
City of Talent 
Community Development Department - Planning 

STAFF REPORT 
Type II Land Use Application - Administrative Review 

Date: May 18, 2016 
Item: SPR 2016-001, Y asem Altunel 
Site: 110 & 114 Talent Ave. 

Applicant: 

Property Owner: 

Requested Action: 

Assessor's Map Number: 

Site Location: 

Zoning:. 

Deemed Complete: 
Notice Mailed: 
120-Day Limit: 

PROPOSAL 

Y asem Altunel 
2007 Talent Ave. 
Talent, Oregon 97540 

Iliahi, LLC. 
1785 Zemke Rd. 
Talent, Oregon 97540 

Approval of a Site Development Plan to allow the 
temporary placement of a mobile food vendor. 

38-1W-23CD, Tax Lot 7400 & 7500 

110 & 114 Talent Ave. 

CBD - Central Business District 

April 4, 2016 
April 7, 2016 
August 2, 2016 

The request is for a Site Development Plan Review to allow the placement of a single mobile food 
cart on a vacant, unimproved lot. 

APPROVAL CRITERIA 

Talent Zoning Code 8-3D.2, 8-3].4-6 and 8-3L.1 



PROPERTY CHARACTERISTS 

The site is located on Talent Avenue at the intersection of the adjacent one-way alley. The subject 
parcel is currently a graveled area, commonly used for parking by local businesses. The photo below 
shows a street level view of the subject property. 

Site Development Plan Review Page2 
SPR 2016-001, Yasem Altune~ Sultnn's Delight 



AGENCY COMMENTS 

No agency comments were received 

PROPERTY OWNER COMMENTS 

One property owner comment was received, recommending approval of the application. 

ANALYSIS 

Tentative administrative approval is subject to compliance with the approval criteria above, and the 
underlying zoning district (8-3D.2, Central Business District). Text from the code appears in italics. 

8-JD.230 BUILDINGS AND USES SUBJECT TO TYPE-II SITE 
DEVELOPMENT PLAN REVIEW 

C. Eating and dli11ki11g establiJhJJJCJtts (which JJ1ay i11c!11de e11teztai111J1ellt} not extwedi11g 6,000 sq11a1r faet. 

FINDING: The subject parcel is zoned Central Business District (CBD) which allows eating and 
drinking establishment uses subject to a Type-II Site Development Plan review. The proposed use of 
the property is to provide a mobile food vendor space and is consistent with the provisions of this 
section. The provisions of this section have been met. 

8-JD.260 YARDS REGULATIONS 

A. Fro11t yard. 

1. Minin1111J1: Zezv (0) faet. 

2. Maxi11111111: Ten (10) fact far no 11101? thall 50 percent ef the givtmdf!oor width. 

3. Parking lots: Te11 (10)faet, which shall be landscaped to ptvvide scm11i11g. 

B. Side yard. 

1. Mini11111111: Zem (0) faet. 

2. ]yf_axi11111111: Te11 (10) faet far 110 11101? than 50 pemnt ef the g1vm1df!oor width 011 sl!?etfaci11g sides; ten 
(10) faet 011 alleyfaci11g sides. 

3. Parking lots: 10 faet, which shall be landscaped to pmvide sme11i11g. 

c. &aryard. No l?aryard is 1?qt1i1?d between COfllfltenial!y zoned pmpc1ties. 

D. General pmvisio11 app!yi11g to all setbacks: Whm public tttility or similar easements exist 011 or ac1vss p1vperty 
lines, setbacks shall be JJ1eas111id fiv111 the lot-i11te1ior edge ef the easement. 

FINDING: The proposed site plan locates the mobile food cart along the eastern boundary of the 
property. All required setbacks have been met provided the mobile food cart does not encroach on 
the adjacent utility easements. The provisions of this section have been met. 
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8-3D.475 LANDSCAPING, FENCES, WAILS AND SIGNS 

All mws not occ11pied by stmct1ms, mad1vays orparki11g mwas, walkways, bicycle paths, patios or other sped.fie 11ses 
shall be la11dscaped aml 111ai11tained. F'e11ces, walls, hedges a11d sc1w1 plantings shall be permitted i11 co11for111a11ce with 
A1ticle 8-3].3, a11d 111ay be 1wq11i1wd i11 co11for111a11ce with Sectioll 480, below. All fa11m; walls, hedges and .mren 
pla11ti11gs shall be pmper!y mai11tai11ed. Signs shall be per111itted a11d in co1ifom1a11ce withA1ticle 8-3].7. 

