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CITY OF SWEET HOME 

PLANNING COMMISSION  
MEETING AGENDA   
November 18, 2019, 6:30 p.m. 
City Hall Council Chambers, 3225 Main Street 
Sweet Home, OR 97386 

 
 
 
PLEASE silence all cell phones – Anyone who wishes to speak, please sign in. 

 
1. Call to Order and Pledge of Allegiance 

2. Roll Call of Commissioners:  

Lance Gatchell (Chair); Henry Wolthuis (Vice Chairperson); Eva Jurney; Greg Stephens; Thomas 
Herb, Greg Korn, Jeff Parker 

3. Public Comment. This is an opportunity for members of the public to address the Planning 
Commission on topics that are not listed on the agenda. 

4. Public Hearing for File CU19-09: The applicant is requesting a conditional use permit in order to 
install a wireless telecommunications facility consisting of a 100-foot monopole and associated 
equipment within a 2,500 square foot fenced compound. Verizon Wireless (“Verizon”) is proposing to 
build a new Wireless Telecommunications Facility (“WTF” or “Facility”), OR4 Foster Lake, located 
one property east of 1602 18th Avenue in Sweet Home, Oregon. This proposed new WTF is intended 
to fill a significant gap in Verizon’s high band 4G LTE coverage and expand capacity for its 
customers in the City of Sweet Home. The subject property contains 57,934.8 square feet and is in 
the Industrial (M) Zone. 

5. Public Hearing for File CU19-10: The applicant has requested a Conditional Use Permit in order to 
install a wireless telecommunications facility consisting of a radio antenna on a monopole connected 
to the Sweet Home Elk’s Lodge and associated equipment within a 362 square foot fenced 
compound.  The radio antenna is needed to continue to operate the Falls Creek Hydroelectric 
Project. The project needs to improve the communication it has with Pacificorp substation on 18th 
Avenue in Sweet Home.  The subject property contains approximately 3.65 acres and is in the 
Residential Low Density (R-1) Zone. 

6. Staff Update on Planning Projects 

 
7. Adjournment 

 

Persons interested in commenting on these issues should submit testimony in writing to the Community and 
Economic Development Department Office located in City Hall prior to the hearing or attend the meeting 
and give testimony verbally.  Persons who wish to testify will be given the opportunity to do so by the Chair 
of the Commission at the Planning Commission meeting.  Such testimony should address the zoning 
ordinance criteria which are applicable to the request. The Sweet Home Planning Commission welcomes 
your interest in these agenda items. Pursuant to ORS 192.640, this agenda includes a list of the principal 
subjects anticipated to be considered at the meeting; however, the Commission may consider additional 
subjects as well.  This meeting is open to the public and interested citizens are invited to attend.  

 

 

WIFI Passcode: 
           guestwifi 
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The failure of an issue to be raised in a hearing, in person or by letter, or failure to provide sufficient 
specificity to afford the decision maker an opportunity to respond to the issue precludes appeal to the Land 
Use Board of Appeals based on that issue.  

A copy of the application, all documents and evidence relied upon by the applicant and applicable criteria 
are available for inspection at no cost and a copy will be provided at reasonable cost. A copy of the staff 
report will be available for inspection at no cost at least seven days prior to the hearing and a copy will be 
provided at reasonable cost. Please contact the Community and Economic Development Department at 
3225 Main Street, Sweet Home, Oregon 97386; Phone: (541) 367-8113. 
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Planning Commission Process and Procedure for Public Hearings 

o Open each Hearing individually 

o Review Hearing Procedure (SHMC 17.12.130) 

o Hearing Disclosure Statement (ORS 197.763)  

o At the commencement of a hearing under a comprehensive plan or land use regulation, a statement 

shall be made to those in attendance that: 

READ:  “The applicable substantive criteria are listed in the staff report. Testimony, arguments and 

evidence must be directed toward the criteria described or other criteria in the plan or land use 

regulation which the person believes to apply to the decision. Failure to raise an issue accompanied 

by statements or evidence sufficient to afford the decision maker and the parties an opportunity to 

respond to the issue precludes appeal to the Land Use Board of Appeals based on that issue.” 

o Declarations by the Commission:  

o Personal Bias - Prejudice or prejudgment of the facts to such a degree that an official is incapable of 

making an objective decision based on the merits of the case. 

o Conflict of Interest - Does any member of the Commission or their immediate family have any 

financial or other interests in the application that has to be disclosed. 

o Ex Parte Information - The Planning Commission is bound to base their decision on information 

received in the Public Hearing and what is presented in testimony.  If a member of the Planning 

Commission has talked with an applicant or has information from outside the Public Hearing it needs 

to be shared at that time so that everyone in the audience has an opportunity to be aware of it and 

the rest of the Planning Commission is aware of it.  In that way it can be rebutted and can be 

discussed openly. 

o Staff Report 

o Review of application 

o Discussion of relative Criteria that must be used 

o During this presentation the members of the Planning Commission may ask questions of the staff to 

clarify the application or any part of the Zoning Ordinance or the applicable information. 

o Testimony 
o Applicant’s Testimony 
o Proponents’ Testimony 

o Testimony from those wishing to speak in favor of the application 
o Opponents’ Testimony 

o Testimony from those wishing to speak in opposition of the application 
o Neutral Testimony 

o Testimony from those that are neither in favor nor in opposition of the application. 
o Rebuttal  

o Close Public Hearing 
o Discussion and Decision among Planning Commissioners 

o Motion 
▪ Approval 
▪ Denial 
▪ Approval with Conditions 
▪ Continue  

o If there is an objection to a decision it can be appealed to the City Council.  The Planning Commission 
shall set the number of days for the appeal period.  At the time the City Council goes through the Public 
Hearing Process all over again. 
o Recommendation made by Planning Commission—City Council makes final decision. 
o If you have a question, please wait until appropriate time and then direct your questions to the 

Planning Commission.  Please speak one at a time so the recorder knows who is speaking. 
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Staff Report Presented to the Planning Commission 

REQUEST: The applicant is requesting a conditional use permit in order to install a wireless 
telecommunications facility consisting of a 100-foot monopole and associated equipment within 
a 2,500 square foot fenced compound. Verizon Wireless (“Verizon”) is proposing to build a new 
Wireless Telecommunications Facility (“WTF” or “Facility”), OR4 Foster Lake, located one 
property east of 1602 18th Avenue in Sweet Home, Oregon. This proposed new WTF is 
intended to fill a significant gap in Verizon’s high band 4G LTE coverage and expand capacity 
for its customers in the City of Sweet Home. The subject property contains 57,934.8 square feet 
and is in the Industrial (M) Zone.  

APPLICANT:      Velocitel, LLC (Representing Verizon Wireless) 

PROPERTY OWNER: Lester Sales, Inc. 

FILE NUMBER: CU19-09 

PROPERTY LOCATION: One property east of 1602 18th Avenue, Sweet Home, Oregon 
97386; Identified on the Linn County Assessor’s Map as 
13S01E31AA Tax Lot 03800. 

REVIEW AND  
DECISION CRITERIA:  Sweet Home Municipal Code Section(s) 17.44, 17.80, and 

17.98.  

HEARING DATE &TIME: November 18, 2019 at 6:30 PM 

HEARING LOCATION: City Hall at 3225 Main Street, Sweet Home, Oregon 97386 

STAFF CONTACT: Angela Clegg, Associate Planner 
 Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 

REPORT DATE: November 11, 2019 

I. PROJECT AND PROPERTY DESCRIPTION 

LOCATION: The subject property contains approximately 57,934.8 square feet and is in the 
Industrial (M) Zone. Identified on the Linn County Assessor’s Map as 13S01E31AA Tax Lot 
3800. The proposed business is located one property east of 1602 East 18th Avenue, Sweet 
Home, Oregon. 

ZONING AND COMPREHENSIVE PLAN DESIGNATIONS: 

Property Zoning Designation Comprehensive Plan Designation 

Subject Property Industrial (M)  Light Industrial  

Property North Industrial (M) Light Industrial 

Property East Industrial (M) and Recreational 
Commercial (RC) 

Planned Recreation Commercial  

Property South Industrial (M) Heavy Industrial  

Property West Industrial (M) Light Industrial and General Industrial 

City of Sweet Home 
3225 Main Street 

Sweet Home, OR  97386 

541-367-8113 

Fax 541-367-5113 
www.sweethomeor.gov 

 

Community and Economic Development Department 
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Floodplain Based on a review of the September 29, 2010 FEMA FIRM Maps; Panel 
41043C0913G, the subject property is located outside of the 100-year 
floodplain. 

Wetlands: Based on a review of the City of Sweet Home Local Wetlands Inventory and 
a review of the National Wetlands Inventory Map, the subject property does 
not contain inventoried wetlands.  

Access: The subject property has frontage along 18th Avenue and has access from 
18th Avenue. 

Services: The property is connected to City water and sewer. 

 

TIMELINES AND HEARING NOTICE:  

Mailed/Emailed Notice:   October 17, 2019 

Notice Published in Newspaper:  October 23, 2019 

Planning Commission Public Hearing: November 18, 2019 

120-Day Deadline:    February 13, 2020 

Notice was provided as required by SHMC 17.12.120 

 

II. COMMENTS 

Building Division: The Building Program has no issues with this request  

Engineering Division: In regards to the proposed Telecommunications Monopole Facility on 
18th Avenue, the CEDD-ED has only one issue.  Construction is on 
private property, the tower and equipment will not have any 
connections to City water and sewer services, and there is already an 
existing driveway apron to 18th Avenue.    

