parking spaces provided through “shared parking” 
also do not apply toward the maximum number. 

… 
 
Section 3.5 INFRASTRUCTURE STANDARDS 
 
… 
 
3.5.110 Transportation Standards 
 
… 
 
F. Minimum Rights-of-Way and Street Sections. Street rights-of-way and improvements shall 

be the widths in Table 3.5.110. A variance shall be required in conformance with section 
5.2.120 to vary the standards in Table 3.5.110. Where a range of width is indicated, the width 
shall be determined by the decision-making authority based upon the following factors: 
 

… 
 
Z. Traffic Impact Studies. The following provisions establish when a proposal must be reviewed 

for potential transportation impacts; when a Traffic Impact Study (TIS) must be submitted 
with a development application in order to determine whether conditions are needed to 
minimize impacts to and protect transportation facilities; the required contents of a TIS; and 
who is qualified to prepare the analysis. 
 
1.  When a Transportation Impact Study (TIS) is required. The City or other road 

authority with jurisdiction may require a TIS as part of an application for development, 
a change in use, or a change in access. A TIS shall be required where a change of use 
or a development would involve one or more of the following: 
a.  A change in zoning or a plan amendment designation; 
b.  Operational or safety concerns documented in writing by a road authority; 
c.  An increase in site traffic volume generation by 300 Average Daily Trips 

(ADT) or more; 
d.  An increase in peak hour volume of a particular movement to and from a street 

or highway by 20 percent or more; 
e.  The development is expected to impact intersections that are currently 

operating at the upper limits of the acceptable range of level of service during 
the PM peak operating hour.  
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f.  The development is expected to significantly impact adjacent roadways and 
intersections that have previously been identified as high crash locations or 
areas that contain a high concentration of pedestrians or bicyclists such as 
school zones.  

g.  An increase in the use of adjacent streets by vehicles exceeding the 20,000-
pound gross vehicle weights by 10 vehicles or more per day; 

h.  Existing or proposed approaches or access connections that do not meet 
minimum spacing or sight distance requirements or are located where vehicles 
entering or leaving the property are restricted, or such vehicles are likely to 
queue or hesitate at an approach or access connection, creating a safety hazard; 
or 

i.  A TIS required by ODOT pursuant to OAR 734-051. 
 
2.  TIS Preparation. The TIS shall be prepared by a professional engineer with 

competence in traffic engineering, licensed in the State of Oregon. If the TIS identifies 
level of service conditions less than the minimum standard established in the 
Transportation System Plan, improvements and funding strategies mitigating the 
problem shall be considered concurrent with the development proposal.  

 
3.  Approval Criteria. The TIS shall be reviewed according to the following criteria: 

a.  The analysis complies with the content requirements set forth by the City 
and/or other road authorities as appropriate; 

b.  The study demonstrates that adequate transportation facilities exist to serve the 
proposed land use action or identifies mitigation measures that resolve 
identified traffic safety problems in a manner that is satisfactory to the road 
authority; 

c.  For affected City facilities, the study demonstrates that the project meets 
mobility and other applicable performance standards established in the SDC 
and TSP, and includes identification of multi-modal solutions used to meet 
these standards, as needed; and 

d.  Proposed design and construction of transportation improvements are in 
accordance with the design standards and the access spacing standards 
specified in the SDC and TSP. 

 
4.  Conditions of Approval.  

a.  The City may deny, approve, or approve a proposal with conditions necessary 
to meet operational and safety standards; provide the necessary right-of-way 
for planned improvements; and require construction of improvements to ensure 
consistency with the future planned transportation system. 

b.  Construction of off-site improvements, including those related to bicycle and 
pedestrian facilities, may be required to mitigate impacts resulting from 
development that relate to capacity deficiencies and public safety; and/or to 
upgrade or construct public facilities to City standards. 

c.  Where the existing transportation system is shown to be impacted by the 
proposed use, improvements such as paving; curbing; installation of or  
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contribution to traffic signals; and/or construction of sidewalks, bikeways, 
access ways, paths, or streets that serve the proposed use may be required. 

d.  Improvements required as a condition of development approval, when not 
voluntarily provided by the applicant, shall be roughly proportional to the 
impact of the development on transportation facilities. Findings in the 
development approval shall indicate how the required improvements directly 
relate to and are roughly proportional to the impact of development. 

 
… 
 
Section 4.1 ADMINISTRATION OF LAND USE AND DEVELOPMENT PERMITS 
 
4.1.110 Exclusions from Land Use Review. The following activities are permitted outright in each 
zone, subject to the applicable provisions of the subject zone, and are excluded from the requirement 
of obtaining a land use permit. Exclusion from the permit requirement does not exempt the activity 
from otherwise complying with applicable standards, conditions, and other provisions of this code. 
 
A. Operation, maintenance, and repair of existing transportation facilities identified in the 

Transportation System Plan;  
B.  Dedication of right-of-way, authorization of construction, and construction of transportation 

facilities and improvements, where the improvements are planned improvements identified in 
the Transportation System Plan or are otherwise consistent with clear and objective 
dimensional standards; and 

C. Changes in transit service. 
 
Section 4.2 TYPES OF APPLICATIONS AND REVIEW PROCEDURES 
 
.. 
 
4.2.140 Type III Procedure. 
 
… 
 
C. Notice of Planning Commission Hearing. 

 
1. Notice. The city shall give notice of the planning commission in the following manner: 

a. At least twenty (20) days before the hearing date, notice shall be mailed to: 
(1) The applicant and all owners of record of the property which is the 

subject of the application; 
(2) All property owners of record within one hundred (100) feet of the site; 
(3) For Type II appeals, the appellant and persons who provided testimony 

during the planning director’s proceedings; and 
(4) Any governmental agency or public utility (e.g. state or county 

agencies such ODOT or public utility companies such as electric, 
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water, or wastewater) whose property, services, or facilities may be 
affected by the decision; and  

 (5) For a zoning district change affecting a manufactured home or mobile 
home park, all mailing addresses within the park, in accordance with 
ORS 227.175(8). 

b. At least fourteen (14) days before the first hearing, notice of the hearing shall 
be printed in a newspaper of general circulation in the city. 

 
 
4.2.150 Type IV Procedure. 
 
… 
 
D. Notice of Planning Commission Hearing. 

 
1. Required Hearings. A minimum of two hearings, one before the planning commission 

and one before the city council, are required for all Type IV applications, except 
annexations. Annexations only require one hearing by the city council. 

2. Notice. Except as provided in subsection D.4. of this section, the city shall give notice 
of the planning commission public hearing in the following manner: 
a. At least twenty (20) days before the date of the planning commission’s hearing, 

a notice shall be mailed to: 
(1) The applicant and/or titleholder; 
(2) Any affected governmental agency or public utility (e.g. state or county 

agencies such ODOT or public utility companies such as electric, 
water, or wastewater) whose property, services, or facilities may be 
affected by the decision; 

(3) For a zone change affecting a manufactured home or mobile home park, 
all mailing addresses within the park, in accordance with ORS 227.175. 

b. At least fourteen (14) days before the scheduled planning commission public 
hearing date, notice shall be published in a newspaper of general circulation in 
the city; 

c. The city shall mail a notice of the proposed comprehensive plan amendment to 
the Department of Land Conservation and Development (DLCD) at least 
thirty-five (35) days before the first public hearing at which public testimony 
or new evidence will be received; and 

d. Notifications for annexation shall follow the provisions in ORS 222. 
 
4.2.160 General Provisions. 
 
… 
 
C. Applications. 

 
1. Initiation of Applications: 

a. Applications may be initiated by: 
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(1) Order of city council; 
(2) Resolution of the planning commission; 
(3) The planning director; or 
(4) A record owner of the property that is the subject of the application 

(person(s) whose name is on the most recently recorded deed), or 
contract purchaser with written permission from the record owner; or 

(5) Public agencies that have statutory rights of eminent domain for 
projects they have the authority to construct. 
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STAFF REPORT 

Re: Urban Renewal District (URD) Formation Ordinance  Meeting Date: 06/08/2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By: Pat Lynch, URD Administrator; Kristi Gilbert, CDD 
Supervisor 

City Manager 
Review  

Attachments:  Urban Renewal Ordinance with Exhibits,  Urban Renewal Courses of Action, and TIF Area 
Projects Summary 

  

WHAT IS BEING ASKED OF COUNCIL? 
 

1. Conduct the first reading of the ordinance.  
2. Consider the public record as presented in both the public hearing staff report and this staff report 

to include attachments referenced above and exhibits within the ordinance 
3. Send the Ordinance for Second Reading and at the second reading vote on the Ordinance 

adopting the Sutherlin Tax Increment Finance Plan  
 
 

EXPLANATION 
 
Background: 
Discussion of a possible URD for Sutherlin was first discussed by City Council during their annual Council 
Priorities workshop in February of 2016.  However, with the financing and construction of a new 
wastewater treatment plant, purchase and master planning Ford’s Pond, completing the Urban Growth 
Boundary (UGB) exchange, updating the city’s Transportation System Plan, Central Avenue 
Transformation and many more imperative priorities; City Council placed URD formation on a list of 
projects to consider in 2018-2020.  In January 2019, City Council included consideration of a URD as a 
2019-2020 Council Priority.  Interestingly, completing all the proposed projects as described in the attached 
documents, we will have positively contributed to all eight of the Council’s Goals as depicted in the City 
of Sutherlin Strategic Plan. 
 
Process:  
Rather than fully implementing a URD singularly through professional consultation, City Council decided 
to proceed through a phased process outlined as follows: 

1. Survey other communities to determine the possible long-term benefits, 
2. Hire a consultant to determine the feasibility and pros and cons for Sutherlin, 
3. Re-engage consultant to educate City Council, staff and key stakeholders, 
4. Form an advisory task force to consider and recommend possible projects, 
5. Re-engage consultant to determine the financial feasibility, 
6. Re-engage consultant with input from the Task Force, and establish URD boundaries, confirm 

financial data, and refine URD projects, 
7. Re-engage consultant to complete a URD Finance Plan, Project Plan and confirmed advisory Task 

Force, and present to council for approval, and 
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8. Establish the URD agency organization (5/11/20). 
 
Next Steps:  

1. Schedule a special meeting and execute second reading. 
2. Present initial projects loan and budget to the URD Board for approval. 
3. Hold a workshop with Task Force and confirm initial priorities and move forward on key projects 

as identified by City Council. 
4. Meet with other taxing districts to resolve any questions/concerns and obtain input on proposed 

projects. 
5. With input from Task Force and SDDI, establish financing protocols for the “Immediate Action” 

Course of Action and TIF Downtown components. 
6. With input from Task Force, move to execute the industrial park development, again described in 

the “Immediate Action” Course of Action and TIF Project Summary. 
7. Develop a focused work program that would achieve the specific textual description in item #6 of 

the Urban Renewal Courses of Action. 
 

OPTIONS  
 

• To approve first reading, by title only, of the ordinance as presented (the ordinance will receive a 
number for the second reading – No. 1079)  

• To amend the ordinance and approve first reading, by title only, as amended 
• Not approve 

 
SUGGESTED MOTION(S) 

 
To approve the first reading, by title only of the ordinance for the formation of the Urban Renewal 
District (URD), as presented. 
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Ordinance _____ 

 
 

ORDINANCE ___ 
 

AN ORDINANCE OF THE CITY OF SUTHERLIN MAKING  CERTAIN 
DETERMINATIONS AND FINDINGS RELATING TO AND APPROVING THE 

SUTHERLIN TAX INCREMENT FINANCE PLAN AND DIRECTING THAT 
NOTICE OF APPROVAL BE PUBLISHED 

 
 
WHEREAS, the Sutherlin Municipal Code contains Chapter 2.32 creating an Urban Renewal 
Agency (“Agency”); 
 
WHEREAS, the Sutherlin City Council (“City Council”) amended Chapter 2.32.020 February 10, 
2020 by adoption of Ordinance 1075;  
 
WHEREAS, The Agency is proposing to undertake certain urban renewal/tax increment plan 
activities in a designated area within the City pursuant to ORS Chapter 457; and 

 
WHEREAS, the Agency, pursuant to the requirements of ORS Chapter 457, has caused the 
preparation of the Sutherlin Tax Increment Finance Plan dated June 8, 2020 and attached hereto 
as Exhibit A (“Plan”).  The Plan authorizes certain urban renewal/tax increment plan activities 
within the Sutherlin Tax Increment Finance Area (“Area”); and  

 
WHEREAS, the Agency has caused the preparation of a certain Tax Increment Finance Report 
dated June 8, 2020 and attached hereto as Exhibit B (“Report”) to accompany the Plan as required 
under ORS 457.085(3); and  

 
WHEREAS, the Agency forwarded the Plan and Report to the Sutherlin Planning Commission 
(“Planning Commission”) for review and recommendation. The Planning Commission considered 
the Plan and Report on May 19, 2020 and adopted a finding that the Plan conformed with the 
Sutherlin Comprehensive Plan  (“Comprehensive Plan”); and 
 
WHEREAS, the Plan and the Report were forwarded on April 14, 2020 to the governing body of 
each taxing district affected by the Plan, and the Agency has thereafter consulted and conferred 
with each taxing district; and 

 
WHEREAS, on the City offered to brief representatives of Douglas County on the Plan, including 
proposed maximum indebtedness for the Plan and the County indicated they did not desire a 
briefing as they had the information they needed as presented in the consult and confer letter; and 
  
WHEREAS, the City Council has received a written recommendation from the governing body 
of the Sutherlin Water Control District and after having given due consideration to the 
recommendations, the City Council has determined that no amendments are necessary to the Plan 
and as such rejects the recommendations  as required by ORS 457.089 and for the reasons  
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identified in the staff report to the City Council and in the City Council deliberations on this 
ordinance; and 
 
WHEREAS, on June 1, 2020 the City caused notice of the hearing to be held before the Council 
on the Plan, including the required statements of ORS 457.120(3), to be mailed to utility customers 
within City’s incorporated limits through the June utilty billing invoices; and 
 
WHEREAS, on June 8, 2020 the City Council held a public hearing to review and consider the 
Plan, the Report, the recommendation of the Planning Commission and the public testimony 
received on or before that date and to receive additional public testimony; and 
 
WHEREAS, the City Council found that the Plan conforms with all applicable legal requirements; 
and 
 
WHEREAS, after consideration of the record presented through this date, the City Council does 
by this Ordinance desire to approve the Plan.   
 
NOW THEREFORE, THE CITY OF SUTHERLIN ORDAINS AS FOLLOWS: 
 
Section 1.     The Plan complies with all applicable requirements of ORS Chapter 457 and the 
specific criteria of 457.095(1) through (7), in that, based on the information provided in the Report, 
the Planning Commission Recommendation, and the public testimony before the City Council: 
 
1. The process for the adoption of the Plan, has been conducted in accordance with the applicable 

provisions of Chapter 457 of the Oregon Revised Statutes and all other applicable legal 
requirements; 

2. The area designated in the Plan as the Sutherlin Tax increment Finance Area is blighted, as 
defined by ORS 457.010(1) and is eligible for inclusion within the Plan because of conditions 
described in the Report in the Section “Existing Physical, Social, and Economic Conditions 
and Impacts on Municipal Services”, including the existence of inadequate streets and other 
rights of way, open spaces and utilities and a prevalence of depreciated values within the Area 
(ORS 457.010(1)(e and g)); 

3. The rehabilitation and redevelopment described in the Plan to be undertaken by the Agency 
is necessary to protect the public health, safety or welfare of the City because absent the 
completion of urban renewal/tax increment plan projects, the Area will fail to contribute its 
fair share of property tax revenues to support City services and will fail to develop and/or 
redevelop according the goals of the City’s Comprehensive Plan; 

4. The Plan conforms to the Sutherlin Comprehensive Plan and provides an outline for 
accomplishing the projects described in the Plan, as more fully described in Section XIII of 
the Plan and the Planning Commission recommendation: 

5. No residential displacement is anticipated as a result of the acquisition and disposition of land 
and redevelopment activities proposed in the Plan and therefore the Plan does not include 
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provisions to house displaced persons. Prior to the occurrence of any such displacement, the 
Plan shall be amended to provide for the housing of displaced persons within their financial 
means in accordance with ORS 35.500 to 35.530 and, except in the relocation of elderly 
individuals or individuals with disabilities, without displacing on priority lists persons already 
waiting for existing federally subsidized housing;  

6. The acquisition of real property as provided for in the Plan is necessary. 
7. Adoption and carrying out the Plan is economically sound and feasible in that eligible projects 

and activities will be funded by urban renewal/tax increment plan tax revenues derived from 
a division of taxes pursuant to section 1c, Article IX of the Oregon Constitution and ORS 
457.440 and other available funding as more fully described in the Sections III, IV, and V of 
the Report;  

8. The City shall assume and complete any activities prescribed it by the Plan; and 
9.    The Agency consulted and conferred with affected overlapping taxing districts prior to the 

Plan being forwarded to the City Council.  
10.  In response to the Agency’s conferral with affected overlapping taxing districts, the City 

Council received a Resolution passed by the Sutherlin Water Control District on May 13, 
2020, which set forth various recommendations related to the Plan. After having duly 
considered these recommendations, the City Council has determined that no modifications to 
the Plan are necessary and therefore reject the recommendations as required by ORS 457.089. 

 
Section 2.      The Sutherlin Tax Increment Finance Plan is hereby approved based upon review 
and consideration by the City Council of the Plan and Report, the Planning Commission 
recommendation, each of which is hereby accepted, and the public testimony in the record. 
 
Section 3.      The City Manager shall forward forthwith to the Agency a copy of this Ordinance.  
 
Section 4.      The Agency shall thereafter cause a copy of the Plan to be recorded in the Records 
of Douglas County, Oregon. 
 
Section 5.     The City Manager, in accordance with ORS 457.115, shall publish notice of the 
adoption of the Ordinance approving the Plan including the provisions of ORS 457.135, in the 
News Review no later than four days following adoption of this Ordinance. 
 
Section 6.  This ordinance is effective 30 days after its adoption.  
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PASSED BY THE COUNCIL, ON THIS ______OF ________, 2020 
 

APPROVED BY THE MAYOR, ON THIS _________OF__________,2020 
 

 
      ________________________________ 
      Todd McKnight, Mayor 
      
 
ATTEST: 
 
 
___________________________________ 
Diane Harris, City Recorder, CMC 
 
 
Attachments: Exhibit A – Sutherlin Tax Increment Finance Plan  
         Exhibit B – Report on the Sutherlin Tax Increment Finance Plan   

Exhibit C – Sutherlin Planning Commission Report and Recommendation on the  
Sutherlin Tax Increment Finance Plan  
Exhibit D – Urban Renewal Area Description 
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If Amendments are made to the Plan, the Resolution or Ordinance Number and date will 
be listed here. The amendment will be incorporated into the Plan and noted through a 
footnote.   

Date Resolution or Ordinance No.  Purpose of Change  
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I. DEFINITIONS 

“Agency” means the Sutherlin Urban Renewal Agency. The Agency is responsible for 
administration of this Sutherlin TIF Plan. 
“Annual report” is the ORS 457.460 requirement for the production of an annual report 
that gets distributed to the taxing districts.  
“Area” or “TIF Area” means the tax increment finance area established for this Plan 
pursuant to ORS 457, including the properties and rights-of-way located therein. 
“Blight” is defined in ORS 457.010(1)(a-i) and identified in the ordinance adopting a TIF 
plan. 
“Board of Commissioners” means the Douglas County Board of Commissioners.  
“City” means the City of Sutherlin, Oregon.  
“City Council” or “Council” means the Sutherlin City Council. 
“Comprehensive Plan” means the City of Sutherlin Comprehensive Plan and its 
implementing ordinances, policies, and standards.  
“County” means Douglas County, Oregon.  
 “Fiscal year” or “FYE” means the year commencing on July 1 and closing on June 30. 
“Frozen base” means the total assessed value including all real, personal, manufactured, 
and utility values within a TIF area at the time of adoption. The county assessor certifies 
the assessed value after the adoption of a TIF area plan.  
“Increment” means that part of the assessed value of a taxing district attributable to any 
increase in the assessed value of the property located in an urban renewal area, or portion 
thereof, over the assessed value specified in the certified statement from the assessor 
(frozen base). 
“Maximum indebtedness” means the amount of the principal of indebtedness included in 
a plan pursuant to ORS 457.190 and does not include indebtedness incurred to refund or 
refinance existing indebtedness. The maximum indebtedness for this Plan is 
$23,700,000. 
“Municipality” means any county or any city in the state of Oregon. 
“ORS” means the Oregon Revised Statutes and specifically Chapter 457, which relates 
to urban renewal. 
“Plan” or “Sutherlin TIF Plan” means the official plan for the TIF Area pursuant to ORS 
457. 
“Planning Commission” means the Sutherlin Planning Commission.  
“Project(s)” or “TIF Project(s)” means any work or undertaking carried out under the 
Sutherlin TIF Plan. 
“Report Accompanying Sutherlin TIF Plan” or “Report” means the official report that 
accompanies the Sutherlin TIF Plan pursuant to ORS 457.085(3).  
“Revenue sharing” means sharing tax increment proceeds as defined in ORS 457.470. 
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“Tax increment finance area” or “TIF area” means a blighted area included in a TIF plan. 
“Tax increment finance area plan” or “TIF plan” means a plan, as it exists or is changed 
or modified from time to time, for one or more TIF areas, as provided in ORS 457. 
“Tax increment finance area project(s)” or “TIF area project(s)” or “project(s)” means any 
work or undertaking carried out under ORS 457.170 and ORS 457.180 in a TIF area. 
“Tax increment finance area report” or “report” means the official report that accompanies 
the TIF plan pursuant to ORS 457.085(3).  
“Tax increment finance” or “tax increment financing” or “TIF” means the funds that are 
associated with the division of taxes accomplished through the adoption of a TIF plan.  
“Tax increment revenues” means the funds allocated by the assessor to renewal TIF area 
due to increases in assessed value over the frozen base within the area.  
“Urban Renewal” means the statutory authority provided in ORS 457. In this Plan it is 
synonymous with TIF. 
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II. INTRODUCTION  

The Plan for the Area was developed for the Sutherlin City Council with cooperative input 
from a council appointed Urban Renewal Task Force. The Plan also includes input from 
the taxing districts through consult and confer letters with the opportunity for follow up 
with each taxing district, in public meetings, and in hearings before the Planning 
Commission, City Council, and a public briefing with the Douglas County Board of 
Commissioners.  
Note on language: This Plan, wherever applicable and permissible, uses the term Tax 
Increment Finance or TIF rather than “urban renewal”. The term TIF is used consistently 
in other parts of the nation and does not evoke past practices of other urban renewal 
agencies throughout the country wherein minorities and underrepresented populations 
were displaced to clear the way for redevelopment. This Plan aims to avoid those 
connotations and has been created with intention to avoid those outcomes. Utilizing the 
term TIF does not affect the statutory authority of ORS 457, as it relates to this Plan. 

A. Area Context 

In 2019 the City of Sutherlin, Oregon completed a feasibility study for a Tax 
Increment Finance Area (TIF Area) to serve the downtown and other undeveloped 
property south of the downtown and surrounding Exit 136 off Interstate 5. After 
review of the feasibility study, the Sutherlin City Council directed staff to prepare a 
draft Tax Increment Finance (TIF) Plan and Report.  The City Council formed a 
Task Force to review the boundary, potential projects and provide input on the 
preparation of the TIF Plan and Report. The Task Force met three times. In 
addition, information about the feasibility study and proposed TIF Plan was posted 
on the city website. 

B. Plan Overview 

The Goals and Objectives of this Plan are intended to guide investment by the 
Sutherlin Urban Renewal Agency (Agency) in the Area over the life of the Plan. 
Substantial Amendments to the Plan must be approved by City Council as outlined 
in Section VII. All amendments to the Plan are to be listed numerically on the front 
page of the Plan and then incorporated into the Plan document and noted by 
footnote with an amendment number and adoption date.  
The relationship between the sections of the Plan and ORS 457.085(2) 
requirements is shown in Table 2.  The specific reference in the table below is the 
section of this Plan that primarily addresses the statutory reference. There may be 
other sections of the Plan that also address the statute.  
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 Table 2 - Statutory References 
Statutory Requirement  Plan Section 
ORS 457.085(2)(a) V, VI 
ORS 457.085(2)(b) V, VI 
ORS 457.085(2)(c) XIV 
ORS 457.085(2)(d) XIII 
ORS 457.085(2)(e) XIII 
ORS 457.085(2)(f) IX 
ORS 457.085(2)(g) VIII 
ORS 457.085(2)(h) III 
ORS 457.085(2)(i) VII 
ORS 457.085(2)(j) Not applicable 

C. TIF Area Overview 

ORS 457 allows for the use of tax increment revenues, a financing source that is 
unique to TIF areas, to fund projects within an area to improve conditions that 
impede development. Tax increment revenues - the amount of property taxes 
generated by the increase in total assessed values within a TIF area from the time 
an area is first established - are used to repay borrowed funds. The borrowed funds 
are used to pay for projects within an area and cannot exceed the maximum 
indebtedness amount set by a TIF plan.  
The purpose of a TIF area is to improve specific areas of a municipality that are 
poorly developed or underdeveloped, called blighted areas in ORS 457. These 
areas can have property that is undeveloped or underdeveloped, old or 
deteriorated buildings, streets and utilities in poor condition, a complete lack of 
streets and utilities altogether, or other obstacles to development. In general, TIF 
area projects can include construction or improvement of streets, utilities, and 
other public facilities, infrastructure, assistance for development, rehabilitation or 
redevelopment of property, acquisition and re-sale of property (site assembly) from 
willing sellers, and improvements to public spaces.  
The Area, shown in Figure 1, contains 614.75 acres. The Area meets the definition 
of blight due to its infrastructure deficiencies, including deficiencies in the 
transportation system, storm drain system, and water system. In addition, there 
are many underdeveloped properties within the Area and properties that contain 
wetlands. These blighted conditions are specifically cited in the ordinance adopting 
this Plan and described in detail in the Report.  
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The Report contains the information required by ORS 457.085(3), including:  

• A description of the physical, social, and economic conditions in the area 

• The expected impact of the Plan, including fiscal impact in light of 
increased services 

• Reasons for selection of the Area 

• The relationship between each Project to be undertaken and the existing 
conditions 

• The estimated total cost of each Project and the source(s) of funds to pay 
such costs 

• The estimated completion date of each Project 

• The estimated amount of funds required in the Area and the anticipated 
year in which the debt will be retired 

• A financial analysis of the Plan 

• A fiscal impact statement that estimates the impact of tax increment 
financing upon all entities levying taxes upon property in the Area 

• A relocation report  
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III.  MAXIMUM INDEBTEDNESS 

Maximum indebtedness is a legal term for the total amount of money that can be spent 
on projects, programs, and administration throughout the life of the Plan. The maximum 
amount of indebtedness that may be issued or incurred under the Plan, based upon good 
faith estimates of the scope and costs of projects in the Plan and the schedule for their 
completion, is $23,300,000 (Twenty-three million three hundred thousand dollars). This 
amount is the principal of such indebtedness and does not include interest or 
indebtedness incurred to refund or refinance existing indebtedness, or interest earned on 
bond proceeds.   
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IV.   PLAN GOALS AND OBJECTIVES 

The Goals and Objectives of the Plan represent its basic intents and purposes. The goals 
align with the Goals in the 2014 Economic Opportunity Analysis for Sutherlin. The 
Projects identified in Sections V and VI of the Plan are the specific means of meeting the 
Goals and Objectives. The Goals and Objectives will be pursued as economically as is 
feasible and at the discretion of Agency. They are not listed in any order of importance or 
priority. 

A. Actively increase the Economic Vitality of Sutherlin 

1. Improve the Downtown to provide a healthy economy, housing and services for 
our community. 

2. Improve the Central Avenue Corridor to support businesses, attract new business, 
provide critical commercial/retail services to our community and improve the 
economic and visual conditions along Central Avenue.  

3. Improve the Industrial Area for the creation of traded-sector jobs for our citizens. 
4. Provide transportation and utility improvements to support the development and 

diversity of jobs that will increase the economic vitality of the Area.  
5. Work with developers and property owners for the development or redevelopment 

of properties in the Area to serve our residents and encourage tourism investment 
and activity.   

6. Create a Sports Park Complex that will enhance the lives of families and where 
visitors can recreate in the community. 

B. Become a Visible Economic Development Leader within the Umpqua River 
Valley Region 

1. Provide transportation improvements to support the development of jobs and 
increase the economic vitality of the Area.  

2. Work with the Umpqua Valley Wine Growers Association, community leaders, and 
local wineries to grow this segment of the economy and thus, increase tourism.   

C. Establish Sutherlin as a Unique Destination for Overnight Tourism 

1. Create a Sports Park Complex where residents and visitors can recreate in the 
community. 

2. Work with the Umpqua Valley Wine Growers Association, community leaders, local 
wineries and destination-oriented stakeholders to market this segment of the 
economy and other tourism-oriented activities abundant in our region.    

3. Work with developers and property owners for the development or redevelopment 
of properties in the Area to serve our residents and encourage both tourism and 
commercial/retail economic investment.   
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Table 3 shows the project categories and the Goals to which they relate:  
Table 3 - Goals Matrix 

Goal Project Catgegories 

A. Actively increase the Economic 
Vitality of Sutherlin 

 Sports Park Facilities 
Downtown 
Industrial Park  
Central Avenue Corridor and 
Properties at Exit 136 

B. Become a Visible Economic 
Development Leader  

    Industrial Park 
Downtown 
Central Avenue Corridor  

C. Establish Sutherlin as a Unique 
Destination for Overnight Tourism 

Sports Park Facilities 
Downtown 
Central Avenue Corridor and 
Properties at Exit 136 
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Figure 1 - TIF Area Boundary 

 
    Source: Tiberius Solutions
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Figure 2 -  Tax lot Excluded from Boundary  
 

 
Source: City of Sutherlin 

Tax lot shown on interior in red.  
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Figure 3 -  Right of Way Not Included in Boundary 
 

 
Source: City of Sutherlin 
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V. TIF AREA PROJECT CATEGORIES 

In relationship to the Goals and Objectives described in the Chapter IV, the Projects 
within the Area fall into the following categories: 

A.  Sports Park Facilities 

B. Downtown 

C. Industrial Park  

D. Central Avenue Corridor and Properties at Exit 136 

E. Plan Administration  
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VI. TIF AREA PROJECTS  

TIF Area Projects authorized by the Plan are described below. No project currently 
includes a public building.  If any project proposes a public building, the public building 
criteria in ORS 457.010 and ORS 457.035 to 457.320 will need to be addressed at the 
time the project is considered. 

A. Sports Park Facilities:  

Kick-start the creation of a community sports park complex that will also stimulate 
greater community fundraising for a full-service community center.  This project 
will construct a service roadway onto the site, establish a gravel parking lot, provide 
utility services on site and assign $500,000 as a grant match for ODOT Safe 
Routes to Schools (Waite Street) and a Transportation Enhancement grant (Red 
Rock Road). 
The project components are: 

• Set-aside for Safe Routes to School and Transportation Enhancement grants  
• Initial road access and parking        
• Contingency including utility services and other project components   

B. Downtown:   

Provide for ongoing investment in future development and redevelopment in the 
downtown. This project includes an initial demonstration to infuse improvements 
that will stimulate immediate economic investment and demonstrate the enormous 
positive impacts of a TIF Area.  The initial project is  to purchase land for needed 
parking, provide building façade improvement grants, recruit targeted businesses 
into downtown and conduct specific land, building and infrastructure improvements 
that reveal a need for financial investment as projects are executed. These same 
tools and other tools that may be identified as the initial project is implemented will 
be provided for the long-term to assist in the development and redevelopment of 
downtown.  
The project components are: 
• One-block Initial Demonstration Project      
• Property acquisition          
• Building restoration grants         
• Location Incentives          
• Contingency            
• New and Redevelopment in downtown      
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C. Industrial Park:   

The County and City own 43 acres of industrially zoned land that is currently inundated 
by wetlands.  The project will pay for wetlands consultation, purchase of wetlands 
credits, on-site mitigation requirements that will come out of the consultant’s analysis, 
business recruitment incentives and infrastructure improvements for adjacent and on-
site services. The project includes expending monies for immediate impact 
development.   

Initial project work:  
• Wetlands credits         
• Wetlands plan         
• Location incentives        
• Contingency         
• Infrastructure (water, sewer, streets)      

 

D. Central Avenue Corridor and Properties at Exit 136:  

Construct transportation improvements at Interstate 5 at Exit 136.  These funds 
would kick-start the design, engineering and construction of the Interchange Area 
Master Plan (IAMP) in partnership with the Oregon Department of Transportation 
(ODOT).   
Develop at least one multi-family housing development along Central Avenue.    
This project would entail the purchase of one significantly blighted area and use 
monies to incite a public/private partnership for construction of a multi-family 
housing complex on this property.  
Create an Umpqua Wine Interpretative Center with public and private partners.  
The project components are: 
• Property acquisition         
• Blight cleanup         
• Housing partnership       
• Exit 136 area improvements (streetlights/transportation, etc.)   
• Gateway Partnership with Umpqua Wine Interpretive Center    
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E. Administration          

Provide for the administration of the Plan.  
Examples of eligible projects include: 

• Auditing, annual reports, insurance, bond counsel, and other required 
administrative costs 

• Preparation of financial plans and/or financial analyses of projects and 
proposals 

• Personnel, materials, and other associated administrative costs  
• Professional consulting services to refine urban design concepts 
• Environmental analyses 
• Assisting in the preparation of the annual financial report required by this 

Plan and ORS 457 
• Any other powers granted by ORS 457 in connection with the 

implementation of this Plan 
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VII. AMENDMENTS TO PLAN 

The Plan may be amended as described in this section.   

A. Substantial Amendments 

Substantial Amendments, in accordance with ORS 457.085(2)(i), shall require the 
same notice, hearing, and approval procedure required of the original Plan under 
ORS 457.095, including public involvement, consultation with taxing districts, 
presentation to the Agency, the Planning Commission, and adoption by the City 
Council by non-emergency ordinance after a hearing. Notice of such hearing shall 
be provided to individuals or households within the City, as required by ORS 
457.120.   
Substantial Amendments shall be processed in accordance with ORS 457.095 
and 457.115.  
Substantial Amendments are amendments that: 
1. Add land to the Area, except for an addition of land that totals not more than 

1% of the existing area of the Area; 1 or  
2. Increase the maximum amount of indebtedness that can be issued or incurred 

under the Plan. 

B. Minor Amendments 

Minor Amendments are amendments that are not Substantial Amendments as 
defined in this Plan and in ORS 457. Minor Amendments require approval by the 
Agency by resolution. 
The projects proposed in the Plan and Report are organized by project categories. 
If the Agency determines that the allocation of funds within a project category 
should be adjusted based on needs within the Area, they may do so through a 
Minor Amendment.2 

  

 
1 Unless otherwise permitted by state law, no land equal to more than 20 percent of the total land area of 
the original Plan shall be added to the urban renewal area by amendments, and the aggregate amount of 
all amendments increasing the maximum indebtedness may not exceed 20 percent of the Plan’s initial 
maximum indebtedness, as adjusted, as provided by law, with increases beyond that amount requiring 
concurrence as stated in ORS 457. . 
2 Project costs may be impacted by grants, timing, cost savings, inflation, or other external forces 
unanticipated at this time but which may occur over the 25 year life of this Area.  
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VIII. PROPERTY ACQUISITION AND DISPOSITION 

The Plan authorizes the acquisition and disposition of property as described in this 
section. Property includes any and all interests in property, including fee simple 
ownership, lease, easements, licenses, or other rights to use. If property is proposed to 
be acquired it will first be identified in the Plan through a Minor Amendment, as described 
in Section VII. Identification of property to be acquired and its anticipated disposition is 
required by ORS 457.085(2)(g). 

A. Property acquisition for public improvements 

The Agency may acquire property within the Area for the public improvement 
projects undertaken pursuant to the Plan by all legal means, including use of 
eminent domain.  Good faith negotiations for such acquisitions must occur prior to 
institution of eminent domain procedures.  

B. Property acquisition for private development or redevelopment from 
willing sellers 

The Plan authorizes the Agency acquisition of any interest in property within the 
Area that the Agency finds is necessary for private redevelopment or development, 
but only in those cases where the property owner wishes to convey such interest 
to the Agency. The Plan does not authorize the Agency to use the power of 
eminent domain to acquire property from a private party to transfer property to 
another private party for private redevelopment or development. Property 
acquisition from willing sellers may be required to support development of Projects 
within the Area.  

C. Land disposition 

The Agency will dispose of property acquired under Subsection A of this Section 
VIII for a public improvement project by conveyance to the appropriate public 
agency responsible for the construction and/or maintenance of the public 
improvement. The Agency may retain such property during the construction of the 
public improvement. 
The Agency may dispose of property acquired under Subsection B of this Section 
VIII by conveying any interest in property acquired. Property shall be conveyed at 
its fair reuse value. Fair reuse value is the value, whether expressed in terms of 
rental or capital price, at which the Agency, in its discretion, determines such land 
should be made available in order that it may be developed, redeveloped, cleared, 
conserved, or rehabilitated for the purposes specified in the Plan. Because fair 
reuse value reflects limitations on the use of the property to those purposes 
specified in the Plan, the value may be lower than the property’s fair market value. 
Where land is sold or leased, the purchaser or lessee must agree to use the land 
for the purposes designated in the Plan and to begin and complete the building of 
its improvements within a period of time that the Agency determines is reasonable. 
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IX.   RELOCATION METHODS 

If the Agency acquires occupied property under the Plan, residential or commercial 
occupants of such property shall be offered relocation assistance, as required under 
applicable state law. Prior to such acquisition, the Agency shall adopt rules and 
regulations, as necessary, for the administration of relocation assistance. No specific 
acquisitions that would result in relocation benefits have been identified in the Plan.  

X.  TAX INCREMENT FINANCING OF PLAN 

Tax increment financing consists of using annual tax increment revenues to make 
payments on debt, usually in the form of bank loans or revenue bonds. The proceeds of 
the bonds are used to finance the Projects authorized in the Plan. Bonds may be either 
long-term or short-term.   
Tax increment revenues are annual property taxes imposed on the cumulative increase 
in assessed value within the Area over the total assessed value at the time the Plan is 
adopted, with the exception of property taxes for General Obligation (GO) bonds and local 
option levies. (Under current law, the property taxes for General Obligation (GO) bonds 
and local option levies approved after October 6, 2001, are not part of the tax increment 
revenues.)  

A. General description of the proposed financing methods 

The Plan will be financed using a combination of revenue sources. These include: 

• Tax increment revenues 

• Advances, loans, grants, and any other form of financial assistance from 
federal, state, or local governments, or other public bodies 

• Loans, grants, dedications, or other contributions from private developers 
and property owners, including, but not limited to, Local Improvement 
Districts and Reimbursement Districts and 

• Any other public or private source 
Revenues obtained by the Agency will be used to pay or repay the costs, 
expenses, advancements, and indebtedness incurred in (1) planning or 
undertaking project activities, or (2) otherwise exercising any of the powers 
granted by ORS Chapter 457 in connection with the implementation of this Plan. 
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B. Tax increment financing 

The Plan may be financed, in whole or in part, by tax increment revenues allocated 
to the Agency, as provided in ORS Chapter 457. The ad valorem taxes, if any, 
levied by a taxing district in which all or a portion of the Area is located, shall be 
divided as provided in Section 1c, Article IX of the Oregon Constitution, and ORS 
457.440. Amounts collected pursuant to ORS 457.440 shall be deposited into the 
unsegregated tax collections account and distributed to the Agency based upon 
the distribution schedule established under ORS 311.390. 

C. Prior Indebedness 

Any indebtedness permitted by law and incurred by the Agency or the City of 
Sutherlin in connection with the preparation of this Plan or prior planning efforts 
related to this Plan may be repaid from tax increment revenues from the Area 
when and if such funds are available. 

D. Under-levy 

The Agency may determine to under-levy pursuant to ORS 457.455 
notwithstanding any of the foregoing provisions.  

XI.     VALIDITY 

Should a court of competent jurisdiction find any work, clause, sentence, section or part 
of this Plan to be invalid, the remaining words, clauses, sentences, sections or parts shall 
be unaffected by such findings and shall remain in full force and effect for the duration of 
this Plan. 

XII. ANNUAL REPORT  

The Agency shall file an Annual Report in compliance with ORS 457.460. 
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XIII. RELATIONSHIP TO LOCAL OBJECTIVES  

ORS 457.085 requires that the Plan describe the relationship of the plan to definite local 
objectives. This section provides that analysis. Relevant local planning and development 
objectives are contained within the Sutherlin Comprehensive Plan, Sutherlin Parks and 
Open Space Plan, Sutherlin Transportation System Plan, and the Sutherlin Development 
Code. The following section describes the purpose and intent of these plans, the main 
applicable goals and policies within each plan, and an explanation of how this Plan 
conforms to the applicable goals and policies.  
The numbering of the goals and policies within this section reflects the numbering that 
occurs in the original document. The language from the original document is in italics.  
Comprehensive Plan designations for all land in the Area are shown in Figure 4. All 
proposed land uses conform to Figure 4. Maximum densities and building requirements 
for all land in the Area are contained in the Sutherlin Development Code described in 
subsection C of this Section XIII. The zoning designations are shown in Figure 4. 