FINDING: Because the lot is currently a vacant gravel area and the use is temporary in nature, no 
landscaping is required. The lot shall however, be maintained in a clean, weed free manner in 
accordance with Section 8-3J.460(B). As a condition of approval, all areas not occupied by structures 
shall be maintained in a clean, weed free manner. The provisions of this section have been met 
subject to conditions of approval. 

8-3D.480 BUFFERING 

Whe11 a development or 11se is proposed 011 p1vperty withi11 the CH zom which ab11ts or is adjace11t to a conflicting la11d 
t/Se zone or Cl/1 incompatible b11t per111itted I/Se within the same zone, the pfa1111i11g com111issio11 shall 1"qt1ile a b11ffer 
s11ffici.ent to protect the intent of the adjace11t zone or the i11teg!ity of the i11compatible tm. In 111atl)' cases a fence, wall, 
hedge or smen pla11ti11g along the p1vperty line closest to the co11flicti11g 11se or zo11e will be s11fficie11t. Howeve1; the type 
of b1tjfer shall be considmd i11 1elatio11 to existing a11d fa1tt11e la11d 11se, the degm of cotrflict betwee11 adjacent 11ses, and 
the a11101111t of per111am11ce desiled. B1tjfers may consist of spatial separatio11, physical baniers, la11dscapi11g, natural 
topography or otherfeat1ms. The g1eatest a111011nt rrf lntjfeiing shall be 1eq11i1?d whm necessmy to pmtect a11 ag1ic11lturc1I 
mottrce. Ptvposed b1tjfers shall be subject to the approval rrf the plan11i11g co11111nssio11, who shall 1wiew the bztjfeniigfar 
adequacy a11d approp1iate11ess as patt of the site development plait 1eview. 

FINDING: The proposed development does not abut residential properties, it is entirely surrounded 
by other commercially zoned properties and therefore does not conflict with nearby existing land uses. 
The provisions of this section are not applicable. 

8-3].320 PERMIT REQUIRED 

Piior to meting a fence or wall, apply to the City pla1111ilig depa1t111e11t far a Type-I zo11i1igpem1it. Pla11ti11gs do 11ot 
1Cq11i1C a permit, b11t a/C s11bject to the p1vvisio11s rrf this Aitic!e. 

FINDING: The proposed site plan did not include the request for a fence, wall, hedge or screen 
plantiog. The provisions of this section are not applicable. 

8-3].450 DEVELOPMENT STANDARDS-LANDSCAPING PLANNING 

New s11bdivisio11 or Site Develop111811t Pla11 Review applications s11bject to m;iew by the Pla1111i!ig Co111111ission shall 
imJ11de a plan far Stmt Tms alo1ig a1tC1ia!, col!ecto1; a11d local st1eets and a general la11dscapingpla11 far all 1111developed 
meas 011 the property. The general la11dscape plan sho11ld consider the 11se rrf native and dro11ght 1Csista11t sped.es, e1vsio11 
control, and water q11ality mitigation. 

FINDING: Because the lot is currently a vacant gravel area and the use is temporaty in nature, no 
landscaping is required. The lot shall however, be maintained in a clean, weed free manner in 
accordance with Section 8-3J.460(B). As a condition of approval, all areas not occupied by structures 
shall be maintained in a clean, weed free manner. The provisions of this section have been met 
subject to conditions of approval. 
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8-3].525 PERMIT AND REVIEW REQUIRED OF ALL OFF-STREET PARKING 
LOT SURFACING AND RESURFACING PROJECTS 

No parki11g lot shall be s11tfaced or mt1tfaced witbot1t a bt1ildi11gpermit and 1111til the project plans have bee11 submitted 
to the City plan11ing effice for 1"view to instm conjimna11ce with the provisio11s ef this mtic!e. If the staff advisor determines 
that the project plans co1rfam1 to the p1vvisio11s ef this a1tic!e, this person shall so cet1ify 011 a copy ef plans, 1.tain one 
copy in the planning effice files, a11d 1"t1m1 a copy to the applicant.· If a qt1estio11 mises as to the project's co1rfarma11ce 
with the p1vvisions ef this aJtic!e, the staff advisor shall snbject the project to a site development plan 1eview without a 
p11blic beating. 

FINDING: The proposed use is tempora1y in nature. The proposed site plan does not include the 
request to resurface the existing parking lot, therefore a building permit is not required. The 
provisions of this section are not applicable. 