 The remaining item is the city standard Hard Surface Approach that 
all development is required to construct.  In this case the public right-
of-way portion is completed with the adjacent concrete sidewalk.  The 
private side portion is the missing component and will need to be built 
because the driveway is gravel behind the sidewalk, with loose rock 
coming out onto the 18th Avenue roadway.  The approved hard 
surface driveway material may be paver blocks, concrete or asphalt 
concrete, for a minimum distance of 20ft from the property line toward 
the structure.   

Public Works Dept. Public Works has no issues with this request  

 

Fire Department: No comments as of the issue of this Staff Report. 
 

No other comments were received as of the writing of this staff report. 
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III. REVIEW AND DECISION CRITERIA 

The review and decision criteria for a conditional use permit are listed below in bold. Staff 
findings and analysis are provided under each review and decision criterion. The applicant’s 
findings are included in their written statement included in Attachment D. 

 

1. Conditional Use Standards 
 
A. The request complies with the requirements of the underlying zone or overlay zone, 

city codes, state and federal laws. [SHMC 17.80.040(A)] 

B. The purpose of the M zone is to provide areas suitable and desirable for all types of 
industrial activity; provided that, development controls are utilized to minimize 
possible harmful effects related to air and water pollution and to potential nuisance 
hazards such as fire, explosion or noise. The M zone is appropriate in those large 
areas already developed for industrial use and in those areas possessing site 
characteristics suitable for industry, such as good access to highway and rail 
facilities, readily available water and sewer systems, level and well drained sites, 
and little or no potential hazard to nearby residential or commercial areas. [SHMC 
17.44.010] 

Staff Findings: The subject property is in the Industrial (M) Zone. The applicant’s proposal 
consists of wireless telecommunications facility (WTF). A WTF may be established in the M 
Zone as a conditional use under Sweet Home Municipal Code (SHMC) 17.98.  

For this application to comply with all applicable city codes and state and federal laws, this 
application may require additional permits. If this application is approved, Staff recommends a 
condition of approval that prior to operation, the applicant shall obtain all required local, state, 
and federal permits. The property owner shall obtain all necessary permits from the Building 
Division and Engineering Division. These permits may include, but are not limited to: building, 
electrical, mechanical, and plumbing permits from the Building Division and a new or amended 
access permit from the Sweet Home Public Works Department. The applicant shall submit 
copies of all required permits and licenses to the Sweet Home Community and Economic 
Development Department for inclusion in the record of CU19-09. 

C. The site size, dimensions, location, topography and access are adequate for the 
needs of the proposed use, considering, but not limited to, the following: 

      1.   Building size; 

      2.   Parking; 

      3.   Traffic; 

      4.   Noise; 

      5.   Vibration; 

      6.   Exhaust and emissions; 

      7.   Light and glare; 

      8.   Erosion; 

      9.   Odor; 

      10.   Dust; 

      11.   Visibility; 

      12.   Safety; 
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      13.   Building, landscaping or street features. [SHMC 17.80.040(B)] 

Staff Findings: 

a. Building size – The proposed use would be located within a 50’ x 50’ fenced area on the 
property, and the applicant has not requested to construct a building. The proposal 
includes a 100 foot tall monopole, fenced area, and equipment shelters.  

b. Parking and Traffic – The subject property is in the M zone. The applicant states that the 
facility is not staffed and would generate on average one vehicle trip per month for 
maintenance. The applicant would need to provide all parking as required by the applicable 
sections of SHMC Section 17.08.090. 

c. Noise – The applicant states that no noise impact would be created. Based on the 
information provided in the application, no noise impact has been identified. 

d. Vibration – Based on a description of the proposal, no significant vibration would be 
created by the proposed use. 

e. Exhaust and emissions –The applicant is proposing a WTF. The applicant has not 
proposed a use that would create exhaust or emissions. Odor impacts are discussed 
below.   

f. Light and glare – The applicant has not proposed any new outdoor lighting. SHMC 
17.98.050(I) and SHMC 17.44.090 provide the lighting standards in the M Zone and for 
WTF’s which would apply to the WTF development on the property. That section states 
that “exterior lighting shall be located in such a manner so as not to face directly, shine or 
reflect glare onto a street, a highway or a lot in a residential zone."   

g. Erosion – The proposed use would be located within a fenced 50’ x 50’ area. No significant 
erosion impact is anticipated. 

h. Odor – Based on the description of the proposal, no odor would be created by the 
proposed use.  

i. Dust – If parking is provided, the applicant would be required to maintain a hard surface 
parking lot. No additional sources of dust have been identified. 

j. Visibility –The proposed use would be located within the M zone. SHMC 17.98.050(G)(1-4) 
provide visual impact standards for WTF’s including using a flat paint and non-reflective 
materials which are addressed below. Consequently, Staff has not identified any significant 
visibility impacts that would result from operation of the proposed use. 

k. Safety – The applicant indicates a plan to install a fence and gate surrounding the 
proposed WTF. SHMC 17.98.050(L) provides security requirements for WTF’s which are 
discussed below. In addition, the applicant would need to acquire all applicable state and 
federal permits prior to operation of the proposed use. 

l. Building, landscaping or street features – The proposed use does not include a building. 
The applicant provided a landscape plan. As proposed, landscaping, and street features in 
the area would be adequate to accommodate the proposed use.  

D. Any negative impacts of the proposed use on adjacent properties and on the public 
can be mitigated through application of other code standards, or other reasonable 
conditions of approval that include but are not limited to those listed in this chapter. 
[SHMC 17.80.040(C)] 

Staff Findings: The applicant states that the visual impact of the WTF would be minor in nature 
and mitigated through conditions of approval. Staff has not identified any negative impacts to 
adjacent properties. In order to ensure compliance with the standards listed in the SHMC, Staff 
has included proposed conditions of approval that are listed in Section V of this report.  
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E. All required public facilities have adequate capacity, as determined by the city, to 
serve the proposed use. [SHMC 17.80.040(D)] 

Staff Findings: The Engineering Division submitted comments on this application and has no 
concerns. Construction is on private property, the tower and equipment will not have any 
connections to City water and sewer services,  

The application complies with this criterion. 

F. Home Occupations must meet the following standards: 

a. The home occupation shall be secondary to the residential use.  

b. All aspects of the home occupation shall be contained and conducted 
within a completely enclosed building. 

c. No materials or mechanical equipment shall be used which are 
detrimental to residential use of the dwelling or nearby dwellings because 
of vibration, noise, dust, smoke, odor, interference with the electrical grid, 
radio or television reception or other similar factors. 

d. Vehicles related to the home occupation shall be parked in a manner so as 
to not block any driveway or impede the safe flow of traffic. 

Staff Findings: The applicant has not proposed a home occupation.  

The application complies with this criterion. 

G. Marijuana facilities must be located in a fixed location. No temporary or mobile sites 
of any sort are allowed. [SHMC 17.80.040(F)] 

H. Marijuana facilities may not have any drive-up services. [SHMC 17.80.040(G)] 

I. Marijuana facilities must be located at least 1,000 feet from the property boundary of 
any school. [SHMC 17.80.040(H)] 

J. Marijuana facilities must be sited on a property so as to be at least 100 feet from the 
boundary of any residentially zoned property. [SHMC 17.80.040(I)] 

Staff Findings: The applicant has not proposed any marijuana services.  

The application complies with these criteria. 

K. In approving a conditional use permit application, the Planning Commission may 
impose, in addition to those standards and requirements expressly specified by this 
chapter, additional conditions determined to be necessary to assure that the 
proposed development meets the decision criteria as well as the best interests of 
the surrounding properties, the neighborhood, and the city as a whole.  [SHMC 
17.80.050] 

Staff Findings: This provision of the SHMC allows the Planning Commission to impose 
conditions of approval. This is an opportunity for the Planning Commission to determine if 
conditions are needed in order to ensure compliance with the "decision criteria as well as the 
best interests of the surrounding properties, the neighborhood, and the city as a whole." As 
specified in SHMC 17.80.050, conditions could include, but are not limited to: expanding 
setbacks, limiting hours of operation, requiring site or architectural design features, imposing 
additional sign standards, and so forth.  

In order to ensure compliance with the standards listed in the SHMC, Staff has included 
proposed conditions of development listed in Section V of this report. These conditions are 
primarily a customized list of existing local, state, and federal standards that apply to the 
application.  
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L. A conditional use permit shall be void one year after the date of the Planning 
Commission approval if the use has not been substantially established within that 
time period. [SHMC 17.80.070] 

Staff Findings: As required under this section, Staff recommends that a condition of approval 
require that the conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension of up 
to one year for a conditional use permit that contained a one-year initial duration upon written 
request of the applicant and prior to the expiration of the approved period. Requests other than 
a one-year request made prior to the expiration of the approved period must be approved by 
the Planning Commission. A conditional use permit not meeting the above time frames will be 
expired and a new application will be required. 