A.  Sutherlin Comprehensive Plan 

The analysis of how the Plan conforms to the Comprehensive Plan covers the 
most relevant sections but may not cover every section of the Comprehensive 
Plan that relates to the Plan.  
If the Comprehensive Plan policies identified in the Plan are updated in the future, 
this document will automatically incorporate those updates without the Plan 
having to be formally amended. If a Substantial Amendment is completed in the 
future, this section of the Plan should be updated at that point.  
Below are applicable Comprehensive Plan policies and statements of the Plan’s 
conformance to Comprehensive Plan policies. 

Citizen Involvement 
Goal: To establish a framework for a planning and policy process which involves citizens 
and is a basis for all decisions and actions related to land use, and which ensures that an 
adequate factual base is available for such decisions and actions. 
Finding: The Plan conforms to the Citizen Involvement chapter as there was a Task 
Force created to review projects and financials for the Plan. There were public hearings 
conducted by the Planning Commission and City Council and a briefing was provided to 
the Douglas County Commission. Information on the Feasibility Study and Plan were 
provided on the City of Sutherlin website.  
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Housing Element  
Goal: Enable all members of the community to live in housing appropriate to their needs.  
Finding: The Plan conforms to the Housing Element chapter as the projects include the 
development of parks which are an amenity for housing and the ability to assist in the 
development of multi-family housing within the Area.  

Economy   
Goals: to broaden, improve and diversify the economy of Sutherlin while enhancing the 
environment.  
Finding: The Plan conforms to the Economy chapter as there are projects, programs, 
and expenditures identified for incentivizing development in the Area, providing 
transportation improvements, working with the Umpqua Wine Growers Association, and 
creating a Sports Park to encourage economic activity in the Area.  

Public Facilities  
Goal: To provide efficient public facilities and services in an orderly planned manner so 
as to meet the needs of Sutherlin’s residents and businesses.  
Ensure that as new development occurs, public facilities and services to support the· 
development are available or will be available within a reasonable time. 
Goal: To provide and encourage a safe, convenient, aesthetic and economical 
transportation system.  
Encourage the expansion of the street improvement program and also coordinate the 
program with the future street plan, and thus ensure that those streets that have been 
designated to carry high volumes of traffic (arterials and collectors) are in satisfactory 
and safe condition. 
13. The city shall work with the Oregon Department of Transportation and Douglas 
County to improve the city' a transportation system to a level consistent with the goals 
and policies of the Comprehensive Plan and the Public Facilities Plan. 
Finding: The Plan conforms to the Public Facilities chapter as there are specific projects 
identified for transportation and utility infrastructure improvements in the Area.  
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Figure 4 - TIF Area Comprehensive Plan Designations 

 
    Source: Tiberius Solution
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B. Sutherlin Parks and Open Space Plan3 

The Sutherlin Open Space Plan established the need for additional open space 
and parks facilities in the Area. The specifc recitation is shown below. The table is 
from the Sutherlin Open Space Plan document.  
Section 6.2 Existing and Future Parks  
Based on an assumption of shared facility use, the Needs Analysis identified a 
need for 6 to 12 neighborhood parks and 4 to 10 community parks (Section 5.2, 
Needs Assessment). Not all neighborhood and community parks need to be the 
same, containing the same or similar array of elements. Indeed, quality park and 
open space planning recognizes unique qualities of a particular site and develops 
a specific park plan around a balance of a site’s unique features with the overall 
community need for park resources. Thus, the array of identified neighborhood and 
community parks in Sutherlin can have variety. In particular, the 5 identified 
community parks (3 community parks and 2 sports parks) each has a unique, 
identifiable focus. Table 6.3 of the City of Sutherlin Parks and Open Space Plan 
outlines this approach. 
 

Table 6.3 – Park Functions4 
Community Park     
 

Park Function 

Central Park / Festival Grounds (C-1) Functions as a host location for 
community events and festivals 

Cooper Creek Reservoir (C-2) facility Functions as a boating and picnicking 
destination  

Ford’s Pond (C-3) Could function as an open expanse of 
informal open space 

Westside Sports Park (S-1) A host location for tournament-level 
regulation sports such as softball and 
soccer 

Eastside Sports Park (S-2) A shared location with the Sutherlin 
School District for baseball and football 

 
Finding: The Plan conforms to the Sutherlin Parks and Open Space Plan as there is a 
project for creating a Sports Park Facility in the Area.  
  

 
3 SATRE Associates, City of Sutherlin Parks and Open Space Plan, April 30, 2005. 
4 SATRE Associates, City of Sutherlin Parks and Open Space Plan,  Table 6.3, 44. 
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C. Sutherlin Transportation System Plan5  

The Sutherlin Transportation System Plan (TSP) goals and objectives serve as the 
basis for the TSP for needs analysis, policy and ordinance development and 
project selection. These goals and objectives reflect the transportation goals of the 
City and the overall transportation vision for the Sutherlin area. The goals and 
objectives will maximize mobility, safety, efficiency and accessibility to the 
transportation system and will address the requirements of the Oregon 
Transportation Planning Rule (TPR) and the Oregon Transportation Plan (OTP). 

Goal 1. Overall Transportation System 
Provide a transportation system for the Sutherlin area that supports safe, efficient and 
accessible movement. 
Goal 2. Transportation and Land Use 
Maximize the efficiency of Sutherlin’s transportation system through effective land use 
planning. 

Objectives 
A. Facilitate development or redevelopment on sites that are best supported by the 
overall transportation system and that reduce motor vehicle dependency by 
promoting walking, bicycling, transit and personal electric vehicle use. This may 
include altering land use patterns through changes to type, density, and design. 
B. Plan land uses to increase opportunities for multi-purpose trips. 
C. Support mixed-use development where zoning allows. 

Goal 4. Street System 
Provide a well-planned, comprehensive street system that serves the needs of the 
Sutherlin area. 

Objectives 
C. Make better use of the southern interchange by connecting an east-west route 
to the southern interchange on both sides of I-5. 
D. Identify opportunities to improve flow of people and goods east-west across I-
5. 
E. Identify alternative east-west routes to improve traffic flow and improve 
emergency vehicle access. This includes alternative routes to relieve traffic 
congestion on Central Avenue such as connecting Fourth Avenue to Sixth Avenue 
across the railroad tracks north of Central Avenue. Other alternative east-west 
routes include a connection between the southern interchange and the eastern city 
limits. Identify options for improved access to the Sutherlin Industrial Park. 
 

 
5 Parsons Brinckerhoff, City of Sutherlin Transportation System Plan, July 2005 
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Goal 6. Transportation that Supports Economic Development 
Facilitate the provision of a multi-modal transport system for the efficient, safe, and 
competitive movement of goods and services to, from, and within the Sutherlin area. 

Objectives 
A. Promote accessibility to transport modes that fulfill the needs of freight shippers. 
B. Strive to balance the needs of moving freight with community livability. 
F. Designated arterial routes and freeway access are essential for efficient 
movement of goods. Design these facilities and adjacent land uses to reflect the 
needs of goods movement. 

Goal 7. Funding Transportation System Improvements 
Implement the transportation plan by working cooperatively with federal, State, regional, 
and local governments, the private sector, and residents. Create a stable, flexible financial 
system for funding transportation improvements. 

Objectives 
C. Coordinate transportation projects, policy issues, and development actions with 
all affected governmental units in the area. Key agencies for coordination include 
Douglas County, Oregon Department of Transportation, Umpqua Regional Council 
of Governments (URCOG), and Umpqua Transit. 
G. Working in partnership with Oregon Department of Transportation, Douglas 
County, and other jurisdictions and agencies, develop a long-range financial 
strategy to make needed improvements to the transportation system and support 
operational and maintenance requirements. 

Finding: The Plan conforms to the Sutherlin Transportation System Plan as there are 
projects for improving transportation facilities in the Area.  
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D. Sutherlin Economic Opportunities Analysis6 

B.2 Community Economic Development Objectives  
 
Goal 1: Actively Increase the Economic Vitality of Sutherlin  
Goal 2: Become a Visible Economic Development Leader  
Goal 3: Establish Sutherlin as a Unique Destination for Overnight Tourism  
Finding: The Plan conforms to the Sutherlin Economic Opportunities Analysis as there 
are projects, programs, and expenditures for improving transportation facilities, sports 
facilities, and development partnerships in the Area.  

E. Sutherlin Development Code 

The land uses in the Area will conform to the zoning designations in the Sutherlin 
Development Code, including maximum densities and building requirements, and 
those provisions of the Sutherlin Development Code, are incorporated by 
reference herein. The following zoning districts are currently present in the Area:  
Low Density Residential (R1) 
Medium Density Residential (R2) 
Multi-family Residential (R3) 
Downtown Commercial (C1) 
Community Commercial (C3) 
Public (CG) 
Light Industrial (M1) 
General Industrial (M2) 
High Density Residential (RH) 
Medium Density Residential (RM)  
 
As the Sutherlin Development Code is updated, the references to the Sutherlin 
Development Code in this document will be deemed to incorporate those updates 
without the Plan having to be formally amended. If a Substantial Amendment to 
this Plan is completed in the future, this section will be updated to match the current 
zoning designations. When any Project is undertaken, the provisions of the 
Sutherlin Development Code in effect at the time of the Project will apply. 

  

 
6 FCS Group, Economic Opportunities Analysis, November 2014. 
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Section 2.2.100 – RESIDENTIAL DISTRICTS   
A. Purpose. The residential districts provide for neighborhoods ranging in densities from 
very low to moderately high. The differences in these densities and regulations are 
intended to support the varying lifestyles of the City's residents. The districts provide for 
a range of residential habitation including residential-hillside, single family, multifamily, 
manufactured home, and combinations thereof, together with home occupations, schools, 
parks, and public services necessary for neighborhood living.  

2.  Low density residential (R-1); This district is a low density area that protects 
established single family neighborhoods and preserves the residential quality, 
value identity environmental privacy, light and air and outdoor space that is meant 
to conform to systems and facilities which support the residential quality of the 
area.  

3. Medium density residential (R-2); This district is a medium density area allowing a 
compatible mix of both single family and multiple family housing protected as to 
residential quality, value, identity, environmental privacy, light and air and outdoor 
space that is meant to conform to systems and facilities which support the 
residential quality of the area.  

4. Multifamily residential (R-3); This district is a medium to high density area meant 
to serve as a general residential district allowing a large variety of housing and 
densities without conflict together with certain nonresidential uses.  

Section 2.3.100 – COMMERCIAL ZONING DISTRICTS  
A. Purpose. The purpose of the commercial districts is to:  

1. Allow a mixture of complimentary land uses that may include, retail, offices, 
commercial services, civic uses, and housing to create economic and social vitality 
and to encourage the linking of trips;  

2. Develop commercial and mixed-use areas that encourage walking as an 
alternative to driving, and provide more employment and housing options;  

3. Provide flexibility in the siting and design of new developments and redevelopment 
to anticipate changes in the marketplace;  

4. Provide both formal and informal community gathering places;  
5. Provide roadway and pedestrian connections from the commercial districts to 

neighborhoods and other employment areas;  
6. Maintain, preserve and enhance the distinct storefront character, which identifies 

the downtown commercial district;  
7. Encourage efficient land use by facilitating compact development and minimizing 

the amount of land needed for surface parking;  
8. Facilitate development (land use mix, density and design) that can be served by 

public transit where applicable;  
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9. Provide appropriate locations and design standards for automobile and truck-
dependent uses;  

10.  Maintain mobility along traffic corridors and statewide highways; and  
11. Provide for automobile-oriented uses, while preventing strip-commercial 

development in highway corridors.  
 

B. Applicability. Commercial zoning districts fall under two categories:  
1. Downtown Commercial (C-1); and  
2. Community Commercial (C-3).  

Section 2.4.100 – SECTION 2.4 – PUBLIC/SEMI-PUBLIC DISTRICTS  

A. Purpose. The purpose of this district is to provide for the review and location of public 
and semi-public facilities and related uses, which by necessity, character, or effect will be 
compatible with surrounding uses.  

B. Applicability. The public/semi-public district applies to lands that have been so 
designated on the zoning map. Such designation is made upon a finding of public need 
for public/semi-public uses or facilities. Public (C-3) 

SECTION 2.5.100 – INDUSTRIAL DISTRICTS 
A. Purpose. The industrial districts accommodate a range of heavy manufacturing, 
assembly, and processing of raw materials, junk yard, motor vehicle wrecking yards, light 
manufacturing, warehousing and distribution, industrial-office uses, automobile-oriented 
uses (e.g., lodging, restaurants, auto-oriented retail), and similar uses which are not 
appropriate in the downtown. The district’s standards are based on the following 
principles:  

1.  Ensure efficient use of land and public services.  
2. Provide a balance between jobs and housing, and encourage mixed-use 

development.  
3. Provide transportation options for employees and customers.  
4. Provide business services close to major employment centers.  
5.  Ensure compatibility between industrial uses and nearby residential areas.  
6. Provide appropriately zoned land with a range of parcel sizes for industry.  
7. Provide for automobile-oriented uses, while preventing strip-commercial 

development in highway corridors.  

B. Applicability. Industrial zoning districts fall under two categories:  
1. Light industrial (M-1); and  
2. General industrial (M-2).  
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Finding: The Plan conforms to the Sutherlin Development Code as projects, programs, 
and expenditures proposed in the Plan conform to the requirements in the Sutherlin 
Development Code and support the types of uses allowed in the zoning districts present 
in the Area.  
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Figure 5- TIF Area Zoning Designations 

 
    Source: Tiberius Solutions 
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XIV. LEGAL DESCRIPTION 
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I. DEFINITIONS 
“Agency” means the Sutherlin Urban Renewal Agency. The Agency is responsible for 
administration of this Sutherlin TIF Plan. 
“Annual report” is the ORS 457.460 requirement for the production of an annual report 
that gets distributed to the taxing districts.  
“Area” or “TIF Area” means the tax increment finance area established for this Plan 
pursuant to ORS 457, including the properties and rights-of-way located therein. 
“Blight” is defined in ORS 457.010(1)(a-i) and identified in the ordinance adopting a 
TIF plan. 
“Board of Commissioners” means the Douglas County Board of Commissioners.  
“City” means the City of Sutherlin, Oregon.  
“City Council” or “Council” means the Sutherlin City Council. 
“Comprehensive Plan” means the City of Sutherlin Comprehensive Plan and its 
implementing ordinances, policies, and standards.  
“County” means Douglas County, Oregon.  
 “Fiscal year” or “FYE” means the year commencing on July 1 and closing on June 30. 
“Frozen base” means the total assessed value including all real, personal, 
manufactured, and utility values within a TIF area at the time of adoption. The county 
assessor certifies the assessed value after the adoption of a TIF area plan.  
“Increment” means that part of the assessed value of a taxing district attributable to 
any increase in the assessed value of the property located in an urban renewal area, 
or portion thereof, over the assessed value specified in the certified statement from 
the assessor (frozen base). 
“Maximum indebtedness” means the amount of the principal of indebtedness included 
in a plan pursuant to ORS 457.190 and does not include indebtedness incurred to 
refund or refinance existing indebtedness. The maximum indebtedness for this Plan 
is $23,700,000. 
“Municipality” means any county or any city in the state of Oregon. 
“ORS” means the Oregon Revised Statutes and specifically Chapter 457, which 
relates to urban renewal. 
“Plan” or “Sutherlin TIF Plan” means the official plan for the TIF Area pursuant to ORS 
457. 
“Planning Commission” means the Sutherlin Planning Commission.  
“Project(s)” or “TIF Project(s)” means any work or undertaking carried out under the 
Sutherlin TIF Plan. 
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“Report Accompanying Sutherlin TIF Plan” or “Report” means the official report that 
accompanies the Sutherlin TIF Plan pursuant to ORS 457.085(3).  
“Revenue sharing” means sharing tax increment proceeds as defined in ORS 
457.470. 
“Tax increment finance area” or “TIF area” means a blighted area included in a TIF 
plan. 
“Tax increment finance area plan” or “TIF plan” means a plan, as it exists or is changed 
or modified from time to time, for one or more TIF areas, as provided in ORS 457. 
“Tax increment finance area project(s)” or “TIF area project(s)” or “project(s)” means 
any work or undertaking carried out under ORS 457.170 and ORS 457.180 in a TIF 
area. 
“Tax increment finance area report” or “report” means the official report that 
accompanies the TIF plan pursuant to ORS 457.085(3).  
“Tax increment finance” or “tax increment financing” or “TIF” means the funds that are 
associated with the division of taxes accomplished through the adoption of a TIF plan.  
“Tax increment revenues” means the funds allocated by the assessor to renewal TIF 
area due to increases in assessed value over the frozen base within the area.  
“Urban Renewal” means the statutory authority provided in ORS 457. In this Plan it is 
synonymous with TIF. 
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II. INTRODUCTION  
This Report on the Sutherlin Tax Increment Finance Plan (Report) contains 
background information and project details that pertain to the Sutherlin TIF Plan (Plan) 
for the Sutherlin Tax Increment Area (Area). The Report is not a legal part of the Plan 
but is intended to provide public information and support the findings made by the 
Sutherlin City Council as part of the approval of the Plan. 
The Report provides the analysis required to meet the standards of ORS 457.085(3), 
including financial feasibility. The Report contains the information required by ORS 
457.085, including:  

• A description of the physical, social, and economic conditions in the area;(ORS 
457.085(3)(a)) 

• Expected impact of the Plan, including fiscal impact in light of increased 
services; (ORS 457.085(3)(a)) 

• Reasons for selection of the Area; (ORS 457.085(3)(b)) 

• The relationship between each project to be undertaken and the existing 
conditions; (ORS 457.085(3)(c)) 

• The estimated total cost of each project and the source of funds to pay such 
costs; (ORS 457.085(3)(d)) 

• The estimated completion date of each project; (ORS 457.085(3)(e)) 

• The estimated amount of funds required in the area and the anticipated year in 
which the debt will be retired; (ORS 457.085(3)(f)) 

• A financial analysis of the Plan; (ORS 457.085(3)(g)) 

• A fiscal impact statement that estimates the impact of tax increment financing 
upon all entities levying taxes upon property in the urban renewal or TIF Area; 
(ORS 457.085(3)(h)) and 

• A relocation report. (ORS 457.085(3)(i)) 
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The relationship of the sections of the Report and the ORS 457.085(3) requirements 
is shown in Table 1. The specific reference in the table below is the section of this 
Report that most addresses the statute. There may be other sections of the Report 
that also address the statute.  
 
Table 1 - Statutory References 

Statutory Requirement  
Report 
Section  

ORS 457.085(3)(a) XI 
ORS 457.085(3)(b) XII 
ORS 457.085(3)(c) III 
ORS 457.085(3)(d) IV 
ORS 457.085(3)(e) VII 
ORS 457.085(3)(f) V,VI 
ORS 457.085(3)(g) V,VI 
ORS 457.085(3)(h) IX 
ORS 457.085(3)(i) XIII 

The Report provides guidance on how the Plan might be implemented. The Sutherlin 
Urban Renewal Agency (Agency) has the authority to make adjustments to the 
implementation assumptions in this Report, as it reviews revenues and potential projects 
each year. The Agency may allocate budgets differently, adjust the timing of the projects, 
decide to incur debt at different timeframes than projected in this Report, and make other 
adjustments to the financials as determined by the Agency. The Agency may also make 
changes as allowed in the Amendments section of the Plan. These adjustments must 
stay within the confines of the overall maximum indebtedness of the Plan and statutory 
limitations. 
Note on language: This Report, wherever applicable and permissible, uses the term 
Tax Increment Financing or TIF rather than “urban renewal”. Utilizing the term TIF 
does not affect the statutory authority of ORS 457, as it relates to this Report. 
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Figure 1 – TIF Area Plan Boundary 

 
 

Source: Tiberius Solutions
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Figure 2 -  Tax lot Excluded from Boundary  
 

 
Source: City of Sutherlin 

Tax lot shown on interior in red.  
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Figure 3 -  Right of Way Not Included in Boundary 
 

 
Source: City of Sutherlin 
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III. THE PROJECTS IN THE AREA AND THE RELATIONSHIP 
BETWEEN TIF AREA PROJECTS AND THE EXISTING 
CONDITIONS IN THE AREA. 

The Projects identified and authorized for the Area are described below, including how 
they relate to the existing conditions in the Area. The existing conditions were 
identified by City staff and city documents.  

A. Sports Park Facilities:  
Kick-start the creation of a community sports park complex that will also stimulate 
greater community fundraising for a full-service community center.  This project will 
construct a roughed-in roadway onto the site, establish a gravel parking lot, provide 
utility services on site and assign $500,000.00 as a grant match for ODOT Safe 
Routes to Schools (Waite Street) and a Transportation Enhancement grant (Red Rock 
Road). 
The project components are: 

• Set-aside for Safe Routes to School and Transportation Enhancement  

• Initial road access and parking        

• Contingency including utility services and other project components  
Existing Conditions: This is now an undeveloped property with the intent to make it a 
Sports Park Facility. It is without a transportation network.  

B. Downtown:   
Provide for ongoing investment in future development and redevelopment in the 
downtown. This project includes an initial demonstration to infuse improvements that 
will stimulate immediate economic investment and demonstrate the enormous positive 
impacts of a TIF Area.  The initial project is  to purchase land for needed parking, 
provide building façade improvement grants, recruit targeted businesses into 
downtown and conduct specific land, building and infrastructure improvements that 
reveal a need for financial investment as projects are executed. These same tools and 
other tools that may be identified as the initial project is implemented will be provided 
for the long-term to assist in the development and redevelopment of downtown.  
The project components are: 

• One-block Initial Demonstration Project      

• Property acquisition          

• Building restoration grants         

• Location Incentives          

• Contingency           

• Property Acquisition         

• Building restoration grants       
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• Location Incentives        

• New and Redevelopment in downtown      

• Contingency        
Existing Conditions: The Downtown has many un-developed and underdeveloped 
properties. Only thirteen percent of the tax lots in the Area have an improvement to 
land ratio of over 2:1, which is a conservative ratio for improvement value to land value 
in a town the size of Sutherlin. See the I:L table on page 44.  

C. Industrial Park:   
The County and City own 43 acres of industrially zoned land that is currently inundated 
by wetlands.  The project will pay for wetlands consultation, purchase of wetlands 
credits, on-site mitigation requirements that will come out of the consultant’s analysis, 
business recruitment incentives and infrastructure improvements for adjacent and on-
site services. The project includes expending monies for immediate impact 
development.   
Initial project work:  

• Wetlands credits         

• Wetlands plan         

• Location incentives        

• Contingency         

• Infrastructure (water, sewer, streets)      

Existing Conditions:  The location of this is on city and county owned property that is 
currently inundated by wetlands and not served by a full transportation network nor 
fully served by utilities. The property is undeveloped.   

D. Central Avenue Corridor and Properties at Exit 136:  
Construct transportation improvements at the Interstate 5 Exit #136.  These funds 
would kick-start the design, engineering and construction of the Interchange Area 
Master Plan (IAMP) in partnership with ODOT.   
Develop at least one multi-family housing development along Central Avenue.    This 
project would entail the purchase of one significantly blighted area and use monies to 
encourage a public/private partnership for construction of a multi-family housing 
complex on this property.  
Create an Umpqua Wine Interpretative Center with public and private partners.  
The project components are: 

• Business Recruitment and Support 

• Tourism Partnership/gateway facility  

• Property acquisition         

• Blight cleanup         
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• Housing partnership       

• Exit 136 area improvements (streetlights/transportation, etc.)   

• Gateway Partnership with Umpqua Wine Interpretive Center    
Existing Conditions: The single most negative detriment to economic investment is the 
dramatically antiquated transportation network at Exit #136.  It is both now dangerous 
and significantly insufficient to accommodate existing traffic flow, notwithstanding any 
new economic investment. The interchange and roadways in the project area have 
operational, geometric, and structural deficiencies. The existing deficiencies will be 
exacerbated by traffic increases resulting from development in the area. The 
Transportation System Plan (TSP) identifies a need to provide an interchange with 
increased capacity to serve the adopted land use plan for the Area.1 As shown in the 
Existing Conditions analysis in Chapter XI of this Report, there are operational and 
safety deficiencies and structural and geometric deficiencies of the interchange.   
There are blighted and underdeveloped properties along the Central Avenue Corridor 
where potential new housing could add to the health of the downtown. There is 
presently no Umpqua Wine Interpretive Center, but a burgeoning wine industry and 
opportunity to bring tourists to the area to support this industry. There is an existing 
golf course pro shop building that would be converted into a wine center.  
  

 

1 136 Interchange Area Management Plan, Oregon Department of Transportation 
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E. Administration          
Provide for the administration of the Plan.  
Examples of eligible projects include: 

• Auditing, annual reports, insurance, bond counsel, and other required 
administrative costs 

• Preparation of financial plans and/or financial analyses of projects and 
proposals 

• Personnel, materials, and other associated administrative costs  

• Professional consulting services to refine urban design concepts 

• Environmental analyses 

• Assisting in the preparation of the annual financial report required by this Plan 
and ORS 457 

• Auditing, insurance, bond counsel, financing fees and other required 
administrative costs and 

• Any other powers granted by ORS 457 in connection with the implementation 
of this Plan 

Existing Conditions: There is no existing urban renewal area in Sutherlin, therefore no 
ability to collect tax increment revenues. Once this Plan is adopted, a tax increment 
revenue stream will be established, providing a revenue source to pay for 
administration in the Area.   
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IV. THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE 

SOURCES OF MONEYS TO PAY SUCH COSTS   
The cost estimates for Projects are shown are in Table 2 below. These are all 
estimates acknowledging that the Area portions of these project activities must fit 
within the maximum indebtedness. These costs are shown in year of expenditure 
(YOE) dollars, which assumes inflation of 3.0% annually.  
The Plan assumes that the Agency will use other funds to assist in the completion of 
the projects within the Area. These sources include but are not limited to City of 
Sutherlin General Funds, SDCs, local, state and federal grants, and other sources as 
identified by the Agency. The Agency may pursue regional, county, state, and federal 
funding, private developer contributions and any other sources of funding that may 
assist in the implementation of the projects.  
The Agency will be able to review and update fund expenditures and allocations on 
an annual basis when the annual budget is prepared.  
Table 2 - Estimated Cost of Each Project 

Project Title Project Cost (YOE$) Percentage of Total Project Cost 

Sports Park Facilities  $1,139,182  4.89% 

Downtown  $6,133,656  26.35% 

Industrial Park $2,590,858  11.13% 
Central Avenue Corridor and 
Exit 136 $12,616,186  54.20% 

Plan Administration 2 $797,581  3.43% 

TOTAL: $23,277,463  100.00% 
 Source: City of Sutherlin and Tiberius Solutions

 
2 Plan Administration includes $178,706 of financing fees  
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V. FINANCIAL ANALYSIS OF THE PLAN 
The estimated tax increment revenues through FYE 2046 are calculated based on 
projections of the growth assessed value of existing property and new development 
within the Area, and the consolidated tax rate that will apply to the Area. 

Recent historical trends in the City of Sutherlin were reviewed in the Urban Renewal 
Feasibility Study to determine a reasonable growth rate to use for the analysis. Table 
3 shows historical growth in assessed value in both the City of Sutherlin and Douglas 
County from 2008 to 2020. This shows annual growth varying from .7% per year to 
5.9% per year in the City of Sutherlin with an average annual growth rate  from 2008-
2020 of 3.47%. The annual growth rate in Douglas County varies from 1.8% to 4.7% 
in, with an average annual growth rate from 2008-2020 of 2.92%.  
 
Table 3 – Assessed Value Growth in the City of Sutherlin and Douglas County  

 Douglas County City of Sutherlin 
FYE AV % Change AV % Change 
2008 $6,885,723,214   $376,025,801   
2009 $7,212,272,535  4.70% $395,055,275  5.10% 
2010 $7,401,780,678  2.60% $417,944,043  5.80% 
2011 $7,538,417,900  1.80% $435,695,036  4.20% 
2012 $7,734,492,563  2.60% $448,056,435  2.80% 
2013 $7,934,556,418  2.60% $451,118,182  0.70% 
2014 $8,147,317,561  2.70% $463,360,912  2.70% 
2015 $8,394,309,886  3.00% $475,528,622  2.60% 
2016 $8,576,128,282  2.20% $481,750,152  1.30% 
2017 $8,899,421,933  3.80% $495,945,040  2.90% 
2018 $9,136,135,643  2.70% $509,812,934  2.80% 
2019 $9,504,941,445  4.00% $534,945,184  4.90% 
2020 $9,727,382,109  2.30% $566,361,766  5.90% 
FYE 2013-FYE 2020  3.00%  3.40% 
FYE 2008-FYE 2019  2.92%  3.47% 

Source: Douglas County Assessor, City of Sutherlin AV: Assessed Value 
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The assumptions include anticipating properties with Enterprise Zone exemptions to 
come on the tax rolls when those exemptions expire. One property in the URA 
boundary is currently receiving an Enterprise Zone abatement on three separate tax 
accounts. The abatement, totaling $25.8 million in assessed value in FYE 2020, will 
be fully taxable in FYE 2023, showing a large jump in increment in that year.3  
These projections of growth are the basis for the projections in Table 8, Table 9, and 
Table 10. 

The first year of tax increment collections is anticipated to be FYE 2022. Gross TIF4 
is calculated by multiplying the tax rate times the assessed value used. The tax rate 
is per thousand dollars of assessed value, so the calculation is “tax rate times 
assessed value used divided by one thousand.” The consolidated tax rate includes 
permanent tax rates only, and excludes general obligation bonds and local option 
levies, which will not be impacted by this Plan.  

The tax rates in the Area are shown in Table 4.  

Table 4 – Taxing District Rates  

 

 

 

 

 

 
 

Source: Douglas County Assessor  
 
 Table 5 shows the incremental assessed value, tax rates and tax increment revenues 
each year, adjusted for discounts, and delinquencies, truncation loss, and receipt of 
delinquent taxes from prior years. The projections assume an annual growth rate of 
3.0% for assessed value in the Area. Figure 2 shows expected TIF revenues over time 
and the projected tax revenues after termination of the Area.   

 
3 Note: Historically, the value of the E-Zone property has declined over the past five years but appears to have essentially 
stabilized in value over the past couple of years.  Between now and when the value comes back on the tax roll (FYE 2023), 
Tiberius Solutions LLC assumed no change in value.  In subsequent years, they assumed 3% annual growth in AV for the E-
Zone property, so it would be consistent with what was assumed in the rest of the area 
4 TIF is also used to signify tax increment revenues 

Taxing District   Tax Code Area 13001 Tax Code Area 13001 
Jurisdiction Name Rate Rate 
Douglas County  1.1124   1.1124  
City of Sutherlin  5.6335   5.6335  
WC Sutherlin  0.5079   
SV 4H Extension Service  0.0600   0.0600  
Subtotal  7.3138   6.8059  
ED Douglas  0.5296   0.5296  
SC Sutherlin 130  4.0815   4.0815  
Umpqua CC  0.4551   0.4551  
Subtotal  5.0662   5.0662  

TOTAL:  12.3800   11.8721  
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Table 5 - Projected Incremental Assessed Value, Tax Rates, and Tax Increment Revenues 
FYE Total AV Frozen 

Base AV 
Increment 
Applied 

Tax Rate Gross TIF Adjustments Current 
Year Net 

Prior Year 
Net 

Total TIF 

2022 113,666,771 107,141,832 6,524,939 12.2013 79,613 (3,981) 75,632 - 75,632 
2023 142,906,855 107,141,832 35,765,023 12.3304 440,995 (22,050) 418,946 1,134 420,080 
2024 147,194,059 107,141,832 40,052,227 12.32 493,443 (24,672) 468,771 6,284 475,055 
2025 151,609,881 107,141,832 44,468,049 12.3114 547,464 (27,373) 520,091 7,032 527,123 
2026 156,158,177 107,141,832 49,016,345 12.3042 603,106 (30,155) 572,951 7,801 580,752 
2027 160,842,922 107,141,832 53,701,090 12.298 660,417 (33,021) 627,397 8,594 635,991 
2028 165,668,209 107,141,832 58,526,377 12.2927 719,448 (35,972) 683,476 9,411 692,887 
2029 170,638,255 107,141,832 63,496,423 12.2881 780,249 (39,012) 741,237 10,252 751,489 
2030 175,757,401 107,141,832 68,615,569 12.284 842,875 (42,144) 800,731 11,119 811,850 
2031 181,030,124 107,141,832 73,888,292 12.2804 907,379 (45,369) 862,010 12,011 874,021 
2032 186,461,028 107,141,832 79,319,196 12.2772 973,818 (48,691) 925,128 12,930 938,058 
2033 192,054,858 107,141,832 84,913,026 12.2743 1,042,251 (52,113) 990,138 13,877 1,004,015 
2034 197,816,504 107,141,832 90,674,672 12.2717 1,112,736 (55,637) 1,057,100 14,852 1,071,952 
2035 203,750,999 107,141,832 96,609,167 12.2694 1,185,337 (59,267) 1,126,070 15,856 1,141,926 
2036 209,863,529 107,141,832 102,721,697 12.2673 1,260,115 (63,006) 1,197,109 16,891 1,214,000 
2037 216,159,434 107,141,832 109,017,602 12.2653 1,337,136 (66,857) 1,270,279 17,957 1,288,236 
2038 222,644,218 107,141,832 115,502,386 12.2635 1,416,468 (70,823) 1,345,645 19,054 1,364,699 
2039 229,323,544 107,141,832 122,181,712 12.2619 1,498,180 (74,909) 1,423,271 20,185 1,443,456 
2040 236,203,251 107,141,832 129,061,419 12.2604 1,582,344 (79,117) 1,503,226 21,349 1,524,575 
2041 243,289,350 107,141,832 136,147,518 12.259 1,669,032 (83,452) 1,585,580 22,548 1,608,129 
2042 250,588,030 107,141,832 143,446,198 12.2577 1,758,321 (87,916) 1,670,405 23,784 1,694,188 
2043 258,105,671 107,141,832 150,963,839 12.2565 1,850,288 (92,514) 1,757,774 25,056 1,782,830 
2044 265,848,842 107,141,832 158,707,010 12.2554 1,945,015 (97,251) 1,847,764 26,367 1,874,131 
2045 273,824,309 107,141,832 166,682,477 12.2543 2,042,584 (102,129) 1,940,454 27,716 1,968,171 
2046 282,039,038 107,141,832 174,897,206 12.2534 2,143,079 (107,154) 2,035,925 29,107 2,065,032 

  TOTAL::     28,891,694 (1,444,585) 27,447,109 381,168 27,828,277 
Source: Tiberius Solutions
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Figure 4 - TIF Projections over Time  

 
 
Source: Tiberius Solutions
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VI. THE ESTIMATED AMOUNT OF TAX INCREMENT REVENUES 
REQUIRED AND THE ANTICIPATED YEAR IN WHICH 
INDEBTEDNESS WILL BE RETIRED 

Table 6 shows a summary of the financial capacity of the Area, including how the total 
TIF revenue translates to the ability to fund projects in constant FYE 2020 dollars in 
five-year increments. Table 8, Table 9, and Table 10 show more detailed tables on 
the allocation of tax revenues over time.  