8-3].530 OFF-STREET PARKING 

Ojf-stmt parking spaces shall be pmvided a11d mai11tained as set faith i11 this Aitic!e for all t1ses in all zoning distlicts, 
except in the Central B11siness Dist1ict Zom (CBD ), or as otherwise provided at the time: 

B. The use ef a bt1ildi11g orproperty is hmafter cha11ged to a11other t1se with gnateiparking 1eq1timne11ts, p1vvided 
that if the C11largement of a bt1ilding e:xisting at the time hmef is less tha11 fifty percent (50%) ef the gmss floor 
ana, parking space shall be 1"qt1i1?d in pmpottion to the inmase only. Any t1se 1?qt1ili11g one-half or mo1e ef 
a parking space shall be deemed to 1eq1ti1e the fiJ/I spa'". The pmvision and maintenance ef off-st1eet parki11g 
space is a cont1itt11itg oh!igatio11 ef the pmperty ownei: 

FINDING: Although not required, the proposed site plan identifies six (6) parking sfalls. Parking 
stalls will not be improved, but were identified on plan to provide a means of determining pedestrian 
and vehicle circulation. Because the use is temporaiy in nature, the parking stalls do not need to be 
paved. However, to ensure pedestrian and customer safety, the applicant shall as a general condition 
place and maintain parking bumpers between the parking sfa!ls identified on the site plan and the 
mobile unit. The provisions of this section have been met subject to conditions of approval. 

8-3].630 STREET ACCESS AND CIRCULATION 

A. General This A1tic!e shall apply to all p11blic stl,.ts within the City and to all p1vpe1ties that abut these 
stnets. 

1. Gmeral Co11sideratio11s. The 1111111ber ef access points to a si1igle pmperty shall be limited to a 
mi11inn1111 that will allow the p1vperty to acco111111odate and semice such traffic as 111ay be 1?aso11ably 
anticipated to be conmtemttrate with the safety ef the trave!iltg public, and must 11ot infii11ge 011 the 
fivntage of adjoiningpmperty. Access points shall be located whm they do not mate undue interfmnce 
or hazard to the fi"e 111ove111e11t ef11or111al 1vad, biryc!e 01pedest1ia11 traffii: Locations 011 shaip c111ves, 
steep grades, meas efmtlicted sight distance or at points which i11tetfm with the placement and proper 

fi111ctio11i11g ef traffic contml signs, signals, lighting or other services that affect traffic operation at? to 
be avoided. 

FINDING: There arc three (3) access points to the property. To ensure compliance with this section, 
access to the alley and to Talent Ave. shall be closed to traffic. These access points create a hazard 
for pedestrians and vehicle traffic using both the alley and Talent Ave. As a general condition, the 
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applicant shall close both the alley and Talent Ave. accesses using a barricade appropriate to alert 
drivers that the access is closed. The provisions of this section have been met subject to 
conditions of approval. 

8-3].640 PEDESTRIAN ACCESS AND CIRCULATION 

A. Co11tin11011s Pathways. The pathway systeJJt shall extend thm11gho11t the develap1J1e11t site, a11d co1111ect to all 
fi1t111r phases of develop1J1ettt, adjacent trails, pttblic parks a11d ope11 space atras whe11eve1possible. The developer 
1J1ay also be 1rqttit?d to co11nect or stttb pathway(s) to adjace11t st1"'ts and p1ivate p1vperty, i11 accordattce with 
the p1vvisio11s of Sectio11s 630 a11d 640 

B. Safe, Di1rct, a11d Co11venie11t Pathways. Pathways 1JJithin develop11m1ts shall pmvide safe, 1raso11ab!JI dimt 
a11d co11venie11t co11nectio11s betJveen p1i1nary bttilding e1ttrc111ces and all adjace11t st1.ets ... 

C. Co1111ections II7ithi11 Develap1J1e11t. ~For all develop1J1e1tts sttbject to Site Develapnm1t Pla11 Review (8-3L.1 ), 
pathways shall co1111ect all bttildittg e11tramrs to one a11othe1: 111 addition, pathways shall commt all parking 
atras, storage mws, 1rcnatio11al facilities a11d com111011 airaJ; and adjacwt developme11ts to the site, as 
applicable. 

FINDING: The modifications proposed in the site plan are small scale and do not negatively impact 
pedestrian traffic, further modifications to pedestrian access are not required. Staff does recommend 
the applicant provide some physical barrier between the parking and customer space. This barrier 
could consist of planters or other means of separation that adequately protects pedestrians. The 
provisions of this section are not applicable. 