2. Wireless Telecommunications Facilities [SHMC 17.98] 
 

A. WTFs shall be sited in accordance with the following priorities, in order of their 
preference. If the applicant proposes a facility on lower priority preferences, the 
applicant shall prove conclusively, that each of the higher priorities has been 
considered and found to be not feasible. [SHMC 17.98.040] 

a. Priority #1. Use of an attached wireless communication facility whereby 
transmission and reception devices are placed on existing structures which are 
consistent in height with and situated similarly to types normally found in the 
surrounding area, such as telephone, electrical or light poles. 

b. Priority #2. Co-location by placement of antennas or other transmission and 
reception devices on an existing tower, building or other structure, such as a 
utility pole, water tank or similar existing structure. 

c. Priority #3. Siting of a new tower, in a visually subordinate manner, using visual 
compatibility techniques. 

d. Priority #4. Siting of a new tower in a visually dominant location, but employing 
visual compatibility techniques. 

e. Priority #5. Siting of a tower in a visually dominant location, not employing visual 
compatibility techniques. 

Staff Findings: The applicant states that they first attempted to utilize existing structures, such 
as telephone, electrical, and light poles. The applicant considered a 50’ utility pole and 
determined that the utility pole could not provide an adequate level of service. The applicant 
provided a RF site analysis for the utility pole. Staff finds that the applicant’s statements and 
provided coverage maps demonstrate that Priority #1 was considered. The applicant states that 
they identified a geographic search area where the facility could provide an effective level of 
service. The applicant identified a water tank and the Elks Lodge rooftop. The applicant states 
that the two existing structures would not provide the necessary level of service. Staff finds that 
the applicant’s statements and provided coverage maps demonstrate that Priority #2 was 
considered.  

The applicant provided photo simulations of the proposed monopole tower and states that the 
proposed tower would use a flat paint color, landscaping would surround the fenced area, and 
the facility would have significant setback distances. The applicant states that the proposed 
monopole is a slim alternative to a lattice tower which requires a larger footprint. The applicant 
states that the proposed WTF is approximately 700 feet from Main Street and located within an 
industrial area. Based on the applicant’s statements Staff finds that the applicant meets Priority 
#3.  

The application complies with these criteria.   



 

 
Staff Report for Conditional Use Permit Application CU19-09 7 

 

B. All facilities shall meet all requirements established by the other provisions of SHMC 
that are not in conflict with the requirements contained in this chapter. [SHMC 
17.98.050(A)] 

C. All facilities shall comply with all federal, state and city codes, including, but not 
limited to, Federal Communication Commission and Federal Aviation Administration 
standards. [SHMC 17.98.050(B)] 

Staff Findings: The applicant states that the proposed WTF would meet all the requirements 
established by other provisions of the SHMC. Staff reviewed the conditional use, WTF, and 
other applicable standards in this staff report. Staff recommends a condition of approval that all 
facilities shall meet the requirements of the Uniform Building Code and/or the Oregon Structural 
Specialty Code.  

The applicant provided a Federal Aviation Administration (FAA) TOWAIR Determination which 
determines impacts of towers on aircraft and airports, the proposed facility was determined not 
to be a hazard to air navigation and does not require a registration with the FAA. In addition, the 
applicant states that the proposed facility would operate in accordance with the Federal 
Communications Commissions (FCC) RF emissions regulations and provided a MPE/FCC 
compliance letter. To ensure compliance, Staff recommends a condition of approval that the 
proposed WTF shall comply with all federal, state and city codes, including, but not limited to, 
FCC and FAA standards.  

With the above conditions, the application complies with this criteria.   

D. Access shall meet the standards of the underlying zone. [SHMC 17.98.050(C)] 

Staff Findings: The proposed WTF is located within the M zone. The applicant states that the 
development would utilize the existing driveway and no new access points are proposed. Staff 
finds that the proposal meets the access standards of the underlying zone. 

The application complies with this criterion.  

E. Height of a facility shall be measured from the natural, undisturbed ground surface 
below the center of the base of the proposed facility to the top of the facility or if 
higher, the tip of the highest antenna or other transmission or reception device. 
[SHMC 17.98.050(D)(1)] 

F. No WTF shall exceed the height standard of this chapter, except where attached to 
an existing structure that exceeds that height and the attached antennas do not 
increase the total height of that structure by more than ten feet. [SHMC 
17.98.050(D)(2)] 

Staff Findings: Pursuant to SHMC 17.98.090(C)(2) WTFs shall not exceed 100 feet. The 
applicant states that the proposed WTF would be 100 feet measured from the ground to the top 
of the highest antenna. Staff finds that the proposed telecommunications facility meets the 
height standard of this chapter.    

To ensure compliance, Staff recommends a condition of approval that the proposed WTF shall 
not exceed 100 feet in height.  

G. New facilities, if technically feasible, will be designed and constructed for three 
antennas/providers to co-locate on the facility and to allow antennas mounted at 
varying heights. [SHMC 17.98.050(E)(1)] 

H. The owner of a facility may not deny a wireless telecommunications provider the 
ability to co-locate on its wireless communication facility at a fair market rate or at 
another cost agreed to by the affected parties. [SHMC 17.98.050(E)(2)] 

I. A facility may be attached to any existing structure as long as the height of that 
structure is not increased by more than ten feet and so long as it meets all relevant 
requirements of this section. [SHMC 17.98.050(E)(3)] 
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J. Co-location shall not be precluded simply because a reasonable fee or shared use is 
charged or because reasonable costs necessary to adopt the existing or proposed 
uses to a shared tower. The Planning Commission may consider expert testimony to 
determine whether the fees and costs are reasonable. [SHMC 17.98.050(E)(4)] 

K. Co-location costs that exceed new tower development costs are considered to be 
unreasonable. [SHMC 17.98.050(E)(5)] 

Staff Findings: The applicant states that the proposed WTF would be structurally designed to 
allow the co-location of a minimum of three (3) providers and that they would not deny a 
wireless telecommunications provider the ability to co-locate on its WTF at a fair market rate or 
at another cost agreed to by the affected parties. The proposed WTF is not attached to an 
existing structure. The applicant states that they would comply with SHMC 17.98.050(E)(4 and 
5). In order to ensure compliance, Staff recommends a condition of approval that the proposed 
facility shall be designed and constructed for three (3) antennas/providers to co-locate on the 
facility and to allow antennas mounted at varying heights, and the owner of the facility may not 
deny a wireless telecommunications provider the ability to co-locate on its WTF at a fair market 
rate or at another cost agreed to by the affected parties.  

With this condition, the application complies with the above criteria.  

L. All facilities must meet the requirements of the Uniform Building Code and/or the 
Oregon Structural Specialty Code. [SHMC 17.98.050(F)] 

Staff Findings: The applicant states that the proposed WTF would meet the requirements of the 
Building and Structural Code.  

As discussed above, to ensure compliance, Staff recommends that all facilities shall meet the 
requirements of the Uniform Building Code and/or the Oregon Structural Specialty Code.  

M. Where possible new facilities will be located in such a manner that they blend in with 
the background around them, using techniques to ensure visual compatibility 
characteristics. [SHMC 17.98.050(G)(1-4)] 

a. All new WTF towers shall be a monopole or lattice tower structure constructed 
out of metal or other nonflammable material. 

b. All accessory structures (i.e vaults, equipment rooms, utilities and equipment 
enclosures) shall be concealed, camouflaged, shall be consistent with the 
underlying zone or shall be placed underground. 

c. Visible exterior surfaces of accessory facilities (i.e. vaults, equipment rooms, 
utilities and equipment enclosures) shall be constructed out of nonreflective 
materials. 

d. WTFs shall be initially painted and thereafter repainted as necessary with a “flat” 
paint. The color shall be one that will minimize the facility’s visibility to the 
maximum extent feasible. 

Staff Findings: The applicant is proposing a monopole tower that would be constructed with 
galvanized steel. The applicant states that the proposed equipment cabinets would be fully 
screened by the proposed landscaping and the cabinets would be painted a neutral non-
reflective color. The applicant states that the monopole would be painted a flat grey color that 
would blend in with the sky. Staff finds that as proposed the application complies with these 
criteria. To ensure compliance, Staff recommends a condition of approval that the monopole 
shall be constructed out of metal, all accessory structures shall be concealed, camouflaged, 
shall be consistent with the M zone or shall be placed underground, visible exterior surfaces of 
accessory structures shall be constructed out of non-reflective materials, and the monopole 
shall be initially painted and thereafter repainted as necessary with a flat paint.  

With the above condition, the application complies with these criteria. 
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N. All WTFs shall be installed in such a manner as to maintain and enhance existing 
vegetation. Where no vegetation exists, a landscaping plan must be submitted for 
the site. [SHMC 17.98.050(H)] 

Staff Findings: The applicant states that the existing site does not have any vegetation and a 
landscape plan is included. Staff finds that the applicant submitted a landscape plan for the 
proposed WTF. To ensure compliance, Staff recommends a condition of approval that the 
applicant implement and maintain the submitted landscaping plan.  

With the above condition, the application complies with this criterion.  

O. No lighting shall be permitted on a WTF except as required for security and as 
required by the Federal Aviation Administration. Security lighting shall be located in 
such a manner so as not to face directly, shine or reflect glare onto any street or a 
lot in a residential zone. [SHMC 17.98.050(I)] 

a. Exterior lighting shall be located in such a manner so as not to face directly, 
shine or reflect glare onto a street, a highway or a lot in a residential zone. 
[SHMC 17.44.090] 

Staff Findings: The applicant states that they are not proposing any lighting. The applicant 
provided a TOWAIR Determination that the proposed facility would not be a hazard to air 
navigation and does not require registration with the FAA. Therefore, no safety lighting would be 
required by the FAA. Staff finds that the applicant is not proposing any lighting.  

The application complies with this criterion.  