The Plan is structured to complete all projects and have sufficient tax increment 
finance revenue to terminate the Area in FYE 2046, a 25-year duration for the Plan. 
The time frame of the Plan is not absolute; it may vary depending on the actual ability 
to meet the maximum indebtedness. If the economy is slower, it may take longer; if 
the economy is more robust than the projections, it may take a shorter time period. 
These assumptions show one scenario for financing and that this scenario is 
financially feasible.  
The maximum indebtedness is $23,300,000 (twenty-three million dollars three 
hundred thousand dollars). The estimated total amount of tax increment revenues 
required to service the maximum indebtedness of $23,300,000 is $27,828,277 which 
includes expected interest on debt and financing fees and is from the division of taxes 
from permanent rate levies.  
Table 6 - TIF Capacity of the Area 
Net TIF (YOE$)  $         27,800,000  
Maximum Indebtedness (YOE$)  $         23,300,000  
Capacity (2020$)  $         15,400,000  
Years 1-5  $           3,000,000  
Years 6-10  $           3,800,000  
Years 11-15  $           2,900,000  
Years 16-20  $           2,700,000  
Years 21-25  $           2,800,000  

 Source: Tiberius Solutions 
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The financial analysis projects when borrowings might occur as identified in Table 7. 
The Agency may decide to complete borrowings at different times or for different 
amounts, depending on their analysis at the time. The table below summarizes the 
principal amounts of the projected borrowings for the Area. The total amounts, 
including interest, are shown in the second column of Table 8. There may be 
opportunities for the City/Agency to accelerate the timing of financial capacity in the 
early years. For example, the City/Agency may find lenders willing to offer more 
attractive terms, such as lower interest rates, lower required minimum debt service 
coverage ratios, or a longer amortization period.  Additionally, the City/Agency could 
explore short-term, interim financing strategies, such as a line of credit with interest 
only payments.  Any line of credit would need to be repaid in full after an agreed upon 
term, most likely through a longer-term borrowing like the ones shown in this 
analysis.  The success of these financial strategies will depend upon market 
conditions, and the specific terms and conditions that lenders are willing to offer to the 
City/Agency. 
Table 7 - Estimated Borrowings and Amounts 

 Loan A Loan B Loan C Loan D Loan E 
Principal Amount $750,000 $1,200,000 $3,200,000 $2,100,000 $1,700,000 
Interest Rate 5 % 5 % 5 % 5 % 5 % 
Loan Term 20 20 20 15 10 
Loan Year 2020 2024 2027 2032 2037 
Annual Payment ($60,182) ($96,291) ($256,776) ($202,319) ($220,158) 

  Source: Tiberius Solutions
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Table 8 - Tax Increment Revenues and Allocations to Debt Service, Page 1 
 Total FYE 2022 FYE 2023 FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 
Resources          
Beginning Balance  - - - - - - - - 
TIF: Current Year 27,447,109 75,632 418,946 468,771 520,091 572,951 627,397 683,476 741,237 
TIF: Prior Years 381,168 - 1,134 6,284 7,032 7,801 8,594 9,411 10,252 
Total Resources 27,828,277 75,632 420,080 475,055 527,123 580,752 635,991 692,887 751,489 
Expenditures          
Debt Service          
Scheduled Payments          
Loan A (1,203,639) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) 
Loan B (1,925,822) - - (96,291) (96,291) (96,291) (96,291) (96,291) (96,291) 
Loan C (5,135,526) - - - - - (256,776) (256,776) (256,776) 
Loan D (3,034,782) - - - - - - - - 
Loan E (2,201,578) - - - - - - - - 
Total Debt Service (13,501,346) (60,182) (60,182) (156,473) (156,473) (156,473) (413,249) (413,249) (413,249) 
Debt Service Coverage 
Ratio 

 1 7 3 3 4 2 2 2 

Transfer to URA 
Projects Fund 

(14,326,931) (15,450) (359,898) (318,582) (370,650) (424,279) (222,742) (279,637) (338,240) 

Total Expenditures (27,828,277) (75,632) (420,080) (475,055) (527,123) (580,752) (635,991) (692,887) (751,489) 
Source: Tiberius Solutions  
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Table 9 - Tax Increment Revenues and Allocations to Debt Service, Page 2 
 FYE 2030 FYE 2031 FYE 2032 FYE 2033 FYE 2034 FYE 2035 FYE 2036 FYE 2037 FYE 2038 
Resources          
Beginning Balance - - - - - - - - - 
TIF: Current Year 800,731 862,010 925,128 990,138 1,057,100 1,126,070 1,197,109 1,270,279 1,345,645 
TIF: Prior Years 11,119 12,011 12,930 13,877 14,852 15,856 16,891 17,957 19,054 
Total Resources 811,850 874,021 938,058 1,004,015 1,071,952 1,141,926 1,214,000 1,288,236 1,364,699 
Expenditures          
Debt Service          
Scheduled 
Payments 

         

Loan A (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) (60,182) 
Loan B (96,291) (96,291) (96,291) (96,291) (96,291) (96,291) (96,291) (96,291) (96,291) 
Loan C (256,776) (256,776) (256,776) (256,776) (256,776) (256,776)

  
(256,776) (256,776) (256,776) 

Loan D - - (202,319) (202,319) (202,319) (202,319)
  

(202,319) (202,319) (202,319) 

Loan E - - - - - - - (220,158) (220,158) 
Total Debt Service (413,249) (413,249) (615,568) (615,568) (615,568) (615,568)

  
(615,568) (835,726)    (835,726) 

Debt Service 
Coverage Ratio 

2 2 2 2 2 2 2 2 2 

Transfer to URA 
Projects Fund 

(398,600) (460,772) (322,490) (388,447) (456,384) (526,358)
  

(598,432) (452,510) (528,973) 

Total Expenditures (811,850) (874,021) (938,058) (1,004,015) (1,071,952) (1,141,926) (1,214,000) (1,288,236) (1,364,699) 
Source: Tiberius Solutions 
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Table 10 - Tax Increment Revenues and Allocations to Debt Service, Page 3 
 FYE 2039 FYE 2040 FYE 2041 FYE 2042 FYE 2043 FYE 2044 FYE 2045 FYE 2046 
Resources         
Beginning Balance - - - - - - - - 
TIF: Current Year 1,423,271 1,503,226 1,585,580 1,670,405 1,757,774 1,847,764 1,940,454 2,035,925 

TIF: Prior Years 20,185 21,349 22,548 23,784 25,056 26,367 27,716 29,107 
Total Resources 1,443,456 1,524,575 1,608,129 1,694,188 1,782,830 1,874,131 1,968,171 2,065,032 
Expenditures         
Debt Service         
Scheduled Payments         
Loan A (60,182) (60,182) (60,182) - - - - - 
Loan B (96,291) (96,291) (96,291) (96,291) (96,291) - - - 
Loan C (256,776) (256,776) (256,776) (256,776) (256,776) (256,776) (256,776) (256,776) 
Loan D (202,319) (202,319) (202,319) (202,319) (202,319) (202,319) (202,319) (202,319) 
Loan E (220,158) (220,158) (220,158) (220,158) (220,158) (220,158) (220,158) (220,158) 
Total Debt Service (835,726) (835,726) (835,726) (775,544) (775,544) (679,253) (679,253) (679,253) 
Debt Service Coverage Ratio 2 2 2 2 2 3 3 3 
Transfer to URA Projects 
Fund 

(607,730) (688,850) (772,403) (918,645) (1,007,286) (1,194,878) (1,288,918) (1,385,779) 

Total Expenditures (1,443,456) (1,524,575) (1,608,129) (1,694,188) (1,782,830) (1,874,131) (1,968,171) (2,065,032) 

Source: Tiberius Solutions     
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VII. THE ANTICIPATED COMPLETION DATE FOR EACH 
PROJECT 

The schedule for construction of projects will be based on the availability of funding. 
The projects will be ongoing and will be completed as directed by the Agency. The 
Agency may change the completion dates in their annual budgeting process or as 
project decisions are made in administering the Plan. 
The Area is anticipated to complete all projects and have sufficient tax increment 
finance revenue to terminate the Area in FYE 2046, a 25-year program. 
The amount of money available for projects in FYE 2020 constant dollars for the Area 
is $15,533,346.  
Table 11, Table 12 and Table 13, show the $15,533,346 of project costs in FYE 2020 
dollars inflated over the life of the Area, including administrative expenses. All costs 
shown in Table 11, Table 12 and Table 13 are in year-of-expenditure dollars, which 
are adjusted by 3.0% annually to account for inflation. Annual expenditures for 
program administration are also shown. These are predicated on the fact that the Area 
activities will start off slowly in the beginning years and increase in the final years. 
A 3.0% inflation rate is the rate to use in the future if any amendment to increase 
maximum indebtedness is pursued in accordance with ORS 457.470. 
. 
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Table 11 - Programs and Costs in Year of Expenditure Dollars, Page 1 
 Total FYE 2022 FYE 2023 FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 
Resources          
Beginning Balance  - 97,230 3,051 283 305 203 212 266 
Interest Earnings 532 - 486 15 1 2 1 1 1 
Transfer from TIF Fund 14,326,931 15,450 359,898 318,582 370,650 424,279 222,742 279,637 338,240 
Bond/Loan Proceeds 8,950,000 750,000 - 1,200,000 - - 3,200,000 - - 
Total Resources 23,277,463 765,450 457,614 1,521,648 370,934 424,586 3,422,946 279,850 338,507 
Expenditures (YOE $)          
Sports Park Facilities (1,139,182)   (49,972) (15,419) (17,673) (146,235) (11,275) (13,831) 
Downtown (6,133,656) (318,270)  (291,730) (89,962) (103,528) (853,305) (66,254) (81,159) 
Industrial Park (2,590,858)  (437,080) (116,714) (35,938) (41,435) (341,297) (26,476) (32,359) 
Central Ave. Corr/Ex. 136 (12,616,186) (318,270)  (1,020,941) (210,761) (242,641) (1,998,219) (155,310) (189,979) 
Financing Fees (178,706) (14,706)  (24,000)   (64,000)   
Administration (618,875) (16,974) (17,483) (18,008) (18,549) (19,106) (19,678) (20,269) (20,877) 
Total Expenditures (23,277,463) (668,220) (454,563) (1,521,365) (370,629) (424,383) (3,422,734) (279,584) (338,205) 
Ending Balance  97,230 3,051 283 305 203 212 266 302 

Source: Tiberius Solutions 
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Table 12 - Programs and Costs in Year of Expenditure Dollars, Page 2 
 FYE 2030 FYE 2031 FYE 2032 FYE 2033 FYE 2034 FYE 2035 FYE 2036 FYE 2037 FYE 2038 
Resources          
Beginning Balance 302 169 142 283 312 194 260 300 253 
Interest Earnings 2 1 1 1 2 1 1 2 1 
Transfer from TIF Fund 398,600 460,772 322,490 388,447 456,384 526,358 598,432 452,510 528,973 
Bond/Loan Proceeds - - 2,100,000 - - - - 1,700,000 - 
Total Resources 398,904 460,942 2,422,632 388,731 456,698 526,553 598,693 2,152,812 529,227 
Expenditures (YOE $)          
Sports Park Facilities (16,530) (19,102) (103,221) (15,860) (18,908) (21,968) (25,033) (91,565) (21,961) 
Downtown (96,358) (112,120) (602,501) (93,250) (110,420) (128,068) (146,349) (534,681) (128,191) 
Industrial Park (38,570) (44,848) (240,943) (37,300) (44,168) (51,258) (58,572) (213,872) (51,242) 
Central Ave. Corr/Ex. 136 (225,775) (262,583) (1,410,873) (218,513) (258,806) (300,071) (342,764) (1,251,996) (300,303) 
Financing Fees   (42,000)     (34,000)  
Administration (21,502) (22,147) (22,811) (23,496) (24,202) (24,928) (25,675) (26,445) (27,238) 
Total Expenditures (398,735) (460,800) (2,422,349) (388,419) (456,504) (526,293) (598,393) (2,152,559) (528,935) 
Ending Balance 169 142 283 312 194 260 300 253 292 

Source: Tiberius Solutions 
  

220



 

 25 | Report Accompanying the Sutherlin TIF Plan  

 

Table 13 - Programs and Costs in Year of Expenditure Dollars, Page 3 
 FYE 2039 FYE 2040 FYE 2041 FYE 2042 FYE 2043 FYE 2044 FYE 2045 FYE 2046 
Resources            
Beginning Balance 292 260 263 455 523  288  490  466 
Interest Earnings 1 1 1 2 3  1  2  2 
Transfer from TIF Fund 607,730 688,850 772,403 918,645 1,007,286  1,194,878  1,288,918  1,385,779 
Bond/Loan Proceeds - - - - -  -  -   
Total Resources 608,023 689,111 772,666 919,102 1,007,812  1,195,167  1,289,410  1,386,247 
Expenditures (YOE $)            
Sports Park Facilities (25,250) (28,898) (32,369) (38,897) (42,630)  (50,820)  (54,858)  (276,907) 
Downtown (148,171) (168,690) (189,751) (226,866) (249,463)  (296,992)  (320,770)  (776,807) 
Industrial Park (59,268) (67,368) (75,900) (90,632) (99,667)  (118,716)  (128,350)  (138,885) 
Central Ave. Corr/Ex. 136 (347,018) (394,994) (444,426) (531,526) (584,186)  (695,624)  (751,465)  (159,142) 
Financing Fees            
Administration (28,056) (28,898) (29,765) (30,658) (31,578)  (32,525)  (33,501)  (34,506) 
Total Expenditures (607,763) (688,848) (772,211) (918,579) (1,007,524)  (1,194,677)  (1,288,944)  (1,386,247) 
Ending Balance 260 263 455 523 288  490  466  - 

Source: Tiberius Solutions 
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VIII. REVENUE SHARING 
Revenue sharing is defined in ORS 457.470. The statute identifies certain thresholds 
where the impacted taxing jurisdictions will receive a share of the incremental growth 
in the Area. The first threshold is when annual tax increment finance revenues exceed 
10% of the original maximum indebtedness of the Plan (10% of $23,300,000 is 
$2,330,000). In the year after reaching the 10% threshold, the Agency will receive the 
full 10% of the initial maximum indebtedness plus 25% of the increment above the 
10% threshold, and the taxing jurisdictions will receive 75% of the increment above 
the 10% threshold. The threshold is not projected to be met in the Plan. If actual 
assessed value growth is higher than projected, revenue sharing could be realized.  
The second threshold is when annual tax increment finance revenues exceed 12.5% 
of the maximum indebtedness ($2,912,500). If this threshold is met, revenue for the 
Area would be capped at 12.5% of the maximum indebtedness, with all additional tax 
revenue being shared with affected taxing districts. This threshold is not projected to 
be met. 

IX.   IMPACT OF THE TAX INCREMENT FINANCING 
This section describes the impact of tax increment financing of the maximum 
indebtedness, both until and after the indebtedness is repaid, upon all entities levying 
taxes upon property in the Area. 
The impact of tax increment financing on overlapping taxing districts consists primarily 
of the property tax revenues foregone on permanent rate levies as applied to the 
growth in assessed value in the  Area. These projections are for impacts estimated 
through FYE 2046 and are shown in Table 14 and Table 15.  
The Sutherlin School District and the Douglas Education Service District are not 
directly affected by the tax increment financing, but the amounts of their taxes divided 
for the Plan are shown in the following tables. Under current school funding law, 
property tax revenues are combined with State School Fund revenues to achieve per-
student funding targets. Under this system, property taxes foregone, due to the use of 
tax increment financing, are substantially replaced with State School Fund revenues, 
as determined by a funding formula at the state level.  
Table 14 and Table 15 show the projected impacts to permanent rate levies of taxing 
districts as a result of this Plan. Table 14 shows the general government levies, and 
Table 15 shows the education levies.  
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Table 14 - Projected Impact on Taxing District Permanent Rate Levies - General 
Government 

FYE Douglas County City of Sutherlin WC Sutherlin 4H and 
Extension 

Subtotal 

2022 (6,895) (34,920) (2,040) (372) (44,228) 
2023 (37,899) (191,932) (15,601) (2,044) (247,476) 
2024 (42,893) (217,224) (17,276) (2,314) (279,706) 
2025 (47,628) (241,201) (18,814) (2,569) (310,211) 
2026 (52,504) (265,897) (20,399) (2,832) (341,632) 
2027 (57,527) (291,334) (22,031) (3,103) (373,995) 
2028 (62,701) (317,534) (23,712) (3,382) (407,329) 
2029 (68,029) (344,520) (25,444) (3,669) (441,663) 
2030 (73,518) (372,316) (27,227) (3,965) (477,026) 
2031 (79,171) (400,945) (29,064) (4,270) (513,451) 
2032 (84,994) (430,434) (30,956) (4,584) (550,969) 
2033 (90,992) (460,807) (32,905) (4,908) (589,612) 
2034 (97,169) (492,092) (34,913) (5,241) (629,414) 
2035 (103,532) (524,314) (36,980) (5,584) (670,411) 
2036 (110,086) (557,504) (39,110) (5,938) (712,637) 
2037 (116,836) (591,689) (41,303) (6,302) (756,130) 
2038 (123,789) (626,900) (43,563) (6,677) (800,928) 
2039 (130,950) (663,167) (45,890) (7,063) (847,070) 
2040 (138,326) (700,523) (48,287) (7,461) (894,596) 
2041 (145,924) (738,998) (50,755) (7,871) (943,548) 
2042 (153,749) (778,629) (53,298) (8,293) (993,969) 
2043 (161,809) (819,448) (55,917) (8,728) (1,045,902) 
2044 (170,111) (861,491) (58,615) (9,175) (1,099,393) 
2045 (178,662) (904,796) (61,394) (9,637) (1,154,489) 
2046 (187,470) (949,400) (64,256) (10,112) (1,211,238) 
TOTAL: (2,523,167) (12,778,015) (899,748) (136,093) (16,337,023) 

Source: Tiberius Solutions 
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Table 15 - Projected Impact on Taxing District Permanent Rate Levies – Education 
FYE ED 

Douglas 
Sutherlin School 

District 
Umpqua Community 

College 
Subtotal 

Education 
Total All 

2022 (3,283) (25,300) (2,821) (31,404) (75,632) 
2023 (18,043) (139,056) (15,505) (172,604) (420,080) 
2024 (20,421) (157,380) (17,548) (195,349) (475,055) 
2025 (22,675) (174,751) (19,485) (216,911) (527,123) 
2026 (24,997) (192,644) (21,480) (239,121) (580,752) 
2027 (27,388) (211,073) (23,535) (261,996) (635,991) 
2028 (29,851) (230,055) (25,652) (285,558) (692,887) 
2029 (32,388) (249,607) (27,832) (309,827) (751,489) 
2030 (35,001) (269,745) (30,077) (334,823) (811,850) 
2031 (37,693) (290,487) (32,390) (360,570) (874,021) 
2032 (40,465) (311,852) (34,772) (387,089) (938,058) 
2033 (43,320) (333,857) (37,226) (414,403) (1,004,015) 
2034 (46,261) (356,523) (39,753) (442,537) (1,071,952) 
2035 (49,290) (379,869) (42,357) (471,515) (1,141,926) 
2036 (52,410) (403,915) (45,038) (501,363) (1,214,000) 
2037 (55,624) (428,682) (47,799) (532,106) (1,288,236) 
2038 (58,934) (454,192) (50,644) (563,771) (1,364,699) 
2039 (62,344) (480,468) (53,574) (596,386) (1,443,456) 
2040 (65,855) (507,532) (56,591) (629,979) (1,524,575) 
2041 (69,473) (535,408) (59,700) (664,580) (1,608,129) 
2042 (73,198) (564,120) (62,901) (700,220) (1,694,188) 
2043 (77,035) (593,694) (66,199) (736,928) (1,782,830) 
2044 (80,988) (624,155) (69,595) (774,738) (1,874,131) 
2045 (85,059) (655,529) (73,094) (813,682) (1,968,171) 
2046 (89,252) (687,845) (76,697) (853,794) (2,065,032) 
TOTAL: (1,201,249) (9,257,738) (1,032,267) (11,491,254) (27,828,277) 

Source: Tiberius Solutions   Please refer to the explanation of the schools funding in the preceding section  
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Table 16 shows the projected increased revenue to the taxing jurisdictions after tax 
increment proceeds are projected to be terminated. These projections are for FYE 
2047.  
The Frozen Base is the assessed value of the Area established by the county 
assessor at the time the Area is established. Excess Value is the increased assessed 
value in the Area above the Frozen Base. The Frozen Base indicated in the table 
below is the consultant’s estimate. It is expected the number may vary slightly as the 
assessor determines the Frozen Base after the Area is established.  
Table 16 - Additional Revenues Obtained after Termination of Tax Increment 
Financing, FYE 2047. 

Taxing District Tax 
Rate 

From Frozen 
Base 

From Excess 
Value 

Total 

General Government     
Douglas County 1.1124 119,185 203,968 323,153 
City of Sutherlin 5.6335 603,584 1,032,950 1,636,534 
WC Sutherlin 0.5079 35,268 69,740 105,008 
 4H Extension Service 0.06 6,428 11,002 17,430 
Subtotal 7.3138 764,465 1,317,660 2,082,125 
Education     
ED Douglas 0.5296 56,742 97,107 153,849 
SC Sutherlin 130 4.0815 437,300 748,377 1,185,677 
Umpqua CC 0.4551 48,760 83,446 132,206 
Subtotal 5.0662 542,802 928,930 1,471,732 

TOTAL: 12.38 $1,307,267 $2,246,590 $3,553,857 
Source: Tiberius Solutions  
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X. COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED 
VALUE AND SIZE OF URBAN RENEWAL AND TIF AREAS 

State law limits the percentage of both a municipality’s total assessed value and the 
total land area that can be contained in a TIF area at the time of its establishment to 
25% for municipalities under 50,000 in population. As noted below, the Frozen Base 
(assumed to be FYE 2020 values), including all real, personal, personal, 
manufactured, and utility properties in the Area, is projected to be $104,034,472. The 
Douglas County Assessor will set the Frozen Base once the Plan is adopted. The total 
assessed value of the City of Sutherlin in FYE 2020 is $566,361,7665.  
The percentage of assessed value of the TIF area in Sutherlin is 18.37%, below the 
25% threshold. 
The Area contains 614.75 acres, including public rights-of-way. This puts 15.13% of 
the City’s acreage in a TIF area, which is below the 25% statutory threshold. The 
information on acreage and assessed value percentages is shown below in Table 17.  
Table 17 – TIF Area Conformance with Assessed Value and Acreage Limits 

  Assessed Value  Frozen Base  Acreage  
City of Sutherlin $566,361,766   4,064 
Sutherlin TIF Area   $104,034,472 614.75 

% in Urban Renewal/TIF Area 18.37%   15.13% 
Source: Compiled by Elaine Howard Consulting, LLC with data from City of Sutherlin and Douglas County 
Department of Assessment and Taxation (FYE 2020)  

 
5 Douglas County FYE 2020 Sal 4a 
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XI.   EXISTING PHYSICAL, SOCIAL, AND ECONOMIC 
CONDITIONS AND IMPACTS ON MUNICIPAL SERVICES 

This section of the Report describes existing conditions within the Area and 
documents the occurrence of “blighted areas,” as defined by ORS 457.010(1).  

A. Physical Conditions 
1. Land Use 

The Area measures 614.75 total acres in size, which is composed of  642 
individual parcels encompassing 516.24 acres, and an additional 98.51 
acres in public rights-of-way. An analysis of FYE 2019-2020 property 
classification data from the Douglas County Department of Assessment 
and Taxation database was used to determine the land use designation 
of parcels in the Area. By acreage, Exempt uses account for the most 
prevalent land use within the Area (34.90%). This was followed by 
Commercial (25.03%). Detailed land use designations in the Area can be 
seen in Table 18.  

                   Table 18 - Land Use in the Area 

Land Use Parcels Acreage Percent of Acreage 

Exempt 69 180.15 34.90% 

Commercial 242 129.21 25.03% 
Industrial 35 98.64 19.11% 

Residential 252 67.94 13.16% 

Multi-Family 37 31.09 6.02% 

Recreation 2 8.92 1.73% 
  TOTAL: 642 516.24 100.00% 

Source: Compiled by Elaine Howard Consulting, LLC with data from the City of Sutherlin    
using the Douglas County Department of Assessment and Taxation database (FYE 2020) 
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2. Comprehensive Plan Designations 

The most prevalent comprehensive plan designation by acreage in the 
Area is Medium Density Residential (23.94%). The second most 
prevalent comprehensive plan designation in the Area is Low Density 
Residential (20.47%). Detailed comprehensive plan designations in the 
Area can be seen in Table 19.  

Table 19 – Comprehensive Plan Designations in the Area 

Comprehensive Plan Designation Parcels Acreage Percent of Acreage 
Medium Density Residential 173 123.58 23.94% 

Low Density Residential 81 105.66 20.47% 

Commercial Community 153 82.58 16.00% 

Public 13 76.3 14.78% 

Light Industrial 48 56.04 10.86% 

Heavy Industrial 12 39.54 7.66% 

Commercial Business District 158 29.62 5.74% 

High Density Residential 4 2.92 0.57% 

  TOTAL: 642 516.24 100.00% 
Source: Compiled by Elaine Howard Consulting, LLC with data from the City of Sutherlin  
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Figure 5 – TIF Area Comprehensive Plan Designations 

 
Source: Tiberius Solutions 
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3. Zoning Designations 
The most prevalent zoning designation by acreage in the Area is 
Community Commercial (23.04%). The second most prevalent zoning 
designation in the Area is General Industrial (22.62%). Detailed zoning 
designations in the Area can be seen in Table 20.  

Table 20 - Zoning Designations in the Area 

Zoning Designation Parcels Acreage Percent of 
Acreage 

Community Commercial  162 118.92 23.04% 

General Industrial  14 116.77 22.62% 

Medium Density Residential  192 81.95 15.87% 
0.00% 

Light Industrial  46 64.05 12.41% 
Public  10 51.14 9.91% 

Low Density Residential  44 47.69 9.24% 

Downtown Commercial  161 30.08 5.83% 

Multi-family Residential  13 5.64 1.09% 

  TOTAL: 642 516.24 100.00% 
 Source: Compiled by Elaine Howard Consulting, LLC with data from the City of Sutherlin 
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Figure 6 – TIF Area Zoning Designations 

 
Source: Tiberius Solutions;
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B. Infrastructure 
This section identifies the existing conditions in the Area to assist in establishing 
blight in the ordinance adopting the Plan. There are projects listed in several City 
of Sutherlin infrastructure master plans that relate to these existing conditions. 

There are also deficiencies in the transportation system that have been identified by 
City staff for inclusion. This does not mean that all of these projects are included 
in the Plan. The specific projects that are included in the Plan are listed in Section  III 
of this Report.  

1. Transportation  
The Sutherlin Transportation Systems Plan (TSP) identified the 
following projects in the Capital Improvement List. The project costs 
were using 2005 construction cost indexes and do not reflect unique 
costs such as significant environmental mitigation.  
The interchange and roadways in the project area have operational, 
geometric, and structural deficiencies. The existing deficiencies will be 
exacerbated by traffic increases resulting from development in the area. 
The Transportation System Plan (TSP) identifies a need to provide an 
interchange with increased capacity to serve the adopted land use plan 
for the area.6  
Interstate 5 Exit 136 Operational and Safety Deficiencies 
The configuration of the interchange, particularly as related to the 
southbound ramps, combined with traffic volume increases that have 
occurred with development in the west part of Sutherlin, results in 
operational and safety deficiencies. Some of these were previously 
identified in the City of Sutherlin Transportation System Plan (TSP). The 
operational and safety deficiencies are: 

• Access points are located closer to ramp terminals than prescribed 
by ODOT standards and contribute to traffic conflicts, loss of 
interchange efficiency and potential safety problems. 

• There is insufficient capacity at key locations along Oregon 
Highway 138 (OR 138) to accommodate traffic from planned 
development. 

• With only modest development consistent with adopted plans in the 
vicinity of the interchange or more distant areas of the west part of 
Sutherlin, the intersection of OR 138 with Park Hill Lane (which 
serves as an extension of the southbound ramp terminal) will fail to 
meet ODOT mobility standards without signalization. 
 

 
6 136 Interchange Area Management Plan,Oregon Department of Transportation 
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Interstate 5 Exit 136 Structural and Geometric Deficiencies 
The original interchange, constructed decades ago, used different 
design standards and practices than those used today. When 
compared to current standards, the interchange exhibits numerous 
deficiencies. Substantial improvements were made in 2005 and 2006 
when the mainline bridge was replaced and modifications were made 
to the northbound ramps. The principal geometric and structural 
deficiencies are: 
• The southbound ramps use a “gull-wing” configuration that is no 

longer a standard design. 

• Some ramps do not meet design current standards or achieve 
minimum standards rather than the higher “desirable” standard. 
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Table 21 - Transportation Projects in the Area 
Block # Project Estimated Cost  

 Waite Street Improvements  $1,081,698$2,188,850 

 Oregon Highway 138 – 5 lane upgrade from Ft. 
McKay to Comstock  

$3,406,698 (State)  

 I-5 Interchange- west side of IC at Oregon 138 
Connection from New Parkway to Central 

$2,192,667 (State) 

$1,506,566 (City)  

 Ash Street – Central to 1st overlay $5,952 

300 Dean Avenue E. overlay $17,340 

100 Everett Avenue W.  grind and inlay  $17,262 

200 Everett Ave W. overlay  $10,760 

8-900 First Avenue W.  slurry seal  $2,248 

100 First Avenue E.  cracking  $200 

200 First Avenue E.  slurry seal minor cracking $2,164 

300 First Avenue E.  slurry seal pitted surfaces $9,665 

4-500 First Avenue W.  slurry seal  $3,408 

1200 First Avenue W.  overlay $7,650 

700 First Avenue W.  slurry seal  $2,088 

 Front Street  overlay $12,600 

 Hawthorne Street overlay  $34,400 

 Oak Street grind and overlay $49,755 

1300 Sunset Avenue overlay $12,580 

 Sunset Street overlay $22,450 

 Taylor Street slurry seal  $18,344 

 Umatilla Street S. grind and inlay $35,860 

 Waite Street S. rebuild  $600,000 

 Willamette Street S. overlay $18,480 

Source: City of Sutherlin  
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2. Storm Drain  

The Storm Drain Master Plan was completed by The Dyer Partnership 
Engineers & Planners, Inc. in 2014. The following projects within the Area 
were identified in the Storm Drain Master Plan.  
Table 22 – Storm Drain Projects in the Area 
Project  Estimated Cost  

N. State Street, bound by E. Central and Third Ave  $230,845 

N. Calapooia St, north of E. Central Ave  $108,795 

Between Grant Street and Branton Street, bound by W. 
Second Avenue and W. Central Avenue  

$166,396 

            Source: City of Sutherlin  
3. Water 

The Water Master Plan was completed by The Dyer Partnership 
Engineers & Planners, Inc in 2017. The following projects within the Area 
were identified in the Water Master Plan.  
Table 23 – Water Projects in the Area 
Project – Improvement Capital  Estimated Cost  

Alley S. of 1st, Umpqua/Will (8”)  $60,000 

Myrtle Street Water Line Improvement  $89,000 

E. 1st Street Water Line Improvement – N State Street to 
N. Umpqua Street  

$273,000 

          Source: City of Sutherlin  
4. Utility Providers  

The following utility providers have services within the City of Sutherlin: 
Pacific Power and Light 
Avista Utilities 
CenturyLink  
Charter Communications 
Douglas Electric Co-Op 
Sutherlin Water Control District  
City of Sutherlin Water  
City of Sutherlin Sewer  
 

5. Parks and Open Space 
The Sutherlin Parks and Open Space Plan established the need for 
additional open space and parrks facilities in the Area. The specifc 
recitation is shown below. The table is from the Sutherlin Open Space 
Plan document.  
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Section 6.2 Existing and Future Parks  
Based on an assumption of shared facility use, the Needs Analysis 
identified a need for 6 to 12 neighborhood parks and 4 to 10 community 
parks (Section 5.2, Needs Assessment). Not all neighborhood and 
community parks need to be the same, containing the same or similar 
array of elements. Indeed, quality park and open space planning 
recognizes unique qualities of a particular site and develops a specific 
park plan around a balance of a site’s unique features with the overall 
community need for park resources. Thus the array of identified 
neighborhood and community parks in Sutherlin can have variety. In 
particular, the 5 identified community parks (3 community parks and 2 
sports parks) each has a unique, identifiable focus. Table 6.3  of the 
Sutherlin Parks and Open Space Plan outlines this approach. 

 
Table 6.3 – Park Functions7 
Community Park     
 

Park Function 

Central Park / Festival Grounds (C-1) Functions as a host location for 
community events and festivals 

Cooper Creek Reservoir (C-2) facility Functions as a boating and picnicking  
Ford’s Pond (C-3) Could function as an open expanse of 

informal open space 
Westside Sports Park (S-1) A host location for tournament-level 

regulation sports such as softball and 
soccer 

Eastside Sports Park (S-2) A shared location with the Sutherlin 
School District for baseball and football 

 
6.   Wetlands  

The Area has significant wetlands as shown in the WD # 2012-0352R 
Reissuance of Wetland Delineation Report for the Sutherlin Industrial 
Park.8 

 
 
 

  

 
7 Sutherlin Parks and Open Space Plan, SATRE Associates, Table 6.3, p. 44. 
8 The Wetlands Delineation Determination Report was transmitted to the Department of State Lands 
with a determination letter on December 20, 2018 concurring with the wetland and waterway 
boundaries.  
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C. Social Conditions 
Within the  Area, there are 289 tax lots shown as residential use in the land 
use table. Table 18. According to the US Census Bureau, American 
Community Survey 2013-2017 Five Year Estimates, the block groups that 
most closely represent the  Area have 2,734 residents, 93% of whom are 
white. These block groups represent more residents than exist in the Area but 
are the closest block groups to represent the Area.  

 Table 24 - Race in the Area 
Race Number Percent 
White alone  2,544  93.1% 
Black or African American alone  -    0.0% 
American Indian and Alaska Native alone  59  2.2% 
Asian alone  45  1.6% 
Native Hawaiian and Other Pacific Islander alone  -    0.0% 
Some other race alone  33  1.2% 
Two or more races  53  1.9% 
  TOTAL: 2,734 100% 

  Source: American Community Survey 2013-2017 Five Year Estimates 

The largest percentage of residents are between 55 to 64 years of age 
(16%). 

            Table 25 - Age in the Area 
Age Number Percent 
Under 5 years  271  10% 
5 to 9 years  135  5% 
10 to 14 years  227  8% 
15 to 17 years  54  2% 
18 to 24 years  319  12% 
25 to 34 years  372  14% 
35 to 44 years  224  8% 
45 to 54 years  200  7% 
55 to 64 years  446  16% 
65 to 74 years  241  9% 
75 to 84 years  199  7% 
85 years and over  46  2% 
  TOTAL: 2,734 100% 

                Source: American Community Survey 2013-2017 Five Year Estimates 
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In the block groups, 14% of adult residents have earned a bachelor’s degree 
or higher. Another 30% have some college education without a degree, and  
42% have graduated from high school with no college experience. 

 Table 26 - Educational Attainment in the Area 
Educational Attainment Number Percent 
Less than high school  135  8% 
High school graduate (includes equivalency)  730  42% 
Some college  526  30% 
Associate's degree  102  6% 
Bachelor's degree  182  11% 
Master's degree  53  3% 
Professional school degree  -    0% 
Doctorate degree  -    0% 
  TOTAL: 1,728 100% 

  Source: American Community Survey 2013-2017 Five Year Estimates 

The most common travel time to work class was 10 to 19 minutes, with 40% 
of journeys being in this class. This was followed by less than 10 minutes travel 
time class, which represented 29% of journeys.  

 Table 27 - Travel Time to Work in the Area 
Travel Time Number Percent 
Less than 10 minutes  297  29% 
10 to 19 minutes  407  40% 
20 to 29 minutes  246  24% 
1.00830 to 39 minutes  34  3% 
40 to 59 minutes  17  2% 
60 to 89 minutes  -    0% 
90 or more minutes  7  1% 
  TOTAL: 1,008 99% 

    Source: American Community Survey 2013-2017 Five Year Estimates 

Of the means of transportation used to travel to work, the majority, 86% drove 
alone with another 9% carpooling 

  Table 28 - Means of Transportation to Work in the Area 
Means of Transportation Number Percent 
Drove alone  913  86% 
Carpooled  91  9% 
Bicycle  -    0% 
Walked  4  0% 
Other means  -    0% 
Worked at home  49  5% 
  TOTAL: 49 100% 

              Source: American Community Survey 2013-2017 Five Year Estimates 
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D. Economic Conditions 
1. Taxable Value of Property within the Area 

The estimated total assessed value of the Area calculated with data from 
the Douglas County Department of Assessment and Taxation for FYE 
2020, including all real, personal, manufactured, and utility properties, is 
estimated to be $104,122,628.  

2. Building to Land Value Ratio 
An analysis of property values can be used to evaluate the economic 
condition of real estate investments in a given area. The relationship of 
a property’s improvement value (the value of buildings and other 
improvements to the property) to its land value is generally an accurate 
indicator of the condition of real estate investments. This relationship is 
referred to as the “Improvement to Land Value Ratio," or “I:L.” The 
values used are real market values. In TIF Areas, the I:L is often used 
to measure the intensity of development or the extent to which an area 
has achieved its short- and long-term development objectives. 
Table 29 shows the improvement to land ratios (I:L) for properties within 
the Area. There are 70 parcels totaling 34.90% of the total acreage that 
are “exempt” from taxation as they are owned by governmental agencies 
or non-profits. There ae 105 parcels totaling 23.17% of the acreage that 
have no improvement value. Excluding the Exempt parcels, there are 
283 parcels representing 39.48% of the acreage that have I:L ratios less 
than 1.0. In other words, the improvements on these properties are 
worth less than the land they sit on. A reasonable I:L ratio for properties 
in the Area is 2.0, or an improvement worth twice as much as the land it 
is on. One hundred and nine of the parcels in the Area, totaling 13.32% 
of the acreage, have I:L ratios of 2.0 or more in FYE 2020. In summary, 
approximately 52.77% of the Area is underdeveloped and not 
contributing significantly to the tax base in the City.  
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  Table 29 - Improvement to Land Ratios in the Area 

Improvement to 
Land Ratio Parcels Acreage 

Percent of 
Acreage 

Exempt 69 180.16 34.90% 
No Improvement 
Value 105 119.62 23.17% 

0.01-0.50 63 40.15 7.78% 

0.51-1.00 115 44.03 8.53% 

1.01-1.50 123 39.37 7.63% 

1.51-2.00 58 24.1 4.67% 

2.01-2.50 37 24.6 4.77% 

2.51-3.00 18 9.47 1.83% 

3.01-4.00 23 11.57 2.24% 

> 4.00 31 23.17 4.49% 

  TOTAL: 642 516.24 100.00% 
Source: Compiled by Elaine Howard Consulting, LLC with data from the Douglas County 
Department of Assessment and Taxation (FYE 2020) 
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E. Impact on Municipal Services 
The fiscal impact of tax increment financing on taxing districts that levy taxes 
within the Area is described in Section IX of this Report. This subsection 
discusses the fiscal impacts resulting from potential increases in demand for 
municipal services.  
The projects being considered for future use of tax increment funding are for 
sports park development, assistance for development and re-development of 
the Downtown, transportation and utility infrastructure including infrastructure 
improvements and wetlands mitigation to jumpstart development in the 
industrial area creating jobs for Sutherlin residents, Central Avenue Corridor 
transportation improvements, business support and development support 
including property acquisition, blight cleanup and a Gateway Partnership with 
the Umpqua Wine Interpretative Center. Tax increment financing is a method 
for funding projects that would otherwise be funded by the City general fund 
or SDCs, or delayed until resources are available.  
It is anticipated that these improvements will catalyze development on the 
undeveloped and underdeveloped parcels in the Area. This development will 
require City services. However, since the property is within the City limits, and 
the level of redevelopment has been planned for based on the Comprehensive 
Plan and zoning designations, the City has anticipated the need to provide 
services to the Area. As the development will be new construction or 
rehabilitation, it will be constructed to current building codes, which will aid in 
the needs for fire protection and lessen the burden on fire response.  
The financial impacts from tax increment collections will be countered by future 
economic development, and, in the future, adding increases in assessed value 
to the tax base for all taxing jurisdictions, including the City.  

XII. REASONS FOR SELECTION OF EACH TIF AREA IN THE 
PLAN 

The reason for selecting the Area is to provide the ability to fund projects and programs 
necessary to cure blight within the Area.  

XIII. RELOCATION REPORT 
When the Agency acquires occupied property under the Plan, residential or 
commercial occupants of such property shall be offered relocation assistance as 
required under applicable state law. Prior to such acquisition, the Agency shall adopt 
rules and regulations, as necessary, for the administration of relocation assistance. 
The Agency will comply with all applicable state laws in providing these potential 
benefits.    
There are plans to acquire land for infrastructure in the Area which may trigger 
relocation benefits in the future. However, no specific acquisitions that would result in 
relocation benefits have been identified in the Plan.  All acquisitions will be reviewed 
for the potential of applicable relocation benefits.  
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EXHIBIT C 
 
    CITY OF SUTHERLIN 

PLANNING COMMISSION MEETING 
CIVIC AUDITORIUM – 7:00 PM 

TUESDAY, MAY 19, 2020 
 
 

COMMISSION MEMBERS PRESENT:  William Lee, Richard Price, Collin Frazier and Norm 
Davidson  
 
COMMISSION MEMBERS EXCUSED:  Sam Robinson 
 
COMMISSION MEMBERS ABSENT:  Adam Sarnoski and Elainna Swanson 
 
CITY STAFF:   Kristi Gilbert, Community Development Supervisor, Jamie Chartier, City Planner 
and Brian Elliott, Community Development Director 
 
AUDIENCE (via Zoom): Elaine Howard (Elaine Howard Consulting, LLC)  
 
Meeting called to order at 7:00 pm by Chair Lee. 
 
APPROVAL OF MINUTES 
 
A motion made by Commissioner Price to approve the minutes of the April 21, 2020 Planning 
Commission meeting; second made by Commissioner Frazier.  
 
In favor:  Commissioners Frazier, Price, Davidson and Chair Lee 
Opposed:  None 
Excused: None 
Motion carried unanimously 
 
APPROVAL OF FINDINGS OF FACT(S) 
 

1. COOPER CREEK ESTATES LLC, request for a Comprehensive Plan Map from Low 
Density Hillside to Medium Density, Zone Map Change from (RH) Residential Hillside 
to (R-2) Medium Density Residential, along with a Land Partition on a 1.31 acre 
property. PLANNING DEPARTMENT FILE NO. 20-S002 

 
A motion was made by Commissioner Price to approve the Findings of Fact for COOPER CREEK 
ESTATES, LLC, request for a Comprehensive Plan Map from Low Density Hillside to Medium 
Density, Zone Map Change from (RH) Residential Hillside to (R-2) Medium Density Residential, 
along with a Land Partition on a 1.31 acre property (File No. 20-S002) presented at the April 21, 
2020 Planning Commission meeting; motion seconded by Commissioner Davidson. 
In favor: Commissioners Price, Frazier, Davidson and Chair Lee 
Opposed: None 
Motion carried unanimously  
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COMMISSION BUSINESS 
  

1. SUTHERLIN TAX INCREMENT FINANCE PLAN including its relationship to the 
Sutherlin Comprehensive Plan 

 
Elaine Howard, with Elaine Howard Consulting, LLC via ZOOM, gave the Planning Commission 
background information about Urban Renewal Districts (URD) and Tax Increment Financing. 
Mrs. Howard then presented the Commission with an informative slide show presentation on the 
Sutherlin Tax Increment Finance Plan and how an Urban Renewal District is formed and 
functions. This information is needed to be able to allow the Planning Commission to satisfy their 
role in verifying its conformance to the Sutherlin Comprehensive Plan and making a 
recommendation to City Council.  
 
A motion was made by Commissioner Davidson to recommend to City Council per staff 
recommendation that the Sutherlin Planning Commission finds, based upon the information 
provided in the staff report and the provided attachments, that the Sutherlin Tax Increment 
Financial Plan conforms with the Sutherlin Comprehensive Plan and further recommend that the 
Sutherlin City Council adopt the proposed Sutherlin Tax Increment Finance Plan; Commissioner 
Price seconds the motion. 
 
In favor: Commissioners Price, Frazier, Davidson and Chair Lee 
Opposed: None 
Motion carried unanimously  
 
COMMISSION COMMENTS – None.  
 
ADJOURNMENT - With no further business the meeting was adjourned at 7:30 pm. 
 
Respectfully submitted, 
 
___________________________                      
Jamie Chartier, City Planner 
 
APPROVED BY COMMISSION ON THE _    _  _ DAY OF _                           _, 2020.  
              
