CITY OF FLORENCE
PLANNING COMMISSION

RESOLUTION PC 19 19 TA 01

A RESOLUTION TO INITIATE LEGISLATIVE AMENDMENTS TO THE FLORENCE
CITY CODE (FCC) TITLE 10 TO ADOPT REVISIONS TO RESIDENTIAL DEVELOP-
MENT STANDARDS, DEFINITIONS, AND ALLOWED USES, AND HOUSEKEEPING
AMENDMENTS, TITLE 11 TO UPDATE LAND DIVISION CODE TO REFLECT CUR-
RENT STATE LAWS CHANGE PLATTING SUBMISSIONS AND TIMELINES, PER-
MIT ADDITIONAL LOT TYPES AND PERMIT PHASING AND THE FLORENCE ZON-
ING MAP AND FLORENCE REALIZATION 2020 COMPREHENSIVE PLAN TO
CHANGE RESIDENTIAL DISTRICT NAMES.

WHEREAS, Florence City Code (FCC) Title 10, Chapter 1, Section 3-C provides that a
legislative change in the text of Title 10 may be initiated by resolution of the Planning
Commission;

WHEREAS, the Planning Commission has been working with the Florence City Council
to update the city zoning code to implement the Realization 2020 Comprehensive Plan
and the 2017-2018 & 2019-2021 City Work Plans to make changes to address housing
needs and problems that have come up with the current code;

WHEREAS, the Planning Commission and City Council held work sessions on the code
update, and Planning Commission is now proposing amendments to city code;

NOW THEREFORE BE IT RESOLVED that the Planning Commission initiates this pro-
cess for the legislative amendments to the Florence City Code Text as shown in Exhib-
its B through X in order to adopt residential development standards, definitions, and al-
lowed uses, platting submissions and timelines and housekeeping amendments.

ADOPTED BY THE FLORENCE PLANNING COMMISSION the 8th day of October,
2019.

JOHN MURPHEY, Chairperson DATE
Florence Planning Commission
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Goal

Chapter 2
Land Use

To establish a land use planning process and policy framework as a basis for all decisions and
actions related to use of land and to assure an adequate factual base for those decisions and ac-

tions.
Policies
1. Designation and location of land uses shall be made based on an analysis of documented

need for land uses of various types, physical suitability of the lands for the uses proposed,
adequacy of existing or planned public facilities and the existing or planned transporta-
tion network to serve the proposed land use, and potential impacts on environmental,
economic, social and energy factors.

Land use plans and actions of special districts, County, State and Federal agencies shall
be consistent with the Florence Realization 2020 Comprehensive Plan, as amended.

The quality of residential, commercial and industrial areas within the City shall be as-
sured through the enforcement of City zoning, design review, applicable conditions of
development approval, parking and sign ordinances, and the enforcement of building,
fire, plumbing and electrical codes.

Landowner requests for Plan amendments shall meet the following criteria in order for
action to be initiated:

a. Be based on new information that was either unavailable or overlooked at the
time of Comprehensive Plan adoption;

b. Include any changes necessary to maintain consistency with City, County, and
regional goals, objectives, and functional plans; and

C. Be of such a nature that action is required prior to the next scheduled major

revision of the Plan.

The City shall periodically review its Comprehensive Plan, consistent with State regula-
tion, to determine whether it continues to reflect the public needs and desires, whether
there has been a substantial change in circumstances including, but not limited to, the
conditions, findings, or assumptions upon which the Plan was based, or whether it is no
longer consistent with one or more statewide planning goals. Where it is found that the
Plan no longer meets one or more of the above objectives, the City shall pursue a timely
amendment of the Comprehensive Plan under the State’s Periodic Review guidelines.

The City shall conduct an internal review at least once every three years to assess the
capacity of sewer, water and stormwater systems including three-year projections of addi-
tional consumption using a three percent growth rate.
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7.

The City shall determine estimated additional usage and the impacts of proposed devel-
opment upon maximum capability for sewer, water and stormwater systems. This infor-
mation is to be included in subdivision and design review staff reports.

Recommendations

1.

The City should develop and make available to the public mapping resources through a
partnership effort with the Lane Council of Governments (LCOG) and other appropriate
agencies.

The City should continue to perform appropriate studies and projects, utilizing grants and
other funding mechanisms, to improve how land is utilized for meeting the objectives of
the Plan.

A performance bond, a hold-harmless agreement, or other acceptable financial guarantee
should be a standard condition of approval for any development which employs unique or
unusual engineering or slope stabilization practices to achieve an element or aspect of
that development which is determined by the City to be key to the decision of approval.

The City should develop and implement a strategy for enforcement of the provisions of
the Zoning Ordinance, applicable development standards and hearing body approvals,
and other appropriate Florence City Codes.

The City should work with owners and appropriate public, private and nonprofit agencies
to bring dilapidated buildings and hazardous structures up to City standards. The City
should have the option of condemning, or eliminating through strict enforcement of the
appropriate codes, those buildings and structures which cannot, or whose owners will not,
be brought into conformance with standards.

The City should move to adopt a grading ordinance that governs land disturbance activi-
ties coincidental with the issuance of City development approvals.

Land clearing and grading should be prohibited in advance of complying with the City’s
vegetation clearing permit provisions or issuance of a building permit.

The City should develop a method for determining what measures should be taken, to-
gether with a schedule for action, to prevent reaching maximum capacity levels of sewer,
water and stormwater services in advance of scheduled phasing.

The City should facilitate a public review of capacity of such urban services as traffic
flow, schools, fire, police, and parks in conjunction with the review of City service capac-
ities under Policy 6, General Policies of this Chapter.
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Background

Discussion of the projected 20-year Comprehensive Plan (Plan) for lands within the Florence
UGB is divided into the following general Plan designation categories: Residential, Commercial,
Industrial, and Other Plan designations, and a section on Specific Plans. The Comprehensive
Plan is accompanied by a Comprehensive Plan Map (Plan Map), Map 2-1. The Comprehensive
Plan provides analysis and discussion of anticipated issues for each category, as well as present-
ing the relevant goals, policies and recommendations. For a more complete discussion of the
inventory and analysis in each of these categories, see the adopted land analyses in Appendix 2.

The Comprehensive Plan portrays where and how development is envisioned to occur over the
20-year planning period. Most of that development is to occur on urban lands within city limits.
The Comprehensive Plan Map (Map 2-1) includes separate designations for the various catego-
ries of land use. The text and policies and Comprehensive Plan Map contained in the City’s first
comprehensive plan, updated in 1988, along with the Plan designation categories and relevant
policies, were completely updated when the Realization 2020 Comprehensive Plan was adopted
by the Florence City Council on January 14, 2002, and subsequently acknowledged by the Ore-
gon Department of Land Conservation and Development (DLCD).

Florence is growing in population, primarily those individuals 65 years of age and older, and is
growing faster than Lane County and most other coastal communities in Oregon. Between 1980
and 1990, the population increased by an annual average of about 1.5%. The annual average
population growth rate since 1990 has exceeded 3.5%, although that rate is not projected to be
sustained through the 20-year planning period. Florence continues to survive economically as an
ideal retirement spot and as a seasonal tourist destination. Recently it has also attracted busi-
nesses and retail developers who see an opportunity for Florence to serve a more regional role.
Certainly, Florence is distant from its nearest cities, i.e., Eugene to the east, Yachats, Waldport
and Newport to the north and Reedsport to the south. Rural communities like Glenada, Dunes
City, Mapleton, Swisshome, and Deadwood, as well as those populated subdivisions surrounding
area lakes, depend on Florence for meeting their daily shopping needs, medical facilities, and
other commercial services. The completion of the Pacific View (Kingwood) Business Park and
improvements to the Municipal Airport also serve to attract businesses.

The 20-year Comprehensive Plan has been developed to accommodate continued growth at a
reasonable rate, allowing development to occur consistent with expected demand, directing it to
urban areas with suitable transportation and other public infrastructure, while protecting critical
resource lands within the city limits and within the urbanizable lands. The Plan encourages con-
version of lands from less intensive uses to more intensive uses in appropriate areas, and assumes
full utilization of vacant, undeveloped or underdeveloped lands within the UGB. This 20-year
Comprehensive Plan should be reviewed at least once during the 20-year period covered by this
plan to determine its adequacy in continuing to accommodate population or employment trends,
possible economic shifts, or other anticipated occurrences of a significant magnitude that might
affect the Comprehensive Plan.
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Residential

Goal

To create residential living environments that satisfy a wide variety of local and regional popula-
tion needs and desires and add long-term community value.