8-3L.150 REQUIRED FINDINGS FOR APPROVAL OF PLAN 

After an exa1J1inatio11 of the site, the Pla1111ing Co111111issio11 shall app1vve, or appmve with conditions the site develop1J1e1tt 
plan if all of the fallowingjindings atr made: 

A. All p1vvisiom of this Chapter and other applicable City 01di11a11ces attd agmments atr complied with; 

B. The pmposed deve!opmettt will be i11 confor1J1ance with the i11te11t a11d objectives of the zone i11 which it 
will be located; 

FINDING: The purpose of the Central Business District (CED) is to serve as the hub for social 
activities, including retail trade, personal and business setvices. The proposed use is a mobile food cart 
that will promote pedestrian activities in the core business area, consistent with the purpose of the 
CED. The provisions of this section have been met subject. 

C. All applicable po1tions of the City co111p1rhe11sive platt or other adapted plan atr co111plied with; 

FINDING: The proposed use is consistent with the intent of the uses allowed on a property with a 
commercial Comprehensive Plan Designation. The provisions of this section have been met 
subject. 

D. The ptvposed develop111ent will be co1J1patible with or adeqttate!JI btt[fatrd fiv111 other existing or 
co11te111plated t1ses of land in the st111vtmdi11g atw; 
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FINDING: The proposed use is co1Illnercial in nature and is coinpatible with the other existing or 
conteinplated uses of land in the surrounding area. The provisions of this section have been met 
subject. 

E. That 110 wastes, other tha11 1101ma! water n111off, 1vi!! he co11dt1cted i11to City storl1l a11d wastewater 
facilities; 

FINDING: The proposed use is a self-contained inobile food cart. All waste, other than normal 
water runoff is located within the 1nobile vehicle. As a general condition of approval, the applicant 
shall properly dispose of all waste other than norinal 1unoff in an appropriate off-site location. The 
provisions of this section have been 1net subject to conditions of approval. 

.F. The fol!owi11g m~ ammged so that traffic co11gestio11 is avoided, pedesllia11 a11d vehictt!ar safety, solar 
access, histo1ic sites, and the pt1hlic welfa'" a11d safety m~ protected, a11d the1~ will be no adverse effect 
011 s1mm111di11gproperty: 

1. httildings, stmcttms, a11d il1lproveme11ts; 

2. vehict1!ar and pedest1ia11 i11g1us a11d eg1us, a11d i11temal cimtlation; 

3. parki11g a11d loadi11gfacilities; 

4. setbacks and views jimn stmcttms; 

5. walls, fo11ces, la11dscaping and st1~et and shade lives; 

6. lighting a11d signs; and 

7. 11oise ge11eratio11 facilities and trash orgadJage dposito1ies. 

FINDING: The proposed mobile food cart location is adjacent to the eastern property line and 
occupies a space that is approxi1nately 120 square feet. Access is taken fro1n a driveway apron along 
Market Street and is adequate for the proposed use and limited traffic. To ensure compliance with 
this Section 8-3].630 above, access to the alley and to Talent Ave. shall be closed to traffic. These 
access points create a hazard for pedestrians and vehicle traffic using both the alley and Talent Ave. 
As a general condition, the applicant shall close both the alley and Talent Ave. accesses using a 
barricade appropriate to alert drivers that the access is closed. The provisions of this section have 
been met subject to conditions of approval. 

G. The applicant has made a11y req1ti1~d stmt a11d other needed p11blic facility a11d service improvemettts 
in confom1ance with the standards a11d improvements set faith i11 this Chapter a11d the applicable 
portions ef the City St1bdivisio11 Code, or has p1vvided for an adeqttate sec111ity ammgement with the 
city to e11s111~ that s11ch improveme11ts will be made. 

FINDING: The proposed mobile food cart is temporary in nature and does not increase 
need for water, sewer or transportation se1vices or improve1nents beyond what is currently 
available. The provisions of this section have been met. 
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DISCUSSION 

Overall, staff is very supportive of proposed site development plan because of its ability to meet the 
intent of the Central Business District zone, providing a business that creates more pedestrian oriented 
traffic. 

RECOMMENDATION 

Staff tentatively approves the Site Development Plan application subject to the following conditions: 

GENERAL CONDITIONS 

1. The applicant shall ensure all areas not occupied by stiuctures be maintained in a clean, weed 
free manner. 

2. The applicant shall place and maintain parking bumpers between the parking stalls identified 
on the site plan and the mobile unit. 

3. The applicant shall close both the alley and Talent Ave. accesses using a barricade appropriate 
to alert drivers that the access is closed. 

4. The applicant shall properly dispose of all waste other than normal runoff in an appropriate 
off-site location. 
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ZacMoody 
Community Dev~e"'=op"'m::'.:ent Director 

s/1e>i/IL.< 
Date 
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