          
 
        William Lee, Commission Chair 
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AKS Job #8032 

EXHIBIT D
City of Sutherlin 

Urban Renewal Area Description  

Tracts of land and road rights-of-way, located in the Southwest One-Quarter of Section 16, the 
Southeast and Southwest One-Quarters of Section 17, the Southeast and Southwest One-Quarters 
of Section 18, the Northeast, Southeast, and Northwest One-Quarters of Section 19, the 
Northeast and Northwest One-Quarters of Section 20, the Northwest One-Quarter of Section 21, 
Township 25 South, Range 5 West, and the Northeast One-Quarter of Section 24, Township 25 
South, Range 6 West, Willamette Meridian, City of Sutherlin, Douglas County, Oregon, and 
being more particularly described as follows: 

Beginning at the most northerly corner of Lot 20, Block 6 of the plat “Amended Plat of Plat-O 
Blocks 6 to 18”, recorded as Volume 4, Page 14, Douglas County Plat Records, also being the 
intersection of the southeasterly right-of-way of W Sixth Avenue and the westerly right-of-way 
of Central Oregon & Pacific Railroad (Assessor’s Map 25 5 17DB); 

1. Thence along said westerly right-of-way line, Southerly 99 feet, more or less, to the
westerly extension of the northerly line of Block 1 of the plat “Amended Plat of the
Townsite of Sutherlin”, recorded as Volume 3, Page 20, Douglas County Plat Records
(Assessor’s Map 25 5 17DB);

2. Thence along said westerly extension and the northerly line of said Block 1, Easterly
114 feet, more or less, to the northeasterly corner of said Block 1, also being on the
westerly right-of-way line of N State Street (Assessor’s Map 25 5 17DB);

3. Thence leaving said westerly right of way line, Northeasterly 96 feet, more or less, to
the southwesterly corner of Parcel 2 of Partition Plat No. 2000-0029, Douglas County
Plat Records, also being the intersection of the northerly right-of-way line of E Sixth
Avenue and the easterly right-of-way line of N State Street (Assessor’s Map 25 5
17AC);

4. Thence along said easterly right-of-way line, Southerly 1,233 feet, more or less, to the
southerly right-of-way line of E Second Avenue (Assessor’s Map 25 5 17DC);

5. Thence along said southerly right-of-way line, Easterly 399 feet, more or less, to the
westerly right-of-way line of N Umpqua Street (Assessor’s Map 25 5 17DC);

6. Thence along said westerly right-of-way line, Southerly 275 feet, more or less, to the
southerly right-of-way line of E First Avenue (Assessor’s Map 25 5 17DC);

7. Thence along said southerly right-of-way line and the easterly extension thereof,
Easterly 1,204 feet, more or less, to the easterly right-of-way line of N Umatilla Street
(Assessor’s Map 25 5 17DD);

8. Thence along said easterly right-of-way line, Northerly 362 feet, more or less, to a line
which is parallel with and 25.00 feet northerly of, when measured at right angles to, the
north line of Lot 22 of the plat “Olson Resubdivision of Sub Lot ‘A’ Amended Plat of
Sutherlin Oregon”, recorded as Volume 6, Page 49, Douglas County Plat Records
(Assessor’s Map 25 5 17DA);
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9. Thence along said parallel line, Easterly 209 feet, more or less, the easterly line of said 
plat (Assessor’s Map 25 5 17DA); 

10. Thence along said easterly line, Northerly 107 feet, more or less, to a line which is 
parallel with and 211.91 feet, more or less, northerly of, when measured at right angles 
to, the north line of the plat “Eagle Subdivision”, recorded as Volume 19, Page 8, 
Douglas County Plat Records (Assessor’s Map 25 5 16); 

11. Thence along said parallel line, North 78º15’30” East 330.16 feet, more or less, to a 
line which is parallel with and 327.56 feet, more or less, easterly of, when measured at 
right angles to, said easterly line (Assessor’s Map 25 5 16); 

12. Thence South 17º57’37” East 213.16 feet, more or less, to the northeasterly corner of 
Lot 7 of said plat “Eagle Subdivision” (Assessor’s Map 25 5 16CB); 

13. Thence along the northerly line of said Lot 7, Westerly 75 feet, more or less, to the 
northwesterly corner of said plat (Assessor’s Map 25 5 16CB); 

14. Thence along the westerly line of said plat, Southerly 293 feet, more or less, to the 
southwesterly corner of Lot 5 of said plat (Assessor’s Map 25 5 16CB); 

15. Thence along the south line of said Lot 5, Easterly 94 feet, more or less, to the 
southeasterly corner of said Lot 5 (Assessor’s Map 25 5 16CB); 

16. Thence Easterly 136 feet, more or less, to the northwesterly corner of Lot 1 of said plat 
(Assessor’s Map 25 5 16CB); 

17. Thence along the northerly line of said Lot 1, Easterly 79 feet, more or less, to the 
westerly right-of-way line of Eagle Court (Assessor’s Map 25 5 16CB); 

18. Thence along said westerly right-of-way line and the southerly extension thereof, 
Southerly 299 feet, more or less, to the southerly right-of-way line of E Central Avenue 
(Assessor’s Map 25 5 16CC); 

19. Thence along said southerly right-of-way line, Westerly 31 feet, more or less, to the 
easterly right-of-way line of Waite Street (Assessor’s Map 25 5 16CC); 

20. Thence along said easterly right-of-way line, Southerly 1,350 feet, more or less, to the 
northerly extension of the westerly line of the plat “Forest Heights Subdivision”, 
recorded as Volume 23, Page 9A, Douglas County Plat Records (Assessor’s Map 25 5 
21BA); 

21. Thence along said northerly extension and the westerly line of said plat, Southerly 
1,317 feet, more or less, to the southwesterly corner of Tract B of said plat, also being 
the southeasterly corner of Deed Book 1532, Page 794, Douglas County Book of 
Records (Assessor’s Map 25 5 21); 

22. Thence along the southerly line of said Deed, Northwesterly 1,105 feet, more or less, to 
the southeasterly corner of the plat “Raintree Estates”, recorded as Volume 15, Page 64, 
Douglas County Plat Records (Assessor’s Map 25 5 20AA); 

23. Thence along the easterly line of said plat, Northerly 1,299 feet, more or less, to the 
northeasterly corner of Lot 11, Block 1 of said plat (Assessor’s Map 25 5 20AA); 

24. Thence along the northerly line of said plat and the westerly extension thereof, 
Westerly 1,225 feet, more or less, to the westerly right-of-way line of S State Street 
(Assessor’s Map 25 5 20AB); 

25. Thence along said westerly right-of-way line, Southerly 381 feet, more or less, to the 
northeasterly right-of-way line of Valentine Avenue (Assessor’s Map 25 5 20AB); 
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26. Thence along said northeasterly right-of-way line, Northwesterly 723 feet, more or less, 
to the southeasterly right-of-way line of S Calapooia Street (Assessor’s Map 25 5 
20AB); 

27. Thence along said southeasterly right-of-way line, Southwesterly 1,370 feet, more or 
less, to the southerly line of Lot 7, Block 2 of the plat “Plat-C”, recorded as Volume 3, 
Page 11, Douglas County Plat Records, also being on the southeasterly extension of the 
southwesterly line of Lot 6, Block 1 of said plat (Assessor’s Map 25 5 20AC); 

28. Thence along said southeasterly extension and said southwesterly line and the 
northwesterly extension thereof, Northwesterly 826 feet, more or less, to the 
northwesterly right-of-way line of Central Oregon & Pacific Railroad (Assessor’s Map 
25 5 20B); 

29. Thence along said northwesterly right-of-way line, Southwesterly 889 feet, more or 
less, to the northerly right-of-way line of Duke Avenue (Assessor’s Map 25 5 20B); 

30. Thence along said northerly right-of-way line, Westerly 1,641 feet, more or less, to the 
southeasterly right-of-way line of Taylor Street (Assessor’s Map 25 5 19AD); 

31. Thence along said southeasterly right-of-way line, Southwesterly 2,481 feet, more or 
less, to the northerly right-of-way line of Page Avenue (Assessor’s Map 25 5 19D); 

32. Thence leaving said northerly right-of-way line, Southwesterly 44 feet, more or less, to 
the northeasterly corner of Deed Book 382, Page 743, Douglas County Book of 
Records, also being on the southerly right-of-way line of Page Avenue (Assessor’s Map 
25 5 30); 

33. Thence along said southerly right-of-way line, Westerly 27 feet, more or less, to the 
northwesterly corner of said Deed, also being on the easterly right-of-way line of 
Taylor Road (Assessor’s Map 25 5 30); 

34. Thence along said easterly right-of-way line, Southerly 213 feet, more or less, to the 
easterly extension of the southerly right-of-way line of Page Avenue (Assessor’s Map 
25 5 30); 

35. Thence leaving said easterly right-of-way line, Westerly 60 feet, more or less, to the 
northeasterly corner of Parcel 2 of Partition Plat 1998-0110, Douglas County Partition 
Plat Records, also being on the southerly right-of-way line of Page Avenue (Assessor’s 
Map 25 5 30); 

36. Thence along said southerly right-of-way line, Northwesterly 1,211 feet, more or less, 
to the southerly extension of the westerly line of Lot 12, Block 1 of the plat “Plat-E”, 
recorded as Volume 3, Page 17, Douglas County Plat Records (Assessor’s Map 25 5 
19DC); 

37. Thence along said southerly extension and the westerly line of said Lot 12, Northerly 
787 feet, more or less, to the northwesterly corner of said Lot 12 (Assessor’s Map 25 5 
19DC); 

38. Thence along the northerly line of said Lot 12, and the northerly lines of Lot 11 and Lot 
10 of said Block 1, Easterly 1,151 feet, more or less, to the westerly right-of-way line 
of Taylor Street (Assessor’s Map 25 5 19D); 

39. Thence along said westerly right-of-way line, Northeasterly 2,103 feet, more or less, to 
the northeasterly corner of Parcel 1 of Partition Plat 2013-0028, Douglas County 
Partition Plat Records, also being on the southerly line of Lot 1 of the plat “Calapooia 
Crossing”, recorded as Volume 20, Page 63, Douglas County Plat Records (Assessor’s 
Map 25 5 19AD); 
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40. Thence along said southerly line and the easterly extension thereof, Easterly 74 feet, 
more or less, to the easterly right-of-way line of Taylor Street (Assessor’s Map 25 5 
20B); 

41. Thence along said easterly right-of-way line, Northerly 827 feet, more or less, to the 
southwesterly corner of Lot 4 of the plat “Taylor Street Apartments Subdivision”, 
recorded as Volume 20, Page 65, Douglas County Plat Records (Assessor’s Map 25 5 
19AA); 

42. Thence along the southerly line of said Lot 4, Easterly 153 feet, more or less, to the 
southeasterly corner of said Lot 4 (Assessor’s Map 25 5 19AA); 

43. Thence along the easterly line of said plat, Northerly 368 feet, more or less, to the 
northeasterly corner of Lot 1 of said plat (Assessor’s Map 25 5 19AA); 

44. Thence along the northerly line of said Lot 1 and the westerly extension thereof, 
Westerly 211 feet, more or less, to the westerly right-of-way line of Taylor Street 
(Assessor’s Map 25 5 19AA); 

45. Thence along said westerly right-of-way line, Southerly 383 feet, more or less, to the 
northeasterly corner of Lot 7 of said plat of “Calapooia Crossing” (Assessor’s Map 25 5 
19AA); 

46. Thence along the northerly line of said Lot 7, Southwesterly 94 feet, more or less, to the 
northwesterly corner of said Lot 7 (Assessor’s Map 25 5 19AA); 

47. Thence along the westerly line of said plat, Southerly 785 feet, more or less, to the 
northerly line of Parcel 1 of said Partition Plat 2013-0028 (Assessor’s Map 25 5 
19AD); 

48. Thence along said northerly line and the westerly extension thereof, Westerly 386 feet, 
more or less, to the southeasterly corner of Lot 9, Block II of the plat “Rasmussen 
Subdivision”, recorded as Volume 14, Page 20, Douglas County Plat Records 
(Assessor’s Map 25 5 19AD); 

49. Thence along the easterly line of said plat, Northerly 927 feet, more or less, to the 
southeasterly corner of Lot 3, Block I, of said plat, also being on the easterly extension 
of the northerly right-of-way line of W Dean Avenue (Assessor’s Map 25 5 19AA); 

50. Thence along said easterly extension and the northerly right-of-way line of W Dean 
Avenue, Westerly 812 feet, more or less, to the northeasterly corner of Lot 31 of the 
plat “Hi-Way Homesites”, recorded as Volume 7, Page 26, Douglas County Plat 
Records (Assessor’s Map 25 5 19AB); 

51. Thence along the easterly line of said Lot 31, Southerly 50 feet, more or less, to a line 
which is parallel with and 50 feet southerly of, when measured at right angles to, the 
north line of said Lot 31 (Assessor’s Map 25 5 19AB); 

52. Thence along said parallel line and the westerly extension thereof, Westerly 138 feet, 
more or less, to the westerly right-of-way line of Sunset Street (Assessor’s Map 25 5 
19AB); 

53. Thence along said westerly right-of-way line, Southerly 61 feet, more or less, to the 
southeasterly corner of Lot 10 of said plat “Hi-Way Homesites” (Assessor’s Map 25 5 
19AB); 

54. Thence along the southerly line of said Lot 10 and the southerly line of Lot 9 of said 
plat, Westerly 442 feet, more or less, to the southwesterly corner of said Lot 9, also 
being on the easterly right-of-way line of S Comstock County Road (Assessor’s Map 
25 5 19AB); 
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55. Thence leaving said easterly right-of-way line, Westerly 70 feet, more or less, to the 
easterly southeasterly corner of Lot 5 of the plat “Ponderosa Redevelopment 
Subdivision”, recorded as Volume 19, Page 22, Douglas County Plat Records, also 
being on the westerly right-of-way line of S Comstock County Road (Assessor’s Map 
25 5 19AC); 

56. Thence along the southerly line of said Lot 5, Westerly 198 feet, more or less, to the 
northwesterly corner of Deed Book 1428, Page 260, Douglas County Book of Records 
(Assessor’s Map 25 5 19AC); 

57. Thence continuing along said southerly line, Southerly 240 feet, more or less, to the 
northerly line of Deed Instrument Number 2008-018512, Douglas County Book of 
Records (Assessor’s Map 25 5 19AC); 

58. Thence continuing along said southerly line, Westerly 45 feet, more or less, to the 
northwesterly corner of said Deed (Assessor’s Map 25 5 19AC); 

59. Thence continuing along said southerly line, Southerly 38 feet, more or less, to the 
southwesterly corner of said Deed (Assessor’s Map 25 5 19AC); 

60. Thence continuing along said southerly line and the westerly extension thereof, 
Westerly 1,059 feet, more or less, to the westerly right-of-way line of Interstate 
Highway No. 5 (I-5) (Assessor’s Map 25 5 19BD); 

61. Thence along said westerly right-of-way line, Southerly 603 feet, more or less, to the 
northerly right-of-way line of W Duke Avenue (Assessor’s Map 25 5 19BD); 

62. Thence along said northerly right-of-way line, Westerly 413 feet, more or less, to the 
easterly right-of-way line of S Quintyn Street (Assessor’s Map 25 5 19BD); 

63. Thence along said easterly right-of-way line, Northerly 623 feet, more or less, to the 
northerly right-of-way line of S Quintyn Street (Assessor’s Map 25 5 19BD); 

64. Thence along said northerly right-of-way line, Westerly 60 feet, more or less, to the 
westerly right-of-way line of S Quintyn Street, also being Reference Point ‘A’ 
(Assessor’s Map 25 5 19BD); 

65. Thence along said westerly right-of-way line, Southerly 639 feet, more or less, to the 
northerly right-of-way line of W Duke Avenue (Assessor’s Map 25 5 19BD); 

66. Thence along said northerly right-of-way line, Westerly 200 feet, more or less, to the 
southeasterly corner of Lot 15 of the plat “Plat of Crestview Tracts”, recorded as 
Volume 10, Page 27, Douglas County Plat Records (Assessor’s Map 25 5 19BC); 

67. Thence along the easterly line of said Lot 15 and the northerly extension thereof, 
Northerly 219 feet, more or less, to the northeasterly corner of Lot 13 of said plat 
(Assessor’s Map 25 5 19BC); 

68. Thence along the north line of said Lot 13, Westerly 248 feet, more or less, to the 
easterly right-of-way line of Crestview Street (Assessor’s Map 25 5 19BC); 

69. Thence along said easterly right-of-way line, Northerly 416 feet, more or less, to the 
northerly right-of-way line of Crestview Street (Assessor’s Map 25 5 19BC); 

70. Thence along said northerly right-of-way line, Westerly 60 feet, more or less, to the 
westerly right-of-way line of Crestview Street (Assessor’s Map 25 5 19BC); 

71. Thence along said westerly right-of-way line, Southerly 644 feet, more or less, to the 
northerly right-of-way line of W Duke Avenue (Assessor’s Map 25 5 19BC); 

72. Thence along said northerly right-of-way line, Westerly 110 feet, more or less, to the 
southeasterly corner of Lot 1 of said plat “Plat of Crestview Tracts”, (Assessor’s Map 
25 5 19BC); 
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73. Thence along the easterly line of said Lot 1, Northerly 141 feet, more or less, to the 
northeasterly corner of said Lot 1 (Assessor’s Map 25 5 19BC); 

74. Thence along the northerly line of said Lot 1, Westerly 110 feet, more or less, to the 
northwesterly corner of said Lot 1, also being on the easterly line of the Joseph Knott 
Donation Land Claim No. 59 (Assessor’s Map 25 5 19BC); 

75. Thence along said easterly line, Northerly 584 feet, more or less, to the southeasterly 
corner of Lot 1, Block 1, of the plat “Plat-M Blocks 1 to 8 Inc.”, Volume 4, Page 67, 
Douglas County Plat Records (Assessor’s Map 25 5 19B); 

76. Thence along the southerly line of said Lot 1, Westerly 293 feet, more or less, to the 
southeasterly corner of Parcel 3 of Partition Plat No. 2007-0075, Douglas County Plat 
Records (Assessor’s Map 25 5 19B); 

77. Thence along the easterly line of said Parcel 3, Northerly 300 feet, more or less, to the 
northeasterly corner of said Parcel 3 (Assessor’s Map 25 5 19B); 

78. Thence along the northerly line of said Parcel 3, Westerly 275 feet, more or less, to the 
easterly line of Lot 2 of said Block 1 (Assessor’s Map 25 5 19B); 

79. Thence along said easterly line, Northerly 420 feet, more or less, to the southerly right-
of-way line of Fort McKay Road (Assessor’s Map 25 5 19B); 

80. Thence along said southerly right-of-way line, Easterly 275 feet, more or less, to the 
northeasterly corner of Deed Instrument Number 2010-008018, Douglas County Book 
of Records (Assessor’s Map 25 5 19B); 

81. Thence leaving said southerly right-of-way line, Northwesterly 133 feet, more or less, 
to the intersection of the southerly right-of-way line of State Highway No. 138 W and 
the northerly right-of-way line of Fort McKay Road (Assessor’s Map 25 5 19B); 

82. Thence along said northerly right-of-way line, Westerly 269 feet, more or less, to a line 
which is parallel with and 82 feet, more or less, westerly of, when measured at right 
angles to, the easterly line of Lot 3, Block 7 of said plat “Plat-M Blocks 1 to 8 Inc.”, per 
Map of Survey M163-15, Douglas County Survey Records (Assessor’s Map 25 5 19B); 

83. Thence along said parallel line, Northerly 159 feet, more or less, to the southerly right-
of-way line of State Highway No. 138 W (Assessor’s Map 25 5 19B); 

84. Thence along said southerly right-of-way line, Northwesterly 348 feet, more or less 
(Assessor’s Map 25 5 19B); 

85. Thence leaving said southerly right-of-way line, Northerly 101 feet, more or less, to the 
most southerly corner of Deed Instrument Number 2016-007414, Douglas County 
Book of Records (Assessor’s Map 25 5 19B); 

86. Thence along the southerly line of said Deed, Easterly 461 feet, more or less 
(Assessor’s Map 25 5 19B); 

87. Thence leaving said southerly line, North 39º24’00” West 145.83 feet, more or less, to 
the northerly line of Parcel 3 of Partition Plat 2009-0037, Douglas County Plat Records, 
also being the southeasterly corner of Deed Instrument Number 2017-020052, Douglas 
County Book of Records (Assessor’s Map 25 5 19B); 

88. Thence along the easterly line of said Deed, Northerly 91 feet, more or less (Assessor’s 
Map 25 5 19B); 

89. Thence continuing along said easterly line and the northeasterly extension thereof, 
North 40º51’45” East 278.66 feet, more or less (Assessor’s Map 25 5 19B); 

90. Thence South 62º14’02” East 210.31 feet, more or less (Assessor’s Map 25 5 19B); 
91. Thence South 48º24’44” East 222.10 feet, more or less (Assessor’s Map 25 5 19B); 
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92. Thence North 41º21’34” East 639.95 feet, more or less (Assessor’s Map 25 5 19B); 
93. Thence South 70º46’53” East 269.81 feet, more or less, to the most southerly corner of 

Tract E of the plat “Fairway Estates at Umpqua Golf Resort PUD Phase 1”, recorded as 
Volume 23, Page 6, Douglas County Plat Records, also being on the southerly line of 
Tract F of said plat (Assessor’s Map 25 5 18CD); 

94. Thence along said southerly line, Southeasterly 47 feet, more or less, to the most 
northerly corner of Pad E of the plat “Oak Hills Plaza Planned Unit Development”, 
recorded as Volume 20, Page 59, Douglas County Plat (Assessor’s Map 25 5 19B); 

95. Thence along the northerly line of said plat and the easterly extension thereof, Easterly 
1,123 feet, more or less, to the easterly right-of-way line of Interstate Highway No. 5 (I-
5) (Assessor’s Map 25 5 18DC); 

96. Thence along said easterly right-of-way line, Northerly 478 feet, more or less, to the 
northwesterly corner of Parcel 2 of Partition Plat No. 1994-0108, Douglas County 
Partition Plat Records (Assessor’s Map 25 5 18DC); 

97. Thence continuing along said easterly right-of-way line, Easterly 83 feet, more or less, 
to the southwesterly corner of Deed Volume 233, Page 524, Douglas County Book of 
Records (Assessor’s Map 25 5 18DC); 

98. Thence continuing along said easterly right-of-way line, Northerly 653 feet, more or 
less, to the northwesterly corner of said Deed (Assessor’s Map 25 5 18DC); 

99. Thence along the northerly line of said Deed, Easterly 1,300 feet, more or less, to the 
westerly right-of-way line of NW Comstock County Road (Assessor’s Map 25 5 
18DC); 

100. Thence along said westerly right-of-way line, Southerly 1,894 feet, more or less, to the 
westerly extension of the southerly right-of-way line of W First Avenue (Assessor’s 
Map 25 5 19AB); 

101. Thence along said westerly extension and the southerly right-of-way line of W First 
Avenue, Easterly 487 feet, more or less, to the northeasterly corner of Lot 6, Block 2 of 
the plat “Robinson’s Subdivision”, recorded as Volume 7, Page 66, Douglas County 
Plat Records (Assessor’s Map 25 5 19AB); 

102. Thence leaving said southerly right-of-way line, Easterly 60 feet, more or less, to the 
northwesterly corner of Lot 5, Block 1 of said plat (Assessor’s Map 25 5 19AA); 

103. Thence along the north line of said Lot 5 and the easterly extension thereof, Easterly 
525 feet, more or less, to the westerly right-of-way line of W First Avenue (Assessor’s 
Map 25 5 19AA); 

104. Thence along said westerly right-of-way line, Southerly 33 feet, more or less, to the 
southerly right-of-way line of W First Avenue (Assessor’s Map 25 5 19AA); 

105. Thence along said southerly right-of-way line, Easterly 755 feet, more or less, to the 
easterly line of the plat “E. H. Branton Subdivision”, recorded as Volume 6, Page 53, 
Douglas County Plat Records (Assessor’s Map 25 5 17CC); 

106. Thence along said easterly line, Northerly 364 feet, more or less, to the southerly line of 
Deed Instrument Number 2005-030860, Douglas County Book of Records (Assessor’s 
Map 25 5 17CC); 

107. Thence along said southerly line, Easterly 76 feet, more or less to the northerly line of 
Deed Instrument Number 2005-023432, Douglas County Book of Records (Assessor’s 
Map 25 5 17CC); 
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108. Thence along said northerly line, Easterly 76 feet, more or less, to the easterly line of 
Deed Instrument Number 78-02605, Douglas County Book of Records (Assessor’s 
Map 25 5 17CC); 

109. Thence along said easterly line, Northerly 128 feet, more or less, to the southerly right-
of-way line of W Sixth Avenue (Assessor’s Map 25 5 17CC); 

110. Thence along said southerly right-of-way line, Easterly 151 feet, more or less, to the 
northwesterly corner of Unit A of Partition Plat No. 2000-0050, Douglas County 
Partition Plat Records (Assessor’s Map 25 5 17CC); 

111. Thence along the westerly line of said Unit A, Southerly 425 feet, more or less, to the 
northwesterly corner of Parcel 1 of said Partition Plat (Assessor’s Map 25 5 17CC); 

112. Thence along the northerly line of said Parcel 1 and the easterly extension thereof, 
Easterly 305 feet, more or less, to the westerly right-of-way line of Sherman Street 
(Assessor’s Map 25 5 17CC); 

113. Thence along said westerly right-of-way line, Southerly 45 feet, more or less, to the 
westerly extension of the southerly right-of-way line of W First Avenue (Assessor’s 
Map 25 5 17CC); 

114. Thence along said westerly extension and the southerly right-of-way line of W First 
Avenue and the easterly extension thereof, Easterly 1,537 feet, more or less, to the 
easterly right-of-way line of Oak Street (Assessor’s Map 25 5 17CD); 

115. Thence along said easterly right-of-way line, Northerly 835 feet, more or less, to the 
southerly right-of-way line of W Fourth Avenue (Assessor’s Map 25 5 17CD); 

116. Thence along said southerly right-of-way line, Easterly 344 feet, more or less, to the 
westerly line of Vacation Ordinance No. 193, Volume 288, Page 988, Douglas County 
Book of Records (Assessor’s Map 25 5 17CD); 

117. Thence along said westerly line, Northerly 60 feet, more or less, to the northerly right-
of-way line of W Fourth Avenue (Assessor’s Map 25 5 17CA); 

118. Thence along said northerly right-of-way line, Westerly 186 feet, more or less, to the 
southeasterly right-of-way line of W Sixth Avenue (Assessor’s Map 25 5 17CA); 

119. Thence along said southeasterly right-of-way line, Northeasterly 660 feet, more or less, 
to the westerly right-of-way of Cedar Street (Assessor’s Map 25 5 17CA); 

120. Thence along said westerly right-of-way line, Southerly 91 feet, more or less, to the 
westerly extension of the southerly line of Lot 10, Block 6 of said plat “Amended Plat 
of Plat-O Blocks 6 to 18” (Assessor’s Map 25 5 17CA); 

121. Thence along said westerly extension, Easterly 60 feet, more or less, to the easterly 
right-of-way line of Cedar Street (Assessor’s Map 25 5 17DB); 

122. Thence along said easterly right-of-way line, Northerly 227 feet, more or less, to the 
southeasterly right-of-way line of W Sixth Avenue (Assessor’s Map 25 5 17DB); 

123. Thence along said southeasterly right-of-way line, Northeasterly 289 feet, more or less, 
to the Point of Beginning. 

 
Excepting therefrom; 
 
Commencing at the aforementioned Reference Point ‘A’, also being on the southerly line of 
Parcel 1 of Partition Plat No. 2013-0027, Douglas County Plat Records (Assessor’s Map 25 5 
19BD); 
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124. Thence along said southerly line, Westerly 60 feet, more or less, to the northeasterly 
corner of Lot 6 of the plat “Wade Addition”, recorded as Volume 7, Page 12, Douglas 
County Plat Records, and the Point of Beginning (Assessor’s Map 25 5 19BD); 

125. Thence along the easterly line of said Lot 6, Southerly 141 feet, more or less, to the 
southeasterly corner of Parcel 1 of Deed Instrument Number 2006-017531, Douglas 
County Book of Records (Assessor’s Map 25 5 19BD); 

126. Thence along the southerly line of said Parcel 1, Westerly 20 feet, more or less, to the 
southwesterly corner of said Parcel 1 (Assessor’s Map 25 5 19BD); 

127. Thence along the westerly line of said Parcel 1, Northerly 141 feet, more or less, to the 
northwesterly corner of said Parcel 1, also being on the southerly line of said Partition 
Plat 2013-0027 (Assessor’s Map 25 5 19BD); 

128. Thence along said southerly line, Easterly 20 feet, more or less, to the Point of 
Beginning. 

 
The above described tract of land contains 615 acres, more or less. 
 
For those segments with bearings and distances, the bearings for this description are based on 
State Plane Grid bearing, Oregon State Plane, South Zone 3602, NAD83(2011) Epoch: 
2010.0000.  Distances shown are ground values. 
 

5/20/2020 
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I. TIF AREA PROJECTS SUMMARY  

TIF Area Projects authorized by the Plan are described below. No project currently 
includes a public building.  If any project proposes a public building, the public building 
criteria in ORS 457.010 and ORS 457.035 to 457.320 will need to be addressed at the 
time the project is considered. 

A. Sports Park Facilities:  

Kick-start the creation of a community sports park complex that will also stimulate 
greater community fundraising for a full-service community center.  This project 
will construct a service roadway onto the site, establish a gravel parking lot, 
provide utility services on site and assign $500,000 as a grant match for ODOT 
Safe Routes to Schools (Waite Street) and a Transportation Enhancement grant 
(Red Rock Road). 
The project components are: 

 Set-aside for Safe Routes to School and Transportation Enhancement grants  
 Initial road access and parking        
 Contingency including utility services and other project components   

A. Downtown:   

Provide for ongoing investment in future development and redevelopment in the 
downtown. This project includes an initial demonstration to infuse improvements 
that will stimulate immediate economic investment and demonstrate the 
enormous positive impacts of a TIF Area.  The initial project is  to purchase land 
for needed parking, provide building façade improvement grants, recruit targeted 
businesses into downtown and conduct specific land, building and infrastructure 
improvements that reveal a need for financial investment as projects are 
executed. These same tools and other tools that may be identified as the initial 
project is implemented will be provided for the long-term to assist in the 
development and redevelopment of downtown.  
The project components are: 
 One-block Initial Demonstration Project      
 Property acquisition          
 Building restoration grants         
 Location Incentives          
 Contingency            
 New and Redevelopment in downtown      

        
 
 

257



City Council Staff Report June 8, 2020 
 

B. Industrial Park:   

The County and City own 43 acres of industrially zoned land that is currently 
inundated by wetlands.  The project will pay for wetlands consultation, purchase of 
wetlands credits, on-site mitigation requirements that will come out of the 
consultant’s analysis, business recruitment incentives and infrastructure 
improvements for adjacent and on-site services. The project includes expending 
monies for immediate impact development.   

Initial project work:  
 Wetlands credits         
 Wetlands plan         
 Location incentives        
 Contingency         
 Infrastructure (water, sewer, streets)      

 

C. Central Avenue Corridor:  

Construct transportation improvements at Interstate 5 Exit #136.  These funds 
would kick-start the design, engineering and construction of the Interchange Area 
Master Plan (IAMP) in partnership with the Oregon Department of Transportation 
(ODOT).   
Develop at least one multi-family housing development along Central Avenue.    
This project would entail the purchase of one significantly blighted area and use 
monies to incite a public/private partnership for construction of a multi-family 
housing complex on this property.  
Create an Umpqua Wine Interpretative Center with public and private partners.  
The project components are: 
 Property acquisition         
 Blight cleanup         
 Housing partnership       
 Exit 136 area improvements (streetlights/transportation, etc.)   
 Gateway Partnership with Umpqua Wine Interpretive Center (property 

acquisition/golf course building or others in the area of gold course)   
 
D.  Administration Oversight 
 
 Set-aside a portion of TIF to cover the costs of administration and project 
 management. 
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City of Sutherlin 

Urban Renewal Courses of Action 

1.  Urban Renewal District Created by Council 

2.  Establish an “Immediate Action” Project 

- Select Old Bank block as the first example of the potential positive impacts.  Going East 

from liquor store to Old Bank, work with property owners in establishing a re-design 

concept, ideal tenant “critical mass” model concept and recruit and incite the “ideal 

tenants” wanted to stimulate the downtown economy. 

- Initiate a minimal TIF loan and seek grant funding for storefront improvements, 

internal remodeling for targeted and willing tenants, and specifically designed incentive 

ideas. 

3.  Bring school district and community stakeholders together in determining the most wanted 

and feasible projects that would establish a recreational-sports field campus on school grounds 

at Waite Street and Red Rock Road. 

4. Move into a project development process for improving our downtown core over the period 

of the URD life. 

5.  Consider linear “blight improvement” series of projects from downtown moving West to I-5. 

6.  Work with wine industry and tourism oriented stakeholders in creating a wine 

tasting/interpretative center that would introduce Sutherlin to wine enthusiasts, 

recreationalists, and conference interests that would subsequently bring thousands of visitors 

into Sutherlin to stay the night, recreate, and spend money here where they otherwise would 

go elsewhere. 

7.  Create a Planned Industrial Park on the Airport Industrial Lands. 
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STAFF REPORT 

Re: Ordinance -- Plan Amendment, Zone Change and Land Partition 
(Cooper Creek Estates, LLC), Planning File No. 20-S002 Meeting Date: 06/08/2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:  Jamie Chartier, City Planner and Brian Elliott, Community 
Development Director 

City Manager 
Review  

Attachments: Ordinance with Exhibits A & B and Findings of Fact 
  

WHAT IS BEING ASKED OF COUNCIL? 
 
Consider approval of first reading of Ordinance for Cooper Creek Estates, LLC Plan Amendment, Zone 
Change and Land Partition (Planning File No. 20-S002).   
 

EXPLANATION 
 
This Ordinance formally approves the plan map (from Low Density Hillside to Medium Density), zoning 
map (from Residential Hillside to Medium Density Residential) amendment and Land Partition requested 
by the property owner.  The subject 1.31 acre portion of land is located on South Side Road and is described 
as T25S, R5W, S21BA, Tax Lot(s) 3400 and 3500; Property ID No(s). R131991 and R131992, and is 
addressed as 750 and 780 South Side Road.   
 
The application received recommendation for approval from the Planning Commission after a public 
hearing held April 21, 2020.   A second public hearing was held before City Council prior to the reading of 
this ordinance.  
 

OPTIONS  
 
1. Approve the first reading of Ordinance (Cooper Creek Estates) as presented; 
2. Approve the first reading of Ordinance (Cooper Creek Estates) with amendments; or 
3. Not approve the first reading of said Ordinance. 
 

SUGGESTED MOTION(S) 
 
Motion to 
1. Approve the first reading of Ordinance (Cooper Creek Estates) as presented; 
2. Approve the first reading of Ordinance (Cooper Creek Estates) with amendments; or 
3. Not approve the first reading of said Ordinance. 

 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com  

               City of Sutherlin 
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ORDINANCE NO.   ______ 
 
AN ORDINANCE AMENDING THE CITY OF SUTHERLIN COMPREHENSIVE 
PLAN MAP AND ZONING MAP TO AMEND THE COMPREHENSIVE PLAN 
MAP FROM LOW DENSITY HILLSIDE TO MEDIUM DENSITY, 
CONCURRENT WITH A ZONING MAP CHANGE FROM RESIDENTIAL 
HILLSIDE (RH) TO MEDIUM DENSITY RESIDENTIAL (R-2) FOR PROPERTY 
DESCRIBED AS TAX LOT(S) 3400 and 3500 IN SECTION 21BA OF T25S, R05W. 
THE SUBJECT 1.31 ACRE PROPERTY IS LOCATED AT 750 and 780 SOUTH 
SIDE ROAD AND DESCRIBED HEREIN. 

 
 

 The City Council of the City of Sutherlin finds that: 
 
 A. Cooper Creek Estates LLC submitted application(s) for a Comprehensive 
Plan Map and Zoning Map amendments to amend the existing Comprehensive Plan and 
Zoning designations for property identified within Douglas County Assessor Records as 
Tax Lot(s) 3400 and 3500 in Section 21BA of Township 25 South, Range 5 West.  The 
subject property is further described in Exhibit A attached hereto and incorporated herein.   
 
 B. The Sutherlin Planning Commission held a properly noticed public hearing 
on April 21, 2020 to consider the applicant’s request.  Following the public hearing, the 
Planning Commission passed a motion to recommend that the City Council approve the 
proposed Comprehensive Plan Map and Zoning Map amendments. 
 
 C. Pursuant to Section 4.2.150 of the Sutherlin Development Code, notice of a 
public hearing before the City Council was given, and the public hearing on the requested 
Comprehensive Plan Map and Zoning Map amendments was conducted on June 8, 2020. 
 
 D. The proposed amendments to the Sutherlin Comprehensive Plan Map and the 
Sutherlin Zoning Map to implement the requested zone changes are found to be consistent 
with the Statewide Planning Goals and in conformance with the Sutherlin Comprehensive 
Plan.  The City Council also finds that the site is suitable to the proposed zone with respect 
to the public health, safety, and welfare of the surrounding area.  The findings supporting 
these decisions are attached as Exhibit B hereto. 
 
 THE CITY OF SUTHERLIN ORDAINS AS FOLLOWS: 
 
 Section 1.  The Sutherlin Comprehensive Plan Map is hereby amended to change 
the Comprehensive Plan designation of the real property identified as all or a portion of 
Tax Lot(s) 3400 and 3500 in Section 21BA of Township 25 South, Range 5 West, and 
more particularly described and depicted in Exhibit A.   
 
 Section 2.  The Sutherlin Zoning Map is hereby amended to reconfigure the zoning 
designations of the real property identified as all or a portion of Tax Lot(s) 3400 and 3500  
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in Section 21BA of Township 25 South, Range 5 West, more particularly described and 
depicted in Exhibit A.   
 
 Section 3.  The City Council adopts the Findings of Fact and Decision Document 
(Exhibit B) as their own and the Sutherlin Comprehensive Plan Map and the Sutherlin 
Zoning Map shall be revised to depict the adopted amendments.   
 
 

PASSED BY THE COUNCIL ON THIS _____ DAY OF ___________, 2020. 
 

APPROVED BY THE MAYOR ON THIS _____ DAY OF __________, 2020. 
 
        
            
            
       __________________________ 
       Todd McKnight, Mayor 
 
 
ATTEST: 
 
 
 
 
_______________________________ 
Diane Harris, CMC, City Recorder 
 
 
 
 

263



264



CITY OF SUTHERLIN

VICINITY MAP
T25S R5W SEC 21

COOPER CREEK ESTATES LLC

±
1" = 1000'

SUTHERLIN  CITY  LIMITS
S  

CA
LA

PO
OI

A  
ST

C. 
O.

 P.
 R

.

E  CENTRAL  AVE

WAITE  ST

SOUTH SIDE RD
SUTHERLIN

SUBJECT
PROPERTY

EXHIBIT A

265



AREA OF PROPOSED
PLAN AMENDMENT (RLH to RM)
& ZONE CHANGE (RH TO R-2)

CITY OF SUTHERLIN

EXHIBIT MAP
T25S R5W SEC 21

20-S002
COOPER CREEK ESTATES LLC

±
1" = 100'

SOUTH  SIDE  RD
SEA ST

VALLEY VISTA ST

EXHIBIT A
CONTINUED 

266



EXHIBIT A CONTINUED 
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STAFF REPORT 

Re:  Budget Appropriation Adjustments for Fiscal Year 2019-20 Meeting Date: 06/08/20 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:  Dan Wilson, Finance Director City Manager 
Review  

Attachments: Staff report and Resolution 
  

WHAT IS BEING ASKED OF COUNCIL? 
 
Consider approving resolution to adjust appropriations for fiscal year 2019-20.  
 

EXPLANATION 
 
Please see attached resolution. There is one adjustment that needs to be made.  This is a “unique-
to-the-circumstance” situation, and is in need of adjustment as stated within the resolution: 
 
General Fund 
When the budget was prepared in April of 2019 an employee in the City Recorder/Human 
Resources department was assigned a different health insurance category (employee only versus 
family) than actually selected.  The budgeted difference in cost equates to approximately $14,000.  
Therefore an adjustment is needed; $6,000. 
 

OPTIONS  
 
Adopt resolution – Keeps the City in compliance with Oregon Budget Law 
Do not adopt resolution – This would render the City out of compliance with Oregon Budget 
Law 
 

SUGGESTED MOTION(S) 
 
Move that Resolution 2020.10 be adopted as presented. 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com  

                   City of Sutherlin 
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RESOLUTION NO. 2020.10 

 
A RESOLUTION TRANSFERRING APPROPRIATION AUTHORITY, AMENDING 

THE 2019-2020 BUDGET AND AMENDING RESOLUTION 2019.10. 
 
The City Council of Sutherlin finds that:    
 
A. That OAR 294.463 permits local jurisdictions to increase total expenditures of a fund or an 

object classification by transferring appropriation authority from one object classification to 
another. 

 
B. That OAR 294.463(3) requires the adoption of a resolution or ordinance to authorize an 

appropriation transfer.  The resolution or ordinance must state the need for the transfer, the 
purpose of the expenditure, and the amount to be transferred. 

 
C. Due to unforeseen events at the time of adoption of the fiscal year 2019-20 budget including 

but not limited to the following: 
 

a. General Fund 
i. Additional expenditures in the City Recorder/HR department for 

unanticipated increase in personnel costs due to an employee’s health care 
coverage differing from the one budgeted - $6,000. 
 