Policies

1. The City shall encourage the use of residential planned unit development subdivisions
and may trade off some conventional zoning requirements and density limitations in or-
der to achieve:

high quality, innovative residential lot and building design,

incorporation of unique land forms into the final subdivision design,

significant open space,

on-site amenities reflecting the value for both active and passive recreational fa-

cilities,

e natural resource protection, where identified as part of a preliminary site investi-
gation report,

e amix of dwelling unit types and densities, and a mix of residential, commercial,

and recreational uses, where appropriate.

2. The City shall initiate an evaluation of its residential ordinances following adoption and
acknowledgment of this Plan with respect to increasing residential densities through the
use of smaller lot sizes, encouraging cluster developments, and providing developers with
density bonus options based on public benefit criteria.

3. Where conventional subdivision techniques are employed for a residential development,
no more than the base level of density under the applicable zoning district shall be con-
sidered available.

4. Residential developers shall, in order to obtain subdivision approval, to provide streets of
a suitable width and cross-section, sidewalks, other transportation facilities consistent
with the Transportation System Plan, conveyance of natural drainage flows through the
site, stormwater management systems, appropriate traffic safety signs and street lights,
and normal and incidental public and quasi-public utilities including water, sanitary sew-
er, stormwater, and underground electric, cable, telephone and potentially fiber optic ca-
ble.

5. Residential developers shall, in order to obtain planned unit development approval, to
provide recreational area as a percentage of the required open space consistent with the
amount indicated in Florence City Code. The recreation area shall satisfy one or more
recreational needs identified in the latest Florence Parks and Recreation Master Plan.

6. New multi-family developments with four or more dwelling units on a single lot shall
contribute recreation area appropriate to the needs of intended occupants as determined in
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10.

11.

the standards set out in the Florence Parks and Recreation Master Plan and Florence City
Code.

Residential development shall be discouraged in areas where such development would
constitute a threat to the public health and welfare, or create excessive public expense.
The City continues to support mixed use development when care is taken such that resi-
dential living areas are located, to the greatest extent possible, away from areas subject to
high concentrations of vehicular traffic, noise, odors, glare, or natural hazards.

Existing residential uses in residential zoning districts and proposed residential areas
shall be protected from encroachment of land uses with characteristics that are distinctly
incompatible with a residential environment. Existing residential uses in commercial and
industrial zones shall be given the maximum practicable protection within the overall
purposes and standards of those districts.

The use of upper levels of commercial structures for residential living shall be encour-
aged where such a mix will add to the overall vitality of the immediate area.

An adequate supply and mix of housing types (single family, duplex, multiple family)
shall be maintained throughout the 20-year planning period for all projected ages and in-
come levels.

The City shall permit a manufactured home to be located in any residential area in ac-
cordance with Oregon law, the provisions of the City’s zoning code and applicable build-
ing and specialty codes.

Single family residential uses (including manufactured homes) shall be located in low
and medium density residential areas, and shall be discouraged from high density resi-
dential areas to protect that land for the intended uses.

New residential subdivisions shall dedicate rights-of-way and construct pedestrian and
bicycle trails in accordance with the City’s Transportation System Plan or where the ex-
tension of an existing pedestrian and bicycle facility is warranted as a logical extension of
that city wide transportation system.

Recommendations

1.

During construction of residential infrastructure for new subdivisions, clearing and grad-
ing activities should be limited to that work required to build streets, water and sewer
lines, electric, cable and phone, and stormwater management improvements, leaving resi-
dential lots, common areas and other open space undisturbed until subsequent City ap-
provals are obtained for housing development.

Where multiple family residential densities and uses are appropriate within city limits,
use of such lands for new single family residential development should be prohibited by
zoning.
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3. Development standards should be amended as necessary to encourage the protection of
significant natural land forms, historic drainage patterns, and large areas of significant na-
tive vegetation or individual specimen trees.

4, City Codes should be amended to encourage innovative housing types and subdivision
layouts which embrace new trends in residential living and promote neighborhoods with-
in the Florence community.

Residential Plan Designation Categories and Background

The 20-year Comprehensive Plan Map designates lands Residential that are appropriate for resi-
dential land uses and development within the UGB. The Florence Residential Buildable Land
Analysis, adopted March, 2004, (Appendix 2 and Appendix 14) concluded that those lands so
designated comprise a sufficient supply of buildable lands to accommodate all expected types of
housing and all anticipated income levels for the 20 year planning period, as required by State
law. Not all lands designated Residential on this Map are necessarily buildable. It is understood,
and acknowledged in the Residential Buildable Land Analysis, that physical and environmental
constraints do exist. A comparison of this Map should be made with the Environmental Con-
straints Map found in Appendix 7 to identify possible constrained areas. It is further understood
that onsite work may be required of an owner or developer to identify more precisely the location
and degree of any potential physical and environmental constraints. Even discounting non-
buildable lands, the 2004 study concluded that a sufficient supply of buildable lands remains to
satisfy the expected residential housing demand for the 20-year planning period.

By 2000, it was becoming apparent that the high growth rate in Florence was utilizing residential
lands at an accelerated rate. The City debated whether to prepare an updated Residential Lands
Analysis at that time or to continue with a much delayed completion of periodic review. It was
decided to complete periodic review and to address the need for an expanded residential lands
analysis as a post-acknowledgment Plan amendment. The updated analysis was adopted in
March, 2004 and is included in Appendix 2.

The areas designated Residential on the Plan Map have been changed from that of the 1988
Comprehensive Plan. Approximately nine acres of land previously designated Marine and Water
Dependent Sites have been re-designated Residential. That action was co-adopted by the City
and County in 1996 and later acknowledged by the State. A total of 160 acres of residentially
designated land has also been added to the UGB as previously explained, in the Munsel Lake and
Ocean Dunes areas of Florence. In all, approximately 170 acres of residential land have been
added to the Residential designation.

Some residential designations have also been modified or deleted from the 1988 Comprehensive
Plan Map. Approximately 65 acres of residentially designated lands have been re-designated to
provide for mixed use development for office/institutional/associated limited commercial togeth-
er with medium and high density residential uses within the West 9th Street Area. Approximate-
ly 30 acres of land abutting Highway 101 near its intersection with Munsel Lake Road are now
designated for commercial use within the North Commercial Node. Other lands not specifically
designated Residential are also available for meeting the future residential land needs. For ex-
ample, the Plan’s Downtown designation promotes a mix of residential and retail/tourist com-
mercial uses. Already successfully underway in the Old Town area of Florence is the develop-
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ment of upper level residential apartments along with new or redeveloped commercial uses in
many locations. As an implementation measure, the City’s Waterfront-Marine zoning district
provides for this mix. Mixed use developments are also provided for in the new Mainstreet zon-
ing district and in the existing Commercial designation and Commercial Zoning District. Addi-
tional lands have been designated for high density housing.

The Residential designation on the 1988 Plan did not differentiate between residential housing

types and densities; yet, density is important to the success of the Comprehensive Plan in many
ways. Single-family residences, duplexes, triplexes, fourplexes, apartments and condominiums
are all covered by the Residential designation, although the type of dwelling that is actually es-
tablished is largely determined by underlying zoning.

The Realization 2020 Comprehensive Plan differentiates between residential housing designa-
tions. The Residential Plan designations shown on the Plan Map are: Low Density Residential,
Medium Density Residential, High Density Residential, and Heceta Beach Neighborhood Clus-
ter. These designation categories are defined below.

Low Density Residential

The Low Density Residential designation is intended for areas where existing lot sizes
are in the neighborhood of 9,000 square feet or larger and newly platted lots are 7,500 sq.
ft., and for areas where environmental constraints preclude smaller lots. The correspond-
ing zoning district is Restricted- Low Density Residential. This designation provides
primarily for single family homes and for manufactured homes meeting certain minimum
standards.

Medium Density Residential

The Medium Density Residential designation is intended for areas where existing lot siz-
es are in the neighborhood of 5,000 — 6,500 square feet, and 10,000-3,000 square feet,
depending on the development type, for the majority of developable land remaining in the
City, as well as urbanizable lands east of Highway 101. The corresponding zoning dis-
trict is-Single-Famiby-ResidentialMedium Density. Single family homes,-ard manufac-
tured homes meeting certain minimum standards, and duplexes-are allowed. Tri and
quad-plexes, and cluster housing Buplexes-are allowed with a conditional use.

High Density Residential
The High Density Residential designation is intended for areas which are already devel-

oped as multi-family uses, and for development and redevelopment of areas close to
parks, schools and shopping. Lot sizes are, or would be, less than 5,000 square feet per

unit. The applicable zoning district is-Multi-family High Density.
Heceta Beach Neighborhood Cluster

The Heceta Beach Neighborhood Cluster Plan designation applies to lands surrounding
the junction of Heceta Beach Road and Highway 101. In addition to the area designated
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Neighborhood Commercial Gateway at the northwest corner of the intersection, other
lands are intended for medium and high density housing to meet the need for such hous-
ing within the community. In order for such housing to be built economically, it is neces-
sary to designate sufficient land to allow economies of scale to apply to the construction.