P. No telecommunications facility shall be installed on an exposed ridge line unless it 
blends with the surrounding existing natural and human-made environment in such 
a manner as to be visually compatible with the environment. [SHMC 17.98.050(J)] 

Staff Findings: The applicant states that the proposed facility shall not be installed on a ridge 
line. Staff finds that the proposed WTF would be located in a flat area not on a ridge line.  

The application complies with this criterion.  

Q. Facilities shall be set back at least 25% of the tower height from all property lines or 
shall meet the setbacks of the underlying zone, which ever is greater. [SHMC 
17.98.050(K)] 

a. Except as provided in Chapter 17.80 and §§ 17.08.030 through 17.08.130, in an 
M zone yards shall be as follows. [SHMC 17.44.050(A-D)] 

i. The front yard shall be a minimum of 20 feet. 

ii. The street side yard shall be a minimum of 20 feet. 

iii. A side or rear yard abutting a residential zone shall be a minimum of 
20 feet. 

iv. Where a side or rear yard is not required and a structure is not to be 
erected at the property line, it shall be set back at least three feet from 
the property line. 

Staff Findings: The proposed WTF is 100 feet tall. The minimum required setback for the 
Industrial zone is 20 feet and 25% of the tower height is 25 feet; therefore, the proposed tower 
shall be setback 25 feet from all property lines. Based on the applicant’s plot plan the proposed 
WTF would be located approximately 58 feet from the closest property line.  

The application complies with this criteria.   

R. All WTFs shall maintain in place a security program that will deter unauthorized 
access and vandalism. [SHMC 17.98.050(L)] 
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Staff Findings: The applicant states that the proposed WTF would be surrounded by a 6 foot 
fence with barbed wire and a locked gate to maintain security. Staff finds that the proposed 
fence and gate would deter unauthorized access and vandalism. To ensure compliance, Staff 
recommends a condition of approval that the proposed WTF shall be enclosed by a chain link 
fence and gate.  

With the above condition, the application complies with this criterion.  

S. Underground equipment shelters should be considered. [SHMC 17.98.050(M)] 

Staff Findings: The applicant is not proposing an underground equipment shelter. The applicant 
states that an above ground equipment shelter is proposed because of the ease of maintenance 
and access, in the event of an emergency. Staff finds that an above ground equipment shelter is 
reasonable to meet access requirements.  

The application complies with this criterion.  

T. Signs shall comply with the requirements set forth in this chapter. [SHMC 
17.98.050(N)(1)] 

U. All telecommunications facilities shall be clearly identified as to the location and 
operator so as to facilitate emergency response. [SHMC 17.98.050(N)(2)] 

Staff Findings: The applicant states the proposed WTF would include informational signage that 
identifies the operator, site number, and contact information. In order to ensure compliance, 
Staff finds that the proposed WTF shall be clearly identified as to the location and operator to 
facilitate emergency response.  

With the above condition, the application complies with this criteria.  

V. All attached facilities shall be located and designed to appear an integral part of the 
structure. [SHMC 17.98.060(A-D)] 

a. Roof mounted antennas and all building mounted accessory equipment shall be 
located no closer to the nearest edge of the roof than the height of the antenna or 
accessory equipment, whichever is greater. 

b. Wall mounted antennas shall be architecturally integrated into the building. 

c. Wall mounted antennas shall be located no more than four feet from the face of 
the wall. 

d. Accessory structures for attached facilities, such as equipment shelters, 
cabinets or other enclosed structures containing electronic equipment, shall be 
camouflaged or otherwise constructed using visual compatibility techniques. 

Staff Findings: The applicant is not proposing an attached telecommunications facility.  

The application complies with these criteria.  

W. Wireless telecommunications facilities that do not have functioning antennas for a 
period of six months shall be considered abandoned and shall be removed by the 
owner or operator within 60 days thereafter. [SHMC 17.98.070] 

Staff Findings: The applicant states that they would comply with this criterion. In order to ensure 
compliance, Staff recommends a condition of approval that if the proposed WTF does not have 
functioning antennas for a period of six months they shall be considered abandoned and shall 
be removed by the owner or operator within 60 days thereafter.  

With the above condition, the application complies with this criterion.  

X. Special Review Criteria. Industrial zones [SHMC 17.98.090(A)(C)(1-5)] 

a. Standards for access are the set by the underlying zone. 
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b. Facilities shall not exceed 100 feet. 

c. Landscaping. Existing trees and other screening vegetation in the vicinity and 
along the access road shall be protected from damage, both during the 
construction period and thereafter. The accessory structure shall be screened by 
an evergreen material with an ultimate height of at least eight feet and a planted 
height of at least three feet. The landscaping must be protected and maintained. 

d. Signs. Facilities shall be identified with an identification sign not exceeding two 
square feet in size. 

e. Accessory facilities. Accessory structures for facilities, such as equipment 
shelters, cabinets or other enclosed structures containing electronic equipment, 
shall be camouflaged or otherwise constructed using visual compatibility 
techniques. 

Staff Findings: The applicant states that the proposed WTF would be accessed from 18th 
Avenue and the proposed WTF would be 100 feet tall. As discussed above, the applicant 
submitted a landscape plan. The applicant states the proposed WTF would include 
informational signage that identifies the operator, site number, and contact information. As 
discussed above, the applicant states that the accessory facilities would be camouflaged by 
landscaping and would be constructed using visual compatibility techniques including a non-
reflective paint. Staff finds that the applicant demonstrated compliance with these criteria. To 
ensure compliance, as discussed above the monopole communication tower shall not exceed 
100 feet. The applicant shall implement the landscape plan and maintain the proposed 
landscape plan. Facilities shall be identified with an identification sign not exceeding two square 
feet in size. The proposed WTF shall be limited to the activities evaluated under this application. 

With the above conditions the application complies with these criteria.  

3. Narrative Required [SHMC 17.98.080(C)(1-15)] 

A. The name and contact information for the provider; 

B. A description of the character of the proposed facility; 

C. Analysis of how the application meets the review criteria; 

D. Applicants/providers shall provide evidence of legal access to the proposed 
wireless telecommunications facility; 

E. The applicant/provider shall provide evidence that legal access to the facility site 
will be maintained for the duration of the facility’s operation; 

F. Where a proposed wireless telecommunications facility is located on a property 
not owned by the provider, the applicant/provider shall present documentation 
that the owner of the property has granted an easement or entered into a lease for 
the proposed facility and that vehicular access is provided to the facility; 

G. The applicant shall provide evidence that describes the facility tower’s structural 
capacity to carry the antennas of at least three wireless telecommunications 
providers; 

H. The applicant shall provide evidence of steps the provider will take to avoid 
interference with normal radio and television reception in the surrounding area 
and with any public safety agency or organization, per FCC requirements; 

I. The applicant shall demonstrate that the WTF is intended to provide service 
primarily within the community. 

The city reserves the right to deny a permit if it is shown that the facility is not 
intended to provide service primarily within the community. 
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J. The applicant/provider shall demonstrate that the wireless telecommunications 
facility must be located where it is proposed in order to service the provider’s 
service area. There shall be an explanation of why a facility at this proposed site is 
technically necessary; 

K.  If the applicant/provider proposes a new tower or co-located facility, the applicant 
shall provide evidence that the facility’s height is the lowest height at which the 
gap in coverage can be filled; 

L. All applications shall include evidence that at least one provider will use the 
proposed facility to provide wireless telecommunications service immediately 
upon construction completion of the facility. 

The city reserves the right to deny applications that propose a facility without a 
provider. 

M. The application shall include a written agreement that wireless 
telecommunications facilities owned by the provider, that do not have an 
operating antenna for a period of six months, shall be considered abandoned and 
shall be removed by the operator within 60 days thereafter; and 

N. The application shall include a written agreement from the property owner that if 
the provider fails to remove an abandoned WTF, the property owner has full legal 
and fiscal responsibility for the WTF removal. 

Staff Findings: The applicant provided a narrative addressing the above requirements. The 
applicant states that the lease agreement provides legal access to the proposed WTF. The 
applicant states that the WTF is structurally designed to support three (3) WTF providers and 
that the WTF would operate on a dedicated licensed frequency as demonstrated by the 
provided FCC license. The RF analysis demonstrates that the proposed WTF is intended to 
provide service primarily within the community. The RF analysis demonstrates that the WTF is 
necessary to expand the service coverage in Sweet Home. The proposed facility is 100 feet tall 
which is the maximum height allowed within the M zone. The applicant provided an RF analysis 
comparing 80 feet to100 feet to demonstrate the additional coverage achieved with the 
additional height. Staff finds that the proposed facility is at the lowest height at which the gap in 
coverage and capacity could be filled. The provider for this application is Verizon wireless and 
the applicant understands that facilities that do not have an operating antenna for a period of six 
months shall be considered abandoned.  

IV. PLANNING COMMISSION ACTION 

In acting on a Conditional Use permit application, the Planning Commission will hold a public 
hearing at which it may either approve or deny the application.  If the application is denied, the 
action must be based on the applicable review and decision criteria. If approved, the Planning 
Commission may impose conditions of approval. Staff’s recommended conditions are included 
in Section V. 
 
Appeal Period: Pursuant to ORS 227.175, the Planning Commission may establish an appeal 
period of not less than 12 days from the date the written notice of the Planning Commission’s 
decision is mailed. Staff’s recommendation is that the Planning Commission’s decision on this 
matter be subject to a 12-day appeal period from the date that the notice of decision is mailed.  
 