D. That these transfers of appropriation authority are in compliance with Oregon Budget Law. 
 
 
NOW, THEREFORE, based upon the above findings, 
 
BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SUTHERLIN, a 
municipal Corporation of the State of Oregon, as follows: 
 
Section 1. That the budget for the City of Sutherlin for the fiscal year 2019 - 2020, which was 

adopted by the City Council on May 28, 2019 and is now on file in the office of the 
City Recorder of the City of Sutherlin, be hereby amended as follows: 

 

    

General Fund Adjustment As Amended
Appropriations
    City Recorder/HR Department $6,000 $248,062
    Contingency ($6,000) $194,000

$0
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PASSED BY THE CITY COUNCIL, ON THIS 8th DAY OF JUNE, 2020 

 
APPROVED BY THE MAYOR ON THIS 8TH DAY OF JUNE, 2020 

 
 

 
 
 
                                        
          Todd McKnight, Mayor 
 
 
ATTEST: 
  
 
                               
Diane Harris, City Recorder, CMC      
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STAFF REPORT 

Re:  Supplemental Budget Adjustment for Fiscal Year 2019-20 Meeting Date: 06/08/20 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:  Dan Wilson, Finance Director City Manager 
Review  

Attachments: Staff Report and Resolution 
  

WHAT IS BEING ASKED OF COUNCIL? 
 
Consider approving Resolution 2020.11 to adopt the Supplemental Budget for fiscal year 2019-
20 as described herein. 
 

EXPLANATION 
 
Three Capital Outlay projects/purchases have come up since the time the budget was adopted in 
May 2019.  The details are described below. 
 
Police Reserve Fund 

1. A police vehicle was purchased at the end of fiscal year 2018-19.  The vehicle was not able 
to be outfitted (lights, siren, etc.) until October 2019.  This expense was not anticipated 
when the budget was prepared, therefore an adjustment is needed - $11,000. 
 

Wastewater Operations Fund 
1. The wastewater treatment plant upgrade was originally scheduled to be completed in the 

fall of 2019.  Due to unforeseen delays the upgrade will not be completed until June 2020.  
This delay required the use of sludge disposal for an extended period of time which was 
not anticipated when the budget was prepared.  Therefore and adjustment is needed - 
$160,000. 

 
OPTIONS  

 
Approve Resolution 2020.11  
 
Not approve Resolution 2020.11 
 

SUGGESTED MOTION(S) 
 
Move that Resolution 2020.11 be adopted as presented. 
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RESOLUTION NO. 2020.11 
 

A RESOLUTION ADOPTING A SUPPLEMENTAL BUDGET, AMENDING THE 2019-
2020 BUDGET AND AMENDING RESOLUTION 2019.10. 

 
The City Council of Sutherlin finds that:    
 
A. That ORS 294.473 provides the procedures for public governing bodies to adopt supplemental 

budgets when estimated expenditures differ by more than ten percent from the expenditures in 
the budget as most recently amended prior to the supplemental budget. 

 
B. The procedure includes the municipal corporation providing notice of a supplemental budget 

hearing and holding a public hearing on the supplemental budget prior to adopting a resolution 
to change the budget by more than ten percent. 

 
C. Public notice and a public hearing related to the supplemental budget have been provided as 

required by ORS 294.473. 
 

D. Due to unforeseen events at the time of adoption of the fiscal year 2019-20 budget including 
but not limited to the following: 

 
a. Police Reserve Fund 

i. A police vehicle was purchased at the end of fiscal year 2018-19.  The 
vehicle was not able to be outfitted (lights, siren, etc.) until October 2019.  
This expense was not anticipated when the budget was prepared, therefore 
an adjustment is needed - $11,000. 
 

b. Wastewater Operations Fund 
i. The wastewater treatment plant upgrade was originally scheduled to be 

completed in the fall of 2019.  Due to unforeseen delays the upgrade will 
not be completed until June 2020.  This delay required the use of sludge 
disposal for an extended period of time which was not anticipated when the 
budget was prepared.  Therefore and adjustment is needed - $160,000. 
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NOW, THEREFORE, based upon the above findings, 

 
BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SUTHERLIN, a 
municipal Corporation of the State of Oregon, as follows: 
 
Section 1. That the budget for the City of Sutherlin for the fiscal year 2019 - 2020, which was 

adopted by the City Council on May 28, 2019 and is now on file in the office of the 
City Recorder of the City of Sutherlin, be hereby amended as follows: 

 

 
 
 

PASSED BY THE CITY COUNCIL, ON THIS 8TH DAY OF JUNE, 2020 
 

APPROVED BY THE MAYOR ON THIS 8TH DAY OF JUNE, 2020 
 
 

 
 
                                         
          Todd McKnight, Mayor 
 
ATTEST: 
 
                                 

Police Reserve Fund Adjustment As Amended

Appropriations
    Capital Outlay $11,000 $76,500
    Contingency ($11,000) $84,700

$0

Wastwater Operations Fund Adjustment As Amended

Appropriations
    Materials & Services $160,000 $736,100
    Contingency ($160,000) $89,000

$0
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Diane Harris, City Recorder, CMC    
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STAFF REPORT 

Re:  SDC Methodology Review & Fee Change Meeting Date: 06/08/20 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By:  Dan Wilson, Finance Director City Manager 
Review  

Attachments: Staff Report, Final Consultant’s Report, and Resolution 
  

WHAT IS BEING ASKED OF COUNCIL? 
 
Consider adopting Resolution 2020.12 setting new SDC rates. 
 

EXPLANATION 
 
Part of the City’s strategic plan is to perform a SDC methodology review which could include an 
update to our current SDC fees.  In March 2019 City staff and members of Council selected 
Donovan Enterprises Inc. to perform this task.  On May 11, 2020 the findings of this analysis were 
presented to Council.  Attached is the detailed final report from Donovan which includes the 
maximum amount that could be charged for SDCs by the City.  After conducting a survey with 
interested parties (contractors, engineers, etc.) City staff has come up with a proposal for increased 
rates which is summarized below.  All rates shown are for a single family residence.  Details for 
other types of structures are included in the final report as well as the resolution. 
 

 Current Maximum Proposed 
Water  $       1,622   $        2,937   $        2,025  
Wastewater               129             2,393             1,675  
Stormwater                   -                  698                349  
Transportation            1,164             3,608             1,804  
Parks               500             5,495             1,745  
    Total  $        3,415   $      15,131   $        7,598  

    
 

OPTIONS  
 
 Adopt Resolution 2020.12 as presented 
 Adopt Resolution 2020.12 with changes 
 Do not adopt Resolution 2020.12  

 
SUGGESTED MOTION(S) 

 
Move that Resolution 2020.12 be adopted as presented. 

126 E. Central Avenue 
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RESOLUTION NO. 2020.12 

 

A RESOLUTION AMENDING THE CITY OF SUTHERLIN’S SYSTEM 
DEVELOPMENT CHARGES (SDCs)FOR WATER, WASTEWATER, STORMWATER, 

STREETS, AND PARKS 

WHEREAS, the City of Sutherlin Municipal Code (SMC) Chapter 13.16, provides for the 
establishing of SDCs upon completion of an analysis of capital improvements already constructed 
and projected capital improvements to be constructed and adoption of a methodology explaining 
how the SDCs are calculated; and, 

WHEREAS, SMC Chapter 13.16.040 specifies that such charges shall be revised by 
separate Resolution of the Sutherlin City Council following a public hearing; and, 

WHEREAS, Oregon Revised Statutes (ORS) 223.297 – 223.314 provide the framework 
for establishing an SDC, and for notification and public hearing of the City of Sutherlin’s intent to 
impose SDCs; and, 

WHEREAS, the Sutherlin City Council has adopted a Capital Improvement Plan (CIP) 
for water, wastewater, stormwater, streets, and parks, which includes a list of proposed capital 
improvements which affect SDCs; and, 

WHEREAS, the Sutherlin City Council concludes it is appropriate to update the City’s 
schedule of SDCs for water, wastewater, stormwater, streets, and parks, consistent with the 
methodology requirements established in SMC Chapter 13.16.050; and, 

WHEREAS, the City has prepared the methodology and schedule of SDCs (System 
Development Charge Update, May 2020, Donovan Enterprises, Inc.); and, 

WHEREAS, the City provided 90 days’ written notice to interested persons of the 
proposed change to the methodology and made the methodology available at least 60 days prior to 
the public hearing, as required by ORS 223.304(7); and,  

WHEREAS, the Sutherlin City Council has determined the methodology and rates 
hereinafter specified and established are just, reasonable, and necessary. 

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF SUTHERLIN 
HEREBY RESOLVES AS FOLLOWS: 
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Section 1:  Amendment and updating of SDCs.  In accordance with SMC Chapter 13.16, 
this Resolution establishes the methodology and provides the basis for water, wastewater, 
stormwater, streets, and parks SDCs that consists of a reimbursement, improvement, and 
administration fee. 

Section 2:  Scope of amendment and update of SDCs.  The SDCs established by this 
Resolution are separate from, and in addition to, any other applicable taxes, fees, assessments, or 
charges, including but not limited to SDCs, which are required by the City of Sutherlin or represent 
a condition of a land use or development approval. 

Section 3:  Methodology.  The methodology for the SDCs described in the May 2020 
System Development Update report are hereby made a part of this Resolution.  The City amends 
and updates its SDCs as described in the attached Exhibit “A,” hereby made a part of this 
Resolution. 

Section 4:  Effective Date.  This Resolution shall become effective upon its adoption by 
the Sutherlin City Council. 

Section 5:  Review.  This Resolution may be reviewed at the pleasure of the City Council, 
and the rates may be amended as appropriate. 

Section 6:  Repeal.  All City of Sutherlin Resolutions or parts of Resolutions in conflict 
herewith are hereby repealed. 

 

PASSED BY COUNCIL, ON THE _____ DAY OF ________, 2020 
 

APPROVE BY THE MAYOR, ON THE _____ DAY OF ________, 2020 
 

 

                                                  ______________________    
Todd McKnight, Mayor 

ATTEST:  

 

       
Diane Harris, CMC, City Recorder 
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EXHIBIT “A” 

 

Adopted Schedule of System Development Charges for Water, 
Wastewater, Stormwater, Streets, and Parks 

June 8, 2020 
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Schedule of Water SDCs: 

 

Schedule of Wastewater SDCs: 

 
 

AWWA Rated Flow Factor Proposed Schedule of Water SDCs
Meter Size Flow (GPM)* Equivalence Reimbursement Improvement Administration Total

0.75"x 0.75" - Displacement  Multi-jet 30 1.00 $ 795 $ 1,134 $ 96 $ 2,025
1.00 inch - Displacement Multi-jet 50 1.67 1,325                       1,889                       161                           3,375                       
1.50 inch - Displacement Class I Turbine 100 3.33 2,650                       3,778                       321                           6,750                       
2.00 inch - Displacement or Class  I & II Turbine 160 5.33 4,240                       6,045                       514                           10,799                     
3.00 inch - Displacement 300 10.00 7,950                       11,335                     964                           20,249                     
4.00 inch - Displacement or Compound 500 16.67 13,249                     18,892                     1,607                       33,748                     
6.00 inch - Displacement or Compound 1000 33.33 26,499                     37,783                     3,214                       67,497                     
8.00 inch - Compound 1600 53.33 42,398                     60,454                     5,143                       107,994                   

* - AWWA Manual of Practice M3; Safety Practices for Water Utilities; Table 2-2 Total Quantities Registered per Month by Meters Operating at Varying 
Percentages of Maximum Capacity

AWWA Rated Flow Factor Proposed Schedule of Wastewater SDCs
Meter Size Flow (GPM)* Equivalence Reimbursement Improvement Administration Total

0.75"x 0.75" - Displacement  Multi-jet 15                     1.00 1,595                      -                          80                            1,675                      
1.00 inch - Displacement Multi-jet 25                     1.67 2,659                      -                          133                         2,792                      
1.50 inch - Displacement Class I Turbine 50                     3.33 5,317                      -                          267                         5,584                      
2.00 inch - Displacement or Class  I & II Turbine 80                     5.33 8,508                      -                          427                         8,934                      
3.00 inch - Displacement 160                  10.67 17,016                   -                          853                         17,869                   
4.00 inch - Displacement or Compound 250                  16.67 26,587                   -                          1,333                      27,920                   
6.00 inch - Displacement or Compound 500                  33.33 53,173                   -                          2,667                      55,840                   
8.00 inch - Compound 800                  53.33 85,078                   -                          4,267                      89,344                   

* - AWWA Manual of Practice M3; Safety Practices for Water Utilities; Table 2-2 Total Quantities Registered per Month by Meters Operating at Varying 
Percentages of Maximum Capacity
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Schedule of Stormwater SDCs: 
 

 

 
 

 ESU – Equivalent Service Unit equals 2,500 square feet of impervious surface 

 

 

Line Item Description Per EDU

Per Sq. Foot of 
Impervious 

Surface
Proposed SDC components:

Reimbursement fee -$                   -$                   
Improvement fee 333                     0.1330               
Administration fee at 5% 17                       0.0067               
    Total proposed stormwater SDC $ 349 $ 0.1397
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Schedule of Streets SDCs: 

 

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Port and Terminal (Land Uses 000-099)

010 Waterport/Marine Terminal               171.52                   1.00           1.00 171.52            22,812          8,147            1,548            32,507          Berth
021 Commercial Airport               104.73                   1.00           1.00 104.73            13,929          4,975            945                19,849           Average flights per day 
022 General Aviation Airport                 14.24                   1.00           1.00 14.24              1,894            676                129                2,699             Employee 
030 Intermodal Truck Terminal                   6.99                   1.00           1.00 6.99                930                332                63                  1,325             Acre 
090 Park-an-Ride Lot with Bus Service                   4.50                   1.00           1.00 4.50                599                214                41                  854                 Parking space 
093 Light Rail Transit Station with Parking                   2.51                   1.00           1.00 2.51                334                119                23                  476                 Parking space 

Industrial (Land Uses 100-199)
110 General light industrial 6.97                                   1.00           1.00 6.97                927                331                63                  1,321            1,000 square feet of gross floor area
120 General heavy industrial 1.50                                   1.00           1.00 1.50                200                71                  14                  285                1,000 square feet of gross floor area
130 Industrial park 6.83                                   1.00           1.00 6.83                908                324                62                  1,294            1,000 square feet of gross floor area
140 Manufacturing 3.82                                   1.00           1.00 3.82                508                181                34                  723                1,000 square feet of gross floor area
150 Warehousing 3.56                                   1.00           1.00 3.56                473                169                32                  674                1,000 square feet of gross floor area
151 Mini-warehouse 2.50                                   0.47           1.00 1.18                156                56                  11                  223                1,000 square feet of gross floor area
152 High-Cube Warehouse/Distribution Center 1.68                                   1.00           1.00 1.68                223                80                  15                  318                1,000 square feet of gross floor area
160 Data center 0.99                                   1.00           1.00 0.99                132                47                  9                     188                1,000 square feet of gross floor area
170 Utilities N/A                   1.00           1.00 N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Residential (Land Uses 200-299)
210 Single family detached housing 9.52                                   1.00           1.00 9.52                1,266            452                86                  1,804            Dwelling unit
220 Apartment 6.65                                   0.97           1.00 6.46                859                307                58                  1,224            Dwelling unit
221 Low-Rise Apartment 6.59                                   0.97           1.00 6.40                851                304                58                  1,213            Occupied dwelling unit
222 High-Rise Apartment 4.20                                   0.97           1.00 4.07                542                194                37                  773                Dwelling unit
223 Mid-Rise Apartment N/A                   0.97           1.00 N/A -                 -                 -                 -                 Dwelling unit
224 Rental Townhouse N/A                   0.97           1.00 N/A -                 -                 -                 -                 Dwelling unit
230 Residential condominium/townhouse 5.81                                   0.97           1.00 5.64                750                268                51                  1,069            Dwelling unit
231 Low-Rise Residential Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Dwelling unit
232 High-Rise Residential Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Dwelling unit
233 Luxury Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Occupied dwelling unit
240 Mobile home park 4.99                                   0.97           1.00 4.84                644                230                44                  918                Occupied dwelling unit
251 Senior Adult Housing - Detached 3.68                 0.95                 1.00         3.50                465                166                32                  663                Dwelling unit
252 Senior Adult Housing - Attached 3.44                 0.95                 1.00         3.27                435                155                30                  620                Dwelling unit
253 Congregate Care Facility 2.02                 0.95                 1.00         1.92                255                91                  17                  363                Dwelling unit
254 Assisted living 2.74                 0.95                 1.00         2.60                346                124                24                  494                Bed
255 Continuing Care Retirement Community 2.40                 0.95                 1.00         2.28                303                108                21                  432                Unit
260 Recreational Homes 3.16                 1.00                 1.00         3.16                420                150                29                  599                Dwelling unit
265 Timeshare 10.56               1.00                 1.00         10.56              1,404            502                95                  2,001            Dwelling unit
270 Residential Planned Unit Development 7.50                 0.97                 1.00         7.28                968                346                66                  1,380            Dwelling unit
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ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Lodging (Land Uses 300-399)

310 Hotel 8.92                 0.69                 0.75         4.62                614                219                42                  875                Room
311 All Suites Hotel 6.24                 0.69                 0.75         3.23                429                153                29                  611                Room
312 Business Hotel N/A 0.69                 0.75         N/A -                 -                 -                 -                 Occupied Room
320 Motel 9.11                 0.69                 0.75         4.71                627                224                43                  894                Room
330 Resort Hotel N/A 0.69                 0.75         N/A -                 -                 -                 -                 Room

Recreational (Land Uses 400-499)
411 City Park 1.89                 0.90                 1.00         1.70                226                81                  15                  322                Acre
412 County Park 2.28                 0.90                 1.00         2.05                273                97                  19                  389                Acre
413 State Park 0.65                 0.90                 1.00         0.59                78                  28                  5                     111                Acre
414 Water Slide Park N/A  TBD  TBD N/A -                 -                 -                 -                 1,000 square feet of gross floor area
415 Beach Park 29.81               0.90                 1.00         26.83              3,568            1,274            242                5,084            Acre
416 Campground/Recreational Vehicle Park N/A 0.90                 1.00         N/A -                 -                 -                 -                 Occupied camp site
417 Regional park 4.57                 0.90                 1.00         4.11                547                195                37                  779                Acre
418 National Monument 5.37                 0.90                 1.00         4.83                643                230                44                  917                Acre
420 Marina 2.96                 0.91                 1.00         2.69                358                128                24                  510                Berth
430 Golf course 5.04                 0.91                 1.00         4.59                610                218                41                  869                Acre
431 Miniature Golf Course N/A 0.91                 1.00         N/A -                 -                 -                 -                 Hole
432 Golf Driving Range 13.65               0.91                 1.00         12.42              1,652            590                112                2,354            Tees/Driving Position
433 Batting Cages N/A 0.91                 1.00         N/A -                 -                 -                 -                 Cage
435 Multipurpose Recreational Facility 1.99                 0.91                 1.00         1.81                241                86                  16                  343                1,000 square feet of gross floor area
437 Bowling Alley 33.33               1.00                 1.00         33.33              4,433            1,583            301                6,317            1,000 square feet of gross floor area
440 Adult Cabaret N/A 1.00                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
441 Live Theater N/A 1.00                 1.00         N/A -                 -                 -                 -                 Seat
443 Movie Theater without Matinee 220.00            0.46                 1.00         101.20            13,460          4,807            913                19,180          Movie Screen
444 Movie Theater with Matinee - Friday  pm peak hour 220.00            0.46                 1.00         101.20            13,460          4,807            913                19,180          Movie screen
445 Multiplex Movie Theater - Friday pm peak hour 348.33            0.46                 1.00         160.23            21,311          7,611            1,446            30,368          Movie screen
452 Horse Racetrack 0.61                 0.91                 1.00         0.56                74                  26                  5                     105                Seat
453 Automobile Racetrack - Saturday peak hour 0.28                 1.00                 1.00         0.28                37                  13                  3                     53                  Attendee
454 Dog Racetrack N/A 0.90                 1.00         N/A -                 -                 -                 -                 Attendee
460 Arena 33.33               1.00                 1.00         33.33              4,433            1,583            301                6,317            Acre
465 Ice Skating Rink N/A 0.90                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
466 Snow Ski Area N/A 1.00                 1.00         N/A -                 -                 -                 -                 Lift
473 Casino/Video Lottery Establishment N/A 0.91                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
480 Amusement Park 75.76               0.90                 1.00         68.18              9,068            3,239            615                12,922          Acre
481 Zoo 114.88            0.90                 1.00         103.39            13,751          4,911            933                19,595          Acre
488 Soccer Complex 71.33               0.51                 1.00         36.38              4,838            1,728            328                6,894            Field
490 Tennis Courts (Saturday) 27.83               0.51                 1.00         14.19              1,888            674                128                2,690            Court
491 Racquet/Tennis Club 38.70               0.51                 1.00         19.74              2,625            938                178                3,741            Court
492 Health/Fitness Club 32.93               0.51                 1.00         16.79              2,234            798                152                3,184            1,000 square feet of gross floor area
493 Athletic Club 43.00               0.51                 1.00         21.93              2,917            1,042            198                4,157            1,000 square feet of gross floor area
495 Recreational Community Center 33.82               0.51                 1.00         17.25              2,294            819                156                3,269            1,000 square feet of gross floor area
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ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Institutional (Land Uses 500-599)

501 Military Base 1.78                 1.00                 1.00         1.78                237                85                  16                  338                Employee
520 Elementary School 15.43               1.00                 1.00         15.43              2,052            733                139                2,924            1,000 square feet of gross floor area
522 Middle School/Junior High School 13.78               1.00                 1.00         13.78              1,833            655                124                2,612            1,000 square feet of gross floor area
530 High School 12.89               1.00                 1.00         12.89              1,714            612                116                2,442            1,000 square feet of gross floor area
534 Private School (K-8) - pm peak hour generator 6.53                 1.00                 1.00         6.53                868                310                59                  1,237            1,000 square feet of gross floor area
536 Private School (K-12) - pm peak hour generator 5.50                 1.00                 1.00         5.50                732                261                50                  1,043            1,000 square feet of gross floor area
540 Junior/Community College 27.49               1.00                 1.00         27.49              3,656            1,306            248                5,210            1,000 square feet of gross floor area
550 University/College 8.96                 1.00                 1.00         8.96                1,192            426                81                  1,699            Employee
560 Church 9.11                 1.00                 1.00         9.11                1,212            433                82                  1,727            1,000 square feet of gross floor area
561 Synagogue 10.64               1.00                 1.00         10.64              1,415            505                96                  2,016            1,000 square feet of gross floor area
562 Mosque - pm peak hour generator 11.02               1.00                 1.00         11.02              1,466            523                99                  2,088            1,000 square feet of gross floor area
565 Day Care Center 74.06               0.23                 1.00         17.03              2,265            809                154                3,228            1,000 square feet of gross floor area
566 Cemetery 4.73                 1.00                 1.00         4.73                629                225                43                  897                Acre
571 Prison - pm peak hour generator 11.39               1.00                 1.00         11.39              1,515            541                103                2,159            1,000 square feet of gross floor area
580 Museum - pm peak hour generator 2.11                 1.00                 1.00         2.11                281                100                19                  400                1,000 square feet of gross floor area
590 Library 56.24               0.49                 1.00         27.56              3,665            1,309            249                5,223            1,000 square feet of gross floor area
591 Lodge/Fraternal Organization 0.29                 1.00                 1.00         0.29                39                  14                  3                     56                  Member

Medical (Land Uses 600-699)
610 Hospital 6.95                 0.95                 1.00         6.60                878                314                60                  1,252            1,000 square feet of gross floor area
620 Nursing Home 7.60                 0.95                 1.00         7.22                960                343                65                  1,368            1,000 square feet of gross floor area
630 Clinic 31.45               0.53                 1.00         16.67              2,217            792                150                3,159            1,000 square feet of gross floor area
640 Animal Hospital/Veterinary Clinic N/A 0.53                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Office (Land Uses 700-799)
710 General office building 11.03               0.65                 1.00         7.17                954                341                65                  1,360            1,000 square feet of gross floor area
714 Corporate Headquarters Building 7.98                 0.65                 1.00         5.19                690                246                47                  983                1,000 square feet of gross floor area
715 Single Tenant Office Building 11.65               0.65                 1.00         7.57                1,007            360                68                  1,435            1,000 square feet of gross floor area
720 Medical-dental office building 36.13               0.53                 1.00         19.15              2,547            910                173                3,630            1,000 square feet of gross floor area
730 Government Office Building 68.93               0.96                 1.00         66.17              8,801            3,143            597                12,541          1,000 square feet of gross floor area
731 State Motor Vehicles Department 166.02            0.96                 1.00         159.38            21,197          7,571            1,438            30,206          1,000 square feet of gross floor area
732 United States Post Office 108.19            0.96                 1.00         103.86            13,814          4,933            937                19,684          1,000 square feet of gross floor area
733 Government Office Complex 27.92               0.96                 1.00         26.80              3,565            1,273            242                5,080            1,000 square feet of gross floor area
750 Office park 11.42               0.67                 1.00         7.65                1,018            363                69                  1,450            1,000 square feet of gross floor area
760 Research and development center 8.11                 0.67                 1.00         5.43                723                258                49                  1,030            1,000 square feet of gross floor area
770 Business park 12.44               0.67                 1.00         8.33                1,109            396                75                  1,580            1,000 square feet of gross floor area
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ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Retail (Land Uses 800-899)

810 Tractor Supply Store N/A 0.53                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
811 Construction Equipment Rental Store N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
812 Building Materials and Lumber Store 45.16               0.49                 0.75         16.60              2,207            788                150                3,145            1,000 square feet of gross floor area
813 Free Standing Discount Super Store 50.75               0.49                 0.75         18.65              2,481            886                168                3,535            1,000 square feet of gross floor area
814 Variety Store 64.03               0.49                 0.75         23.53              3,130            1,118            212                4,460            1,000 square feet of gross floor area
815 Free Standing Discount Store 57.24               0.49                 0.75         21.04              2,798            999                190                3,987            1,000 square feet of gross floor area
816 Hardware/Paint Store 51.29               0.49                 0.75         18.85              2,507            895                170                3,572            1,000 square feet of gross floor area
817 Nursery (Garden Center) 68.10               0.49                 0.75         25.03              3,329            1,189            226                4,744            1,000 square feet of gross floor area
818 Nursery (Wholesale) 39.00               0.65                 0.75         19.01              2,529            903                172                3,604            1,000 square feet of gross floor area
820 Shopping Center 42.70               0.49                 0.67         14.02              1,864            666                127                2,657            1,000 square feet of gross leasable are
823 Factory Outlet Center 26.59               0.49                 0.75         9.77                1,300            464                88                  1,852            1,000 square feet of gross floor area
826 Specialty Retail Center 44.32               0.49                 0.75         16.29              2,166            774                147                3,087            1,000 square feet of gross leasable are
841 Automobile Sales 32.30               0.60                 0.75         14.54              1,933            690                131                2,754            1,000 square feet of gross floor area
842 Recreational Vehicle Sales N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
843 Automobile Parts Sales 61.91               0.60                 0.75         27.86              3,705            1,323            251                5,279            1,000 square feet of gross floor area
848 Tire Store 24.87               0.60                 0.75         11.19              1,488            532                101                2,121            1,000 square feet of gross floor area
849 Tire Superstore 20.36               0.60                 0.75         9.16                1,219            435                83                  1,737            1,000 square feet of gross floor area
850 Supermarket 102.24            0.14                 0.46         6.58                876                313                59                  1,248            1,000 square feet of gross floor area
851 Convenience Market (Open 24 Hours) 737.99            0.08                 0.35         20.66              2,748            982                187                3,917            1,000 square feet of gross floor area
852 Convenience Market (Open 15-16 Hours) - pm peak hour gen. 36.22               0.14                 0.46         2.33                310                111                21                  442                1,000 square feet of gross floor area
853 Convenience Market with Gasoline Pumps 845.60            0.32                 0.22         59.53              7,918            2,828            537                11,283          1,000 square feet of gross floor area
854 Discount Supermarket 90.86               0.14                 0.46         5.85                778                278                53                  1,109            1,000 square feet of gross floor area
857 Discount Club 41.80               0.60                 0.75         18.81              2,502            893                170                3,565            1,000 square feet of gross floor area
860 Wholesale Market 128.25            1.00                 1.00         128.25            17,057          6,092            1,157            24,306          1,000 square feet of gross floor area
861 Sporting Goods Superstore - pm peak hour generator 3.84                 0.49                 0.75         1.41                188                67                  13                  268                1,000 square feet of gross floor area
862 Home Improvement Superstore 30.74               0.49                 0.75         11.30              1,502            537                102                2,141            1,000 square feet of gross floor area
863 Electronics Superstore 45.04               0.49                 0.75         16.55              2,201            786                149                3,136            1,000 square feet of gross floor area
864 Toy/Children's Superstore - Saturday 5.53                 0.49                 0.75         2.03                270                97                  18                  385                1,000 square feet of gross floor area
865 Baby Superstore - Saturday 3.73                 0.49                 0.75         1.37                182                65                  12                  259                1,000 square feet of gross floor area
866 Pet Supply Superstore - Saturday 6.98                 0.49                 0.75         2.57                341                122                23                  486                1,000 square feet of gross floor area
867 Office Supply Superstore N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
868 Book Superstore - Saturday 21.30               0.49                 0.75         7.83                1,041            372                71                  1,484            1,000 square feet of gross floor area
869 Discount Home Furnishing Superstore 20.00               0.49                 0.75         7.35                978                349                66                  1,393            1,000 square feet of gross floor area
872 Bed and Linen Superstore - Saturday 6.97                 0.49                 0.75         2.56                341                122                23                  486                1,000 square feet of gross floor area
875 Department Store 22.88               0.49                 0.75         8.41                1,118            399                76                  1,593            1,000 square feet of gross floor area
876 Apparel Store 66.40               0.49                 0.75         24.40              3,245            1,159            220                4,624            1,000 square feet of gross floor area
879 Arts and Crafts Store 56.55               0.49                 0.75         20.78              2,764            987                188                3,939            1,000 square feet of gross floor area
880 Pharmacy/Drugstore without Drive-Through 90.06               0.49                 0.75         33.10              4,402            1,572            299                6,273            1,000 square feet of gross floor area
881 Pharmacy/Drugstore with Drive-Through 96.91               0.49                 0.75         35.61              4,737            1,692            321                6,750            1,000 square feet of gross floor area
890 Furniture Store 5.06                 0.49                 0.75         1.86                247                88                  17                  352                1,000 square feet of gross floor area
896 DVD/Video Store - Saturday 26.92               0.49                 0.75         9.89                1,316            470                89                  1,875            1,000 square feet of gross floor area
897 Medical Equipment Store 6.00                 0.49                 0.75         2.21                293                105                20                  418                1,000 square feet of gross floor area
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Basis for Calculating a Customer's 

SDC
Services (Land Uses 900-999)

911 Walk-in Bank N/A 0.17                 0.55         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
912 Drive-in Bank 148.15            0.17                 0.55         13.85              1,842            658                125                2,625            1,000 square feet of gross floor area
918 Hair Salon - Saturday 2.08                 0.53                 1.00         1.10                147                52                  10                  209                1,000 square feet of gross floor area
920 Copy, Print and Express Ship Store - pm peak hour generator 12.27               0.49                 0.75         4.51                600                214                41                  855                1,000 square feet of gross floor area
925 Drinking Place 15.49               0.65                 1.00         10.07              1,339            478                91                  1,908            1,000 square feet of gross floor area
931 Quality Restaurant 89.95               0.65                 0.75         43.85              5,832            2,083            396                8,311            1,000 square feet of gross floor area
932 High-Turnover (Sit Down) Restaurant 127.15            0.19                 0.75         18.12              2,410            861                164                3,435            1,000 square feet of gross floor area
933 Fast-food restaurant without drive-through 716.00            0.09                 0.75         48.33              6,428            2,296            436                9,160            1,000 square feet of gross floor area
934 Fast-food restaurant with drive-through 496.12            0.09                 0.51         22.77              3,029            1,082            206                4,317            1,000 square feet of gross floor area
935 Fast-food restaurant with drive-through and no indoor seating N/A 0.09                 0.51         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
936 Coffee/donut shop without drive-through - Sat. pm peak hour gen. 65.96               0.09                 0.75         4.45                592                211                40                  843                1,000 square feet of gross floor area
937 Coffee/donut shop with drive-through 818.58            0.09                 0.51         37.57              4,997            1,785            339                7,121            1,000 square feet of gross floor area
938 Coffee/donut kiosk 1,800.00         0.09                 0.51         82.62              10,988          3,924            746                15,658          1,000 square feet of gross floor area
939 Bread/Donut/Bagel Shop without Drive-Through Window 48.87               0.09                 0.75         3.30                439                157                30                  626                1,000 square feet of gross floor area
940 Bread/Donut/Bagel Shop with Drive-Through Window N/A 0.09                 0.51         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
941 Quick Lubrication Vehicle Shop 40.00               0.65                 0.75         19.50              2,594            926                176                3,696            Servicing Position
942 Automobile Care Center - Saturday 23.72               0.60                 0.75         10.67              1,420            507                96                  2,023            1,000 sq. ft. of occupied gross leasable 
943 Automobile Parts and Service Center N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
944 Gasoline/service station 168.56            0.07                 0.77         9.09                1,208            432                82                  1,722            Vehicle fueling position
945 Gasoline/service station with convenience market 162.78            0.07                 0.77         8.77                1,167            417                79                  1,663            Vehicle fueling position
946 Gasoline/service station with convenience market and car wash 152.84            0.07                 0.77         8.24                1,096            391                74                  1,561            Vehicle fueling position
947 Self-Service Car Wash 108.00            0.60                 0.75         48.60              6,464            2,309            439                9,212            Wash stall
948 Automated Car Wash - Saturday 14.12               0.60                 0.75         6.35                845                302                57                  1,204            1,000 square feet of gross floor area
950 Truck Stop N/A 1.00                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Source:  ITE, Trip Generation Manual, 9th edition

1
City of Salem, Oregon; 2019 System Development Charge Methodologies; Table A-4; DKS Engineers
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Resolution No. 2020.12                                                                                                                                                                                     
      
                                                                                                                                                                                            
  

Schedule of Parks SDCs: 
 

 

Number of Proposed Schedule of Parks SDCs
Customer Classification Dwelling Units Reimbursement Improvement Administration Total

Detached single family 1 -$                        $ 1,662 $ 83 $ 1,745
Mobil/manufactured home 1 -                           1,662  83  1,745

Multifamily - $/dwelling unit 1 -                           894  45  938
Duplex 2 -                           1,787  89  1,877
Tri-plex 3 -                           2,681  134  2,815
Four-plex 4 -                           3,574  179  3,753
Apartment complex * * * *
Condominium complex * * * *
Retirement/Assisted Living co * * * *

Business - $/FTE Employee -$                        -$                        -$                        -$                        

* - multiply the number of dwelling units by the corresponding detached multi-family per dwelling unit fee 
component
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Introduction/History of the Project 

The City of Sutherlin conducts periodic updates to its Comprehensive Plan and its various Public Facility 
Plans to provide orderly and sustainable growth of municipal infrastructure. A key component to funding 
these public facilities is the system development charge (SDC) program.  It has been quite some time since 
the City reviewed and updated its SDC methodologies.  Itemized below are the last review dates for each 
municipal utility service considered under this study: 

• Water 2008 via Resolution No. 2008-13 

• Wastewater 1992 via Resolution No. 484 

• Stormwater never reviewed or formulated 

• Transportation 2007 via Resolution No. 2007-05 

• Parks 2006 via Resolution No. 2006-10 

SDCs are one-time charges for new development—designed to recover the costs of infrastructure capacity 
needed to serve new development.  This section describes the policy context and project scope upon 
which the body of this report is based.  It concludes with a numeric overview of the calculations presented 
in subsequent sections of this report for water, wastewater, stormwater, transportation, and parks SDCs. 

In September of 2019, the City hired Donovan Enterprises, Inc. to review and update the water, 
wastewater, stormwater, parks, and transportation SDC methodologies.  With this review and update, the 
City has stated a number of objectives: 

• Review the basis for charges to ensure a consistent methodology; 

• Address specific policy, administrative, and technical issues which had arisen from application of 
the existing SDCs; 

• Determine the most appropriate and defensible fees, ensuring that development is paying its way; 

• Consider possible revisions to the structure or basis of the charges which might improve equity or 
proportionality to demand; 

• Provide clear, orderly documentation of the assumptions, methodology, and results, so that City 
staff could, by reference, respond to questions or concerns from the public. 

This report provides the documentation of that effort, and was done in close coordination with City staff 
and available facilities planning documents.  The SDC updates comply with Sutherlin Municipal Code 
(SMC) chapter 13.16. 

Table 1 gives a component breakdown for the current and proposed residential equivalent SDCs for water, 
wastewater, stormwater, transportation, and parks. 
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Table 1 - Component Breakdown of the Proposed Residential Equivalent SDCs 

 

Analytical Process for the Methodology Updates 

The essential ingredient in the development of an SDC methodology is valid sources of data.  For this 
project, the consultant team has relied on a number of data sources.  The primary sources have been the 
newly formulated and adopted capital improvement plans for water, wastewater, stormwater, and 
transportation.  We have supplemented these data sources with City utility billing records, certified census 

Line Item Description Service Unit Proposed Current Difference
Water: per 3/4" water meter

Reimbursement fee $1,153 -$                 $1,153
Improvement fee 1,644               1,622               23                     
Administration fee @5% 140                  -                   140                  

Total $2,937 $1,622 $1,315

Wastewater: per 3/4" water meter
Reimbursement fee $2,279 -$                 $2,279
Improvement fee -                   129                  (129)                 
Administration fee @ 5% 114                  -                   114                  

Total $2,393 $129 $2,264

Stormwater: per Equivalent Residential Unit
Reimbursement fee -$                 -$                 -$                 
Improvement fee 665                  -                   665                  
Administration fee @ 5% 33                     -                   33                     

Total $698 -$                 $698

Transportation: per detached SF residence
Reimbursement fee $904 -$                 $904
Improvement fee 2,532               1,164               1,368               
Administration fee @ 5% 172                  -                   172                  

Total $3,608 $1,164 $2,444

Parks: per detached SF residence
Reimbursement fee -$                 -                   -$                 
Improvement fee 5,233               500                  4,733               
Administration fee @ 5% 262                  -                   262                  

Total $ 5,495 $ 500 $4,995

Total SDCs:
Reimbursement fee $4,336 -                   $4,336
Improvement fee 10,074            3,414               6,660               
Administration fee @ 5% 721                  -                   721                  

Total $ 15,131 $ 3,415 $ 11,716
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data, and other documents that we deemed helpful, accurate, and relevant to this study.  Table 2 contains 
a bibliography of the key documents/sources that we relied upon to facilitate our analysis and hence the 
resulting SDCs. 

Table 2 - Data Sources for the Calculation of SDCs 

Service Master Plan Document and/or Corroborating Source Documentation 
Water • City of Sutherlin Water Master Plan; December, 2017; the Dyer Partnership 

Engineers & Planners, Inc. 
• City of Sutherlin Comprehensive Annual Financial Report for the Fiscal Year 

Ended June 30, 2019 
• City of Sutherlin Water System Fixed Asset Schedule; June 30, 2019; City 

Records 
• City of Sutherlin Utility Billing records for fiscal 2019-2020 
• Water meters in service per City Staff; effective November 1, 2019 

Wastewater • City of Sutherlin Wastewater Predesign Report; May, 2016; the Dyer 
Partnership Engineers & Planners, Inc. 

• City of Sutherlin Comprehensive Annual Financial Report for the Fiscal Year 
Ended June 30, 2019 

• Sutherlin wastewater system fixed asset schedule; June 30, 2019; City records 
• City of Sutherlin Utility Billing System – wastewater system active accounts 

and Equivalent Dwelling Units in service report; June, 2019 
• Portland State University, College of Urban Affairs, Population Research 

Center; Certified census for Sutherlin, Oregon; June, 2018 
Stormwater • City of Sutherlin Storm Drainage Master Plan; March, 2014; The Dyer 

Partnership Engineers & Planners, Inc. 
• Sutherlin Buildable Lands Inventory and Economic Opportunities Analysis; 

June, 2005; ECO Northwest 
Transportation • City of Sutherlin Transportation System Plan; TSP Alternatives November, 

2019; Kittelson & Associates 
• City of Sutherlin transportation system fixed asset schedule; June 30, 2019; 

City records 
• U.S. Bureau of the Census; American Community Survey: 

 City of Sutherlin dwelling units; 2018 estimated 
 City of Sutherlin number of employees; 2018 estimated 

• Trip Generation Manual; Institute of Transportation Engineers; 9th Edition 
Parks • City of Sutherlin Parks and Open Space Plan; April 30, 2005 

• Ford’s Pond Community Park Master Plan; 2017; Cameron McCarthy 
Landscape Architecture & Planning 

• City of Sutherlin parks system fixed asset schedule; June 30, 2019; City records 
• U.S. Bureau of the Census; American Community Survey: 

 City of Sutherlin population; 2018 estimated 
 City of Sutherlin dwelling units; 2018 estimated 
 City of Sutherlin number of employees; 2018 estimated 

• Oregon Department of Parks and Recreation; A guide to Community Park and 
Recreation Planning for Oregon Communities; April, 2013 

The data sources shown in Table 2 were used to formulate the two (2) components of the SDCs.  These 
components are the reimbursement and improvement fees.  The City has been constructing the SDCs with 
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these two components for over twenty years, and our analysis does not propose to change that 
methodology.  A brief definition of the two components are: 

• The reimbursement fee considers the cost of existing facilities, prior contributions by existing users 
of those facilities, the value of the unused/available capacity, and generally accepted ratemaking 
principles. The objective is future system users contribute no more than an equitable share to the 
cost of existing facilities. The reimbursement fee can be spent on capital costs or debt service 
related to the systems for which the SDC is applied. 