The implementing zoning districts are Multi-famihy-High Density along Highway 101
and-Single-famibyMedium Density. Residential lands designated on the Comprehensive

Plan Map within the Heceta Beach Neighborhood Cluster will be available for the devel-
opment of a mix of housing units at densities not exceeding 6,000 square feet per unit.
Housing developments may include a mix of duplexes, tri and quad-plexes, cluster devel-
opments, townhouses and multi-family units, as well as single family units, with a mix of
owned and rented units.

The location of the various types of housing units should be planned around the capabil-
ity of the land in a manner which allows natural features such as significant wetlands to
become an open space feature within the housing complexes. Access shall be to streets
other than Highway 101, and shall be designed to utilize the parallel local collector
streets, Oak Street on the west, and Spruce Street on the east. The Heceta Beach Road in-
tersection with Highway 101 will be signalized when warrants are met, and shall be de-
signed with curb extensions to allow safe pedestrian crossing on all legs of the intersec-
tion. Traffic signals and pedestrian crossings require approval by the State Traffic Engi-
neer.

New housing starts have been occurring since the 1988 Plan in all dwelling categories: single
family detached and manufactured homes, duplexes, triplexes and fourplexes, and apartments
and condominiums. However, the largest preference is for single family residences, either stick-
built or manufactured homes, on individual lots. Now that Oregon law treats both housing types
alike, the Comprehensive Plan no longer differentiates between the two. Annexations within the
UGB will continue to increase the City’s inventory of residential lots available for development.
Several large multiple unit developments have been established since 1988. These are primarily
to respond to an elder apartment/assisted-living market, although a 48-unit low and moderate
housing development was completed in late 1999.

City Code allows planned unit development in all residential districts. Greentrees (approximate-
ly 500 manufactured/mobile homes) and Florentine Estates (approximately 400 manufactured
homes) are both PUDs. Use of the PUD ordinance also provides for innovative housing such as
the Cottages at Ocean Dunes and Marine Manor — 18 zero-lot line, single family units. These
PUDs are consistent with SMART development concepts of narrow streets, increased density
and neighborhood amenities.

Some residential subdivisions, both inside city limits and within urbanizable lands that were de-
veloped prior to 1995, have experienced infrastructure problems, stormwater deficiencies, slope
failures, flooding due to high groundwater tables and invasive weed infestations. An objective of
this Plan is to insure a more consistent application of development standards to future residential
developments so as to avoid these problems of the past. Regardless of the type of residential
development or subdivision, minimum development standards need to be provided and public or
private facilities adequately maintained for the life of that development.
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Commercial

Goal

To utilize appropriately designated land for the development of commercial businesses and es-
tablishments in a manner that provides for the needs and desires of the Florence resident, tourist,
and regional marketplace while enhancing the attractive nature of this coastal community.

Policies

1.

10.

The City shall maintain an adequate inventory of commercial lands for the planning peri-
od to accommodate a sustainable level of commercial goods, services and trade to Flor-
ence and surrounding area residents, tourists, and to a limited extent, regional markets.

In order to provide for timely expansion and growth of commercial development, the City
shall undertake Comprehensive Plan review required by state law.

The City shall promote the efficient use of available lands designated for the establish-
ment of commercial uses.

The City shall encourage commercial developments which enhance their surroundings
through the on-site use of attractive architecture, relative scale, abundant landscaping,
vehicular access improvements and appropriate signage.

The City shall consider landowner and merchant incentives for revitalizing older com-
mercial areas, employing adaptive reuse techniques, and reintroducing stores and services
where supporting infrastructure, compatible uses, and vehicular and pedestrian access ex-
ist.

All commercial developments shall be expected to meet a minimum level of improve-
ment and development standards, either initially or at the time of reuse or redevelopment.

Commercial areas shall be planned in relation to the capacity of existing and future trans-
portation systems and public infrastructure (sewer, water, stormwater).

Any northward expansion of commercially designated lands along Highway 101 and
eastward along Highway 126 shall be consistent with the land use element of the Com-
prehensive Plan.

Commercial facilities along highways and arterials shall be designed to avoid congestion
through alternative local street access or consistent with the City’s access management
guidelines found within its Transportation System Plan.

Within the Old Town area, commercial redevelopment or infill shall encourage compati-
bility with the character of the surrounding area, including architectural characteristics,
the unique physical nature of the Old Town area, and views of the Siuslaw River, and
shall not adversely impact the development potential of adjoining properties.
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11.

Development on the Middle School sites shall be consistent with the Florence Downtown
Implementation Plan, September 1999.

Recommendations

1.

10.

In order to encourage the revitalization and redevelopment of older commercial areas, the
City should initiate and entertain constructive amendments to its ordinances and stand-
ards.

Within the Old Town area, the commercial core area south of 21st Street, and in the West
9th Street Area, the City should encourage the mixed use of commercial buildings with
residential living opportunities on the upper floor(s).

The City should ensure that vacant commercial lands are efficiently utilized by encourag-
ing parcel consolidation, proper subdivision design, and redirecting inappropriate uses to
more compatibly planned and zoned lands within the Florence area.

The City should discourage the establishment of itinerant businesses that do not meet the
same design standards as permanent commercial uses.

The City should rely on its site design guidelines and standards for objectively evaluating
each new development proposed pursuant to its design review process.

Commercial developments, commercial planned unit developments, and commercial
subdivisions should include adequate provisions for pedestrian and bicycle access includ-
ing sidewalks, bike lanes, bike racks, benches and appropriate safety signage and light-

ing.

Local improvement districts for streets, sidewalks, curbs and gutters, parking and other
public improvements should be encouraged in commercial areas for the purpose of reju-
venating commercial neighborhoods.

Neighborhood commercial development should be permitted in residential areas where a
need exists, if properly situated, and subject to appropriate neighborhood commercial
zoning.

Heavy commercial uses such as contractors’ yards; sand, gravel and landscape material
supply yards (wholesale and retail); lumber yards; concrete batch plants; truck and
equipment rental and leasing with outside storage of vehicles and equipment; salvage op-
erations; and other similar uses should be encouraged to locate or relocate in the Airport
Industrial Park or in the Service Industrial District on Highway 101. Expansions of such
uses in other districts should be limited to expansions on the existing site only.

Commercial developments should provide minimum a landscaped buffer and/or a mini-
mum six foot high solid wood fence or architectural block wall as provided in the table
below when proposed abutting land is planned or used for residential development.
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11.

12.

13.

Adjoining Land Landscaped Fence or

Use / Zoning Buffer Wall
Abutting single family 35 Feet 6’ solid wood fence or archi-
zoning or use tectural block wall
Abutting duplex, tri or 25 Feet 6’ solid wood fence or archi-
quad-plex, cluster, or tectural block wall

townhouse zoning or use

Abutting multiple family 15 Feet 6’ solid wood fence or archi-
or condominiums tectural block wall

The City should initiate an ordinance revision that requires any change in commercial
use, redevelopment, or reopening of a vacant commercial use, to comply with at least the
minimum zoning ordinance provisions in effect at that time.

Waterfront commercial development within Old Town should be architecturally compat-
ible with existing waterfront buildings and structures in terms of scale, massing, building
materials, and signage, and should maintain reasonable views of the Siuslaw River by the
general public through the groupings of buildings, reasonable height limitations, and pe-

destrian access. Parking should be in commonly owned interior parking lots where possi-
ble.

The City will work with the School District and the Port of Siuslaw for redevelopment of
the Middle School site and may provide infrastructure to help meet the City’s goals of an
anchor hotel development.

Commercial Plan Designation Categories and Background

Lands within the Urban Growth Boundary (UGB) are designated for commercial uses and devel-
opments on the Comprehensive Plan Map. Additional opportunities for commercial develop-
ment are the areas designated West 9" Street Area and Downtown on the Comprehensive Plan
Map. These areas are described in the sections of this Chapter that discuss “Other Plan Designa-
tions” and “Specific Plans.”

Commercial designations on the Comprehensive Plan Map are Neighborhood Commercial
Gateway, Commercial, North Commercial Node, Recreational Commercial, and Highway.
These Plan designation categories are defined as follows.
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Neighborhood Commercial Gateway

The Neighborhood Commercial Gateway Plan designation applies to lands with pre-
existing commercial uses in Lane County. These lands are urbanizable lands outside city
limits near the intersection of Highway 101 and Heceta Beach Road. The purpose of this
designation is to provide small scale shopping and service opportunities for neighboring
residential developments, while being designed in a way that provides a pleasant North
Gateway entrance into Florence. The implementing zoning district is Neighborhood
Commercial.