Order: After the Planning Commission decides, Staff recommends that the Planning 
Commission direct staff to prepare an order that is signed by the Chairperson of the Planning 
Commission. The Order would memorialize the decision and provide the official list of conditions 
(if any) that apply to the approval; if the application is approved.  
 
 

V. RECOMMENDED CONDITIONS IF APPROVED 
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If the Planning Commission approves this application, Staff recommends that the conditions of 
approval listed below be required in order to ensure that the application is consistent with the 
findings in the Review and Decision Criteria (Section III) and as required by the Sweet Home 
Municipal Code and other provisions of law. Appeals to the Land Use Board of Appeals (LUBA) 
may only be based on Review and Decision Criteria contained in Section III.  

Recommended Conditions of Approval for CU19-09: 

1. The proposed WTF shall be located within the enclosed chain link fence and gate on the 
subject property. The proposed WTF shall be limited to the activities evaluated under 
this application.  

2. This approval is for a monopole WTF that shall not exceed 100 feet in height. The 
applicant shall implement the submitted landscaping plan and maintain the proposed 
landscaping. 

3. All facilities shall meet the requirements of the Uniform Building Code and/or the Oregon 
Structural Specialty Code. 

4. The proposed WTF shall be clearly identified as to the location and operator to facilitate 
emergency response. Facilities shall be identified with an identification sign not 
exceeding two square feet in size. 

5. If the proposed WTF does not have functioning antennas for a period of six months it 
shall be considered abandoned and shall be removed by the owner or operator within 60 
days thereafter. 

6. The proposed facility shall be designed and constructed for three (3) antennas/providers 
to co-locate on the facility and to allow antennas mounted at varying heights, and the 
owner of the facility may not deny a wireless telecommunications provider the ability to 
co-locate on its WTF at a fair market rate or at another cost agreed to by the affected 
parties. 

7. The monopole shall be constructed out of metal, all accessory structures shall be 
concealed, camouflaged, shall be consistent with the M zone or shall be placed 
underground, visible exterior surfaces of accessory structures shall be constructed out of 
non-reflective materials, and monopole shall be initially painted and thereafter repainted 
as necessary with a flat paint. 

8. Prior to operation, the applicant shall ensure that the proposed WTF complies with all 
federal, state and city codes, including, but not limited to, Federal Communications 
Commission (FCC) and Federal Aviation Administration (FAA) standards. The property 
owner shall obtain all necessary permits from the Building Division and Engineering 
Division. These permits may include, but are not limited to: building, electrical, 
mechanical, and plumbing permits from the Building Division and a new or amended 
access permit from the Sweet Home Public Works Department. The applicant shall 
submit copies of all required permits and licenses to the Sweet Home Community and 
Economic Development Department for inclusion in the record of CU19-09. 

9. Parking shall be provided for the WTF as required by the SHMC. Parking facilities shall 
comply with all applicable sections of SHMC 17.08.090. All parking lots and driveway 
approaches shall be hard surfaced and permanently marked. 

10. The proposed WTF will be required to provide a hard-surfaced access approach. “An 
access approach to a city street, state highway, alley or other public right-of-way shall be 
hard surfaced and constructed in accordance with city design standards. An access 
approach shall extend 20 feet onto the property, measured from the right-of-way or 
property line, whichever is closest to a structure on the property. In addition to the 
above, if the street is hard surfaced the approach will extend to the existing hard surface 
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roadway edge or curb whichever applies” [SHMC 17.08.100(A)(1-3)]. Per the City 
Engineer, the public right-of-way portion is completed with the adjacent concrete 
sidewalk.  The private side portion is the missing component and will need to be built 
because the driveway is gravel behind the sidewalk, with loose rock coming out onto the 
18th Avenue roadway.  The approved hard surface driveway material may be paver 
blocks, concrete or asphalt concrete, for a minimum distance of 20ft from the property 
line toward the structure.   

11. The conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension 
of up to one year for a conditional use permit that contained a one-year initial duration 
upon written request of the applicant and prior to the expiration of the approved period. 
Requests other than a one-year request made prior to the expiration of the approved 
period must be approved by the Planning Commission. A conditional use permit not 
meeting the above time frames will be expired and a new application will be required. 

 

VI. ATTACHMENTS 

Attachment A - Site Plan 

Attachment B -  Subject Property Map 

Attachment C - Information in the Record as of September 30, 2019; Including 
Application Materials.   
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Staff Report Presented to the Planning Commission 

REQUEST: The applicant has requested a Conditional Use Permit in order to install a wireless 
telecommunications facility consisting of a radio antenna on a monopole connected to the 
Sweet Home Elk’s Lodge and associated equipment within a 362 square foot fenced compound.  
The radio antenna is needed to continue to operate the Falls Creek Hydroelectric Project. The 
project needs to improve the communication it has with Pacificorp substation on 18th Avenue in 
Sweet Home.  The subject property contains approximately 3.65 acres and is in the Residential 
Low Density (R-1) Zone.   

APPLICANT:      Falls Creek H.P., Limited Partnership 

PROPERTY OWNER: BPOE Elks #1972 Sweet Home 

FILE NUMBER: CU19-10 

PROPERTY LOCATION: 440 Osage Street, Sweet Home, OR 97386; Identified on the 
Linn County Assessor’s Map as 13S01W36A Tax Lot 200.  

REVIEW AND  
DECISION CRITERIA:  Sweet Home Municipal Code Section(s) 17.24, 17.80, and 

17.98.  

HEARING DATE &TIME: November 18, 2019 at 6:30 PM 

HEARING LOCATION: City Hall at 3225 Main Street, Sweet Home, Oregon 97386 

STAFF CONTACT: Angela Clegg, Associate Planner 
 Phone: (541) 367-8113; Email: aclegg@sweethomeor.gov 

REPORT DATE: November 11, 2019 

I. PROJECT AND PROPERTY DESCRIPTION 

LOCATION: The subject property contains approximately 3.65 acres and is in the Low Density 
Residential (R-1) Zone. Identified on the Linn County Assessor’s Map as 13S01E36A Tax Lot 
200. The proposed business is located one property east of 440 Osage Street, Sweet Home, 
Oregon. 

ZONING AND COMPREHENSIVE PLAN DESIGNATIONS: 

Property Zoning Designation Comprehensive Plan Designation 

Subject Property Low Density Residential (R-1)  Low Density Residential  

Property North Linn County Linn County 

Property East Low Density Residential (R-1) Low Density Residential 

Property South Low Density Residential (R-1) Low Density Residential 

Property West Low Density Residential (R-1) Low Density Residential 

City of Sweet Home 
3225 Main Street 

Sweet Home, OR  97386 

541-367-8113 

Fax 541-367-5113 
www.sweethomeor.gov 

 

Community and Economic Development Department 
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Floodplain Based on a review of the September 29, 2010 FEMA FIRM Maps; Panel 
41043C0913G, the subject property is located outside of the 100-year 
floodplain. 

Wetlands: Based on a review of the City of Sweet Home Local Wetlands Inventory and 
a review of the National Wetlands Inventory Map, the subject property does 
not contain inventoried wetlands.  

Access: The subject property has frontage along Osage Street and has access from 
Osage Street. 

Services: The property is connected to City water and sewer. 

 

TIMELINES AND HEARING NOTICE:  

Mailed/Emailed Notice:   October 18, 2019 

Notice Published in Newspaper:  October 23, 2019 

Planning Commission Public Hearing: November 18, 2019 

120-Day Deadline:    February 13, 2020 

Notice was provided as required by SHMC 17.12.120 

 

II. COMMENTS 

Building Division: The Building Program has no issues with this request. 

Engineering Division: Regarding the Monopole Radio Tower at the Elks Lodge for Falls 
Creek, the CEDD-ED have no issues.  The pole is estimated to be 
43ft high, well under the height of on-site and neighboring trees, and 
is not near any public roadways, well within the property limits.  There 
is no water and sewer services to the facilities of course.   

 
 The location will not have separate address, the facility will use the 

address of the Elks Lodge – 440 Osage St. 
 
Public Works Dept.: Public Works has no issues with this request at this time. 
 
Fire Department: No comments as of the issue of this Staff Report. 
 
Public Comments: See Attachment E 
 

No other comments were received as of the writing of this staff report. 

 

III. REVIEW AND DECISION CRITERIA 

The review and decision criteria for a conditional use permit are listed below in bold. Staff 
findings and analysis are provided under each review and decision criterion. The applicant’s 
findings are included in their written statement included in Attachment D. 

1. Conditional Use Standards 
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A. The request complies with the requirements of the underlying zone or overlay zone, 
city codes, state and federal laws. [SHMC 17.80.040(A)] 

B. The purpose of the R-1 zone is to provide areas suitable and desirable for single-
family homes, associated public service uses and duplexes on corner lots. The R-1 
zone is most appropriate in areas which have developed or will develop with single-
family homes at a density which warrants provision of public water and sewer 
facilities. [SHMC 17.24.010] 

Staff Findings: The subject property is in the Low Density Residential (R-1) Zone. The 
applicant’s proposal consists of wireless telecommunications facility (WTF). A WTF may be 
established in the R-1 Zone as a conditional use under Sweet Home Municipal Code (SHMC) 
17.98.  

For this application to comply with all applicable city codes and state and federal laws, this 
application may require additional permits. If this application is approved, staff recommends a 
condition of approval that prior to operation, the applicant shall obtain all required local, state, 
and federal permits. The property owner shall obtain all necessary permits from the Building 
Division and Engineering Division. These permits may include, but are not limited to: building, 
electrical, mechanical, and plumbing permits from the Building Division. The applicant shall 
submit copies of all required permits and licenses to the Sweet Home Community and 
Economic Development Department for inclusion in the record of CU19-10. 