• The improvement fee portion of the SDC is based on the cost of planned future facilities that 
expand the system’s capacity to accommodate growth or increase its level of performance.  In 
developing an analysis of the improvement portion of the fee, each project in the respective 
service’s capital improvement plan is evaluated to exclude costs related to correcting existing 
system deficiencies or upgrading for historical lack of capacity. An example is a facility which 
improves system capacity to better serve current customers.  The costs for this type of project 
must be eliminated from the improvement fee calculation. Only capacity increasing/level of 
performance costs provide the basis for the SDC calculation. The improvement SDC is calculated 
as a function of the estimated number of additional equivalent residential units to be served by 
the City’s facilities over the planning period. Such a fee represents the greatest potential for future 
SDC changes.  The improvement fee must also provide a credit for construction of a qualified 
public improvement. 

SDC Legal Authorization and Background 

SDCs are authorized by Oregon Revised Statute (ORS) 223.297-314. The statute is specific in its definition 
of system development charges, their application, and their accounting. In general, an SDC is a one-time 
fee imposed on new development or expansion of existing development, and assessed at the time of 
development approval or increased usage of the system.  Overall, the statute is intended to promote 
equity between new and existing customers by recovering a proportionate share of the cost of existing 
and planned/future capital facilities that serve the developing property.  Statute further provides the 
framework for the development and imposition of SDCs and establishes that SDC receipts may only be 
used for capital improvements and/or related debt service.   

Finally, two cost basis adjustments are potentially applicable to both reimbursement and improvement 
fees:  fund balance and compliance costs.  In this study, the project team as paid attention to this detail 
to align future infrastructure costs to those responsible for paying those costs.  The reasons for this 
attention are as follows: 

• Fund Balances - To the extent that SDC revenue is currently available in fund balance, that revenue 
should be deducted from its corresponding cost basis.  For example, if the city has wastewater 
improvement fees that it has collected but not spent, then those unspent improvement fees 
should be deducted from the wastewater system’s improvement fee cost basis to prevent 
charging twice for the same capacity. 

• Compliance Costs - ORS 223.307(5) authorizes the expenditure of SDCs on “the costs of complying 
with the provisions of ORS 223.297 to 223.314, including the costs of developing system 
development charge methodologies and providing an annual accounting of system development 
charge expenditures.”  To avoid spending monies for compliance that might otherwise have been 
spent on growth-related projects, this report includes an estimate of compliance costs in its SDCs. 
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Reimbursement Fee Methodology 

The reimbursement fee represents a buy-in to the cost, or value, of infrastructure capacity within the 
existing system. Generally, if a system were adequately sized for future growth, the reimbursement fee 
might be the only charge imposed, since the new customer would be buying existing capacity. However, 
staged system expansion is needed, and an improvement fee is imposed to allocate those growth-related 
costs. Even in those cases, the new customer also relies on capacity within the existing system, and a 
reimbursement component is warranted.   

In order to determine an equitable reimbursement fee to be used in conjunction with an improvement 
fee, two points should be highlighted.  First, the cost of the system to the City’s customers may be far less 
than the total plant-in-service value. This is due to the fact that elements of the existing system may have 
been contributed, whether from developers, governmental grants, and other sources. Therefore, the net 
investment by the customer/owners is less.  Second, the value of the existing system to a new customer 
is less than the value to an existing customer, since the new customer must also pay, through an 
improvement fee, for expansion of some portions of the system. 

The method used for determining the reimbursement fee accounts for both of these points.  First, the 
charge is based on the net investment in the system, rather than the gross cost. Therefore, donated 
facilities, typically including local facilities, and grant-funded facilities, would be excluded from the cost 
basis. Also, the charge should be based on investments clearly made by the current users of the system, 
and not already supported by new customers. Tax supported activities fail this test since funding sources 
have historically been from general revenues, or from revenues which emanate, at least in part, from the 
properties now developing. Second, the cost basis is allocated between used and unused capacity, and, 
capacity available to serve growth. In the absence of a detailed asset by asset analysis, it is appropriate to 
allocate the cost of existing facilities between used and available capacity proportionally based on the 
forecasted population growth as converted to equivalent dwelling units over the planning period. This 
approach reflects the philosophy, consistent with the City’s updated master plans, that facilities have been 
sized to meet the demands of the customer base within the established planning period. 

Improvement Fee Methodology 

There are three basic approaches used to develop improvement fee SDCs: “standards driven”, 
“improvements-driven”, and “combination/hybrid” approaches.  The “standards-driven” approach is 
based on the application of Level of Service (LOS) standards for facilities. Facility needs are determined by 
applying the LOS standards to projected future demand, as applicable.  SDC-eligible amounts are 
calculated based on the costs of facilities needed to serve growth. This approach works best where level 
of service standards has been adopted but no specific list of projects is available.  The “improvements-
driven” approach is based on a specific list of planned capacity increasing capital improvements. The 
portion of each project that is attributable to growth is determined, and the SDC-eligible costs are 
calculated by dividing the total costs of growth-required projects by the projected increase in projected 
future demand, as applicable. This approach works best where a detailed master plan or project list is 
available and the benefits of projects can be readily apportioned between growth and current users.  
Finally, the combination/hybrid-approach includes elements of both the “improvements driven” and 
“standards-driven” approaches. Level of Service standards may be used to create a list of planned 
capacity-increasing projects, and the growth required portions of projects are then used as the basis for 
determining SDC eligible costs. This approach works best where levels of service have been identified and 
the benefits of individual projects are not easily apportioned between growth and current users. 
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In the past, the City has utilized the “improvements-driven” approach for the calculation of SDCs.  This 
study continues to use this method, and has relied on the capital improvement plans that are incorporated 
in the master plans, and plan updates for the water, wastewater, stormwater, parks, and transportation 
systems. 

For this SDC methodology update, the improvement fee represents a proportionate share of the cost to 
expand the systems to accommodate growth. This charge is based on the capital improvement plans 
established by the City for the municipal services.  The costs that can be applied to the improvement fees 
are those that can reasonably be allocable to growth.  Statute requires that the capital improvements 
used as a basis for the charge be part of an adopted capital improvement schedule, whether as part of a 
system plan or independently developed, and that the improvements included for SDC eligibility be 
capacity or level of service expanding. The improvement fee is intended to protect existing customers 
from the cost burden and impact of expanding a system that is already adequate for their own needs in 
the absence of growth. 

The key step in determining the improvement fee is identifying capital improvement projects that expand 
the system and the share of those projects attributable to growth. Some projects may be entirely 
attributable to growth, such as a wastewater collection line that exclusively serves a newly developing 
area. Other projects, however, are of mixed purpose, in that they may expand capacity, but they also 
improve service or correct a deficiency for existing customers. An example might be a water distribution 
reservoir that both expands water storage capacity and corrects a chronic capacity issue for existing users. 
In this case, a rational allocation basis must be defined. 

The improvement portion of the SDC is based on the proportional approach toward capacity and cost 
allocation in that only those facilities (or portions of facilities) that either expand the respective system’s 
capacity to accommodate growth or increase its respective level of performance have been included in 
the cost basis of the fee. As part of this SDC update, City Staff and their engineering consultants were 
asked to review the planned capital improvement lists in order to assess SDC eligibility. The criteria in 
Figure 1 were developed to guide the City’s evaluation: 
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Figure 1 - SDC Eligibility Criteria 

City of Sutherlin 

Steps Toward Evaluating 

Capital Improvement Lists for SDC Eligibility 

ORS 223 

1. Capital improvements mean the facilities or assets used for: 

a. Water supply, transmission, storage and distribution 

b. Wastewater collection, transmission, treatment, and disposal 

c. Stormwater, conveyance, detention, treatment, and disposal 

d. Parks, open space, and trails/connections 

e. Transportation – intersection improvements, street reconstruction and 
widening, roadway enhancement, and bike/ped expansion 

This definition DOES NOT ALLOW costs for operation or routine maintenance of the 
improvements; 

2. The SDC improvement base shall consider the cost of projected capital improvements 
needed to increase the capacity of the systems to which the fee is related; 

3. An increase in system capacity is established if a capital improvement increases the 
“level of performance or service” provided by existing facilities or provides new 
facilities. 

Under the City’ approach, the following rules will be followed 

1. Repair costs are not to be included; 

2. Replacement costs will not be included unless the replacement includes an upsizing of 
system capacity and/or the level of performance of the facility is increased; 

3. New regulatory compliance facility requirements fall under the level of performance 
definition and should be proportionately included; 

4. Costs will not be included which bring deficient systems up to established design levels. 

In developing the improvement fee, the project team in consultation with City staff evaluated each of its 
CIP projects to exclude costs related to correcting existing system deficiencies or upgrading for historical 
lack of capacity. Only capacity increasing/level of performance costs were used as the basis for the SDC 
calculation, as reflected in the capital improvement schedules developed by the City.  The improvement 
fee is calculated as a function of the estimated number of projected additional Equivalent Residential 
Units for water, wastewater, stormwater, and parks over the planning horizon. 

We measure demand for transportation facilities in Equivalent Length New Daily Trips (ELNDTs).  An 
industry standard for allocating demands on a transportation system is to proportion the costs based on the 
relative number of trips created by a development. Trips are technically referred to as ELNDTs, and trip rates 
are published by the Institute of Transportation Engineers (ITE) for various land uses. This SDC Update adopts 
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the use of Weekday Average Trips as contained in the current ITE Trip Generation Manual, 9th Edition, as the 
basis for the ELNDT generation standards.  In addition, this update incorporates a Local Factor that considers 
the length of a typical trip, the number of shared trips and pass-by trips. This factor is an estimate of how 
many of the trips specific to the subject land use are linked to other destinations, where the actual trip is 
shared by multiple destinations or multiple stops on the same trip.  

Methodology for the Granting of Credits, Discounts, and Exemptions 

SDC Credits Policy 

ORS 223.304 requires that credit be allowed for the construction of a "qualified public improvement" 
which is required as a condition of development approval, is identified in the Capital Improvement Plan, 
and either is not located on or contiguous to property that is the subject of development approval, or is 
located on or contiguous to such property and is required to be built larger or with greater capacity than 
is necessary for the particular development project. The credit for a qualified public improvement may 
only be applied against an SDC for the same type of improvement, and may be granted only for the cost 
of that portion of an improvement which exceeds the minimum standard facility size or capacity needed 
to serve the particular project. For multi-phase projects, any excess credit may be applied against SDCs 
that accrue in subsequent phases of the original development project. In addition to these required 
credits, the City may, if it so chooses, provide a greater credit, establish a system providing for the 
transferability of credits, provide a credit for a capital improvement not identified in the Capital 
Improvement Plan, or provide a share of the cost of an improvement by other means. 

The City has adopted a policy for granting SDC credits, and has codified this policy in the Sutherlin 
Municipal Code (SMC) §13.16.120.  The adopted SDC credit policy consists of the following items: 

SMC §13.16.120 

A. A credit shall be given for the cost of a qualified public improvement. The credit shall be only for 
the improvement fee charged for the type of improvement being constructed, and credit for 
qualified public improvements may be granted for the cost of that portion of such improvement 
that exceeds the minimum standard facility size or capacity needed to serve the particular 
development project or property. The applicant shall have the burden of demonstrating that a 
particular improvement qualifies for credit. 

B. When the construction of a qualified public improvement gives rise to a credit amount greater 
than the improvement fee that would otherwise be levied against the project receiving 
development approval, the excess credit may be applied against improvement fees that accrue in 
subsequent phases of the original development project. 

C. A developer may request of the city approval of the transferability of its credits, or for providing 
a credit for a capital improvement not identified in the plan adopted pursuant to ORS 223.309, or 
for providing a share of the cost of such improvement by other means. Said request shall be acted 
upon by resolution of the city council, and its decision shall be based upon its determination that 
approval of such request is in the best interests of the city. 
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SDC Discount Policy 

The City, at its sole discretion may discount the SDC rates by choosing not to charge a reimbursement fee 
for excess capacity, or by reducing the portion of growth-required improvements to be funded with SDCs. 
A discount in the SDC rates may also be applied on a pro-rata basis to any identified deficiencies, which 
must to be funded from sources other than improvement fee SDCs.  The portion of growth-required costs 
to be funded with SDCs must be identified in the CIP.  Because discounts reduce SDC revenues, they 
increase the amounts that must come from other sources, such as user fees or general fund contributions, 
in order to acquire the facilities identified in the updated master plan(s). 

Partial and Full SDC Exemption 

The City may exempt certain types of development, from the requirement to pay SDCs. Exemptions 
reduce SDC revenues and, therefore, increase the amounts that must come from other sources, such as 
user fees and property taxes.  As in the case of SDC credits, the City has articulated a policy relative to 
partial and full SDC exemption.  This SDC exemption policy is codified in SMC §13.16.110, and is as follows: 

A. Structures and uses established and existing on or before July 1, 1991, are exempt from systems 
development charges, except water and sewer connection charges, to the extent of the structure 
or use then existing and to the extent of the parcel of land as it was constituted on that date. 
Structures and uses affected by this subsection shall pay the water and sewer connection charges 
pursuant to the terms of this chapter upon the receipt of a permit to connect to the water and/or 
sewer system. 

B. Additions to single-family dwellings that do not constitute the addition of a dwelling unit, as 
defined by the State of Oregon Structural Specialty Code, are exempt from all portions of the 
systems development charge. 

C. An alteration, addition, replacement or change in use that does not increase the parcel’s or 
structure’s use of the public improvement facility. 

D. A project financed by city revenues is exempt from all portions of the systems development 
charge. 

E. A connection to the City’s water or sewer system from property annexed to the City after 
November 1, 2014 is exempt from all water and sewer systems development charges if the 
property owner or the property owner’s predecessor in interest: 

1) signed a letter consenting to eventual annexation into the City within fourteen (14) days 
after having received a request from the City to do so; and 

2) installed any necessary distribution system, service lines and connection lines in 
accordance with city standards prior to annexation. 

F. A connection to the water facilities of the City made pursuant to section 13.04.030(D) of this code 
is exempt from the water systems development charge, provided that the application submitted 
by the property owner under section 13.04.030(D) clearly demonstrates: 

1) that the request is not for the purposes of a planned-for subdivision; 

2) that a financial hardship prevents the applicant from paying the development charges 
thereby causing jeopardy to the health and safety of the occupants of the premises; and 

3) the applicant has signed a letter consenting to eventual annexation into the City. 
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Water SDCs 

Water Capital Improvement Plan 

The principal source document for the water capital improvement plan (CIP) was the 2017 Water System 
Master Plan.  For this water SDC methodology update, the 2017 water CIP was reviewed for accuracy with 
City Staff and where appropriate amended.  This amendment process consisted of two steps.  The first 
step was to eliminate master plan projects that City Staff deemed unnecessary at the current time due to 
the very long lead times anticipated for their development.  The second step in the CIP amendment 
process was to eliminate the cost of planned projects (or portions of projects) that have been funded and 
constructed since the adoption of the last water master plan in 2006.  In this case, the planned future 
costs are deducted from the CIP.  The actual costs spent on these projects were capitalized by the City, 
and now reside in the water system fixed asset inventory (i.e., balance sheet assets).  These historical 
costs will be included in the reimbursement fee calculations. 

The amended water system CIP now consists of future projects that remain a 20-year priority for the City, 
and only consists of projects yet to be completed.  The resulting CIP that was used for this SDC 
methodology update is shown in summary form in Table 3. 
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Table 3 – Adopted 2017 Water System Capital Improvement Plan 

 
 

 

Master Plan Total Est. Funding Source Percentage
Phase ID Number Project Description Cost Replacement Growth Beyond 20 yrs. Total

I 1 Cooper Creek multi-level intake 2,169,000$       50% 50% 0% 100%
I 2 Nonpareil additional clear well inlet 99,000               100% 0% 0% 100%
I 3 Nonpareil miscellaneous upgrades and repairs 3,800,000         100% 0% 0% 100%
I 4 Schoon Mt. storage improvements 617,000             50% 50% 0% 100%
I 5 Cathodic protection for water reservoirs 523,000             100% 0% 0% 100%
I 6 Jones Buckley road waterline improvements 376,000             67% 33% 0% 100%
I 7 High school/middle school water main upsizing improvements 602,000             100% 0% 0% 100%
I 8 6th avenue waterline improvement 806,000             67% 33% 0% 100%
I 9 Myrtle street waterline improvement 89,000               67% 33% 0% 100%
I 10 Upper Umpqua reservoir storage improvement 629,000             50% 50% 0% 100%
I 11 Tanglewood storage improvement 587,000             65% 35% 0% 100%
I 12 Tanglewood pump station improvement 366,000             65% 35% 0% 100%
I 13 Upper ridgewater pump station improvements 208,000             100% 0% 0% 100%
I 14 Southside road waterline improvement 323,000             75% 25% 0% 100%

Subtotal Phase I improvements 11,194,000$    

II 1 East 1st street waterline improvement 273,000$          100% 0% 0% 100%
II 2 Mardonna & Sherwood St. waterline improvement 1,048,000         100% 0% 0% 100%
II 3 Water reservoir reconditioning 192,000             100% 0% 0% 100%
II 4 Ridgewater reservoir storage improvement 589,000             75% 25% 0% 100%
II 5 New 0.5 mg reservoir - Plat M road 1,726,000         0% 0% 100% 100%
II 6 Reservoir piping - Plat M road reservoir 1,048,000         0% 0% 100% 100%
II 7 Reservoir piping - Duke road water main improvements 1,039,000         0% 0% 100% 100%
II 8 Umpqua river water right development 9,774,000         0% 0% 100% 100%
II 9 City of Oakland water system tie-in 619,000             100% 0% 0% 100%

Subtotal Phase II improvements 16,308,000$    

Total water master plan CIP 27,502,000$    
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Water Customers Current and Future Demographics 

Existing Water Demand and Population Growth 

Current Sutherlin water demands are based on historical customer billing records, and actual water 
meters in service as of November 1, 2019. Projected demands are estimated based on an approximate 
population growth rate of 1.50 percent within the City’s existing urban growth boundary.  This annual 
population growth factor is based on the population forecasts prepared by the Population Research 
Center at Portland State University (June 30, 2018). 

Estimated Demand per Equivalent ¾” Water Meter 

The City serves single-family residential customers and a significant number of multifamily housing 
developments and commercial customers. Single-family residential water services generally have a 
consistent daily pattern of water use whereas water demands for multifamily residences, commercial and 
industrial users may vary significantly from service to service depending on the number of multifamily 
units per service or the type of commercial enterprise.  When projecting future water demands based on 
population change, the water needs of nonresidential and multi-family residential customers are 
represented by comparing the water use volume at these services to the average single-family residential 
water service.  A method to estimate this relationship is to calculate “equivalent dwelling units (EDUs)”.  
In the case of Sutherlin, the standard residential unit of demand is the rated capacity (in gallons per 
minute) of the ¾” water meter.  As of November 1, 2019, the City had 3,145 active water meters in service, 
2,945 of which were ¾” x ¾” meters serving single family residential customers.  In other words, roughly 
94% of all active water services were assigned to the single-family residential customer class.  The process 
for calculating equivalent ¾” meters is shown below in Table 4. 

 

Table 4 – Estimated ¾” Equivalent Meters in Service as of November 1, 2019 

 
 

Total Meters AWWA Rated Flow Factor 3/4" Meter
Meter Size In Service Flow (GPM)* Equivalence Equivalents

0.625" x 0.75" - Displacement Multi-jet -                   30                     1.00 -                   
0.75"x 0.75" - Displacement  Multi-jet 2,945               30                     1.00 2,945               
1.00 inch - Displacement Multi-jet 79                     50                     1.67 132                  
1.50 inch - Displacement Class I Turbine 15                     100                  3.33 50                     
2.00 inch - Displacement or Class  I & II Turbine 72                     160                  5.33 384                  
3.00 inch - Displacement 11                     300                  10.00 110                  
4.00 inch - Displacement or Compound 15                     500                  16.67 250                  
6.00 inch - Displacement or Compound 6                       1,000               33.33 200                  
8.00 inch - Compound -                   1,600               53.33 -                   
10.00 inch - Compound 2                       2,300               76.67 153                  

Total 3,145               4,224               

* - AWWA Manual of Practice M3; Safety Practices for Water Utilities; Table 2-2 Total Quantities Registered 
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Projected Demands 

The planning horizon for the master plan is approximately 20 years, through the year 2038. That is the 
forecast horizon that is used for the water SDC methodology update.  In the 2017 master plan, an 
estimated number of EDUs per acre for each land use type was established based on (then) current water 
demands by customer class and total developed land area by land use type. Land use type is analogous to 
customer class, which is to say the land use or zoning of a particular property reflects the type of water 
service, such as residential or commercial, provided to that property. The estimated number of potential 
EDUs per acre was applied to developable land within the existing water service area to estimate water 
demand.   

For this SDC methodology update, the project team did not use the old master plan strategy to forecast 
future water demand based on land use.  With the benefit of actual meters in service, and a population 
growth forecast that is predicated on existing growth trends for the City a forecast of future equivalent 
¾” meters was developed.  Based upon these decision rules, the forecast of equivalent meters in use for 
this water SDC methodology update are shown below in Table 5 

 

Table 5 – Forecast of Equivalent ¾” Meters for the 2019 Water SDC Methodology Update Study 

 
 

Reimbursement Fee Calculations 

As discussed earlier in this report, the reimbursement fee represents a buy-in to the cost, or value, of 
infrastructure capacity within the existing system.  In theory, this should be a simple calculation.  Simply 
go to the Utility’s balance sheet, find the book value of assets in service, and divide that cost by the 
number of forecasted new connections to the water system.  That is a simple calculation, and it is wrong.  
In order to determine an equitable reimbursement, we have to account for some key issues of rate equity; 

• First, the cost of the system to the City’s existing customers may be far less than the total plant-
in-service value. This is due to the fact that elements of the existing system may have been 
contributed, whether from developers, governmental grants, and other sources.   

• Second, the value of the existing system to a new customer is less than the value to an existing 
customer, since the new customer must also pay, through an improvement fee, for expansion of 
some portions of the system. 

2018 CAGR1 2038

Total number of 3/4" meter equivalents 2018 4,224               

Compound annual growth in Sutherlin population 1.50%

Projected number of 3/4" meter equivalents 2038 5,689               

Projected growth in 3/4" meter equivalents 1,465               

1 Compound Annual Growth Rate
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• Third, the accounting treatment of asset costs generally has no relationship to the capacity of an 
asset to serve growth.  In the absence of a detailed asset by asset analysis detailed in the balance 
sheet (or fixed asset schedule), a method has to be used to allocate cost to existing and future 
users of the asset.  Generally, it is industry practice to allocate the cost of existing facilities 
between used and available capacity proportionally based on the forecasted population growth 
as converted to equivalent dwelling units (i.e., equivalent ¾” meters) over the planning period. 

• Fourth, the Oregon SDC statute has strict limitations on what type of assets can be included in the 
basis of the reimbursement fee.  ORS 223.299 specifically states that a “capital improvement” 
does not include costs of the operation or routine maintenance of capital improvements.  This 
means the assets on the balance sheet such as certain vehicles and equipment used for heavy 
repair and maintenance of infrastructure cannot be included in the basis of the reimbursement 
fee. 

For this water SDC methodology update, the following discrete calculation steps were followed to arrive 
at the recommended water reimbursement fee. 

Step 1: Calculate the original cost of water fixed assets in service.  From this starting point, eliminate 
any assets that do not conform to the ORS 223.299 definition of a capital improvement.  This 
results in the adjusted original cost of water fixed assets. 

Step 2: Subtract from the adjusted original cost of water fixed assets in service the accumulated 
depreciation of those fixed assets.  This arrives at the modified book value of water fixed 
assets in service. 

Step 3: Subtract from the modified book value of water assets in service any grant funding or 
contributed capital.  This arrives at the modified book value of water fixed assets in service 
net of grants and contributed capital. 

Step 4: Subtract from the modified book value of water fixed assets in service net of grants and 
contributed capital any principal outstanding on long term debt used to finance those assets.  
This arrives a gross water reimbursement fee basis. 

Step 5: Subtract from the gross water reimbursement fee basis the fund balance held in the Water 
Reimbursement SDC fund (if available).  This arrives at the net water reimbursement fee 
basis. 

Step 6: Divide the net water reimbursement fee basis by the sum of existing and future EDUs to arrive 
at the unit net reimbursement fee. 

The actual data that was used to calculate the total water reimbursement fee is shown below in Table 6. 
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Table 6 - Calculation of the Water Reimbursement Fee 

 

Utility Plant-in-Service (original cost):1

Buildings 119,100$             
Construction Work-in-Progress 66,094                  
Water Infrastructure 8,022,343            
Water Distribution System 14,164,318          
Land 84,611                  
Vehicles & Equipment Eliminated
Water Rights 629,004                

Total Utility Plant-in-Service 23,085,469          

Accumulated depreciation1

Buildings 41,810                  
Construction Work-in-Progress -                         
Water Infrastructure 1,072,418            
Water Distribution System 9,376,800            
Land -                         
Vehicles & Equipment Eliminated
Water Rights -                         

Total accumulated depreciation 10,491,028          

Book value of water utility plant-in-service @ June 30, 2019 12,594,441          

Eliminating entries:
Principal outstanding on bonds, notes, and loans payable

2009 OECDD water loan 507,366                
2008 water revenue bonds 1,295,000            
2013 USDA water revenue bonds 4,232,862            

Developer Contributions -                         
Grants, net of amortization -                         

Total eliminating entries 6,035,228            

Net basis in utility plant-in-service available to serve future customers 6,559,213$          

Estimated existing and future 3/4" Meter Equivalents (MEs) 5,689                    

Calculated reimbursement fee - $ per 3/4"ME 1,153$                  

1 Source:  Sutherlin Accounting Summary Report - Capitalized Assets as of June 30, 2019
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Improvement Fee Calculations 

The calculation of the water improvement fee is more streamlined than the process used to calculate the 
water reimbursement fee.  This study continues to use the improvements-driven method, and has relied 
on the 2017 water system capital improvement plan.  Under this methodology, only three steps are 
required to arrive at the improvement fee.  These steps are: 

Step 1: Accumulate the future cost of planned improvements needed to serve growth.  This arrives 
at the gross improvement fee basis. 

Step 2: Subtract from the gross improvement fee basis the fund balance held in the Water 
Improvement SDC Fund.  This arrives at the net water improvement fee basis. 

Step 3: Divide the net water improvement fee basis by the forecasted number of growth equivalent 
¾” meters over the planning period.  This arrives at the total water improvement fee. 

The actual data that was used to calculate the total water improvement fee is shown below in Table 7. 
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Table 7 - Calculation of the Water Improvement Fee 

 

Water SDC Model Summary 

The 2020 water SDC methodology update was done in accordance with Sutherlin Municipal Code Chapter 
13.16, and with the benefit of adopted plan updates for water services.  We recommend the City update the 
SDC charge and methodology to reflect the current capital improvement program.  Our analysis indicates the 
City can charge a maximum of $2,937 for the standard ¾” residential water meter.  A comparison of the 
proposed and current water SDCs for the average single-family residential customer is shown below in Table 
8. 

 

SDC SDC Beyond 20 yr.
Total Cost Ineligible Eligible forecast

Phase I Improvements:
Cooper Creek multi-level intake  $       2,169,000  $       1,084,500  $       1,084,500  $                        - 
Nonpareil additional clear well inlet                 99,000                 99,000                          -                            -   
Nonpareil miscellaneous upgrades and repairs           3,800,000           3,800,000                          -                            -   
Schoon Mt. storage improvements               617,000               308,500               308,500                          -   
Cathodic protection for water reservoirs               523,000               523,000                          -                            -   
Jones Buckley road waterline improvements               376,000               251,920               124,080                          -   
High school/middle school water main upsizing improvements               602,000               602,000                          -                            -   
6th avenue waterline improvement               806,000               540,020               265,980                          -   
Myrtle street waterline improvement                 89,000                 59,630                 29,370                          -   
Upper Umpqua reservoir storage improvement               629,000               314,500               314,500                          -   
Tanglewood storage improvement               587,000               381,550               205,450                          -   
Tanglewood pump station improvement               366,000               237,900               128,100                          -   
Upper ridgewater pump station improvements               208,000               208,000                          -                            -   
Southside road waterline improvement               323,000               242,250                 80,750                            - 

Subtotal Phase I improvements  $    11,194,000  $       8,652,770  $       2,541,230  $                        - 
Phase II Improvements:

East 1st street waterline improvement  $          273,000  $          273,000  $                      -    $                      -   
Mardonna & Sherwood St. waterline improvement           1,048,000           1,048,000                          -                            -   
Water reservoir reconditioning               192,000               192,000                          -                            -   
Ridgewater reservoir storage improvement               589,000               441,750               147,250                          -   
New 0.5 mg reservoir - Plat M road           1,726,000                          -                            -             1,726,000 
Reservoir piping - Plat M road reservoir           1,048,000                          -                            -             1,048,000 
Reservoir piping - Duke road water main improvements           1,039,000                          -                            -             1,039,000 
Umpqua river water right development           9,774,000                          -                            -             9,774,000 
City of Oakland water system tie-in               619,000               619,000                            -                            - 

Subtotal Phase II improvements  $    16,308,000  $       2,573,750  $          147,250  $    13,587,000 

Total water master plan CIP  $    27,502,000  $    11,226,520  $       2,688,480  $    13,587,000 
41% 10% 49%

Total Improvement Fee Eligible Costs for Future System Improvements  $       2,688,480 
less:  Water improvement SDC Fund balance as of June 30, 2019               279,339 

Adjusted Improvement Fee Eligible Costs for Future System Improvements $2,409,141 

Total Growth in 3/4" Meter Equivalents (20 year forecast) 1,465 

Calculated Water Improvement Fee SDC per Meter Equivalent $1,644 
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Table 8 - Proposed and Current Water SDCs for a 3/4" Meter 

 
 

For water meters larger than ¾”, the project team has developed a schedule of SDCs based on the general 
design criteria for meters that are installed in the Sutherlin water service area.  This criterion is from the 
standard approach of using American Water Works Association design criteria for displacement and 
compound water meters.   

 

The resulting schedule of water SDCs for the array of potential meter sizes is shown below in Table 9. 

 

Water SDC Components Proposed Current Difference
Reimbursement fee 1,153$               -$                   1,153$                     
Improvement fee 1,644                 1,622                 23                             
Administration fee at 5% 140                     -                      140                           
    Total water SDC 2,937$               1,622$               1,316$                     
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Table 9 - Proposed Schedule of Water SDCs by Potential Water Meter Size 

 

Wastewater SDCs 

Wastewater Capital Improvement Plan 

Over the last eighteen (18) months, the City has been constructing a new wastewater treatment plant.  The plant design has been divided into 
functional categories: Headworks, Sequencing Batch Reactor (SBR), Biosolids Treatment, Disinfection, Effluent Disposal, and Facilities Design.  The 
May, 2016 Facility predesign report called for a total investment of $22.7 million.  The detailed facility predesign wastewater system CIP is shown 
in Table 10.  The principal funding source for this significant infrastructure investment is Oregon Department of Environmental Quality’s Clean 
Water State Revolving Loan Program.  By the end of December, 2019, this program had financed $20,652,987 of the wastewater treatment plant 
improvements. 

 

 

 

 

AWWA Rated Flow Factor Proposed Schedule of Water SDCs
Meter Size Flow (GPM)* Equivalence Reimbursement Improvement Administration Total

0.75"x 0.75" - Displacement  Multi-jet 30 1.00 $ 1,153 $ 1,644 $ 140 $ 2,937
1.00 inch - Displacement Multi-jet 50 1.67 1,922                       2,740                       233                           4,895                       
1.50 inch - Displacement Class I Turbine 100 3.33 3,843                       5,480                       467                           9,790                       
2.00 inch - Displacement or Class  I & II Turbine 160 5.33 6,149                       8,768                       747                           15,664                     
3.00 inch - Displacement 300 10.00 11,530                     16,440                     1,400                       29,370                     
4.00 inch - Displacement or Compound 500 16.67 19,217                     27,400                     2,333                       48,950                     
6.00 inch - Displacement or Compound 1000 33.33 38,433                     54,800                     4,667                       97,900                     
8.00 inch - Compound 1600 53.33 61,493                     87,680                     7,467                       156,640                   

* - AWWA Manual of Practice M3; Safety Practices for Water Utilities; Table 2-2 Total Quantities Registered per Month by Meters Operating at Varying 
Percentages of Maximum Capacity

314



 

2020 Water and Wastewater SDC Methodology Update  20 

 

Going forward, the City does not have any new capital improvement plans for wastewater treatment or 
collection.  However, it is very likely the City will be undertaking a wastewater collection system master 
plan effort in the near future.  At the conclusion of that effort, a collection system CIP will be developed. 

For the purposes of this 2020 wastewater SDC analysis, the total SDC will consist of a reimbursement fee 
and a small administration fee.  There will not be an improvement fee. 

 
Table 10 - 2016 Wastewater System CIP 

 

Total Est.
Cost

Wastewater Treatment Plant Construction:
Influent screening 461,244$        
Influent pump station 1,169,530      
Headworks 935,506          
SBR basins 4,760,269      
Tertiary treatment 726,503          
 UV disinfection 790,686          
Digesters 1,256,417      
Biosolids dewatering 1,086,278      
Reuse effluent 292,015          
Non-potable water system 89,628            
storm sewer 16,890            
Site piping 347,442          
Site work & paving 505,684          
SBR site pre-load 427,369          
Fencing 50,400            
Control building 604,800          
Maintenance shop 214,400          
Operations building demolition 24,530            
Miscellaneous equipment 380,000          

Subtotal wastewater treatment plant 14,139,591$  
Other Wastewater Capital Projects:

Engineering design & bidding 1,267,000$    
Engineering construction services 1,267,000      
Value engineering 85,000            
Environmental report 16,500            
Contingency 993,000          
Legal/administration 35,000            
Land acquisition & easements 3,000,000      
Permits & DEQ review fee 10,000            
Everett avenue pump station 1,144,000      
Everett avenue pump station force main 763,000          

Subtotal other wastewater capital projects 8,580,500$    

Total wastewater capital improvement plan 22,720,091$  
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Wastewater Customers Current and Future Demographics 

Existing Wastewater Demand and Population Growth 

Current Sutherlin wastewater demands documented in the 2016 wastewater treatment system predesign 
report are based on Average Annual Dry Weather Flows (AADWF) to the headworks of the wastewater 
treatment plant.  These flows are expressed in million gallons per day (MGD) figures.  For the purpose of 
this wastewater SDC methodology update, the project team had to translate these MGD figures into 
standard billing units used for charging out SDCs.  In this case, those standard billing figures are expressed 
in EDUs.  In the wastewater industry, an EDU is typically defined as the amount of wastewater a single-
family residential customer contributes to the wastewater system during an average month in the winter, 
where winter is defined as November through April.  We have estimated the winter average water 
consumption for the single-family residential customer class.  For the winter period November, 2018 
through April, 2019, we estimate the average single-family residential customer contributes 5.5 hundred 
cubic feet (CCF) of water to the wastewater system in the average winter month.  This hundred cubic feet 
figure translates to 127 gallons per day.   

Forecasted EDUs 

With this historical consumption data in hand, the project team was able to calculate the number of EDUs 
relative to the AADWF data from the wastewater treatment plant monitoring data that gets reported to 
the Oregon Department of Environmental Quality on a monthly basis.  The EDU calculation methodology 
is shown in Table 11. 

 
Table 11 - Forecast of Current and Future Wastewater EDUs 

 
 

2018 2038 Growth CAGR1

PSU population forecasts 8,465               11,401            2,936               1.5000%

Average Dry Weather Flow (ADWF) MGD2 0.7200            0.8800            0.1600            1.0084%

Observed Sutherlin EDU

Ccf per month - Single Family Residential3 5.50                 5.50                 
Gallons per month - SFR 4,115               4,115               
Gallons per day - SFR 135                  135                  

5,323               6,505               1,183               1.0084%

1 CAGR - Compounded Annual Growth Rate

2

3

Estimated EDUs based on ADWF and observed Sutherlin SFR 
winter average metered water consumption

Source:  Wastewater treatment plan predesign report; The Dyer Partnership; May, 2016; Table 2.2.2

Source:  City of Sutherlin utility billing system records
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Reimbursement Fee Calculations 

The wastewater reimbursement fee methodology is different from the water reimbursement fee because 
of the unique situation concerning the new wastewater treatment plant.  The entire cost of the new plant 
is now capitalized, and resides on the City’s balance sheet in the construction work-in-progress category.  
Based on conversations with the City’s consulting engineers, 45% of this work-in-progress balance is 
attributable to growth.  By knowing the growth fraction, we can use only growth EDUs in the denominator 
of the SDC calculation (versus the sum of current and future EDUs).  The methodological steps in the 
wastewater reimbursement fee construction are restated here. 

Step 1: Calculate the original cost of wastewater fixed assets in service.  From this starting point, 
eliminate any assets that do not conform to the ORS 223.299 definition of a capital 
improvement.  This results in the adjusted original cost of wastewater fixed assets. 

Step 2: Subtract from the adjusted original cost of wastewater fixed assets in service the accumulated 
depreciation of those fixed assets.  This arrives at the modified book value of wastewater 
fixed assets in service. 

Step 3: Subtract from the modified book value of wastewater assets in service any grant funding or 
contributed capital.  This arrives at the modified book value of wastewater fixed assets in 
service net of grants and contributed capital. 

Step 4: Subtract from the modified book value of wastewater fixed assets in service net of grants and 
contributed capital any principal outstanding on long term debt used to finance those assets.  
This includes the principal balance on the Clean Water State Revolving loan that has yet to be 
repaid.  This arrives a gross wastewater reimbursement fee basis. 

Step 5: Subtract from the gross wastewater reimbursement fee basis the fund balance held in the 
Wastewater Reimbursement SDC fund (if available).  This arrives at the net wastewater 
reimbursement fee basis. 

Step 6: Divide the net wastewater reimbursement fee basis by future EDUs to arrive at the unit net 
reimbursement fee. 

 

The actual data that was used to calculate the total wastewater reimbursement fee is shown below in 
Table 12. 
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Table 12 - Calculation of the Wastewater Reimbursement Fee 

 
 

Wastewater SDC Model Summary - Residential 

The 2020 wastewater SDC methodology update was done in accordance with Sutherlin Municipal Code 
Chapter 13.16, and with the benefit of adopted capital improvement plans and plan updates for wastewater 
services.  We recommend the City update the SDC charge and methodology to reflect the current capital 
improvement program.  Our analysis indicates the City can charge a maximum of $2,393 for the standard ¾” 

Accumulated Unused Reimbursable
Original Cost Depreciation Book Value Capacity % Cost

Assets by functional class:1

Buildings 201,888$        88,641$          113,246$        0.00% -$                     
Construction Work-in-Progress 20,652,987    -                   20,652,987    45.00% 9,293,844           
Wastewater Infrastructure 1,097,790      279,763          818,027          74.52% 609,560               
Sewer Collection System 28,156,050    22,957,847    5,198,203      36.92% 1,919,397           
Land 3,197,165      -                   3,197,165      0.00% -                        
Vehicles & Equipment Eliminated Eliminated Eliminated 0.00% -                        
Water Rights 15,801            -                   15,801            0.00% -                        

Total assets by function 53,321,681$  23,326,251$  29,995,430$  39.42% 11,822,800$      

Eliminating entries:
Principal outstanding on bonds, notes, and loans payable

2012 Wastewater Refunding Bonds 330,000          
2014 IFA Wastewater Bonds 2,174,436      
Oregon Clean Water State Revolving Loan No. R89540 draw 20,652,987    

Developer Contributions -                   
Grants, net of amortization -                   

Total eliminating entries 23,157,423    39.42% 9,127,577           

Net basis in utility plant-in-service available to serve future customers 2,695,224$         

Estimated future wastewater EDUs 1,183                   

Calculated reimbursement fee - $ per wastewater EDU 2,279$                 

1 Source:  Sutherlin Accounting Summary Report - Capitalized Assets as of June 30, 2019

Eliminating Entries:
Balance Due within Balance

7-1-2018 One Year 6-30-2019
2012 Wastewater Refunding Bonds 400,000          70,000            330,000          
2014 IFA Wastewater Bonds 2,259,380      84,944            2,174,436      

318



 

2020 City of Sutherlin SDC Methodology Update 24 

 

residential water meter.  A comparison of the proposed and current wastewater SDCs for the average single-
family residential customer is shown below in Table 13. 