Expansion of this pre-existing commercial area is not recommended for the 20-year plan-
ning period. New commercial development is to occur within city limits where vacant
lands and urban services are available.

Commercial

Three areas are designated Commercial in the Plan Map. The Commercial designations at
Driftwood Shores and the adjacent parking area and the tavern located at 88274 Rhodo-
dendron Drive are retained in this Plan. Another of these areas is between approximately
Highway 126/9th Streets and 21st Street, straddling the east and west side of Highway
101 and varying in depth from one to two blocks. Retail and service commercial uses are
appropriate for this area, as are professional offices and motels. Residential, in the form
of second-story apartments over ground floor commercial, is also an appropriate accesso-
ry use. Commercial uses should be conducted primarily within a building, facilitate both
vehicular and pedestrian access, and relate to surrounding buildings in terms of scale and
street orientation. Architectural and site design guidelines are appropriate for both new
development and redevelopment.

The third area designated Commercial are lands north and south of Highway 126 and east
of Quince Street. These lands were designated Highway Commercial in the 1988 Com-
prehensive Plan Map and zoned for commercial use by Lane County. Retail and service
commercial, professional offices, lodging and restaurant establishments are appropriate
uses for this area. Upper story residences are encouraged where they can be protected
from highway impacts.

The implementing zoning district for the Commercial Plan designation is the Commercial
District.

North Commercial Node

A new area within city limits has also been designated for commercial uses on the Plan
Map. The North Commercial Node (NCN) (Map 2-2) has been established to address re-
cent interest in regional commercial development where opportunities exist for large sin-
gle parcels or consolidation of vacant parcels. Available parcels in existing commercial
districts are less conducive for such large retail developments due to parcel sizes, multi-
ple ownerships, and existing viable developments. The NCN establishes a second core
commercial area for conveniently serving the northern residential developments. A more
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detailed discussion of the North Commercial Node Plan designation is found under Spe-
cific Plans in this chapter of the Comprehensive Plan.

Large retail and service commercial uses are appropriate for lands designated NCN, as
are professional offices and motels. Residential use of lands designated NCN should be
discouraged except in conjunction with commercial uses. Highway commercial uses are
typically more auto-oriented due to their proximity to Highway 101. Existing and pro-
posed heavy commercial uses not dependent on Highway 101 frontage should be encour-
aged to utilize lands designated Industrial rather than occupying lands designated NCN.

The implementing zoning district for the North Commercial Node Plan designation is
North Commercial District.

Recreational Commercial

The Recreational Commercial Plan designation was applied to one property in the UGB
when the Realization 2020 Comprehensive Plan was adopted. This property, located in
the southeast corner of Heceta Beach Road and Rhododendron Drive, was developed as a
campground/recreational vehicle park and a small store at the time of Plan adoption. No
other Plan designation fit this combination of land uses, and thus the Recreational Com-
mercial designation was created in the legend of the Comprehensive Plan Map. This
property is currently zoned by Lane County because it lies outside city limits. A City
zoning classification of Neighborhood Commercial District will be applied to this proper-
ty at such time as it is annexed to the city.

Highway

The Highway Plan designation applies to lands east and west of Highway 101, north of
21 Street and south of the North Commercial Node. This is the same area designated
Highway Commercial in the 1988 Comprehensive Plan Map, except for three areas:
lands within the North Commercial Node (NCN), lands abutting Highway 126 east of
Quince Street (now designated Commercial), and certain lands located between Pine and
Oak Streets that were previously designated Highway. The implementing zoning district
for the Highway Plan designation category is Highway District.

Industrial

Goal

To develop industrially planned and zoned lands within the Florence area for suitable research
and development, manufacturing, processing, assembly, storage and distribution, construction
and development-related uses, and airport-related uses.
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Policies

1.

The City shall encourage development of the City’s Pacific View (Kingwood) Business
Park, which has been planned and zoned, and for which infrastructure is provided, to

readily accommaodate suitable light industrial, and research and development uses and to
provide for businesses and industries that provide family wage year-round employment.

The City shall encourage development of the Port of Siuslaw’s industrial lands located
west of the Pacific View Business Park. The City will work with the Port through a coop-
erative effort in planning, marketing, and providing infrastructure whenever it is in the
City’s interest to do so.

The City shall encourage continued use of the City’s Airport Industrial Park for location
and operation of heavy commercial and light industrial uses.

The City shall maintain lands planned and zoned for industrial uses within Industrial
zones free from the encroachment of incompatible land uses such as residential, public or
private schools and day care centers, active parks, or retail use as a principal use.

The City shall encourage heavy commercial uses, such as contractors’ yards; sand, gravel
and landscape material supply yards (wholesale and retail); lumber yards; concrete batch
plants; truck and equipment rental and leasing with outside storage of vehicles and
equipment; salvage operations; and other similar uses should be encouraged to locate or
relocate in the Airport Industrial Park or in the Service Industrial District on Highway
101. Expansions of such uses in other districts should be limited to expansions on the ex-
isting site only.

New industrial development shall observe the City’s performance standards regulating
noise, glare, dust, odor, and fire hazards to insure that the City’s clean air, water and oth-
er natural resources are not adversely affected by such development.

Recommendations

1.

The City should continue to support lands within City limits planned and zoned for indus-
trial developments by providing adequate vehicle access, water, sanitary and storm sewer,
and prevent the encroachment of incompatible land uses which could limit the effective-
ness of such areas to attract development as planned. Developers may be required to
share a portion of those costs on a pro-rated basis.

The City should continue to provide municipal airport access to adjoining industrial uses
as a feasible alternative mode of transporting manufactured goods and supplies to and
from the Florence area.

Industrially-related traffic, typically involving heavy vehicles, should not be routed to
and from industrial areas through residential neighborhoods and commercial core areas
with the exception of Highways 101, 126/9th Street, Kingwood, 27th and 35th Streets.
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4. Sufficient site planning should be conducted as part of development of an industrially
zoned property to allow for adequate on-site circulation, parking and loading for autos
and heavy vehicles, access for emergency vehicles, and stormwater drainage to provided
facilities.

5. Where industrial sites front on Kingwood Street or Pacific View Drive or Highway 101,
adequate measures should be taken by developers to landscape the lot frontage, and,
when present, incorporate native vegetation into such plans.

6. Industrial developments should provide a landscaped buffer and/or a minimum 6 foot
high solid wood fence or architectural block wall as proposed in the table below when
proposed abutting land planned or used for residential development.

Adjoining Land Landscaped Fence or
Use / Zoning Buffer Wall
Abutting single family 35 Feet 6’ solid wood fence or archi-
zoning or use tectural block wall
Abutting duplex, tri or 25 Feet 6’ solid wood fence or archi-
quad-plex, cluster, or tectural block wall

townhouse zoning or use

Abutting multiple family | 15 Feet 6’ solid wood fence or archi-
or condominiums tectural block wall

Industrial Plan Designation Categories and Background

The Comprehensive Plan designates lands suitable for industrial land uses and development.
Those lands are shown on the Plan Map east and west of Highway 101, north of the City limits,
lands near the Florence Municipal Airport, on lands owned by the Port of Siuslaw and Lane
County and lands owned by private owners and the City of Florence.

The July 1997 Commercial and Industrial Land Use Analysis concluded that there were suffi-
cient industrially designated lands for the 20 year planning period. By 2000, it had become ap-
parent that, while adequate industrial acreage existed, there were no designated lands for reloca-
tion/expansion of existing industrial uses requiring large land area such as concrete batch plants,
excavating contractors and other primarily construction related businesses. A revised Industrial
Lands Inventory (Appendix 2) was prepared, resulting in the designation of lands along Highway
101 north of the present (2000) City limits for such land extensive industrial uses.

Industrial designations on the Comprehensive Plan Map are: Service Industrial, Busi-
ness/Industrial Park, and Marine. These designation categories are defined below.
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Service Industrial

In the UGB, industrially planned lands are designated Service Industrial in the area locat-
ed between the North Commercial Node and the Heceta Beach Neighborhood Cluster
along Highway 101. The purpose of the Service Industrial designation is to provide lands
for construction and development service businesses and related uses, while continuing
the North Gateway theme begun in the Neighborhood Commercial Gateway designation.
There are no other appropriate or available lands within the City or the UGB for these us-
es. Heavy vegetation and berms will be used to separate the business/office structures
along Highway 101 from the processing, storage, maintenance, and other more industrial
functions to be located at the rear of the berms. Access to these sites shall be by shared
driveways onto Highway 101 in the short term, and via Oak and Spruce Streets in the
long term after these streets are developed.