C. The site size, dimensions, location, topography and access are adequate for the 
needs of the proposed use, considering, but not limited to, the following: 

      1.   Building size; 

      2.   Parking; 

      3.   Traffic; 

      4.   Noise; 

      5.   Vibration; 

      6.   Exhaust and emissions; 

      7.   Light and glare; 

      8.   Erosion; 

      9.   Odor; 

      10.   Dust; 

      11.   Visibility; 

      12.   Safety; 

      13.   Building, landscaping or street features. [SHMC 17.80.040(B)] 

Staff Findings: 

a. Building size – The proposed use would be located within a 21’-8” x 15’ fenced area on the 
property with a 9’ x 10’ shed. The proposal includes 43-foot-tall monopole, fenced area, a 
propane tank and equipment shelters.  

b. Parking and Traffic – The subject property is in the R-1 zone. The applicant states that the 
facility is not staffed and would generate on average one vehicle trip per month for 
maintenance. The applicant would need to provide all parking as required by the applicable 
sections of SHMC Section 17.08.090.  
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c. Noise – The applicant states that no noise impact would be created except during the 
construction phase of the WTF.  Based on the information provided in the application, no 
noise impact has been identified. 

d. Vibration – Based on a description of the proposal, no significant vibration would be 
created by the proposed use. 

e. Exhaust and emissions – The applicant states that no exhaust or emissions impact would 
be created except during the construction phase of the WTF The applicant is proposing a 
WTF. The applicant has not proposed a use that would create exhaust or emissions. Odor 
impacts are discussed below.   

f. Light and glare – The applicant has not proposed any new outdoor lighting. SHMC 
17.98.050(I) provide the lighting standards which would apply to the WTF development on 
the property. That section states that “No lighting shall be permitted on a WTF except as 
required for security and as required by the Federal Aviation Administration. Security 
lighting shall be located in such a manner so as not to face directly, shine or reflect glare 
onto any street or a lot in a residential zone."   

g. Erosion – The proposed use would be located within a fenced 50’ x 50’ area. No significant 
erosion impact is anticipated. 

h. Odor – Based on the description of the proposal, no odor would be created by the 
proposed use.  

i. Dust – The applicant states that no dust impact would be created except during the 
construction phase of the WTF. No additional sources of dust have been identified. 

j. Visibility –The proposed use would be located within the R-1 Zone. SHMC 17.98.050(G)(1-
4) provide visual impact standards for WTF’s including using a flat paint and non-reflective 
materials which are addressed below. Consequently, staff has not identified any significant 
visibility impacts that would result from operation of the proposed use.  

k. Safety – The applicant indicates a plan to install a fence and gate surrounding the 
proposed WTF. SHMC 17.98.050(L) provides security requirements for WTF’s which are 
discussed below. In addition, the applicant would need to acquire all applicable state and 
federal permits prior to operation of the proposed use. 

l. Building, landscaping or street features – The proposal includes 43-foot-tall monopole, 
fenced area, a propane tank and equipment shelters. The landscaping and street features 
are preexisting as part of the Elks Lodge landscaping. As proposed, landscaping, and 
street features in the area would be adequate to accommodate the proposed use.  

D. Any negative impacts of the proposed use on adjacent properties and on the public 
can be mitigated through application of other code standards, or other reasonable 
conditions of approval that include but are not limited to those listed in this chapter. 
[SHMC 17.80.040(C)] 

Staff Findings: The applicant states that the visual impact of the WTF would be minor in nature 
and mitigated through conditions of approval. However, it is likely that any effect would be 
negligible, as the WTF will be entirely obscured by trees. Staff has not identified any negative 
impacts to adjacent properties. It is unclear, and likely impossible to predict, what effect, if any, 
the proposed WTF would have on property values. In order to ensure compliance with the 
standards listed in the SHMC, staff has included proposed conditions of approval that are listed 
in Section V of this report.  

E. All required public facilities have adequate capacity, as determined by the city, to 
serve the proposed use. [SHMC 17.80.040(D)] 

Staff Findings: The Engineering Division submitted comments on this application and has no 
concerns. The subject property is currently served by City water and sewer.  
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The application complies with this criterion. 

F. Home Occupations must meet the following standards: 

a. The home occupation shall be secondary to the residential use.  

b. All aspects of the home occupation shall be contained and conducted 
within a completely enclosed building. 

c. No materials or mechanical equipment shall be used which are 
detrimental to residential use of the dwelling or nearby dwellings because 
of vibration, noise, dust, smoke, odor, interference with the electrical grid, 
radio or television reception or other similar factors. 

d. Vehicles related to the home occupation shall be parked in a manner so as 
to not block any driveway or impede the safe flow of traffic. 

Staff Findings: The applicant has not proposed a home occupation.  

The application complies with this criterion. 

G. Marijuana facilities must be located in a fixed location. No temporary or mobile sites 
of any sort are allowed. [SHMC 17.80.040(F)] 

H. Marijuana facilities may not have any drive-up services. [SHMC 17.80.040(G)] 

I. Marijuana facilities must be located at least 1,000 feet from the property boundary of 
any school. [SHMC 17.80.040(H)] 

J. Marijuana facilities must be sited on a property so as to be at least 100 feet from the 
boundary of any residentially zoned property. [SHMC 17.80.040(I)] 

Staff Findings: The applicant has not proposed any marijuana services.  

The application complies with this criterion. 

K. In approving a conditional use permit application, the Planning Commission may 
impose, in addition to those standards and requirements expressly specified by this 
chapter, additional conditions determined to be necessary to assure that the 
proposed development meets the decision criteria as well as the best interests of 
the surrounding properties, the neighborhood, and the city as a whole.  [SHMC 
17.80.050] 

Staff Findings: This provision of the SHMC allows the Planning Commission to impose 
conditions of approval. This is an opportunity for the Planning Commission to determine if 
conditions are needed in order to ensure compliance with the "decision criteria as well as the 
best interests of the surrounding properties, the neighborhood, and the city as a whole." As 
specified in SHMC 17.80.050, conditions could include, but are not limited to: expanding 
setbacks, limiting hours of operation, requiring site or architectural design features, imposing 
additional sign standards, and so forth.  

In order to ensure compliance with the standards listed in the SHMC, staff has included 
proposed conditions of development listed in Section V of this report. These conditions are 
primarily a customized list of existing local, state, and federal standards that apply to the 
application.  

L. A conditional use permit shall be void one year after the date of the Planning 
Commission approval if the use has not been substantially established within that 
time period. [SHMC 17.80.070] 

Staff Findings: As required under this section, staff recommends that a condition of approval 
require that the conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
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SHMC 17.80.070(A), within that time period. The City Planner may grant one extension of up 
to one year for a conditional use permit that contained a one-year initial duration upon written 
request of the applicant and prior to the expiration of the approved period. Requests other than 
a one-year request made prior to the expiration of the approved period must be approved by 
the Planning Commission. A conditional use permit not meeting the above time frames will be 
expired and a new application will be required. 

2. Wireless Telecommunications Facilities [SHMC 17.98] 
 

A. WTFs shall be sited in accordance with the following priorities, in order of their 
preference. If the applicant proposes a facility on lower priority preferences, the 
applicant shall prove conclusively, that each of the higher priorities has been 
considered and found to be not feasible. [SHMC 17.98.040] 

a. Priority #1. Use of an attached wireless communication facility whereby 
transmission and reception devices are placed on existing structures which are 
consistent in height with and situated similarly to types normally found in the 
surrounding area, such as telephone, electrical or light poles. 

b. Priority #2. Co-location by placement of antennas or other transmission and 
reception devices on an existing tower, building or other structure, such as a 
utility pole, water tank or similar existing structure. 

c. Priority #3. Siting of a new tower, in a visually subordinate manner, using visual 
compatibility techniques. 

d. Priority #4. Siting of a new tower in a visually dominant location, but employing 
visual compatibility techniques. 

e. Priority #5. Siting of a tower in a visually dominant location, not employing visual 
compatibility techniques. 

Staff Findings: The applicant had requested a variance in May 2019 for a proposed 180-foot 
WTF at the Pacificorp substation on 18th Avenue. The applicant withdrew the application in June 
2019 in favor of a property that wouldn’t require a variance. The applicant considered the water 
tower at the Old Mill property, but there was not adequate line-of-site to the Huss Ridge 
repeater. 

The applicant provided photo simulations of the proposed monopole tower and states that the 
proposed tower would use a flat paint color, existing landscaping would be adequate to cover 
the fenced area, and the facility would have required setback distances. Based on the 
applicant’s statements staff finds that the applicant meets Priority #3.  

The application complies with these criteria.   

B. All facilities shall meet all requirements established by the other provisions of SHMC 
that are not in conflict with the requirements contained in this chapter. [SHMC 
17.98.050(A)] 

C. All facilities shall comply with all federal, state and city codes, including, but not 
limited to, Federal Communication Commission and Federal Aviation Administration 
standards. [SHMC 17.98.050(B)] 

Staff Findings: The applicant states that the proposed WTF would meet all the requirements 
established by other provisions of the SHMC. Staff reviewed the conditional use, WTF, and 
other applicable standards in this staff report. Staff recommends a condition of approval that all 
facilities shall meet the requirements of the Uniform Building Code and/or the Oregon Structural 
Specialty Code.  