 

Table 13 - Proposed and Current Wastewater SDCs for a 3/4" Meter 

 
 

For water meters larger than ¾”, the schedule of wastewater SDC uses the same flow factors that were 
developed for the water SDCs (i.e., AWWA standards for displacement and compound meters).  The 
complete proposed schedule of wastewater SDCs by potential meter size are shown in Table 14. 

 

Sewer SDC Components Proposed Current Difference
Reimbursement fee 2,279$            -$                    2,279$                   
Improvement fee -                   129                     (129)                        
Administration fee at 5% 114                  -                      114                         
    Total water SDC 2,393$            129$                   2,264$                   
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Table 14 - Proposed Schedule of Residential Wastewater SDCs by Potential Water Meter Size 

 
 

 

AWWA Rated Flow Factor Proposed Schedule of Wastewater SDCs
Meter Size Flow (GPM)* Equivalence Reimbursement Improvement Administration Total

0.75"x 0.75" - Displacement  Multi-jet 15                     1.00 2,279                      -                          114                         2,393                      
1.00 inch - Displacement Multi-jet 25                     1.67 3,798                      -                          190                         3,988                      
1.50 inch - Displacement Class I Turbine 50                     3.33 7,597                      -                          380                         7,977                      
2.00 inch - Displacement or Class  I & II Turbine 80                     5.33 12,155                   -                          608                         12,763                   
3.00 inch - Displacement 160                  10.67 24,309                   -                          1,216                      25,525                   
4.00 inch - Displacement or Compound 250                  16.67 37,983                   -                          1,900                      39,883                   
6.00 inch - Displacement or Compound 500                  33.33 75,967                   -                          3,800                      79,767                   
8.00 inch - Compound 800                  53.33 121,547                 -                          6,080                      127,627                 

* - AWWA Manual of Practice M3; Safety Practices for Water Utilities; Table 2-2 Total Quantities Registered per Month by Meters Operating at Varying 
Percentages of Maximum Capacity
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Stormwater SDCs 

Stormwater Capital Improvement Plan 

The principal source of data for the stormwater system CIP is the 2014 Storm Drainage Master Plan.  City 
Staff have periodically updated these plans for current development conditions.  With the assistance of 
City Staff, the project team has summarized the 2019 stormwater system CIPs for this SDC methodology 
update.  The 2019 stormwater system CIP is shown in Table 15. 
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Table 15 - 2019 Stormwater System CIP 

 

Funding Percentages by Funding Source
Project 

Number Priority Project Description
2014 Cost 

Basis
2019 Cost 

Basis Sewer Fund Streeet Fund SDCs Developers
1 1 East Fourth Avenue, between Crown Point & Grove Street 738,529          856,370          25% 25% 50% 0%
2 1 Sherwood Street, bound by East Sixthe Street & East Fourth Street 80,409            93,239            25% 25% 50% 0%
3 1 Jade Street, North of Central Avenue 41,731            48,390            25% 25% 50% 0%
4 1 Central Avenue, between Jade Street & Opal Street 111,206          128,950          25% 25% 50% 0%
5 1 Sherwood Street & East Central Avenue 110,784          128,461          25% 25% 50% 0%
6 1 Umatilla Street, bound by East Fourth Avenue & Sixth Avenue 208,972          242,316          25% 25% 50% 0%
7 1 North State Street, ound by East Central Avenue & Third Avenue 230,845          267,679          25% 25% 50% 0%
8 1 North Calapooia Street, north of East Central Avenue 108,795          126,154          25% 25% 50% 0%
9 1 Betweent Grand & Branto, bound by West Second ave. & West Central Ave. 166,396          192,946          25% 25% 50% 0%

10 1 Hwy 138 east of Fire Hall 94,764            109,885          25% 25% 50% 0%
11 1 West of Grove street, bound by est First ave & east Cental avenue 117,649          136,421          25% 25% 50% 0%
12 1 East Fourth avenue between Terrace Street & Mardonna Street 146,638          170,036          25% 25% 50% 0%
13 1 East of Montclair street, bound by East Central avenmue & Sutherlin Creek 98,510            114,228          25% 25% 50% 0%
14 1 John Street, between Central avenue & Fourth Avenue 66,323            76,906            25% 25% 50% 0%

15 2 West Central avenue between north Comstock street & I-5 343,601          398,426          25% 25% 50% 0%
16 2 Along hwy 138, east of Recreation lane 118,881          137,850          25% 25% 50% 0%
17 2 Between Sherman street & Banton st. bound by West Sixth ave and Central 108,699          126,043          25% 25% 50% 0%
18 2 Opal street between Central  ave & Garnet ct. 422,040          489,381          25% 25% 50% 0%
19 2 Fourth Ave & Arvilla way 83,668            97,018            25% 25% 50% 0%
20 2 SE of Arvilla ct to Central ave. 15,670            18,170            25% 25% 50% 0%
21 2 East Sixthe avenue west of Sherwood st. 36,612            42,454            25% 25% 50% 0%
22 2 East First Avenue between Terrace st and Mardonna st 156,386          181,339          25% 25% 50% 0%
23 2 Mardonna street south of East First street 295,019          342,093          25% 25% 50% 0%
24 2 Bound by east Sixth ave East Central, Mardonna, and Umatilla street 460,025          533,427          25% 25% 50% 0%
25 2 Arch street west of Magnolia street 32,855            38,097            25% 25% 50% 0%
26 2 Willamette street bound by third ave & Sutherlin Creek 298,614          346,261          25% 25% 50% 0%
27 2 Umpqua street bound by Est Fourth ave and & Sutherlin Creek 326,852          379,005          25% 25% 50% 0%
28 2 West Sixthe ave west of reilroad tracks 23,768            27,560            25% 25% 50% 0%
29 2 Adjacent to RR tracks, bound by West Sixthe ave, Oak street, & West Central 332,417          385,458          25% 25% 50% 0%
30 2 Beechroft street, south of power sub-station 49,020            56,842            25% 25% 50% 0%
31 2 Waite street, bound by Everett ave & Sutherlin Creek 146,428          169,792          25% 25% 50% 0%
32 2 Southside road east of Sea street 25,897            30,029            25% 25% 50% 0%
33 2 Southside road, 1000 ft east of Seat street 25,897            30,029            25% 25% 50% 0%
34 2 West Central avenue between North Comstock street & Kruse street 200,005          231,918          25% 25% 50% 0%
35 2 East Duke avenue to Taylor street 892,068          1,034,407      25% 25% 50% 0%
36 2 Taylor street 350 ft north of Hastings avenue 210,193          243,732          25% 25% 50% 0%
37 2 I-5 & Trails End road, eat to S. Comstock st, & ends at Page Rd & Taylor st. 637,490          739,209          25% 25% 50% 0%
38 2 Taylor street & Hastings ave. 94,011            109,012          25% 25% 50% 0%
39 2 Hwy 138 between Dakota street to Recreation lane 262,685          304,599          25% 25% 50% 0%
40 2 Chruch road & Hwy 138 91,648            106,271          25% 25% 50% 0%
41 2 South of East Central Ave & Opal street 475,750          551,661          25% 25% 50% 0%
42 2 East Sixth avenue east of Casa De Loma 51,975            60,268            25% 25% 50% 0%
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Table 15- 2019 Stormwater System CIP (Continued) 

 
 

Funding Percentages by Funding Source
Project 

Number Priority Project Description
2014 Cost 

Basis
2019 Cost 

Basis Sewer Fund Streeet Fund SDCs Developers
43 3 Hwy 99 adjacent to the Cit of Sutherlin Public Works Building 49,589            57,501            0% 0% 0% 100%
44 3 Calapooia street bound by Camas ct. & Cooper Creek 693,019          803,598          0% 0% 0% 100%
45 3 End of Golden Ct. 53,431            61,957            0% 0% 0% 100%
46 3 Between Golden Ct. & Raintree Avenue 43,734            50,712            0% 0% 0% 100%
47 3 Hwy 99 800 ft south of the Public Works Building 40,908            47,435            0% 0% 0% 100%
48 3 Begins at Hwy 99 & the railroad tracks 34,264            39,731            0% 0% 0% 100%
49 3 NE of Taylor road & South Comstock street 91,082            105,615          0% 0% 0% 100%
50 3 West Central Avenue between Pine street & Sherman street 297,057          344,456          0% 0% 0% 100%
51 3 Branton street & west Sixth avenue 18,608            21,577            0% 0% 0% 100%
52 3 Under Freeway 84,690            98,203            0% 0% 0% 100%
53 3 Under freeway 480 ft south of Duke avenue 87,635            101,618          0% 0% 0% 100%
54 3 550 ft east of M road & west Duke Ave; south to Ft. McKay road 107,483          124,633          0% 0% 0% 100%
55 3 Cook Creek 76,345            88,527            0% 0% 0% 100%
56 3 Under driveway to WWTP 51,064            59,212            0% 0% 0% 100%
57 3 Crosses under railroad tracks & Hwy 99 222,162          257,610          0% 0% 0% 100%
58 3 East of Hwy 99 in Basin 37 79,756            92,482            0% 0% 0% 100%
59 3 Under Union Gap Loop east of Wrecking Yard 146,748          170,163          0% 0% 0% 100%
60 3 Under Hwy 99 north of Union Gap Loop 101,366          117,540          0% 0% 0% 100%
61 3 480 ft north of East Fourth Ave between Terrace street & Mardonna street 31,584            36,624            0% 0% 0% 100%
62 3 East Central avenue south of Eagle Court 57,143            66,261            0% 0% 0% 100%
63 3 Taylor street south of Page street 1,536,452      1,781,610      0% 0% 0% 100%
64 3 Umatila street bound by east Fourth avenue & Sixth avenue 584,631          677,915          0% 0% 0% 100%
65 3 South Stae street & Heavenly ct. west to Sutherlin Creek 748,208          867,593          0% 0% 0% 100%
66 3 West Central ave, between Ash street & Branton street 861,251          998,673          0% 0% 0% 100%

14,637,935    16,973,582    

Engineering News Record CCI index value January, 2014 9,664               
Engineering News Record CCI index value January, 2019 11206
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Stormwater Customers Current and Future Demographics 

Existing Stormwater Demand and Population Growth 

We are recommending Sutherlin implement a stormwater SDC based on estimated impervious surface 
area. The average amount of impervious area on a single family residential developed lot within the City 
is estimated at 2,500 square feet. This equates to one “equivalent service unit” or ESU.  SDCs are then 
calculated as a function of ESUs meaning that each property’s fee is calculated as follows: 

𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸 𝐼𝐼𝐸𝐸𝐼𝐼𝐸𝐸𝐼𝐼𝐼𝐼𝐸𝐸𝐼𝐼𝐼𝐼𝐸𝐸 𝑆𝑆𝐼𝐼𝐼𝐼𝑆𝑆𝐸𝐸𝑆𝑆𝐸𝐸 ÷ 2,500 𝐸𝐸𝑠𝑠𝐼𝐼𝐸𝐸𝐼𝐼𝐸𝐸 𝑆𝑆𝐸𝐸𝐸𝐸𝐸𝐸 = 𝑁𝑁𝐼𝐼𝐸𝐸𝑁𝑁𝐸𝐸𝐼𝐼 𝐼𝐼𝑆𝑆 𝐸𝐸𝑆𝑆𝐸𝐸𝐸𝐸 
The number of ESUs is then multiplied by the unit rate to determine the SDC amount.  The number of 
ESUs currently connected to the City’s system is 11,878 as estimated from comprehensive plan land use 
designations and developed parcels delineated in the 2005 Buildable Lands and Economic Opportunities 
Analysis. In order to determine the future capacity requirements of the City’s stormwater system, each 
basin plan and facility plan forecasts the amount of additional impervious surface through the planning 
period. This forecast is based on future land use conditions and the corresponding runoff coefficients 
assigned to these various land uses. The future growth in ESUs within each of the City’s existing basins 
and planning areas is based on these specific land use and impervious surface projections.  

Forecasted EDUs 

With current stormwater demand estimated at 11,878 ESUs, the project team was able to calculate the 
number of ESUs at buildout using the City’s Buildable Lands Inventory and Economic Opportunities 
Analysis out to 2038.  These inventories are predicted on the currently approved urban growth boundary 
(UGB) of the City.  As discussed above, the forecast is based on the future land use conditions and the 
corresponding runoff coefficients assigned to the Comprehensive Plan land use designations.  The forecast 
eliminates lands that are constrained from future development due to severe slopes, wetlands, and 
riparian corridors. 

• Residential lands – Based on conversations with City planning staff, the planning standard used to 
calculate future residential land needs for the City is five (5) dwelling units per acre.  For the 
calculation of build out impervious surface contributions from residential lands, the project team 
has also used this planning standard. 

• Commercial lands – In consultation with the City’s engineering staff, the project team has applied 
a uniform runoff coefficient of .90 (i.e., 90%) to all commercial lands within the UGB.  This average 
value was used based on analysis of general commercial land uses over a range of soils.  The data 
sources for this analysis included the National Resource Conservation Service’s Hydrologic 
manual, Oregon Department of Transportation Department’s design standards for stormwater 
facilities, and the Caltrans Storm Water Quality Handbook SWPPP/WPCP Preparation Manual. 

• Industrial lands – Also in consultation with City engineering staff, a uniform runoff value of .85 
(i.e., 85%) was applied to all industrial lands in the UGB.  The same data sources used to arrive at 
the commercial runoff coefficient was used for the derivation of the industrial value. 

 

The growth ESU forecast methodology is shown in Table 16. 
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Table 16 - Forecast of Growth in Stormwater ESUs 

 
 

 

Dwelling Units Impervious Surface
Comprehensive Plan Land Use Designations Tax Lots Acres per Net Acre Coverage Acres Square Feet ESUs
Residential:

R-1 Low Density Residential 109                     91.8                   
R-2 Medium Density Residential 67                       40.0                   
R-3 High Density Residential 9                         11.0                   
RH Residential Hillside 180                     289.3                 

Subtotal residential 365                     432.1                 5.00                   2500 sq. ft. 124.00               5,401,250         2,161                 
Commercial:

C-3 Community Commercial 45                       25.1                   
C-1 Central Business District 16                       2.4                      

Subtotal commercial 61                       27.5                   90% 24.75                 1,078,110         431                     
Industrial:

M-1 Light Industrial 37                       60.7                   
M-2 Heavy Industrial 39                       265.8                 
RI Rural Industrial -                     -                     

Subtotal industrial 76                       326.5                 85% 277.53               12,088,989      4,836                 
Public Lands:

PSP Public and Semi Public 6                         8.8                      10% 0.88                   38,333               15                       
Farm Forest:

FR-75 Forest Resource District -                     -                     10% -                     -                     -                     
Totals 508                     794.9                 427.15               18,606,682      7,443                 

Future Buildable Lands in City 
Limits
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Reimbursement Fee Calculations 

The City does not have a fixed assets inventory for storm and surface water management infrastructure.  
Historically, trunk drainage system investment costs have been treated as a component cost of street 
improvement.  Hence these costs will be reflected in the streets/transportation reimbursement fee.  For 
this 2020 stormwater SDC analysis, the project team as assumed a zero (0) stormwater reimbursement 
fee. 

Improvement Fee Calculations 

The calculation of the stormwater improvement fee also follows the logic that was used to calculate the 
water improvement fee.  As in the case of water, this study continues to use the improvements-driven 
method, and has relied on the capital improvement plans, and plan updates for the stormwater systems.  
Under this methodology, only three steps are required to arrive at the improvement fee.  These steps are: 

Step 1: Accumulate the future cost of planned improvements needed to serve growth.  This arrives 
at the gross improvement fee basis. 

Step 2: Subtract from the gross improvement fee basis the fund balance held in the Stormwater 
Improvement SDC Fund.  This arrives at the net stormwater improvement fee basis. 

Step 3: Divide the net stormwater improvement fee basis by the forecasted number of growth EDUs 
over the planning period.  This arrives at the total stormwater improvement fee. 

The actual data that was used to calculate the total stormwater improvement fee is shown below in Table 
17. 

Table 17 - Calculation of the Stormwater Improvement Fee 

 

Project Description

Estimated Cost 
of Improvement 

in 2019 Dollars

Cost Attributed 
to Existing 
Demands

Costs Attributed 
to Future 
Demands

Stormwater Master Plan CIP:
Priority 1 storm and surface water management projects $ 2,691,981 $ 1,345,990 $ 1,345,990
Priority 2 storm and surface water management projects 7,210,354             3,605,177             3,605,177             
Priority 3 storm and surface water management projects 7,071,248             7,071,248             -                          

Totals $16,973,582 $12,022,415 $4,951,167
71% 29%

Total Improvement Fee Eligible Costs for Future System Improvements $4,951,167
less:  Stormwater improvement SDC fund balance -                          

Adjusted Improvement Fee Eligible Costs for Future System Improvements $4,951,167

Total growth ESUs 7,443

Calculated stormwater Improvement Fee SDC per EDU $665
Calculated stormwater Improvement Fee SDC per square foot of Impervious surface $0.2660

1 Allocations from City staff
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Stormwater SDC Model Summary 

The 2020 stormwater SDC methodology update was done in accordance with Sutherlin Municipal Code 
Chapter 13.16, and with the benefit of adopted capital improvement plans and plan updates for stormwater 
services.  We recommend the City implement the stormwater SDC charge and methodology to reflect the 
current capital improvement program.  Our analysis indicates the City can charge a maximum of $698 per 
ESU. The proposed stormwater SDCs for the average single-family residential customer is shown below in 
Table 18. 

 

Table 18 - Proposed Stormwater SDCs per ESU and per Square Foot of Impervious Surface 

 

 
 

  

Line Item Description Per EDU

Per Sq. Foot of 
Impervious 

Surface
Proposed SDC components:

Reimbursement fee -$                   -$                   
Improvement fee 665                     0.2660               
Administration fee at 5% 33                       0.0133               
    Total proposed stormwater SDC $ 698 $ 0.2793
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Transportation SDCs 

Transportation Capital Improvement Plan 

The principal source of data for the transportation system CIP is the current 2019 Transportation System 
Plan (TSP) update.  At the time of this SDC study, the City’s TSP is in the final stages of completion.  This 
TSP update is funded from the proceeds of a Transportation Growth Management (TGM) grant.  The TGM 
program is jointly managed by the Oregon Department of Transportation (ODOT) and the Department of 
Land Conservation and Development (DLCD). TGM is primarily funded by federal transportation funds, 
with additional funding provided by the State of Oregon.  The primary categories of transportation system 
improvements are: 

• Pedestrian plan alternatives 

• Transit plan alternatives 

• Intersection alternatives 

• Roadway segment enhancement alternatives 

• Street connectivity alternatives 

With the assistance of City Staff and the TSP consultants (Kittelson & Associates), the project team has 
summarized the 2019 transportation system CIPs for this SDC methodology update.  The 2019 
transportation system CIP is shown in Table 19. 
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Table 19 - 2019 Transportation System CIP 

 
 

 

TSP-Identified Funding Source       
Project ID Improvement Type Location Cost UPTD ODOT City

T1 New Transit routes Western Sutherlin 25,000$          12,500$          12,500$          
T2 Transit Stop Enhancements Existing Transit Stops/Locations Vary 200,000          100,000          100,000          
T3 New Transit Stops Western Sutherlin 25,000            12,500            12,500            

SC1 Street Connectivity Duke Avenue 880,000          880,000          
SC2 Street Connectivity Fourth Avenue Extenstion 1,035,000      1,035,000      
SC3 Street Connectivity Robinson Street Extension 830,000          415,000          415,000          
R1 Segment enhancement West Sixth Avenue 2,930,000      2,930,000      
R2 Segment enhancement East Fourth Avenue - West 2,170,000      2,170,000      
R3 Segment enhancement Mardonna Way 360,000          360,000          
R4 Segment enhancement Waite Street 2,700,000      2,700,000      
R5 Intersection Improvement OR 138W/Park Hill Lane 500,000          333,000          167,000          
R6 Intersection Improvement OR 138/Dakota Street 500,000          333,000          167,000          
R7 Segment enhancement OR 138W 1,400,000      832,000          568,000          

SC1 Street Connectivity Duke Avenue 880,000          880,000          
SC2 Street Connectivity Fourth Avenue Extension 1,035,000      1,035,000      
SC3 Street Connectivity Robinson Street 830,000          830,000          
S1 Signing and Striping S Calpooia Street/Exit 135 Connector 25,000            25,000            

16,325,000$  125,000$        1,913,000$    14,287,000$  

Source:  Draft Transportation System Plan - Volume I; February 11, 2020; Table 1:  Financially Constrained Project List
Note:   Funding Sources: City = City of Sutherlin; UPTD = Umpqua Public Transportation District; State = Oregon Department of Transportation
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Transportation System Current and Future Demand 

Existing Transportation Demand 

Demand for transportation facilities is defined in SMC 13.16.051 “Transportation system development 
charge methodology”.  The code measures demand for transportation facilities in Equivalent Length New 
Daily Trips (ELNDTs).  The SMC definitions for ELNDTs are as follows: 

13.16.051 (A) Definition of Terms.  As used in this section: 

1. “Average weekday ITE trip rate” means the average number of daily weekday (Monday through 

Friday) one-way trips that have been observed at specified land uses and reported to the 

Institute of Transportation Engineers or the San Diego Association of Governments. 

2. “Measurement unit” means the parameter that is used to measure the size of the development 

proposed. The number of measurement units multiplied by the average weekday ITE trip rate 

(per unit of measurement) results in the estimated number of weekday trips generated by the 

proposed development, prior to adjustments for linked (also known as a pass-by) trips (see 

definitions for these adjustments). 

3. “Equivalent length new daily trips” means the number of estimated new daily trips that will be 

generated by projected new development anticipated by 2015, adjusted to account for different 

proportions of linked trips. 

4. “Linked trip factor” means the factor used to adjust the average weekday ITE trip rate for trips 

with multiple purposes with respect to the type of development under consideration. 

As discussed earlier in this report, an industry standard for allocating demands on a transportation system is 
to proportion the costs based on the relative number of trips created by a development. Trips are technically 
referred to as ELNDTs, and trip rates are published by the Institute of Transportation Engineers (ITE) for 
various land uses. This SDC Update adopts the use of Weekday Average Trips as contained in the current ITE 
Trip Generation Manual, 9th Edition, as the basis for the ELNDT generation standards.  In addition, this update 
incorporates a Local Factor that considers the length of a typical trip, the number of shared trips and pass-by 
trips. This factor is an estimate of how many of the trips specific to the subject land use are linked to other 
destinations, where the actual trip is shared by multiple destinations or multiple stops on the same trip.  

Based on data from both the U. S. Census Bureau and the Sutherlin Transportation System Plan Update 
(2019), we estimate that the transportation system is currently serving 35,784 ELNDTs.  The statistical 
process that was used to arrive at the current demand value is shown in Table 20. 
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Table 20 - Existing Transportation System Demand Expressed in ELNDTs 

 

Population
 Dwelling 

Units  Employees ITE Code4

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor5

Linked Trip 
Factor5 ELNDTs

 Total ELNDTs 
2019 

Estimated 2017 population: 1 7,887               
Male 3,889               
Female 3,998               

Number of dwelling units: 2

Detached single family 1,919               210 9.52                 1.00                 1.00                 9.52                 18,269            
Attached single family 95                     210 5.81                 1.00                 1.00                 5.81                 552                  
Duplex 50                     210 9.52                 1.00                 1.00                 9.52                 476                  
Three or Fourplex 353                  210 9.52                 1.00                 1.00                 9.52                 3,361               
Multifamily:

5 to 9 units 112                  220 6.65                 0.97                 1.00                 6.45                 722                  
10 to 19 units 28                     220 6.65                 0.97                 1.00                 6.45                 181                  
20 to 49 units 31                     220 6.65                 0.97                 1.00                 6.45                 200                  
50 or more units 17                     220 6.65                 0.97                 1.00                 6.45                 110                  

Mobil home 911                  240 4.99                 0.97                 1.00                 4.84                 4,410               
Boat, RV, van, etc.. 42                     240 4.99                 0.97                 1.00                 4.84                 203                  

Number of employees: 3

Utilities 170 2.13                 1.00                 1.00                 2.13                 -                   
Manufacturing 310                  140 2.13                 1.00                 1.00                 2.13                 660                  
Wholesale trade 10                     110 3.02                 1.00                 1.00                 3.02                 29                     
Retail trade 236                  826 22.36               0.60                 0.75                 10.06               2,375               
Transportation and warehousing 36                     130 3.34                 1.00                 1.00                 3.34                 120                  
Information technology 160 0.99                 1.00                 1.00                 0.99                 -                   
Finance and insurance 43                     750 3.32                 0.65                 1.00                 2.16                 93                     
Real estate, rental, and leasing 31                     750 3.32                 0.65                 1.00                 2.16                 67                     
Professional, scientific, and technical services 43                     760 2.77                 0.67                 1.00                 1.86                 80                     
Administrative support, waste management/remediation 18                     170 2.13                 1.00                 1.00                 2.13                 38                     
Educational services 522 16.39               1.00                 1.00                 16.39               -                   
Health care and social assistance 292                  720 8.91                 0.53                 1.00                 4.72                 1,377               
Arts, entertainment, and recreation 19                     495 33.82               0.91                 1.00                 30.78               585                  
Accommodation and food service 375                  310 8.92                 0.69                 0.75                 4.62                 1,729               
Other services (except public administration) 69                     710 3.32                 0.65                 1.00                 2.16                 149                  

Totals 7,887               3,558               1,481               35,784            

1
Source:  U.S. Bureau of the Census; American Community Survey; DP05, demographic and housing estimates; 2013-2017 5-year estimates

2
Source:  U.S. Bureau of the Census; American Community Survey; Table B25024 2012-2016 ACS 5-year estimate

3

4
Trip Generation Manual; Institute of Transportation Engineers; 9th Edition 

5
City of Salem, Oregon; 2019 System Development Charge Methodologies; Table A-4; DKS Engineers

Source:  U.S. Bureau of the Census; American Community Survey; Table EC1200A1 All Sectors:  Geographic Area Series:  Economy-Wide Statistics:  2012
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Forecasted EDUs 

We are estimating the City’s transportation system will serve 57,438 ELNDTs by 2038.  These estimates imply growth of 21,654 ELNDTs over the 
planning period, as shown in Table 21.  The principal sources for the forecast are taken from the 2019 Sutherlin Transportation system Plan Update.  
The specific drivers of growth in ELNDTs are: 

• Household land use growth 

• Retail employment land use growth 

• Service employment land use growth 

• Educational land use growth 

• Other employment land use growth 

The Transportation System Plan growth constituents forecast is shown below in Table 21. 
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Table 21 - Forecasted Growth in ELNDTs 

 

Equivalent Length New Daily Trips by ITE Code Units of Future Demand

TAZ Land Use ITE Code1

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor2

Linked Trip 
Factor2 ELNDTs Size3 Type

Total Growth 
in ELNDTs 
2020-2040

A Light industrial 110 6.97 1.00 1.00 6.97 864 1,000 sq. ft. of FA 6,022               
B Single family detached housing 210 9.52 1.00 1.00 9.52 36 Dwelling Units 343                  
C Single family detached housing 210 9.52 1.00 1.00 9.52 150 Dwelling Units 1,428               
D Single family detached housing 210 9.52 1.00 1.00 9.52 45 Dwelling Units 428                  
E Single family detached housing 210 9.52 1.00 1.00 9.52 7 Dwelling Units 67                     
E Single family detached housing 210 9.52 1.00 1.00 9.52 21 Dwelling Units 200                  
E Apartments 220 6.65 0.97 1.00 6.45 34 Dwelling Units 219                  
F Shopping center 820 42.7 0.31 0.28 3.71 40 1,000 sq. ft. of FA 148                  
F Apartments 220 6.65 0.97 1.00 6.45 34 Dwelling Units 219                  
F Medical office building 720 36.13 0.53 1.00 19.15 10 1,000 sq. ft. of FA 191                  
F Fast food with drive through 934 496.12 0.09 0.75 33.49 5 1,000 sq. ft. of FA 167                  
F Building materials and lumber store 812 45.16 0.49 0.75 16.60 20 1,000 sq. ft. of FA 332                  
G High-cube warehouse/distribution center 152 1.68 1.00 1.00 1.68 31 1,000 sq. ft. of FA 52                     
H Single family detached housing 210 9.52 1.00 1.00 9.52 37 Dwelling Units 352                  
H Single family detached housing 210 9.52 1.00 1.00 9.52 125 Dwelling Units 1,190               
I Single family detached housing 210 9.52 1.00 1.00 9.52 92 Dwelling Units 876                  
I Light industrial 110 6.97 1.00 1.00 6.97 40 1,000 sq. ft. of FA 279                  
J Light industrial 110 6.97 1.00 1.00 6.97 735 1,000 sq. ft. of FA 5,123               
K Apartments 220 6.65 0.97 1.00 6.45 163 Dwelling Units 1,051               
L Light industrial 155 4.96 1.00 1.00 4.96 86 1,000 sq. ft. of FA 427                  
M Single family detached housing 210 9.52 1.00 1.00 9.52 21 Dwelling Units 200                  
N Single family detached housing 210 9.52 1.00 1.00 9.52 56 Dwelling Units 533                  
O Single family detached housing 210 9.52 1.00 1.00 9.52 36 Dwelling Units 343                  
P Single family detached housing 210 9.52 1.00 1.00 9.52 37 Dwelling Units 352                  
Q Single family detached housing 210 9.52 1.00 1.00 9.52 60 Dwelling Units 571                  
R Light industrial 110 6.97 1.00 1.00 6.97 46 1,000 sq. ft. of FA 321                  
S Single family detached housing 210 9.52 1.00 1.00 9.52 23 Dwelling Units 219                  

21,654            
1

Trip Generation Manual; Institute of Transportation Engineers; 9th Edition 
2

City of Salem, Oregon; 2019 System Development Charge Methodologies; Table A-4; DKS Engineers
3

Kittelson & Associates; Sutherlin TSP Final Technical Memorandum #4; Table 5, ITE Trip Generation by Traffic Analysis Zone 
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Reimbursement Fee Calculations 

The transportation reimbursement fee methodology mirrors that used for the water reimbursement fee.  
The methodological steps in its construction are restated here. 

Step 1: Calculate the original cost of transportation fixed assets in service.  From this starting point, 
eliminate any assets that do not conform to the ORS 223.299 definition of a capital 
improvement.  This results in the adjusted original cost of transportation fixed assets. 

Step 2: Subtract from the adjusted original cost of transportation fixed assets in service the 
accumulated depreciation of those fixed assets.  This arrives at the modified book value of 
transportation fixed assets in service. 

Step 3: Subtract from the modified book value of transportation assets in service any grant funding 
or contributed capital.  This arrives at the modified book value of transportation fixed assets 
in service net of grants and contributed capital. 

Step 4: Subtract from the modified book value of transportation fixed assets in service net of grants 
and contributed capital any principal outstanding on long term debt used to finance those 
assets.  This arrives a gross transportation reimbursement fee basis. 

Step 5: Subtract from the gross transportation reimbursement fee basis the fund balance held in the 
Transportation Reimbursement SDC fund (if available).  This arrives at the net transportation 
reimbursement fee basis. 

Step 6: Divide the net transportation reimbursement fee basis by the sum of existing and future 
ELNDTs to arrive at the unit net reimbursement fee. 

 

The actual data that was used to calculate the total transportation reimbursement fee is shown below in 
Table 22. 
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Table 22 - Calculation of the Transportation Reimbursement Fee 

 
 

Improvement Fee Calculations 

The calculation of the transportation improvement fee also follows the logic that was used to calculate 
the water improvement fee.  As in the case of water, this study continues to use the improvements-driven 
method, and has relied on the capital improvement plans, and plan updates for the transportation 
infrastructure.  Under this methodology, only three steps are required to arrive at the improvement fee.  
These steps are: 

Original Cost of transportation infrastructure1

Buildings 208,929$        
Construction work in progress 3,282,481      
Infrastructure 100,856,506  
Land 159,660          
Vehicles and Equipment eliminated

Subtotal original cost 104,507,575  
Accumulated Depreciation1

Buildings 152,731          
Construction work in progress -                   
Infrastructure 98,410,180    
Land -                   
Vehicles and Equipment eliminated

Subtotal accumulated depreciation 98,562,910    

Book value of transportation infrastructure 5,944,665$    

Gross reimbursement cost basis 5,944,665$    
Eliminating entries:

Street reimbursement SDC fund balance -                   
Principal outstanding on bonds, notes, and loans payable 505,000          
Grants, net of amortization -                        
Developer contributions -                        

Subtotal eliminating entries 505,000          

Net reimbursement cost basis 5,439,665$    

Estimated existing and future equivalent length new daily trips out to 2038 57,438            

Transportation reimbursement fee per ELNDT 95$                  

1 Source:  Sutherlin Accounting Summary Report - Capitalized Assets as of June 30, 2019
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Step 1: Accumulate the future cost of planned improvements needed to serve growth.  This arrives 
at the gross improvement fee basis. 

Step 2: Subtract from the gross improvement fee basis the fund balance held in the Transportation 
Improvement SDC Fund.  This arrives at the net transportation improvement fee basis. 

Step 3: Divide the net transportation improvement fee basis by the forecasted number of growth PM 
PHVTs over the planning period.  This arrives at the total transportation improvement fee. 

The actual data that was used to calculate the total transportation improvement fee is shown below in 
Table 23. 
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Table 23 - Calculation of the Transportation Improvement Fee 

 

Project ID Project Description
Total Project 

Costs City Share

SDC 
Ineligible 

Costs
SDC Eligible 

Costs
City Share 

Total
T1 Western Sutherlin 25,000            12,500            6,250               6,250               12,500            
T2 Existing Transit Stops/Locations Vary 200,000          100,000          50,000            50,000            100,000          
T3 Western Sutherlin 25,000            12,500            6,250               6,250               12,500            

SC1 Duke Avenue 880,000          880,000          293,333          586,667          880,000          
SC2 Fourth Avenue Extenstion 1,035,000      1,035,000      345,000          690,000          1,035,000      
SC3 Robinson Street Extension 830,000          415,000          138,333          276,667          415,000          
R1 West Sixth Avenue 2,930,000      2,930,000      1,465,000      1,465,000      2,930,000      
R2 East Fourth Avenue - West 2,170,000      2,170,000      2,170,000      -                   2,170,000      
R3 Mardonna Way 360,000          360,000          360,000          -                   360,000          
R4 Waite Street 2,700,000      2,700,000      1,350,000      1,350,000      2,700,000      
R5 OR 138W/Park Hill Lane 500,000          167,000          111,333          55,667            167,000          
R6 OR 138/Dakota Street 500,000          167,000          111,333          55,667            167,000          
R7 OR 138W 1,400,000      568,000          378,667          189,333          568,000          
SC1 Duke Avenue 880,000          880,000          440,000          440,000          880,000          
SC2 Fourth Avenue Extension 1,035,000      1,035,000      517,500          517,500          1,035,000      
SC3 Robinson Street 830,000          830,000          415,000          415,000          830,000          
S1 S Calpooia Street/Exit 135 Connector 25,000            25,000            25,000            -                   25,000            

16,325,000$  14,287,000$  8,183,000$    6,104,000$    14,287,000$  
57% 43% 100%

Total Improvement Fee Eligible Costs for Future System Improvements 6,104,000$    
less:  Transportation SDC Fund balance as of June 30, 2019 350,017          

Adjusted Improvement Fee Eligible Costs for Future System Improvements 5,753,983$    

Estimated ELNDTs added over 20 years 21,654            

Transportation improvement fee per ELNDT 266$                
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Transportation SDC Model Summary 

The 2020 transportation SDC methodology update was done in accordance with Sutherlin Municipal Code 
Chapter 13.16, and with the benefit of adopted capital improvement plans and plan updates for 
transportation services.  We recommend the City update the SDC charge and methodology to reflect the 
current capital improvement program.  Our analysis indicates the City can charge a maximum of $379 per 
ELNDT.  The proposed transportation SDCs per ELNDT is shown below in Table 24. 

 

Table 24 - Proposed Transportation SDCs per ELNDT 

 
 

To charge the appropriate SDC, the City must estimate how many ELNDTs will be generated by the 
development in question.  That number can then be multiplied by $379 to determine the amount of SDC 
owed by new development projects. 