A portion of these lands includes privately owned sand dunes suitable for non-motorized
sand related recreational activities. Since the ownership also has a sand mining permit,
the life of the resources and associated recreational use is time-limited. Recreational use
would most appropriately be included as a conditional use in the Service Industrial Dis-
trict, the implementing zoning district for this Plan designation. Access to Highway 101
will likely be limited by ODOT. Any plans should include provision for access via West
Munsel Lake Road and Oak Street.

Business/Industrial Park

The Business/Industrial Park designation applies to the 17-acre Airport Industrial Park;
the 70-acre Pacific View (Kingwood) Business Park, and the 40 acres west of the City’s
Pacific View Business Park owned by the Port of Siuslaw. The two implementing zoning
districts for these Plan designations are, respectively: Limited Industrial Park District and
Pacific View Business Park District. In addition, a portion of some of these areas is sub-
ject to the City’s Airport Overlay District.

Kingwood Street runs from 9th Street north through these two parks, and terminates at
35th Street. Kingwood Street, Ninth, 27th, and 35th Streets provide vehicular access to
these two parks. The Pacific View Business Park is an economic development effort of
the City and is intended to attract uses that bring family wage jobs to Florence in an effort
to replace some of those jobs lost as a result of declines in the timber and fishing indus-
tries. Lots within this park in the area of Pacific View Drive north of 27th Street are in-
tended for research and development, professional office, and other light industrial uses
that may wish to take advantage of the scenic views of the Pacific Ocean and the Siuslaw
River to the west. Pacific View Business Park has some Federal Aviation Agency stipu-
lations regarding leasing of certain lots, and, a portion of the park is subject to the City’s
airport overlay district zoning regulations restricting height of buildings.

The Port of Siuslaw obtained 40 acres west of the City’s Pacific View Business Park
from Lane County in 1998 for economic development purposes. The Port’s plans for de-
velopment of this property will continue to develop during the 20-year planning period.
Development of the Port-owned 40-acre site shall be sensitive to the adjoining residential
land uses to the north and to the west, and shall observe any height limitations imposed in
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the airport clear and transitional zones. Access to this property shall be from the east, re-
sulting from the extension of Pacific View Drive within the Pacific View Business Park.
Undisturbed buffers of 100 feet shall lie between proposed industrial uses and those ad-
joining residential developments (beginning at the property line). Although zoned Pacific
View Business Park, use of the City’s planned unit development ordinance should be en-
couraged to promote a high quality, coordinated development of these uplands promoting
extremely significant estuary, dune and ocean views. Reductions in buffers up to 50%
may be considered for research and development or office uses which address compati-
blllty issues with adjomlng properties through high quality architecture, significant land-
scaping and screening, protection and use of existing vegetation or dunal formations, and
compatible building massing.

Roughly 30 acres of privately owned property located west of the airport, backing up to
the Greentrees residential PUD, was previously designated Industrial in the Comprehen-
sive Plan Map. This area was re-designated to Medium Density residential and Private
Open Space after the Realization 2020 Comprehensive Plan was adopted.

Marine

The remaining industrial areas are designated Marine in the Comprehensive Plan Map.
These include: lands zoned Marine owned by Lane County located south of the Port’s 40
acre Pacific View Business Park site, and lands zoned Waterfront-Marine owned by the
Port of Siuslaw and private owners located east of the area designated Downtown in the
Comprehensive Plan Map. These lands are intended for development of water-
dependent industrial, recreational and commercial uses and associated water related uses.

Other Plan Designations

Goal

To recognize that there are a number of land use types that do not fit into the Residential, Com-
mercial, or Industrial Comprehensive Plan designations.

Policies

1.

The City should recognize unique land uses, sites, and/or ownership patterns and should
provide for flexibility in the land use system to address unique situations while remaining
consistent with City goals and policies.

Establishment of additional land use designations shall follow standard government pro-
cess as set forth in this Comprehensive Plan, local ordinances, and state statute.
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Other Plan Designation Categories and Background

The following Comprehensive Plan designation categories are shown in the Plan Map and de-
scribed below: Public; Private Open Space; West 9™ Street Area; and Downtown.

Public

The Public designation is intended to identify existing public and semi-public uses in-
cluding the airport, public parks, schools, community colleges, cemeteries, and other pub-
lic buildings and lands as well as major utility facilities. Planned locations for such fa-
cilities are also included within this designation; however, future sites and public facility
developments may take place within other plan designations subject to need and appro-
priate review. The implementing zoning districts for this Plan designation are: Open
Space District and Public Use Airport Zone (for the airport). In addition, the Public Use
Airport Safety and Compatibility Overlay Zone applies to the airport and to lands near
the airport as defined in the description of the Overlay Zone in Title 10 of the Florence
City Code.

Private Open Space

The Private Open Space designation is intended to identify areas where the predominant
character is a less intense development pattern consisting of natural uses or open areas.
Uses may include crop production, recreation, animal grazing, fish and wildlife habitat,
and other similar uses. If development occurs in these areas, it shall be in such a manner
that maintains the natural features of the site. Natural features include but are not limited
to drainage ways, wetlands, scenic vistas, historic areas, groundwater resources, beaches
and dunes, and habitat for sensitive species. Development within a Private Open Space
area may occur subject to the Planned Unit Development process.

West 9" Street Area

The West 9th Street Area Plan designation applies to the area bordered by Ivy Street on
the east and Rhododendron Drive on the west, and its boundary is shown on the Realiza-
tion 2020 Comprehensive Plan Map 2-1 and Maps 2-3 and 2-4. Lands within the West
ot Street Area are zoned Professional Office/Institutional, except for the two areas that
are zoned Open Space. A Plan designation of Public applies to these two Open Space ar-
eas.

The West 9™ Street Plan area west of Kingwood Street has been re-zoned from Residen-
tial to Professional Office/Institutional. Medium and high density residential use of part
of that area is envisioned. The Comprehensive Plan also recognizes the trend of devel-
opment of professional office, government and institutional uses which has occurred with
the establishment of the Peace Harbor Hospital in late 1989, the Health Associates office
complex, and the Florence Justice Center in 1996. A more detailed discussion of recom-
mendations for the West 9™ Street Area is found in the Specific Plans section of this
chapter.
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Professional office development is a desirable local preference for land uses in this Plan
designation, and a shift from residential to professional office/institutional uses is reflect-
ed on the Zoning Map. In addition to office use, sit-down restaurants, deli’s, and other
support services such as copy centers, pharmacies and day-care centers are also condi-
tionally permitted land uses if clearly incidental to the principal office or institutional use.
Apartments on upper levels of these commercial buildings can also add to the activity
level within the planning area and should be a requirement of any retail or service com-
mercial use proposed for the planning area.

Public space in the form of government buildings, parks for passive recreation, and pe-
destrian trails, is key to the mix within this professional office/institutional designation.
City Hall may be relocated to this area in the future and should be designed as part of a
larger government campus consisting of the Justice Center, City Hall, public parking and
adjoining public park land north of 9th Street. The City should undertake a master plan-
ning process for this campus, and should encourage adjoining properties to enhance ra-
ther than detract from that campus master plan.

Continued residential development in the northerly sections of the West 9th Street Area
should achieve relatively high densities. Although some single-family development has
already started to occur at Juniper and 9th Street, single family or manufactured homes
are not considered an efficient use of this available space. Townhouses and garden
apartments, when proposed as part of a planned residential development, are strongly en-
couraged within the 9th Street West area. Senior-oriented developments like the Spruce
Point assisted living project are also appropriate. Any Restricted-Residential-Low Densi-
ty or Single-Famiby-Residential- Medium Density Bistrict-zoning should be removed from
this western planning area, and the City’s planned unit development process should be
utilized to yield innovative, high quality, urban developments.

Office developments along 9th Street have sited on relatively large (%2 acre or more) lots
to accommodate generous street setbacks for buildings, berming to hide surface parking,
and attractive landscaping. Office developments adjoining low-density residential devel-
opment have used solid fencing and landscaped buffers of 25’ to aid in compatibility.
Future developments should demonstrate compatibility with adjoining land uses through
the use of attractive architecture, vegetative buffers, significant building setbacks from
streets and trails, low-profile exterior lighting for buildings and parking lots, berms to
hide parking and extensive site landscaping. Natural contours should be observed in site
design, and protection of significant vegetative stands should be encouraged through the
City’s design review process and vegetation clearing permit requirements. Paved trails
and sidewalks should provide convenient access between office, commercial, residential
and public uses.