With the above conditions, the application complies with this criteria.   

D. Access shall meet the standards of the underlying zone. [SHMC 17.98.050(C)] 
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Staff Findings: The proposed WTF is located within the R-1 zone. Based on the applicant’s plot 
plan the development would utilize the existing driveway and no new access points are 
proposed. Staff finds that the proposal meets the access standards of the underlying zone. 

The application complies with this criterion.  

E. Height of a facility shall be measured from the natural, undisturbed ground surface 
below the center of the base of the proposed facility to the top of the facility or if 
higher, the tip of the highest antenna or other transmission or reception device. 
[SHMC 17.98.050(D)(1)] 

F. No WTF shall exceed the height standard of this chapter, except where attached to 
an existing structure that exceeds that height and the attached antennas do not 
increase the total height of that structure by more than ten feet. [SHMC 
17.98.050(D)(2)] 

Staff Findings: Pursuant to SHMC 17.98.090(A)(2) a facility that is attached to an existing 
structure may not exceed the height of the existing structure, unless findings are made by the 
Planning Commission that such an increase will have a minimal impact on the appearance of 
the structure. The applicant states that the proposed WTF would be 43 feet measured from the 
ground to the top of the highest antenna. Staff finds that the proposed telecommunications 
facility meets the height standard of this chapter.    

To ensure compliance staff recommends a condition of approval that the proposed WTF shall 
not exceed 100 feet in height.  

G. New facilities, if technically feasible, will be designed and constructed for three 
antennas/providers to co-locate on the facility and to allow antennas mounted at 
varying heights. [SHMC 17.98.050(E)(1)] 

H. The owner of a facility may not deny a wireless telecommunications provider the 
ability to co-locate on its wireless communication facility at a fair market rate or at 
another cost agreed to by the affected parties. [SHMC 17.98.050(E)(2)] 

I. A facility may be attached to any existing structure as long as the height of that 
structure is not increased by more than ten feet and so long as it meets all relevant 
requirements of this section. [SHMC 17.98.050(E)(3)] 

J. Co-location shall not be precluded simply because a reasonable fee or shared use is 
charged or because reasonable costs necessary to adopt the existing or proposed 
uses to a shared tower. The Planning Commission may consider expert testimony to 
determine whether the fees and costs are reasonable. [SHMC 17.98.050(E)(4)] 

K. Co-location costs that exceed new tower development costs are considered to be 
unreasonable. [SHMC 17.98.050(E)(5)] 

Staff Findings: The proposed WTF is attached to an existing structure by an ice bridge. The 
applicant states that they would comply with SHMC 17.98.050(E)(4 and 5). In order to ensure 
compliance staff recommends a condition of approval that the proposed facility shall be 
designed and constructed for three (3) antennas/providers to co-locate on the facility and to 
allow antennas mounted at varying heights, and the owner of the facility may not deny a 
wireless telecommunications provider the ability to co-locate on its WTF at a fair market rate or 
at another cost agreed to by the affected parties.  

With this condition, the application complies with the above criteria.  

L. All facilities must meet the requirements of the Uniform Building Code and/or the 
Oregon Structural Specialty Code. [SHMC 17.98.050(F)] 

Staff Findings: The applicant states that the proposed WTF would meet the requirements of the 
Building and Structural Code.  
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As discussed above, to ensure compliance staff recommends that all facilities shall meet the 
requirements of the Uniform Building Code and/or the Oregon Structural Specialty Code.  

M. Where possible new facilities will be located in such a manner that they blend in with 
the background around them, using techniques to ensure visual compatibility 
characteristics. [SHMC 17.98.050(G)(1-4)] 

a. All new WTF towers shall be a monopole or lattice tower structure constructed 
out of metal or other nonflammable material. 

b. All accessory structures (i.e vaults, equipment rooms, utilities and equipment 
enclosures) shall be concealed, camouflaged, shall be consistent with the 
underlying zone or shall be placed underground. 

c. Visible exterior surfaces of accessory facilities (i.e. vaults, equipment rooms, 
utilities and equipment enclosures) shall be constructed out of nonreflective 
materials. 

d. WTFs shall be initially painted and thereafter repainted as necessary with a “flat” 
paint. The color shall be one that will minimize the facility’s visibility to the 
maximum extent feasible. 

Staff Findings: The applicant is proposing a monopole tower that would be constructed with 
galvanized steel. The applicant states that the proposed shed, generator and propane tank 
would be painted a neutral non-reflective color. The applicant states that the monopole would be 
painted a flat grey color that would blend in with the sky. Staff finds that as proposed the 
application complies with these criteria. To ensure compliance, staff recommends a condition of 
approval that the monopole shall be constructed out of metal, all accessory structures shall be 
concealed, camouflaged, shall be consistent with the R-1 zone or shall be placed underground, 
visible exterior surfaces of accessory structures shall be constructed out of non-reflective 
materials, and the monopole shall be initially painted and thereafter repainted as necessary with 
a flat paint.  

With the above condition, the application complies with these criteria. 

N. All WTFs shall be installed in such a manner as to maintain and enhance existing 
vegetation. Where no vegetation exists, a landscaping plan must be submitted for 
the site. [SHMC 17.98.050(H)] 

Staff Findings: The proposed site has existing vegetation. A landscape plan is not required. To 
ensure compliance, staff recommends a condition of approval that the applicant/property owner 
be required maintain the existing vegetation to the south of the proposed project including 
replacing any vegetation that may die.  

With the above condition, the application complies with this criterion.  

O. No lighting shall be permitted on a WTF except as required for security and as 
required by the Federal Aviation Administration. Security lighting shall be located in 
such a manner so as not to face directly, shine or reflect glare onto any street or a 
lot in a residential zone. [SHMC 17.98.050(I)] 

Staff Findings: The applicant is not proposing any lighting.  

The application complies with this criterion.  

P. No telecommunications facility shall be installed on an exposed ridge line unless it 
blends with the surrounding existing natural and human-made environment in such 
a manner as to be visually compatible with the environment. [SHMC 17.98.050(J)] 

Staff Findings: The proposed facility shall not be installed on a ridge line. Staff finds that the 
proposed WTF would be in a flat area not on a ridge line.  
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The application complies with this criterion.  

Q. Facilities shall be set back at least 25% of the tower height from all property lines or 
shall meet the setbacks of the underlying zone, which ever is greater. [SHMC 
17.98.050(K)] 

a. Except as provided in § 17.08.060, in a R-1 zone, yard setbacks shall be as 
follows. [SHMC 17.24.050(A-F)] 

i. The front yard shall be a minimum of 20 feet. 

ii. Each side yard shall be a minimum of five feet, and the total of both side 
yard setbacks shall be a minimum of 13 feet. 

iii. The street side yard shall be a minimum of 15 feet. 

iv. The rear yard shall be a minimum of 15 feet. 

v. On a flag lot, or similarly configured lot, the inset front yard setback 
shall be a minimum of 15 feet. 

vi. Regardless of the side and rear yard requirements of the zone, an 
accessory structure, excluding detached accessory dwellings, may be 
built to within five feet of side or rear lot line; provided, the structure is 
more than 70 feet from the street abutting the front yard and 20 feet 
from the street abutting the street side yard. 

Staff Findings: The proposed WTF is 43 feet tall. The minimum required setback for the 
Industrial zone is 20 feet and 25% of the tower height is 25 feet; therefore, the proposed tower 
shall be setback 25 feet from all property lines. Based on the applicant’s plot plan the proposed 
WTF would be located approximately 58 feet from the closest property line.  

The application complies with this criteria.   

R. All WTFs shall maintain in place a security program that will deter unauthorized 
access and vandalism. [SHMC 17.98.050(L)] 

Staff Findings: The proposed WTF would be surrounded by a 6-foot fence with barbed wire and 
a locked gate to maintain security. There would be a security camera mounted that focuses on 
the area which will be enclosed by the fence. Staff finds that the proposed camera, fence and 
gate would deter unauthorized access and vandalism. To ensure compliance staff recommends 
a condition of approval that the proposed WTF shall be enclosed by a chain link fence and gate.  

With the above condition, the application complies with this criterion.  

S. Underground equipment shelters should be considered. [SHMC 17.98.050(M)] 

Staff Findings: The applicant is not proposing an underground equipment shelter. The applicant 
states that two radio cabinets, a back-up battery, and a security camera would be in the 
basement of the Elks Lodge. Staff finds that use of the Elks Lodge basement is reasonable to 
meet access requirements.  

The application complies with this criterion.  

T. Signs shall comply with the requirements set forth in this chapter. [SHMC 
17.98.050(N)(1)] 

U. All telecommunications facilities shall be clearly identified as to the location and 
operator so as to facilitate emergency response. [SHMC 17.98.050(N)(2)] 

Staff Findings: The proposed WTF would include informational signage that identifies the 
operator, site number, and contact information. In order to ensure compliance staff finds that the 
proposed WTF shall be clearly identified as to the location and operator to facilitate emergency 
response.  
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With the above condition, the application complies with this criteria.  

V. All attached facilities shall be located and designed to appear an integral part of the 
structure. [SHMC 17.98.060(A-D)] 

a. Roof mounted antennas and all building mounted accessory equipment shall be 
located no closer to the nearest edge of the roof than the height of the antenna or 
accessory equipment, whichever is greater. 

b. Wall mounted antennas shall be architecturally integrated into the building. 

c. Wall mounted antennas shall be located no more than four feet from the face of 
the wall. 

d. Accessory structures for attached facilities, such as equipment shelters, 
cabinets or other enclosed structures containing electronic equipment, shall be 
camouflaged or otherwise constructed using visual compatibility techniques. 