The number of ELNDTs that a property will generate is a function of the increase in scope and scale of 
activities that will occur on that property.  By “scope of activities,” we mean land use.  For example, a new 
single-family residence will generate trip-ends differently from a new retail store of the same size.  By 
“scale of activities,” we mean some measure of quantity.  For residential land uses, the number of dwelling 
units is an appropriate measure of scale.  For many commercial and industrial land uses, building floor 
area is the best measure.  For example, a 20,000-square-foot store is likely to generate twice the number 
of trip-ends as a 10,000-square-foot store of the same type.  Table 25 presents proposed transportation 
SDCs per unit of scale for land uses in the 9th edition of Trip Generation Manual, published by the Institute 
of Transportation Engineers (ITE): 

 

 

 

Reimbursement fee 95$                  
Improvement fee 266                  
Administration fee @ 5% 18                     
    Total transportation SDC 379$                
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Table 25 - Proposed Transportation SDCs by ITE Code 

 
  

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Port and Terminal (Land Uses 000-099)

010 Waterport/Marine Terminal               171.52                   1.00           1.00 171.52            45,624          16,294          3,096            65,014          Berth
021 Commercial Airport               104.73                   1.00           1.00 104.73            27,858          9,949            1,890            39,697           Average flights per day 
022 General Aviation Airport                 14.24                   1.00           1.00 14.24              3,788            1,353            257                5,398             Employee 
030 Intermodal Truck Terminal                   6.99                   1.00           1.00 6.99                1,859            664                126                2,649             Acre 
090 Park-an-Ride Lot with Bus Service                   4.50                   1.00           1.00 4.50                1,197            428                81                  1,706             Parking space 
093 Light Rail Transit Station with Parking                   2.51                   1.00           1.00 2.51                668                238                45                  951                 Parking space 

Industrial (Land Uses 100-199)
110 General light industrial 6.97                                   1.00           1.00 6.97                1,854            662                126                2,642            1,000 square feet of gross floor area
120 General heavy industrial 1.50                                   1.00           1.00 1.50                399                143                27                  569                1,000 square feet of gross floor area
130 Industrial park 6.83                                   1.00           1.00 6.83                1,817            649                123                2,589            1,000 square feet of gross floor area
140 Manufacturing 3.82                                   1.00           1.00 3.82                1,016            363                69                  1,448            1,000 square feet of gross floor area
150 Warehousing 3.56                                   1.00           1.00 3.56                947                338                64                  1,349            1,000 square feet of gross floor area
151 Mini-warehouse 2.50                                   0.47           1.00 1.18                313                112                21                  446                1,000 square feet of gross floor area
152 High-Cube Warehouse/Distribution Center 1.68                                   1.00           1.00 1.68                447                160                30                  637                1,000 square feet of gross floor area
160 Data center 0.99                                   1.00           1.00 0.99                263                94                  18                  375                1,000 square feet of gross floor area
170 Utilities N/A                   1.00           1.00 N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Residential (Land Uses 200-299)
210 Single family detached housing 9.52                                   1.00           1.00 9.52                2,532            904                172                3,608            Dwelling unit
220 Apartment 6.65                                   0.97           1.00 6.46                1,718            613                117                2,448            Dwelling unit
221 Low-Rise Apartment 6.59                                   0.97           1.00 6.40                1,702            608                116                2,426            Occupied dwelling unit
222 High-Rise Apartment 4.20                                   0.97           1.00 4.07                1,084            387                74                  1,545            Dwelling unit
223 Mid-Rise Apartment N/A                   0.97           1.00 N/A -                 -                 -                 -                 Dwelling unit
224 Rental Townhouse N/A                   0.97           1.00 N/A -                 -                 -                 -                 Dwelling unit
230 Residential condominium/townhouse 5.81                                   0.97           1.00 5.64                1,499            535                102                2,136            Dwelling unit
231 Low-Rise Residential Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Dwelling unit
232 High-Rise Residential Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Dwelling unit
233 Luxury Condominium/Townhouse N/A  TBD  TBD N/A -                 -                 -                 -                 Occupied dwelling unit
240 Mobile home park 4.99                                   0.97           1.00 4.84                1,288            460                87                  1,835            Occupied dwelling unit
251 Senior Adult Housing - Detached 3.68                 0.95                 1.00         3.50                930                332                63                  1,325            Dwelling unit
252 Senior Adult Housing - Attached 3.44                 0.95                 1.00         3.27                869                310                59                  1,238            Dwelling unit
253 Congregate Care Facility 2.02                 0.95                 1.00         1.92                510                182                35                  727                Dwelling unit
254 Assisted living 2.74                 0.95                 1.00         2.60                692                247                47                  986                Bed
255 Continuing Care Retirement Community 2.40                 0.95                 1.00         2.28                606                217                41                  864                Unit
260 Recreational Homes 3.16                 1.00                 1.00         3.16                841                300                57                  1,198            Dwelling unit
265 Timeshare 10.56               1.00                 1.00         10.56              2,809            1,003            191                4,003            Dwelling unit
270 Residential Planned Unit Development 7.50                 0.97                 1.00         7.28                1,935            691                131                2,757            Dwelling unit
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Table 25 - Proposed Transportation SDCs by ITE Code (Continued) 

 
  

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Lodging (Land Uses 300-399)

310 Hotel 8.92                 0.69                 0.75         4.62                1,228            439                83                  1,750            Room
311 All Suites Hotel 6.24                 0.69                 0.75         3.23                859                307                58                  1,224            Room
312 Business Hotel N/A 0.69                 0.75         N/A -                 -                 -                 -                 Occupied Room
320 Motel 9.11                 0.69                 0.75         4.71                1,254            448                85                  1,787            Room
330 Resort Hotel N/A 0.69                 0.75         N/A -                 -                 -                 -                 Room

Recreational (Land Uses 400-499)
411 City Park 1.89                 0.90                 1.00         1.70                452                162                31                  645                Acre
412 County Park 2.28                 0.90                 1.00         2.05                546                195                37                  778                Acre
413 State Park 0.65                 0.90                 1.00         0.59                156                56                  11                  223                Acre
414 Water Slide Park N/A  TBD  TBD N/A -                 -                 -                 -                 1,000 square feet of gross floor area
415 Beach Park 29.81               0.90                 1.00         26.83              7,137            2,549            484                10,170          Acre
416 Campground/Recreational Vehicle Park N/A 0.90                 1.00         N/A -                 -                 -                 -                 Occupied camp site
417 Regional park 4.57                 0.90                 1.00         4.11                1,094            391                74                  1,559            Acre
418 National Monument 5.37                 0.90                 1.00         4.83                1,286            459                87                  1,832            Acre
420 Marina 2.96                 0.91                 1.00         2.69                716                256                49                  1,021            Berth
430 Golf course 5.04                 0.91                 1.00         4.59                1,220            436                83                  1,739            Acre
431 Miniature Golf Course N/A 0.91                 1.00         N/A -                 -                 -                 -                 Hole
432 Golf Driving Range 13.65               0.91                 1.00         12.42              3,304            1,180            224                4,708            Tees/Driving Position
433 Batting Cages N/A 0.91                 1.00         N/A -                 -                 -                 -                 Cage
435 Multipurpose Recreational Facility 1.99                 0.91                 1.00         1.81                482                172                33                  687                1,000 square feet of gross floor area
437 Bowling Alley 33.33               1.00                 1.00         33.33              8,866            3,166            602                12,634          1,000 square feet of gross floor area
440 Adult Cabaret N/A 1.00                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
441 Live Theater N/A 1.00                 1.00         N/A -                 -                 -                 -                 Seat
443 Movie Theater without Matinee 220.00            0.46                 1.00         101.20            26,919          9,614            1,827            38,360          Movie Screen
444 Movie Theater with Matinee - Friday  pm peak hour 220.00            0.46                 1.00         101.20            26,919          9,614            1,827            38,360          Movie screen
445 Multiplex Movie Theater - Friday pm peak hour 348.33            0.46                 1.00         160.23            42,622          15,222          2,892            60,736          Movie screen
452 Horse Racetrack 0.61                 0.91                 1.00         0.56                148                53                  10                  211                Seat
453 Automobile Racetrack - Saturday peak hour 0.28                 1.00                 1.00         0.28                74                  27                  5                     106                Attendee
454 Dog Racetrack N/A 0.90                 1.00         N/A -                 -                 -                 -                 Attendee
460 Arena 33.33               1.00                 1.00         33.33              8,866            3,166            602                12,634          Acre
465 Ice Skating Rink N/A 0.90                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
466 Snow Ski Area N/A 1.00                 1.00         N/A -                 -                 -                 -                 Lift
473 Casino/Video Lottery Establishment N/A 0.91                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
480 Amusement Park 75.76               0.90                 1.00         68.18              18,137          6,477            1,231            25,845          Acre
481 Zoo 114.88            0.90                 1.00         103.39            27,502          9,822            1,866            39,190          Acre
488 Soccer Complex 71.33               0.51                 1.00         36.38              9,677            3,456            657                13,790          Field
490 Tennis Courts (Saturday) 27.83               0.51                 1.00         14.19              3,775            1,348            256                5,379            Court
491 Racquet/Tennis Club 38.70               0.51                 1.00         19.74              5,250            1,875            356                7,481            Court
492 Health/Fitness Club 32.93               0.51                 1.00         16.79              4,467            1,595            303                6,365            1,000 square feet of gross floor area
493 Athletic Club 43.00               0.51                 1.00         21.93              5,833            2,083            396                8,312            1,000 square feet of gross floor area
495 Recreational Community Center 33.82               0.51                 1.00         17.25              4,588            1,639            311                6,538            1,000 square feet of gross floor area
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Table 25 - Proposed Transportation SDCs by ITE Code (Continued) 

 
 

  

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Institutional (Land Uses 500-599)

501 Military Base 1.78                 1.00                 1.00         1.78                473                169                32                  674                Employee
520 Elementary School 15.43               1.00                 1.00         15.43              4,104            1,466            279                5,849            1,000 square feet of gross floor area
522 Middle School/Junior High School 13.78               1.00                 1.00         13.78              3,665            1,309            249                5,223            1,000 square feet of gross floor area
530 High School 12.89               1.00                 1.00         12.89              3,429            1,225            233                4,887            1,000 square feet of gross floor area
534 Private School (K-8) - pm peak hour generator 6.53                 1.00                 1.00         6.53                1,737            620                118                2,475            1,000 square feet of gross floor area
536 Private School (K-12) - pm peak hour generator 5.50                 1.00                 1.00         5.50                1,463            523                99                  2,085            1,000 square feet of gross floor area
540 Junior/Community College 27.49               1.00                 1.00         27.49              7,312            2,612            496                10,420          1,000 square feet of gross floor area
550 University/College 8.96                 1.00                 1.00         8.96                2,383            851                162                3,396            Employee
560 Church 9.11                 1.00                 1.00         9.11                2,423            865                164                3,452            1,000 square feet of gross floor area
561 Synagogue 10.64               1.00                 1.00         10.64              2,830            1,011            192                4,033            1,000 square feet of gross floor area
562 Mosque - pm peak hour generator 11.02               1.00                 1.00         11.02              2,931            1,047            199                4,177            1,000 square feet of gross floor area
565 Day Care Center 74.06               0.23                 1.00         17.03              4,531            1,618            307                6,456            1,000 square feet of gross floor area
566 Cemetery 4.73                 1.00                 1.00         4.73                1,258            449                85                  1,792            Acre
571 Prison - pm peak hour generator 11.39               1.00                 1.00         11.39              3,030            1,082            206                4,318            1,000 square feet of gross floor area
580 Museum - pm peak hour generator 2.11                 1.00                 1.00         2.11                561                200                38                  799                1,000 square feet of gross floor area
590 Library 56.24               0.49                 1.00         27.56              7,330            2,618            497                10,445          1,000 square feet of gross floor area
591 Lodge/Fraternal Organization 0.29                 1.00                 1.00         0.29                77                  28                  5                     110                Member

Medical (Land Uses 600-699)
610 Hospital 6.95                 0.95                 1.00         6.60                1,756            627                119                2,502            1,000 square feet of gross floor area
620 Nursing Home 7.60                 0.95                 1.00         7.22                1,921            686                130                2,737            1,000 square feet of gross floor area
630 Clinic 31.45               0.53                 1.00         16.67              4,434            1,584            301                6,319            1,000 square feet of gross floor area
640 Animal Hospital/Veterinary Clinic N/A 0.53                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Office (Land Uses 700-799)
710 General office building 11.03               0.65                 1.00         7.17                1,907            681                129                2,717            1,000 square feet of gross floor area
714 Corporate Headquarters Building 7.98                 0.65                 1.00         5.19                1,380            493                94                  1,967            1,000 square feet of gross floor area
715 Single Tenant Office Building 11.65               0.65                 1.00         7.57                2,014            719                137                2,870            1,000 square feet of gross floor area
720 Medical-dental office building 36.13               0.53                 1.00         19.15              5,094            1,819            346                7,259            1,000 square feet of gross floor area
730 Government Office Building 68.93               0.96                 1.00         66.17              17,602          6,286            1,194            25,082          1,000 square feet of gross floor area
731 State Motor Vehicles Department 166.02            0.96                 1.00         159.38            42,395          15,141          2,877            60,413          1,000 square feet of gross floor area
732 United States Post Office 108.19            0.96                 1.00         103.86            27,627          9,867            1,875            39,369          1,000 square feet of gross floor area
733 Government Office Complex 27.92               0.96                 1.00         26.80              7,130            2,546            484                10,160          1,000 square feet of gross floor area
750 Office park 11.42               0.67                 1.00         7.65                2,035            727                138                2,900            1,000 square feet of gross floor area
760 Research and development center 8.11                 0.67                 1.00         5.43                1,445            516                98                  2,059            1,000 square feet of gross floor area
770 Business park 12.44               0.67                 1.00         8.33                2,217            792                150                3,159            1,000 square feet of gross floor area
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Table 25 - Proposed Transportation SDCs by ITE Code (Continued) 

 

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Retail (Land Uses 800-899)

810 Tractor Supply Store N/A 0.53                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
811 Construction Equipment Rental Store N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
812 Building Materials and Lumber Store 45.16               0.49                 0.75         16.60              4,415            1,577            300                6,292            1,000 square feet of gross floor area
813 Free Standing Discount Super Store 50.75               0.49                 0.75         18.65              4,961            1,772            337                7,070            1,000 square feet of gross floor area
814 Variety Store 64.03               0.49                 0.75         23.53              6,259            2,235            425                8,919            1,000 square feet of gross floor area
815 Free Standing Discount Store 57.24               0.49                 0.75         21.04              5,595            1,998            380                7,973            1,000 square feet of gross floor area
816 Hardware/Paint Store 51.29               0.49                 0.75         18.85              5,014            1,791            340                7,145            1,000 square feet of gross floor area
817 Nursery (Garden Center) 68.10               0.49                 0.75         25.03              6,657            2,378            452                9,487            1,000 square feet of gross floor area
818 Nursery (Wholesale) 39.00               0.65                 0.75         19.01              5,057            1,806            343                7,206            1,000 square feet of gross floor area
820 Shopping Center 42.70               0.49                 0.67         14.02              3,729            1,332            253                5,314            1,000 square feet of gross leasable are
823 Factory Outlet Center 26.59               0.49                 0.75         9.77                2,599            928                176                3,703            1,000 square feet of gross floor area
826 Specialty Retail Center 44.32               0.49                 0.75         16.29              4,333            1,547            294                6,174            1,000 square feet of gross leasable are
841 Automobile Sales 32.30               0.60                 0.75         14.54              3,866            1,381            262                5,509            1,000 square feet of gross floor area
842 Recreational Vehicle Sales N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
843 Automobile Parts Sales 61.91               0.60                 0.75         27.86              7,411            2,647            503                10,561          1,000 square feet of gross floor area
848 Tire Store 24.87               0.60                 0.75         11.19              2,977            1,063            202                4,242            1,000 square feet of gross floor area
849 Tire Superstore 20.36               0.60                 0.75         9.16                2,437            870                165                3,472            1,000 square feet of gross floor area
850 Supermarket 102.24            0.14                 0.46         6.58                1,751            626                119                2,496            1,000 square feet of gross floor area
851 Convenience Market (Open 24 Hours) 737.99            0.08                 0.35         20.66              5,497            1,963            373                7,833            1,000 square feet of gross floor area
852 Convenience Market (Open 15-16 Hours) - pm peak hour gen. 36.22               0.14                 0.46         2.33                620                222                42                  884                1,000 square feet of gross floor area
853 Convenience Market with Gasoline Pumps 845.60            0.32                 0.22         59.53              15,835          5,655            1,075            22,565          1,000 square feet of gross floor area
854 Discount Supermarket 90.86               0.14                 0.46         5.85                1,556            556                106                2,218            1,000 square feet of gross floor area
857 Discount Club 41.80               0.60                 0.75         18.81              5,003            1,787            340                7,130            1,000 square feet of gross floor area
860 Wholesale Market 128.25            1.00                 1.00         128.25            34,115          12,184          2,315            48,614          1,000 square feet of gross floor area
861 Sporting Goods Superstore - pm peak hour generator 3.84                 0.49                 0.75         1.41                375                134                25                  534                1,000 square feet of gross floor area
862 Home Improvement Superstore 30.74               0.49                 0.75         11.30              3,005            1,073            204                4,282            1,000 square feet of gross floor area
863 Electronics Superstore 45.04               0.49                 0.75         16.55              4,403            1,572            299                6,274            1,000 square feet of gross floor area
864 Toy/Children's Superstore - Saturday 5.53                 0.49                 0.75         2.03                541                193                37                  771                1,000 square feet of gross floor area
865 Baby Superstore - Saturday 3.73                 0.49                 0.75         1.37                365                130                25                  520                1,000 square feet of gross floor area
866 Pet Supply Superstore - Saturday 6.98                 0.49                 0.75         2.57                682                244                46                  972                1,000 square feet of gross floor area
867 Office Supply Superstore N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
868 Book Superstore - Saturday 21.30               0.49                 0.75         7.83                2,082            744                141                2,967            1,000 square feet of gross floor area
869 Discount Home Furnishing Superstore 20.00               0.49                 0.75         7.35                1,955            698                133                2,786            1,000 square feet of gross floor area
872 Bed and Linen Superstore - Saturday 6.97                 0.49                 0.75         2.56                681                243                46                  970                1,000 square feet of gross floor area
875 Department Store 22.88               0.49                 0.75         8.41                2,237            799                152                3,188            1,000 square feet of gross floor area
876 Apparel Store 66.40               0.49                 0.75         24.40              6,491            2,318            440                9,249            1,000 square feet of gross floor area
879 Arts and Crafts Store 56.55               0.49                 0.75         20.78              5,528            1,974            375                7,877            1,000 square feet of gross floor area
880 Pharmacy/Drugstore without Drive-Through 90.06               0.49                 0.75         33.10              8,804            3,144            597                12,545          1,000 square feet of gross floor area
881 Pharmacy/Drugstore with Drive-Through 96.91               0.49                 0.75         35.61              9,473            3,383            643                13,499          1,000 square feet of gross floor area
890 Furniture Store 5.06                 0.49                 0.75         1.86                495                177                34                  706                1,000 square feet of gross floor area
896 DVD/Video Store - Saturday 26.92               0.49                 0.75         9.89                2,632            940                179                3,751            1,000 square feet of gross floor area
897 Medical Equipment Store 6.00                 0.49                 0.75         2.21                587                209                40                  836                1,000 square feet of gross floor area

342



 

2020 City of Sutherlin SDC Methodology Update 48 

 

Table 25 - Proposed Transportation SDCs by ITE Code (Continued) 

 
 

ITE Code Land Use

Unadjusted 
Weekday 

ADTs
Trip Length 

Factor1

Linked 
Trip 

Factor1 ELNDTs  Improve.  Reimb.  Compliance Total SDC
Basis for Calculating a Customer's 

SDC
Services (Land Uses 900-999)

911 Walk-in Bank N/A 0.17                 0.55         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
912 Drive-in Bank 148.15            0.17                 0.55         13.85              3,685            1,316            250                5,251            1,000 square feet of gross floor area
918 Hair Salon - Saturday 2.08                 0.53                 1.00         1.10                293                105                20                  418                1,000 square feet of gross floor area
920 Copy, Print and Express Ship Store - pm peak hour generator 12.27               0.49                 0.75         4.51                1,199            428                81                  1,708            1,000 square feet of gross floor area
925 Drinking Place 15.49               0.65                 1.00         10.07              2,678            957                182                3,817            1,000 square feet of gross floor area
931 Quality Restaurant 89.95               0.65                 0.75         43.85              11,664          4,166            792                16,622          1,000 square feet of gross floor area
932 High-Turnover (Sit Down) Restaurant 127.15            0.19                 0.75         18.12              4,820            1,721            327                6,868            1,000 square feet of gross floor area
933 Fast-food restaurant without drive-through 716.00            0.09                 0.75         48.33              12,856          4,591            872                18,319          1,000 square feet of gross floor area
934 Fast-food restaurant with drive-through 496.12            0.09                 0.51         22.77              6,057            2,163            411                8,631            1,000 square feet of gross floor area
935 Fast-food restaurant with drive-through and no indoor seating N/A 0.09                 0.51         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
936 Coffee/donut shop without drive-through - Sat. pm peak hour gen. 65.96               0.09                 0.75         4.45                1,184            423                80                  1,687            1,000 square feet of gross floor area
937 Coffee/donut shop with drive-through 818.58            0.09                 0.51         37.57              9,994            3,569            678                14,241          1,000 square feet of gross floor area
938 Coffee/donut kiosk 1,800.00         0.09                 0.51         82.62              21,977          7,849            1,491            31,317          1,000 square feet of gross floor area
939 Bread/Donut/Bagel Shop without Drive-Through Window 48.87               0.09                 0.75         3.30                877                313                60                  1,250            1,000 square feet of gross floor area
940 Bread/Donut/Bagel Shop with Drive-Through Window N/A 0.09                 0.51         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
941 Quick Lubrication Vehicle Shop 40.00               0.65                 0.75         19.50              5,187            1,853            352                7,392            Servicing Position
942 Automobile Care Center - Saturday 23.72               0.60                 0.75         10.67              2,839            1,014            193                4,046            1,000 sq. ft. of occupied gross leasable 
943 Automobile Parts and Service Center N/A 0.60                 0.75         N/A -                 -                 -                 -                 1,000 square feet of gross floor area
944 Gasoline/service station 168.56            0.07                 0.77         9.09                2,417            863                164                3,444            Vehicle fueling position
945 Gasoline/service station with convenience market 162.78            0.07                 0.77         8.77                2,334            834                158                3,326            Vehicle fueling position
946 Gasoline/service station with convenience market and car wash 152.84            0.07                 0.77         8.24                2,191            783                149                3,123            Vehicle fueling position
947 Self-Service Car Wash 108.00            0.60                 0.75         48.60              12,928          4,617            877                18,422          Wash stall
948 Automated Car Wash - Saturday 14.12               0.60                 0.75         6.35                1,690            604                115                2,409            1,000 square feet of gross floor area
950 Truck Stop N/A 1.00                 1.00         N/A -                 -                 -                 -                 1,000 square feet of gross floor area

Source:  ITE, Trip Generation Manual, 9th edition

1
City of Salem, Oregon; 2019 System Development Charge Methodologies; Table A-4; DKS Engineers
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Parks SDCs 

The 2005 Parks and Open Space Plan Levels of Service 

In 2005, the City completed a parks master plan (the plan) addressing parks needs through the year 2025.  
The plan and this park SDC methodology update rely on levels of service (LOS) to determine the 
adequacy/needs for current and future parks and trails infrastructure.  To determine adequacy, park and 
recreation providers typically measure existing parklands and facilities and compare them against 
established standards, typically LOS Standards. LOS standards are measures of the amount of public 
recreation parklands and facilities being provided to meet that jurisdiction’s basic needs and expectations. 
For example, the amount of parkland currently needed in a particular jurisdiction may be determined by 
comparing the ratio of existing developed park acres per 1,000 residents (by all providers within the 
jurisdiction) to the jurisdiction’s desired level of parks relative to population. The gap between the two 
ratios is the currently needed park acreage. As the population grows, the objective is to provide enough 
additional acreage to maintain the jurisdiction’s desired ratio of park acres to 1,000 residents.  These 
ratios can provide insight and act as tools to determine the amount of parkland or trails needed to meet 
current and future recreation needs. 

For this parks SDC update, the project team reviewed recommended parks and trails LOS (by parks 
classification) for the City based on the 2013-2017 Statewide Comprehensive Outdoor Recreation Plan 
(SCORP). The SCORP recommended Oregon LOS guidelines were developed after reviewing the National 
Recreation and Parks Association (NRPA) guidelines and the results from the 2014 statewide average 
guidelines survey.  The recommended Plan LOS by parks category are shown below in Table 26. 

 

Table 26 – Parks and Recreation LOS Standards for Sutherlin 

 

Parkland Type 

Average Planning LOS 
Guidelines in Oregon 

(Acres /1,000 population) 

NRPA Standard LOS 
Guidelines 

(Acres /1,000 population) 

Recommended Oregon 
LOS Guidelines 

(Acres /1,000 population) 
Pocket Parks  0.16 0.25 to 0.5 0.25 to 0.5 
Urban Plaza Parks  0.18 None 0.1 to 0.2 
Neighborhood Parks  1.27 1.0 to 2.0 1.0 to 2.0 
Community Parks  2.76 5.0 to 8.0 2.0 to 6.0 
Regional Parks  8.99 5.0 to 10.0 5.0 to 10.0 
Nature Parks  2.74 None 2.0 to 6.0 
Special Use Parks  0.38 None None 
Totals  - 6.25 to 10.5 developed 6.25 to 12.5 

 

A “trail” includes multi-use, pedestrian, and soft surface trails that accommodate a variety of activities 
such as walking, running, biking, dog walking, rollerblading, skateboarding, and horseback riding. Multi-
use trails are designed for use by pedestrians, bicyclists, skateboarders, wheelchairs, and other non-
motorized vehicle users. Such trails may be located within parks or along existing streets and roadways as 
part of the citywide transportation system. This has ramifications for a city like Sutherlin, where almost 
half of its trail system is within parks.  For trails, the statewide average planning LOS Guidelines are at 0.62 
miles per 1,000 residents and the SCORP recommended LOS for Oregon is anywhere between 0.5 to 1.5 
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miles of trails per resident. For this park SDC study, we established a minimum trails LOS of 0.5 miles per 
1,000 residents with both the current population and a population projection for 2038. 

Having established the LOS standards for park lands and trails, the next step is to compare the City’s 
current parks and trails inventory to the standard, and analyze the surpluses/deficiencies by parks 
category.  That data is shown below in Table 27. 

 

Table 27 - Existing Parks and Trails LOS Surplus/Deficiency 

 
 

As the data in Table 27 shows, currently, the City is “park deficient” in all park categories.  This will impact 
the calculation of the parks SDC reimbursement fee in that the current LOS implies 100% of the City’s 
current parks and trails capacity is being absorbed by the City’s current population. 

Existing and Projected Future Demand for Parks and Trails 

Growth should be measured in units that most directly reflect the source of demand. In the case of parks, 
the most applicable units of growth are population and, where appropriate, employees (or new jobs). ORS 
223.29 to 223.314 allow local governments to impose parks and recreation SDCs on non-residential 
development as well as on residential development.  The Sutherlin program imposes parks and recreation 
SDCs on new residential development and does not impose SDCs on non-residential development 
(Resolution 2006-10; passed by the City Council on May 8, 2006). 

However, the units in which demand is expressed may not be the same as the units in which SDC rates 
are charged. Many SDCs, for example, are charged on the basis of new dwelling units. Therefore, 
conversion is often necessary from units of demand to units of payment. For example, using an average 
number of residents per household, the number of new residents can be converted to the number of new 
dwelling units. 

Acres Available

Classification and Park Name Gross Net
Linear 
Miles

Current Level of 
Service1 Low High

LOS Surplus or 
(Deficiency)

% Capacity 
Remaining

Neighborhood Parks:
Hartley park 8.80          2.20          0.260 1.000 2.000 (0.740) Zero 

Community Parks:
Central park 4.20          4.20          
Timber Days site 25.70        6.43          

29.90        10.63        1.255 2.000 6.000 (0.745) Zero 

Greenways/Natural Areas -            -            0.000 2.000 6.000 (2.000) Zero 

Subtotal Parks 38.70        12.83        1.52 5.00 14.00 (3.48) Zero

Bike and Pedestrian Crossings -            0.000 0.500 1.500 (0.500) Zero 

Notes:

1 8,465

Recommended LOS1

Oregon Parks and Recreation Department 2013-18 Statewide Comprehensive Outdoor Recreation Plan (SCORP); PSU 2018 estimated population; level of 
service expressed in units per 1,000 residents
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Parks and recreation facilities benefit City residents, businesses, non-resident employees, and visitors. 
The methodology used to update the City’s parks and recreation SDCs establishes the required connection 
between the demands of growth and the SDC by identifying specific types of park and recreation facilities 
and analyzing the proportionate need of residents and employees for each type of facility. The SDCs to be 
paid by a development meet statutory requirements because they are based on the nature of the 
development and the extent of the impact of that development on the types of park and recreation 
facilities for which they are charged.  

The parks and recreation SDCs are calculated based on the specific impact a development is expected to 
have on the City’s population. For facilities that benefit residents, an SDC may be charged for residential 
development. 

Table 28 contains existing and projected population, housing units, and employment for the City.  The 
data in this table establishes the units of demand and the units of payment for the reimbursement and 
improvement parks SDCs. 

 

Table 28 - Existing and Projected Population, Housing Units, and Employment 

 

 
 

2017 2018 2038 Analysis of Growth
Census Est. City Est. Projected Units CAGR*

1 Population 7,833 8,465                11,401 3,568 1.50%
Single family residential 6,705 7,246                9,759 3,054
Multi-family residential 1,058 1,219                1,642 584

2 Total Housing Units 3,558 2,857                5,179 1,621
Single family residential 2,014 2,176                2,931 917
Multi-family residential 591 681                    860 269

Number of persons per Housing Unit 2.20
Single family residential 3.33
Multi-family residential 1.79

3 Employment 3,187 4,639 1,452 1.89%
Employment to population ratio 40.69%

Data Sources and Notes:
1

2

3

* CAGR - Compound Annual Growth Rate

 Current population source:  U.S. Census Bureau, 2013-2017 American Community Survey 5-year summary, Table 
DP05; 2038 projection per Population Research Center, Portland State University, June 30, 2018 

 Current Housing units source:  U.S. Census Bureau, 2013-2017 American Community Survey 5-year summary, Table 
DP04, Table B25024, B25033; 2038 projection based on 2017 number of persons per occupied housing unit 

 Current employment source:  U.S. Census Bureau, 2013-2017 American Community Survey 5-year summary, Table 
DP03; 2037 projection based on 2017 employment to population ratio 
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Reimbursement Fee Calculations 

As we discussed above, the City is park deficient on a whole.  This has adversely impacted the calculation 
of the parks SDC reimbursement fee in that the current LOS implies 100% of the City’s current parks and 
trails capacity is being absorbed by the City’s current population.  That mean only 0% of the system’s-built 
capacity is available to serve growth.  Therefore, we are not including a reimbursement fee for the parks 
SDC calculations. 

Parks Master Plan CIP 

On May 8, 2006, the City Council passed Resolution No. 2006-10.  That resolution codified the current 
parks SDC methodology, and also adopted the current twenty-year parks capital improvement plan.  In 
the judgement of City Staff, that capital improvement plan is still valid.  The CIP identifies future costs for 
new parks and trails, and the future costs for improvements to the City’s existing parks inventory.  The 
project team has reviewed this CIP with Staff, and eliminated any projects that have been built/funded, 
or eliminated from future consideration. 

The corrected total CIP from Resolution No. 2006-10 is shown below in Table 29. 
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Table 29 - 2019 Parks Master Plan CIP 

 

Historical Cost Basis Current Year3

2006 2017 2019
Neighborhood parks:

South Central neighborhood park (N-7) 442,500              639,002              
Southwest neighborhood park (N-9) 542,500              783,409              
Northwest neighborhood park (N-10) 542,500              783,409              
Northeast neighborhood park (N-2) 542,500              783,409              
Southeast neighborhood park (N-3) 542,500              783,409              
Hartley park (N-1) 442,500              639,002              

Subtotal neighborhood parks 3,055,000          4,411,640          

Community parks:
Festival grounds (C-1) 1,718,750          2,481,999          
Westside sports park (S-2) 2,750,000          3,971,198          
Eastside sports park (S-1) 2,750,000          3,971,198          
Westside community park (C-3) 2,750,000          3,971,198          
Eastside community park (C-2) 2,750,000          
Ford's pond community park2 -                       3,987,100          eliminated
Central park (CC) 309,750              447,301              

Subtotal community parks 13,028,500        14,842,896        

Greenway and open spaces:
Sutherlin creek greenway 295,000              426,001              
Cook creek greenway 295,000              426,001              
Cook creek tributaries 295,000              426,001              
Cooper creek greenway 295,000              426,001              

Subtotal greenway and open spaces 1,180,000          1,704,005          

Pathways:
Sutherlin creek pathway 245,440              354,433              
Cook creek pathway 212,400              306,721              
Cooper creek pathway 139,240              201,073              
Nicholas/St. Johns pathway 89,680                129,504              
Laural street pathway 82,600                119,280              

Subtotal pathways 769,360              1,111,011          

Crossings:
Central avenue/I-5 crossing 885,000              1,278,004          
Laurel steet/I-5 crossing 885,000              1,278,004          
Central avenue/Ft. McKay sidewalks 335,120              483,937              
State street sidewalks 224,200              323,761              
Umatilla street sidewalks 55,460                80,088                
Waite avenue sidewalks 44,840                64,752                
Everett/Dean/Glen sidewalks 67,260                97,128                
4th avenue sidewalks 217,120              313,537              
6th avenue sidewalks 118,000              170,401              
North comsock sidewalks 118,000              170,401              
Duke/Hastings sidewalks 160,480              231,745              
Taylor street sidewalks 172,280              248,785              
Page avenue sidewalks 89,680                129,504              

Subtotal crossings 3,372,440          4,870,047          

Total 21,405,300        26,939,599        

1 Source:  City of Sutherlin Resolution No. 2006-10; May 8, 2006
2 Ford's Pond Community Park Master Plan; 2107
3 Inflation base on ENR CCI 20 ciy average:

January, 2006 ENR CCI value 7760
January, 2017 ENR CCI value 10531
January, 2019 ENR CCI value 11206
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SDC Eligibility of Master Plan CIP 

Section 4.3 of the 2005 Parks and Open Space Plan established unique forward-looking level of service 
standards for the Sutherlin park and recreation system.  The language in that section of the Plans states: 

“The following service delivery standards are based on the specific characteristics and stated community 
preferences of Sutherlin. Because Sutherlin only has three parks at the present time and no 
bike/pedestrian facilities, these standards propose higher service population ratios initially in order to 
facilitate development of a strong foundation for the city’s future park and open space system.” 

 
Table 30 compares the current inventory of facilities in each category with that category’s Plan-based 
level of service. That comparison leads to a determination of surplus or deficiency for each category.   
Projects are eligible for improvement fee funding only to the extent that the projects will benefit future 
users. Therefore, only the categories with no deficiency are 100 percent eligible for improvement fee 
funding. The eligibility percentages of the remaining parks categories are reduced to reflect the level of 
deficiency.  
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Table 30 - Calculation of Master Plan CIP SDC Eligibility 

 

 
 

 

Parks Inventory at Level of Service Analysis Parks SDC Eligibility

Classification
LOS (units/1,000 
population) 1, 2

Inventory 
Units Current 2

Planned 
Additions 3 Planned 2038 Current need

Surplus / 
(Deficiency) Growth Need Growth %

Neighborhood Parks 3.00 Acres 2.20                  32.00                34.20                25.40                (23.20)              8.81                  27.52%
Community Parks 10.00 Acres 10.63                103.39              114.01              84.65                (74.03)              29.36                28.40%
Greenways/Natural Areas 2.00 Acres -                    22.80                22.80                16.93                (16.93)              5.87                  25.75%

Subtotal Parks 15.00 12.83                158.19              171.02              126.98              (114.15)            44.04                

Bike and Pedestrian Pathways 2.00 Miles -                    22.80                22.80                16.93                (16.93)              5.87                  25.75%

1 PSU service area population estimate 2018 8,465

    Level of Service expressed in units per 1,000 residents 8.47                   

Estimated 2038 service population per PSU 11,401

    Level of Service expressed in units per 1,000 residents 11.40                 

2 2005 Parks Master Plan; Table 4.2 - Service Delivery Standards

3 Planned additions to attain 2013-17 SCORP level of service
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Improvement Fee Calculations 

The improvement fee is the cost of capacity-increasing capital projects per unit of growth that those 
projects will serve. The unit of growth, the number of new residents, is the basis of the fee. In reality, the 
capacity added by many projects serves a dual purpose of both meeting existing demand and serving 
future growth. To compute a compliant SDC rate, growth-related costs must be isolated and costs related 
to current demand must be excluded.  We have used the “capacity approach” to allocate costs to the 
improvement fee basis. Under this approach, the cost of a given project is allocated to growth in 
proportion to the growth-related capacity that projects of a similar type will create.  The capacity analysis 
of the Plan CIP is shown numerically in Table 31.  Table 32 lays out the capacity approach to deriving the 
parks improvement fee. 

Table 31 - Calculation of the Parks Improvement Fee 

 

 

Parks SDC Model Summary 

The 2020 parks SDC methodology update was done in accordance with Sutherlin Municipal Code Chapter 
13.16, and with the benefit of adopted 2006 Parks SDC methodology and CIP.  We recommend the City update 
the SDC charge and methodology to reflect the current capital improvement program.  Our analysis indicates 
the City can charge a maximum of $5,495 per detached single-family residence.  The complete proposed 
schedule of parks SDCs is shown below in Table 32.  Table 33 give a comparison of the proposed and current 
parks SDC for a new single-family detached residence. 

<----------  Funding Sources for Parks Master Plan CIP  ---------->
Classification Total MP CIP SDC Eligible % Existing Users Total SDC Residential Non-Residential

Neighborhood Parks 4,411,640          27.52% 3,197,412          1,214,228          1,214,228          -                           
Community Parks 14,842,896        28.40% 10,627,575        4,215,321          4,215,321          -                           
Greenways/Natural Areas 1,704,005          25.75% 1,265,173          438,832              438,832              -                           
Trails 5,981,058          25.75% 4,440,759          1,540,299          1,540,299          -                           

Total 26,939,599$      19,530,919$      7,408,681$        7,408,681$        -$                         

Total SDC Residential Non-Residential
Future parks master plan capacity-expanding costs 7,408,681$        7,408,681$        -$                         

Adjustments to improvement fee basis:
Parks improvement fee SDC fund balance 1,800,479          1,800,479          -                           

Adjusted future parks master plan capacity-expanding costs 5,608,202$        5,608,202$        -$                         

Future Demand Units:
Growth in population (People) 3,568                   
Growth in occupied housing units:

Single family residential 917                      
Multi-family residential 269                      

Growth in employment (Employees)

Unit improvement fee Parks SDCs:
Per person $ 1,572
Per occupied housing unit:

Single family residential $ 5,233
Multi-family residential (per unit) $ 2,814
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Table 32 - Proposed Parks SDCs 

 
 

 

Table 33 - Proposed and Current Parks SDCs for a Detached Single-Family Residence 

 
 

 

Conclusions and Recommendations 

The 2020 SDC methodology update was done in accordance with SMC Chapter 13.16, and with the benefit of 
adopted plans and plan updates for municipal services.  Our analysis indicates the City can charge a maximum 
of $2,937 for water, $2,393 for wastewater, $698 for stormwater, $3,608 for transportation, and $5,495 for 
parks.  These figures are on a per equivalent single family residential unit basis.  The sum of these maximum 
fees amounts to $15,131 per unit; $11,716 more than the sum of the current SDCs of $3,415. 

A graphic side by side comparison of the proposed and current schedule of SDCs is shown blow in figure 2. 

 

Number of Proposed Schedule of Parks SDCs
Customer Classification Dwelling Units Reimbursement Improvement Administration Total

Detached single family 1 -$                        $ 5,233 $ 262 $ 5,495
Mobil/manufactured home 1 -                           5,233  262  5,495

Multifamily - $/dwelling unit 1 -                           2,814  141  2,955
Duplex 2 -                           5,628  281  5,909
Tri-plex 3 -                           8,442  422  8,864
Four-plex 4 -                           11,256  563  11,819
Apartment complex * * * *
Condominium complex * * * *
Retirement/Assisted Living co * * * *

Business - $/FTE Employee -$                        -$                        -$                        -$                        

* - multiply the number of dwelling units by the corresponding detached multi-family per dwelling unit fee 
component

Parks SDC Components Proposed Current Difference
Reimbursement fee -$                        -$                        -$                        
Improvement fee 5,233                      500                         4,733                      
Administration fee @ 5% 262                         -                          262                         
    Total wastewater SDC 5,495$                   500$                       4,995$                   
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Figure 2 - Proposed and Current Schedule of SDCs 

 
 

Finally, we recommend the City adopt a policy of reviewing its suite of SDCs every five years.  Between the 
review dates, the city should apply a cost adjustment index to the SDC rates annually to reflect changes in 
costs for land and construction.  This policy should be codified in the Sutherlin Municipal Code (SMC §13.16).  
We suggest the City consider the following language for that section of the SMC: 

1. Notwithstanding any other provision, the dollar amounts of the SDC set forth in the SDC 
methodology report shall on January 1st of each year be adjusted to account for changes in the 
costs of acquiring and constructing facilities.  The adjustment factor shall be based on: 

a. The change in construction costs according to the Engineering News Record (ENR) Northwest 
(Seattle, Washington) Construction Cost Index (CCI). 

b. The system development charges adjustment factor shall be used to adjust the system 
development charges, unless they are otherwise adjusted by the city based on a change in 
the costs of materials, labor, or real property; or adoption of an updated methodology. 

 

Neighboring Communities’ SDCs 

Shown below in Figures 3 through 9 are charts that compare the current SDCs for a single-family customer 
in Sutherlin to the same charges in similar communities in Douglas County and Oregon. 
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Figure 3 - Comparison of Neighboring Communities' Water SDCs 
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Figure 4 - Comparison of Neighboring Communities' Wastewater SDCs 
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Figure 5 - Comparison of Neighboring Communities' Stormwater SDCs 
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Figure 6 - Comparison of Neighboring Communities' Transportation SDCs 
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Figure 7 - Comparison of Neighboring Communities' Parks SDCs 
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Figure 8 - Comparison of Neighboring Communities' All SDCs Combined 
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STAFF REPORT 

Re: Wastewater Extension/Reimbursement District Report Meeting Date: 6-8-2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
 

Discussion 
 

Update 
 

Submitted By: Brian Elliott, Community Development Director   City Manager 
Review  

Attachments:   
 
  

WHAT IS BEING ASKED OF COUNCIL? 
 
This staff report is to provide Council with an update on the Wastewater Extension/Reimbursement 
District.   
 

EXPLANATION 
 
On April 14, 2020 the Reimbursement Agreement between Wichit and Bobbie Jo Srikureja was 
fully executed. This Reimbursement Agreement was for roughly 1600 lineal feet of 12” sanitary 
sewer line from intersection of HWY 138 and Dakota Street South to West Duke. This 
infrastructure improvement will be able to serve commercial, industrial and residential parcels 
south of HWY 138. Robinson Construction was the developer on the project.  Engineering and 
construction costs totaled $186,529.00. 
  
Construction for the South Calapooia Low Pressure Sewer Extension was completed in May 2020. 
City of Sutherlin funded this project through wastewater construction funds. Staff is currently 
working on an Advanced Funding Reimbursement District Agreement. There are nine parcels that 
could benefit from this roughly 1713 lineal feet of 4” Low Pressure Sewer Extension.  Total cost, 
engineering and construction was $111,917.21  
 

OPTIONS  
 
N/A 
 

SUGGESTED MOTION(S) 
 
N/A 

 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com 

                   City of Sutherlin 
 
 
 
 

 
 
 

 
 
 

 
 

 
 
 
 
 
 
 
 

362

http://www.cityofsutherlin.coms/


City of Sutherlin Staff Report Page 1 
 

 
 
 
 
 

STAFF REPORT 

Re: Painting Community Center & Library  Meeting Date: 6-8-2020 

Purpose: Action Item 
 

Workshop 
 

Report Only 
       x 

Discussion 
 

Update 
 

Submitted By:  Public Works Director, Aaron Swan City Manager 
Review  

Attachments: N/A 
  

WHAT IS BEING ASKED OF COUNCIL? 
N/A 
 
 

EXPLANATION 
 
The library exterior is currently being caulked and painted. The community building interior was 
painted this spring and the exterior paint job is in the bid process and should be completed soon.  
 
 
 

OPTIONS  
N/A 
 
 
 
 

SUGGESTED MOTION(S) 
N/A 
 
 

 

126 E. Central Avenue 
Sutherlin, OR  97479 

541-459-2856 
Fax: 541-459-9363 

www.cityofsutherlin.com 
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