A significant drainage way enters the West 9th Street Area at the southern boundary of
the City airport between Greenwood Street right-of-way and Fir Street right-of-way. It
continues south through the planning area and, after leaving the area, eventually outfalls
to the Siuslaw River. A second drainage way, a smaller tributary of the above descried
drainage way, borders this planning area at the southern airport boundary between Juni-
per and lvy Street rights-of-way and continues south to 9th Street. At 9th Street, this nat-
ural drainageway is culverted, and a pipe conveys this drainage west under 9th Street to
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its outfall with the larger drainage way. A small wetland where this tributary enters the
culvert at 9th Street is reflected in the City’s 1997 Local Wetlands and Riparian Invento-
ry. Both of these drainage ways are also shown as riparian areas on this inventory.

These drainage corridors create challenges for street improvements based on the platted
right-of-way, and a street network, which avoids impacting these features, is necessary.
These corridors have evolved into environmental features worth protection, and shall be
incorporated as greenways in the overall build-out plan, rather than being piped or paved
over. A paved trail with one or more bridge crossings will parallel the main greenway
and provide pedestrian and bicycle access from Rhododendron Drive to the City’s future
park land north of 9th Street.

Glenwood Street is the main north south through-street connections within the West 9th
Street Area. 9th Street shall be the only east-west through street connection within this
planning area. 12th Street, from Rhododendron Drive east to Kingwood, should not be
opened except for a multi-use path. Other street recommendations are found in the sub-
area planning sections of the Specific Plans section of this chapter.

Downtown

The Comprehensive Plan designation Downtown applies to the area identified as Down-
town in the Comprehensive Plan Map. This designation applies to the area bounded by
Highway 126/9t" Street on the north, Kingwood Street on the west, and the Siuslaw River
on the south and east. On the north boundary, the area loops north to include the Quince
Street area north of Highway 126 including its intersection with Highway 101.

The area designated Downtown on the Realization 2020 Comprehensive Plan Map has
three implementing zoning districts: Old Town District, Mainstreet District, and Water-
front-Marine (for the area west of the Marine designation in the Downtown area). Policy
guidance for development in this Plan designation is presented below and is further dis-
cussed in the Specific Plans section of this chapter and in the Downtown Implementation
Plan which has been incorporated by reference into this Comprehensive Plan and is phys-
ically located in Appendix 2.

Under the guidance of the Downtown Implementation Plan, the Waterfront Zoning Dis-
trict has been expanded and renamed “Old Town District,” and the language in the im-
plementing Zoning District has been revised to provide for: building alignment at the
rear of sidewalks, wider sidewalks, interior parking lots, and architectural guidelines. No
changes are proposed to the Port of Siuslaw property zoned Waterfront-Marine, con-
sistent with the ESWD amendments adopted by the City and County in 1996 and later
acknowledged by DLCD. This action increased the area now zoned Waterfront-Marine.
Lands zoned Old Town on the Zoning Map are suitable for retail, office, and service
commercial uses, hotels, bed and breakfast uses, and other tourist-oriented establish-
ments. Residential use of lands in the form of second story apartments over ground floor
commercial uses is strongly encouraged. During the early part of the 20-year planning
period, the Port of Siuslaw’s boardwalk project near Nopal Street should be completed
and have very positive effects on the Old Town area, while providing convenient access
to views of the Siuslaw River estuary.
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Within the area covered by the Downtown Implementation Plan (adopted September
1999), three key properties within several hundred yards from one another are expected
to be available for redevelopment during the 20-year planning period. Two of those
properties, located on Quince Street, are owned by Siuslaw School District 97J, and con-
tain the middle school, high school football field and school bus barns. The bond measure
for the funding of the new facilities passed, and plans for the new site have received mas-
ter plan approval from the City. The District has begun construction at their intended site
between the elementary and high schools on Oak Street with completion planned in 2002.
In addition, the old elementary school site, located along 6 Street near Highway 101,
was sold by the School District to a private developer who has utilized the facility for a
series of small scale commercial uses. It is likely, however, that the old school site will
attract a redevelopment proposal due to its size, single ownership, and clear visibility
from Highway 101.

Under the guidance of the Downtown Implementation Plan, the City should work closely
with Siuslaw School District 97J to plan for the redevelopment and marketing of the
middle school site. Because this site lies immediately east of the Florence Events Center
and provides scenic views of the Siuslaw river estuary, its highest and best use might be a
high quality hotel development. Such a tourist-related development could increase use of
the Events Center as Florence’s premier conference facility and house visitors in close
proximity to Florence’s Old Town shops and restaurants, cultural activities and scenic re-
sources. A more detailed discussion of the Downtown Plan is found under Specific Plans
in this chapter.

Also included in the Old Town Zoning District is the proposed Siuslaw River Bridge In-
terpretive Wayside located at the west end of Bay Street under the Bridge.

Also under the guidance of the Downtown Implementation Plan, a new commercial zon-
ing district, the Mainstreet District, is established. This zoning district applies to lands
previously designated Commercial lying between the Siuslaw River Bridge and Highway
126 along both sides of Highway 101. The purpose of this District is to encourage the re-
development of this section of Highways 101 and 126 as a more traditional downtown
commercial area, rather than as a highway-oriented commercial center. Retail and ser-
vice uses, restaurants, lodging facilities, community buildings and other similar uses are
appropriate uses in this District. As properties redevelop, the goal is to relocate buildings
to the rear of the sidewalks, provide for wider sidewalks and pedestrian amenities, pro-
vide for on-street parking and shared interior parking lots, and establish architectural
guidelines. Residential use of upper stories is encouraged.
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Specific Plans

Several key Planning Areas within city limits require additional study and guidance for their
development over the 20-year planning period. The first three of these are designated in the
Comprehensive Plan Map as a Plan designation. The fourth, the Pacific View Business Park, is a
zoning district:

North Commercial Node
West 9" Street Area
Downtown

Pacific View Business Park

North Commercial Node (NCN) Planning Area

The North Commercial Node (NCN) is shown as a Comprehensive Plan designation in the Com-
prehensive Plan Map, and is described in the Commercial section of this chapter. Lands desig-
nated North Commercial Node are located around the four corners of the intersection of High-
way 101 and Munsel Lake Road with an extension to the east accessing to Munsel Lake Road.
The area is bounded on the north by three “gateway” type Plan designation areas: Heceta Beach
Neighborhood Cluster, Neighborhood Commercial Gateway, and Service Industrial. All of these
designations contain standards for increased landscaping and buffering in order to create and
maintain a pleasant north gateway entrance to Florence. The north gateway is complemented by
the east gateway on Highway 126 and the south gateway on Highway 101 at the Siuslaw River
Bridge, both of which are part of the Downtown Implementation Plan.

The goal of the NCN is to provide locations for large retail facilities and associated uses, while
providing for a continuation of an aesthetically pleasing north entrance to Florence. Attention to
building and site design, as well as provision of carefully designed and located landscaping
should provide a pleasing entrance while still allowing large retail establishments. Subdivisions
of existing parcels will not be permitted, except as part of a master plan for an entire parcel or
parcels.

Residential development at urban densities has already occurred generally in the area north of
30t Street. This development is anticipated to continue at higher densities over the 20-year
planning period as public sewer is extended and annexations occur. The City is attempting to
distribute business and commercial activity in discrete areas around the community in locations
which will reduce travel time on state and local roadways by locating those areas near concentra-
tions of housing. Several areas have been identified, including the West 9" Street Area, the
Downtown, the Pacific View Business Park District, and the North Commercial Node.

Testimony during the Fred Meyer hearings indicated a need for shopping facilities providing
general merchandise of a day-to-day nature such as clothing and general household merchandise.
The City has not done a detailed market analysis to determine the exact need for such facilities,
but did analyze lands available which provided a reasonable selection of sites for the planning
period.
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Analysis of available commercial lands for larger lot commercial development has determined
that large tracts of vacant and underutilized land with suitable highway access are, for the most
part, located in the NCN. The approval of the Fred Meyer development also set the framework
for traffic improvements at the Highway 101/Munsel Lake intersection which support additional
commercial development, as well as for extension of parallel local roads (Oak and Spruce
Streets) for local access.

Five potential redevelopment sites for large retail uses were also identified, two of which are
within the Downtown area, and a third of which abuts the Downtown. None of the five sites are
currently available, but could be at a future date. These sites total approximately 40 acres and
are presently zoned Commercial or Highway Commercial. Consolidation of lots may be required
in order to obtain the desired acreage for redevelopment for large retail uses.

Appropriate uses in the NCN are large retail stores that may incorporate restaurants, banks,
health clubs, movie theaters, professional offices, services such as dry cleaners and photomats,
and lodging facilities. Service stations, car washes, fast food restaurants and other auto-oriented
uses should be integrated into larger commercial centers. Due to the limited large lot commer-
cial land base and the need to carefully plan for traffic circulation, these auto-oriented uses will
be limited to those included as part of a master plan for the entire parcel. Mixed use develop-
ment is encourage in the NCN where impacts of noise, light and traffic can be buffered from
residential uses.