Staff Findings: The applicant is proposing an attached telecommunications facility.  

The application complies with these criteria.  

W. Wireless telecommunications facilities that do not have functioning antennas for a 
period of six months shall be considered abandoned and shall be removed by the 
owner or operator within 60 days thereafter. [SHMC 17.98.070] 

Staff Findings: The applicant states that they would comply with this criterion. In order to ensure 
compliance staff recommends a condition of approval that the if the proposed WTF does not 
have functioning antennas for a period of six months shall be considered abandoned and shall 
be removed by the owner or operator within 60 days thereafter.  

With the above condition, the application complies with this criterion.  

X. Residential zones. A wireless telecommunications facility is not allowed in any 
residential zone unless it is an attached WTF that meets the requirements of this 
section. [SHMC 17.98.90(A)] 

a. Access. Standards for access are the set by the underlying zone. 

b. Height. A facility that is attached to an existing structure may not exceed the 
height of the existing structure, unless findings are made by the Planning 
Commission that such an increase will have a minimal impact on the 
appearance of the structure. 

c. Landscaping. Existing trees and other screening vegetation in the vicinity 
and along the access road shall be protected from damage, both during the 
construction period and thereafter. 

d. Signs. Facilities shall be identified with an identification sign not exceeding 
two square feet in size. 

e. Accessory facilities. Accessory structures for attached facilities, such as 
equipment shelters, cabinets or other enclosed structures containing 
electronic equipment, shall be camouflaged or otherwise constructed using 
visual compatibility techniques. 

Staff Findings: The applicant states that the proposed WTF would be accessed from Osage 
Street and the proposed WTF would be 43 feet tall. As discussed above, there is existing 
landscaping no further landscaping is required. The applicant states the proposed WTF would 
include informational signage that identifies the operator, site number, and contact information. 
As discussed above, the applicant states that the accessory facilities would be camouflaged by 
landscaping and would be constructed using visual compatibility techniques including a non-
reflective paint. Staff finds that the applicant demonstrated compliance with these criteria. To 
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ensure compliance, as discussed above the monopole communication tower shall not exceed 
100 feet. The applicant/owner shall maintain the existing landscape to the south of the proposed 
project. Facilities shall be identified with an identification sign not exceeding two square feet in 
size. The proposed WTF shall be limited to the activities evaluated under this application. 

With the above conditions the application complies with these criteria.  

3. Narrative Required [SHMC 17.98.080(C)(1-15)] 

A. The name and contact information for the provider; 

B. A description of the character of the proposed facility; 

C. Analysis of how the application meets the review criteria; 

D. Applicants/providers shall provide evidence of legal access to the proposed 
wireless telecommunications facility; 

E. The applicant/provider shall provide evidence that legal access to the facility site 
will be maintained for the duration of the facility’s operation; 

F. Where a proposed wireless telecommunications facility is located on a property 
not owned by the provider, the applicant/provider shall present documentation 
that the owner of the property has granted an easement or entered into a lease for 
the proposed facility and that vehicular access is provided to the facility; 

G. The applicant shall provide evidence that describes the facility tower’s structural 
capacity to carry the antennas of at least three wireless telecommunications 
providers; 

H. The applicant shall provide evidence of steps the provider will take to avoid 
interference with normal radio and television reception in the surrounding area 
and with any public safety agency or organization, per FCC requirements; 

I. The applicant shall demonstrate that the WTF is intended to provide service 
primarily within the community. 

The city reserves the right to deny a permit if it is shown that the facility is not 
intended to provide service primarily within the community. 

J. The applicant/provider shall demonstrate that the wireless telecommunications 
facility must be located where it is proposed in order to service the provider’s 
service area. There shall be an explanation of why a facility at this proposed site is 
technically necessary; 

K.  If the applicant/provider proposes a new tower or co-located facility, the applicant 
shall provide evidence that the facility’s height is the lowest height at which the 
gap in coverage can be filled; 

L. All applications shall include evidence that at least one provider will use the 
proposed facility to provide wireless telecommunications service immediately 
upon construction completion of the facility. 

The city reserves the right to deny applications that propose a facility without a 
provider. 

M. The application shall include a written agreement that wireless 
telecommunications facilities owned by the provider, that do not have an 
operating antenna for a period of six months, shall be considered abandoned and 
shall be removed by the operator within 60 days thereafter; and 
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N. The application shall include a written agreement from the property owner that if 
the provider fails to remove an abandoned WTF, the property owner has full legal 
and fiscal responsibility for the WTF removal. 

Staff Findings: The applicant provided a letter from the Elks Lodge that verifies that a lease 
agreement has been signed and provides access to the proposed WTF. The applicant provided 
a narrative of the proposed facility in Attachment E. The proposed facility is 43 feet tall and 
would have a minimum impact on the appearance of the structure. The provider for this 
application is Falls Creek H.P, Limited Partnership and the applicant understands that facilities 
that do not have an operating antenna for a period of six months shall be considered 
abandoned.  

IV. PLANNING COMMISSION ACTION 

In acting on a Conditional Use permit application, the Planning Commission will hold a public 
hearing at which it may either approve or deny the application.  If the application is denied, the 
action must be based on the applicable review and decision criteria. If approved, the Planning 
Commission may impose conditions of approval.  Staff’s recommended conditions are included 
in Section V. 
 
Appeal Period: Pursuant to ORS 227.175, the Planning Commission may establish an appeal 
period of not less than 12 days from the date the written notice of the Planning Commission’s 
decision is mailed. Staff’s recommendation is that the Planning Commission’s decision on this 
matter be subject to a 12-day appeal period from the date that the notice of decision is mailed.  
 
Order: After the Planning Commission decides, staff recommends that the Planning 
Commission direct staff to prepare an order that is signed by the Chairperson of the Planning 
Commission. The Order would memorialize the decision and provide the official list of conditions 
(if any) that apply to the approval; if the application is approved.  
 
 

V. RECOMMENDED CONDITIONS IF APPROVED 

If the Planning Commission approves this application, staff recommends that the conditions of 
approval listed below be required in order to ensure that the application is consistent with the 
findings in the Review and Decision Criteria (Section III) and as required by the Sweet Home 
Municipal Code and other provisions of law. Appeals to the Land Use Board of Appeals (LUBA) 
may only be based on Review and Decision Criteria contained in Section III.  

Recommended Conditions of Approval for CU19-10: 

1. The proposed WTF shall be located within the enclosed chain link fence and gate on the 
subject property. The proposed WTF shall be limited to the activities evaluated under 
this application.  

2. This approval is for a monopole WTF that shall not exceed 100 feet in height. The 
applicant shall maintain the existing vegetation and replace vegetation when needed.  

3. All facilities shall meet the requirements of the Uniform Building Code and/or the Oregon 
Structural Specialty Code. 

4. The proposed WTF shall be clearly identified as to the location and operator to facilitate 
emergency response. Facilities shall be identified with an identification sign not 
exceeding two square feet in size. 

5. If the proposed WTF does not have functioning antennas for a period of six months shall 
be considered abandoned and shall be removed by the owner or operator within 60 days 
thereafter. 
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6. The proposed facility shall be designed and constructed for three (3) antennas/providers 
to co-locate on the facility and to allow antennas mounted at varying heights, and the 
owner of the facility may not deny a wireless telecommunications provider the ability to 
co-locate on its WTF at a fair market rate or at another cost agreed to by the affected 
parties. 

7. The monopole shall be constructed out of metal, all accessory structures shall be 
concealed, camouflaged, shall be consistent with the R-1 zone or shall be placed 
underground, visible exterior surfaces of accessory structures shall be constructed out of 
non-reflective materials, and monopole shall be initially painted and thereafter repainted 
as necessary with a flat paint. 

8. Prior to operation, the applicant shall that the proposed WTF shall comply with all 
federal, state and city codes, including, but not limited to, Federal Communications 
Commission (FCC) and Federal Aviation Administration (FAA) standards. The property 
owner shall obtain all necessary permits from the Building Division and Engineering 
Division. These permits may include, but are not limited to: building, electrical, 
mechanical, and plumbing permits from the Building Division and a new or amended 
access permit from the Sweet Home Public Works Department. The applicant shall 
submit copies of all required permits and licenses to the Sweet Home Community and 
Economic Development Department for inclusion in the record of CU19-09. 

9. Parking shall be provided for the WTF as required by the SHMC. Parking facilities shall 
comply with all applicable sections of SHMC 17.08.090; including but not limited to all 
stormwater drainage, surfacing, and dimensional standards. All parking lots and 
driveway approaches shall be hard surfaced and permanently marked. 

10. The conditional use permit shall be void one (1) year after the date of the Planning 
Commission approval if the use has not been substantially established, as defined under 
SHMC 17.80.070(A), within that time period. The City Planner may grant one extension 
of up to one year for a conditional use permit that contained a one-year initial duration 
upon written request of the applicant and prior to the expiration of the approved period. 
Requests other than a one-year request made prior to the expiration of the approved 
period must be approved by the Planning Commission. A conditional use permit not 
meeting the above time frames will be expired and a new application will be required. 

 

VI. ATTACHMENTS 

Attachment A - Site Plan 

Attachment B -  Subject Property Map 

Attachment C -  Public Comments 

Attachment D - Information in the Record as of November 8, 2019; Including Application 
Materials.   
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