New auto, manufactured home and RV sales lots are inappropriate land uses within the NCN, as
are major auto repair, warehousing, manufacturing, outdoor storage, and other heavy commercial
and light industrial uses. Ample supplies of suitably zoned land for these uses are available in
other areas throughout town. Some of these uses currently exist within the NCN, and can con-
tinue to operate in accordance with City regulations.

Other key components of the NCN involve parcel size, transportation and other infrastructure,
natural resource and environmental considerations. Parcels within the NCN shall not be further
subdivided except as part of an approved planned commercial development. Large parcels are
the primary asset of the NCN. Consolidation of smaller existing parcels to create sites with ade-
quate room for proper design, shared access considerations, and landscaping is highly desirable.
Landowners of such parcels should be provided some flexibility through the City’s planned unit
development process, to achieve a reasonable plan of development.

The following transportation improvements are anticipated to occur during buildout of the NCN.
Consistent with the City’s Transportation System Plan (TSP), Highway 101 will be widened
through the NCN to no more than four travel lands, two northbound, two southbound, a center
turning lane and appropriate deceleration turning lanes and bike lanes. The intersection of High-
way 101 and Munsel Lake Road shall be signalized subject to approval by the State Traffic En-
gineer. Munsel Lake Road should be extended to the west across Highway 101 to serve as the
fourth leg of this major intersection. The western leg of Munsel Lake Road will provide parcels
on the west side of Highway 101 with full turning movements. This future right-of-way is cur-
rently encumbered by an existing manufactured home sales lot, but can be obtained through a
variety of methods. The City will also investigate funding assistance through ODOT and other
state and federal sources.
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Spruce Street south of Munsel Lake Road shall be designed and built as part of the development
of those parcels in the NCN. Due to the location of abutting residential development to the east,
together with the configuration of the affected parcels, a full urban section will not be required.
Rather, an internal, public connection between an access point on Highway 101 and an access
point on Munsel Lake Road will be required at the time of development. The location of the in-
ternal connection shall be flexible, but it shall minimize impacts on Florentine Estates, and shall
be designed to carry 2-way traffic through the site. No land for street right-of-way will be re-
quired of Florentine Estates to the east, and impacts to residential uses created by the extension
of Spruce Street will require appropriate buffers and other mitigation measures.

A northern extension of Spruce Street, beginning at the north boundary of Munsel Lake Road
north to intersect with the eastern extension of Heceta Beach Road will provide parcels on the
east side of Highway 101 with suitable local street access. Some right-of-way has already been
dedicated for this northern extension. Additional right-of-way needs to be obtained concurrent
with approval of developments. Street construction needs to occur concurrently with develop-
ment of abutting properties, or a non-remonstrance agreement signed for future street construc-
tion.

A northern extension of Oak Street, beginning at 37" Street and first intersecting with a new
east-west connector south of Fred Meyer, extending north to connect to the westerly extension of
Munsel Lake Road, and eventually extending north to Heceta Beach Road, will provide parcels
on the west side of Highway 101 with suitable local street access. No right-of-way is currently
dedicated for this extension, and again additional right-of-way needs to be obtained concurrent
with approval of developments. Construction of Oak Street may be pursued by the City, in a
cooperative effort with landowners, developers and ODOT.

The City has completed construction of Phase I of the Oak Street extension from 371 to 46"
Streets, south of Fred Meyer. The City should continue to pursue funding for the remaining
phases.

The new east-west street at the south side of the Fred Meyer site, together with a similar east-
west connector at the south end of the parcels in the southeast quadrant, will tie both Oak and
Spruce Streets to Highway 101 at a second signalized intersection. The location of the east-west
connector in the southeast quadrant is currently the site of the Community Baptist Church. This
connector cannot be constructed until the church is relocated. It is anticipated that this connec-
tion, and that provided by Munsel Lake Road, will preclude the need for direct access to High-
way 101, will provide opportunities for safe pedestrian movement across Highway 101 between
the various commercial uses, and allow safe turning movements on and off this State major arte-
rial highway. The signal will not be installed until ODOT signal warrants are met and will not
necessarily require redevelopment of the church parcel.

Preliminary engineering of this street network should occur early in the planning period to de-
termine ultimate alignments and right-of-way needs. All roads and streets, including Highway
101, shall be developed to an urban section, including curbs, gutters and sidewalks. All intersec-
tions shall include pedestrian crosswalks, and pedestrian refuge areas, as determined appropriate
by the City and ODOT. Bicycle lanes shall be provided along Highway 101, Munsel Lake Road,
the northern extensions of Oak and Spruce Streets, and the new east-west street.
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Other infrastructure improvements which need to occur to fully accommodate planned develop-
ment within the NCN include construction of the North Florence sanitary sewer transmission
main west of Highway 101. The timing for construction of the interceptor will be determined by
the pace of development and annexation in the northern part of the Urban Growth Boundary. A
second sanitary sewer main proposed within Munsel Lake Road may serve portions of this area
as well. There is no schedule for development of this main. Storm drainage improvements will
be necessary due to a relatively high water table and to stormwater flows through this area. The
City’s Stormwater Management Plan will determine the timing, size and location of those facili-
ties.

Buildings within the NCN shall be interesting architecturally and shall use materials and color
patterns that invite, not demand, attention. Corporate images shall not dictate local design deci-
sions. Ample landscaping shall be employed on all sites. Landscaping shall be used to minimize
the view of parking lots from Highway 101 and other abutting streets, and shall be designed to
continue the North Gateway concept begun at the Heceta Beach Road/Highway 101 intersection.
This does not intend that the specifics of site design of the Neighborhood Commercial Gateway
designation or the Service Industrial designation would be applied here, but rather that a Gate-
way appearance be maintained. Where the NCN abuts residentially planned or developed land,
effective undisturbed or landscaped buffers shall be incorporated into commercial or other non-
residential development plans, as well as the use of attractive barriers or walls.

West 9t Street Planning Area

The West 9 Street Planning Area of Florence is shown as a Plan designation on the Compre-
hensive Plan Map. The policies guiding development of this area are described in this section
and in the Plan designation section of this chapter. This area is an important component of the
Comprehensive Plan because it is one of the last relatively undeveloped areas within the older
part of the City. It is platted into blocks and relatively small lots created for residential develop-
ment. Public street rights-of-way are platted in grid-like fashion throughout, although many re-
main unopened. Because of its high development value to the community, it merits special plan-
ning attention.

The West 9™ Street Planning Area lies west of Highway 101. In the 1988 Comprehensive Plan,
the area was divided into commercial and residential Comprehensive Plan designations. The line
previously used to divide residential and commercial plan designations and zoning district
boundaries was Maple Street, although in actuality, that line was crossed many times by non-
residential developments.

The Peace Harbor Hospital was constructed west of that line in 1990 near 9™ and Elm Streets.
Due to that development, other professional (medical) office buildings have been established
west of that line. In addition, the city owns several vacant blocks of land in the 9" Street area,
and in 1997, the City constructed the Florence Justice Center: a city/county combined police
station, sheriff’s office, city and county courthouse, and city detention facility. All of this non-
residential development, west of the Plan’s residential/commercial dividing line, was permitted
conditionally under the City’s then Multi-family Residential Zoning District (High Density).
The residential plan designation and dividing line shown on the 1988 Comprehensive Plan Map
are no longer practical for serving the long-term planning needs for this area.
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For planning purposes, the West 9™ Street Planning Area is formed by Ivy Street on the east and
Rhododendron Drive on the west, and its boundary is shown on the Comprehensive Plan Map.
The West 9™ Street Area is further divided into several planning subareas to address specific
development issues. Maps of these subareas are included in this chapter, but are not shown on
the Comprehensive Plan Map.

West 9th Street Subarea Recommendations (See Subareas in Map 2-3):
Subarea 1

This L-shaped area lies west of the City’s property reserved for the airport landing glid-
path, and northeast of the Justice Center. It is bounded on the east by Ivy Street, contains
four full bocks, is currently undeveloped and is suitable for medium and high density res-
idential development. The block adjacent to 9th Street may also be developed with office
uses. Hemlock Street shall run north-south through the subarea, providing access to 9th
Street and Park Village. vy Street be developed with a multi-use path due to environ-
mental impacts if this street was constructed. 10th Street and 11th Street should not be
built to cross the eastern drainage way. The drainage way is to be protected with undis-
turbed buffers of 50°.

Subarea 2

This rectangular shaped area lies between the 11th and 12th streets rights-of-way on the
northwest corner of the West 9th Street Planning Area. It contains approximately four
full blocks and is currently undeveloped. A large vegetated sand dune is located in the
eastern half of the subarea, and any development of this subarea should work with that
feature rather than eliminate it. Medium to high-density residential development is suita-
ble for this subarea, utilizing the City’s planned unit development (PUD) process. Office
development may also be appropriate, provided vehicular access is obtained internal to
the subarea, and not directly from Rhododendron Drive.

Any development should also be sensitive to the City’s park land property located on
Blocks 58 and 59. 12th Street should not be opened to vehicular traffic. 11th Street may
be opened for vehicular traffic from Rhododendron Drive to provide access to this subar-
ea, but should either be terminated at Driftwood Street right-of-way or drawn northward
away from the City’s park land. 11th Street shall not cross the drainage way. Driftwood
Street may extend north from 9™ Street and curve into 10" Street avoiding the wetland.

The multi-use path within the 12t Street right-of-way provides a buffer between this
property and the Greentrees residential mobile home planned unit development to the
north. The drainage way bordering the east side of this subarea is to be protected with an
undisturbed buffer of 50°. There shall be a multi-use path that connects from 12 Street
to the City Park. That path is shown on Map 2-4 as being located within the Driftwood
Street right-of-way as the most logical location given the topography, but could instead
be located at EIm Street or Fir Street or anywhere in between.

Subarea 3
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This subarea is a rectangular shaped area on the western edge of the West 9th Street
Planning Area, between the Peace Health medical complex and Rhododendron Drive. It
slopes upward from Rhododendron Drive. Formerly planned and zoned for large lot res-
idential development, it is now planned for medium or high density residential develop-
ment. It may also be appropriate for office development, hospital or clinic expansion or
medical complexes, provided vehicular access is obtained internal to the subarea rather
than from Rhododendron Drive.

Subarea 4

This area lies south of 9th Street and immediately east of the Peace Health medical com-
plex. Its eastern boundary is formed by the eastern edge of the greenway, and its south-
ern boundary is 6th Street. The 3.5 block subarea is bordered by the major north-south
drainage way. A medical office building currently exists in the northwest corner of this
subarea, which is otherwise undeveloped and heavily vegetated. Office or medium to
high density residential development is appropriate within this subarea.

Greenwood Street shall run north-south to the east of this subarea, providing access to 9th
Street, but not to Rhododendron Drive to the south. Fir Street will be left unopened due
to environmental impacts of constructing that portion. It may be vacated, provided the
drainage way is placed in a protective easement or dedicated to the City as park land. 6™,
7t and 8™ Street may extend west from Greenwood Street in order to provide access to
the properties within the subarea.

The drainage way is to be protected with an undisturbed buffer of 50 feet. A multi-use
path extending north from Rhododendron Drive through the alleys between EIm and Fir
Streets shall be constructed as part of an adjoining development. This path would connect
to 8™ Street.
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Downtown Planning Area

The Downtown Planning Area is shown on the Comprehensive Plan Map as the Downtown Plan
designation. The policies guiding development of this area are described in this section, in the
section titled, Downtown under “Other Plan Designations,” and in the Downtown Implementa-
tion Plan, adopted into Appendix 2 of this Comprehensive Plan.

The Downtown is an important part of the community historically, culturally and economically.
Historically, it is the site of the earliest settlement in the Florence area. Oriented to the river, the
Old Town area was a thriving community related to the logging and fishing industries. Many of
the original buildings are still in use. Their design sets a character within which newer buildings
have been placed generally in a compatible manner. Culturally, the Florence Downtown is still
the center of the community. Besides the attractions of Old Town, the Downtown area contains
major grocery stores, the Events Center, the post office, financial institutions, the Chamber of
Commerce, a mix of commercial uses and City Hall. Economically, it is still an important area
of commerce, and the Downtown Implementation Plan seeks to strengthen this commercial core
by creating a pedestrian friendly character to the area and by providing safer pedestrian connec-
tions across Highway 101.

The long term goal is to create a “mainstreet” character for the area, with streets designed to en-
courage pedestrian use by: widening sidewalks and providing safer pedestrian crossings, provid-
ing for on-street parking, locating building fronts at the back of the sidewalk, providing for park-
ing in the interior of blocks, encouraging two, three and sometimes four story buildings, encour-
aglng mixed use development with residential units on the upper stories, retalnlng key public
uses in the downtown, providing design guidelines to assist property owners in designing new or
redeveloped structures in the historic character of the community, and developing a Downtown
Green and other landscaping appropriate to a mainstreet character.

In 1998, after working with Downtown merchants on a parking study, and on other concerns, the
City realized that an overall plan for the future of the area was necessary in order that incremen-
tal improvements would fit into an overall master plan. The City obtained a Transportation and
Growth Management (TGM) grant to hire consultants to work with the community to prepare an
areawide plan for the Downtown. Lennertz, Coyle, and Associates were chosen, and a Down-
town Committee was formed. The consultants worked closely with the community through a
series of workshops and charrettes to develop a draft Downtown Plan which was presented to the
City Council in final draft form on June 30, 1999. The Council and the Downtown Committee
worked on condensing the Plan into a Downtown Implementation Plan, which was then adopted
by the Council on September 20, 1999, and later incorporated by ordinance into Appendix 2 of
the Comprehensive Plan.

The goal of the Downtown Implementation Plan is “to revitalize the downtown area as the pri-
mary cultural, tourist, commercial and community core to serve all of Florence’s citizens and
visitors.”

The objectives of the Downtown Implementation Plan are:
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1. To develop a unified downtown consisting of the neighborhoods and commercial districts
on both sides of Highway 101, south of Highway 126 and 9th Street, east of Kingwood
Avenue, and west of the Port property along the Siuslaw River estuary.

2. To revitalize deteriorating sections of the downtown area.

3. To enhance the downtown through the promotion of mixed-use development, pedestrian
and bicycle accessibility, provision of useful public space, and attractive site and archi-
tectural design to create one of Florence’s special places.

4. To provide safe, convenient and attractive choices for people to walk, bike, and drive
throughout the downtown. Such connections should tie together downtown attractions
such as the Florence Events Center, Old Town, the Boardwalk, the Downtown Green, the
Post Office, parks, lodging establishments and retail businesses.

5. To facilitate public/private partnerships to carry out the plan.

6. To achieve a balanced transportation/land use solution for Highway 101 that maintains its
historic function as both the Coast’s primary transportation route, and as the center of
Florence’s downtown.

7. To develop safe, convenient and attractive public parking areas to accommodate visitors
and residents accessing the downtown from Highway 101 and adjacent neighborhoods.

8. To ensure that the transportation objectives of the downtown plan are consistent with the
Transportation System Plan (TSP), the Oregon Highway Plan, and ODOT’s adopted
plans for Highway 101 and Highway 126.

0. To identify suggested transportation improvements needed to facilitate redevelopment of
the downtown area consistent with land use and retail market strategies.

10.  To encourage mixed-use development that enables citizens to live, work, shop, and recre-
ate all within easy walking distance within the downtown.

11. To improve access to and visibility of Old Town from Highway 101.

The Downtown Implementation Plan divides the downtown into several subareas determined by
their specific characteristics and provides direction for activities necessary in each subarea in
order that the overall Plan goal and objectives can be accomplished. Those subareas are:

Commercial Transition Area

Highways 101/126/Quince/Spruce intersections/Highway 126 Gateway
9th Street/Kingwood Neighborhood

The Downtown Green/Mainstreet

Events Center District

Siuslaw Bridge Gateway

Old Town

NogrwnE
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Specific policies regarding land use and transportation for each subarea are contained in the
Florence Downtown Implementation Plan, September 1999 which was officially incorporated
into this Comprehensive Plan as the detailed plan for the Downtown area.

The Downtown Implementation Plan also establishes the following priorities for implementation

of the Plan:

e Construct the Downtown Green.

e City participation in land acquisition of the Middle School site.
e Stripe on-street parking spaces on Highway 101.

e Streetscape:

e Extend the “historic” street light program now in Old Town to the Mainstreet.

e Install irrigation and street trees in the Siuslaw Bridge Gateway area along Highway 101.
Complete a pilot “parking courtyard” in Old Town. (12-18 months)

Establish an estuary trail connecting the Boardwalk to the Munsel Creek Bikepath.

Identify and obtain key lots in Old Town for parking, and to maintain views where practica-
ble.

Locate a parking lot under the bridge. Combine with a Scenic Byways Bridge Interpretive
Site.

Amend the Comprehensive Plan to include Downtown Implementation Plan. Amend codes
as necessary. Make Retail and Merchandising Guidelines and Architectural Guidelines avail-
able. Maintain notebooks of architectural characteristics for the use of applicants.

Create a pilot block project with decreased width crosswalks, wide sidewalks, on-street park-
ing, and incorporate the in-street pedestrian activated crosswalk lighting.

Wage an effective campaign to obtain construction of the Highways 101/126 and
Quince/Spruce intersections.
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