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BURNS PLANNING COMMISSION

July 1, 2026

The Burns Planning Commission held a meeting July 1, 2026, at 6:00 p.m. Members present were as
follows:

Chairperson Forrest Keady
Commissioner Jami Attleberger — Absent
Commissioner Bryan Garo
Commissioner McKiah Schroeder
Commissioner Ron Bolles

Also, present were City/Planning Clerk Tiffany Leffler and the President of Telos Development Company
David Glennie. Via Zoom was City Land Use Planner Jay Harland.

Chairperson Keady called the meeting to order at 6:00 p.m.
SUMMARY

The Planning Commission held a work session to discuss two main agenda items: Code modifications for
parking lot paving requirements and Telos development conditions of approval. Jay Harland presented
proposed changes to the parking code that would implement a stepped system with different
requirements based on the number of parking spaces, where lots with 20 or fewer spaces would have no
paving requirements, lots with 21-40 spaces would need to pave 25% of the minimum required spaces,
and larger lots would maintain the current 100% requirement. The commission discussed concerns about
maintaining aesthetic standards on Main Street while providing flexibility for smaller businesses, with
Commissioner Garo suggesting additional triggers based on project cost or location requirements.
Regarding the Telos development conditions, the commission reviewed 27 condilions ol approval, with
the main points of discussion focusing on HOA requirements, the step system for sewer treatment, and
infrastructure concerns. The commission expressed support for the Telos development moving forward
while addressing specific concerns about sewer capacity and the need for better communication between
the city and developers.

AGENDA

Commissioner Garo moved to approve the agenda. Commissioner Bolles seconded the motion. All Ayes.

(4/0)
MINUTES
June 3, 2026, Meeting Minutes —

Commissioner Bolles moved Lo approve June 4, 2026, minutes. Commissioner Schroeder seconded the
motion. All Ayes. (4/0)
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PUBLIC COMMENTS
There were no public comments.

OLD BUSINESS

There was no new business.

NEW BUSINESS

8.1 Development Code Amendments for Parking Lot Improvements —

Land Use Planner.Jay Harland presented a memo regarding parking lot requirements, explaining that
the council directed statf to develop a step system based on lot size, with smaller lots (20 or fewer
spaces) having no paving or landscape requirements, medinm-sized lots (21-40 spaces) requiring 25%
paving of minimum spaces, and larger lots maintaining the current 100% requirement. He also wanted
to mention that currently you are required to dermarcate the individual spaces and provide wheel
stops. He said staff would strongly recommend that be retained. Those wheel stops are not that
cxpensive. It's super hard for them to figure out how the parking is supposed to work, and it can also
create some issues. He wanted to make it clear that staff was not proposing changes for the spaces that
are required to be paved.

The discussion focused on implementing consistent standards across all developments while
addressing concerns about cost burdens.

They also addressed the timeline for implementing new paving requirements, with Commissioner
Schroeder asking if the council had given any directions on a time frame for when a project would
need to be paved by.

Land Use Planner Jay Harland informed her that it wasn’t discussed at the council meeting but given the
weather conditions in Burns, but at a staff level he would support a little bit of flexibility. He suggested a
standard code provision rather than an after-fact compliance approach and discussed how the county's
project might be atfected by any changes to the code. They also briefly discussed how to handle
interconnected parking lots across multiple parcels

Parking requirements and paving standards for businesses were discussed, with the city suggesting
additional flexibility based on project costs and location. They debated the benefits of paving versus
gravel surfaces, while emphasizing aesthetic improvements, and voicing concerns about costs
potentially impacting small businesses. The discussion focused on potential modifications Lo current
stundards, particularly for Main Street frontage and smaller developments, with agreement that
existing gravel lots would be grandfathered in until future development oceurs.

Commissioner Garo said he'd like there to be another trigger for smaller budgeted prajects that, for
some reason, may end up with a higher number of parking spots, just due to some nuance. He'd like
there to be something saying if the total cost of the development is under $10,000 or $15,000 or
something Lo that nature, then the paving is also waived.
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Chairperson Keady said one of the things that he would like to see is things being cleanced up. He said
it kind of runs contrary on the main strip. He would not like to see a lot of gravel parking lots and
things like that on the highway or Main Street. He informed them he would be up for a block off
having all these requirements. He just thinks it's a better look.

Commissioner Schroeder said she agreed and they have come a long way. She thinks it's important to
realize when people are coming through, the route that they are going through is going to be how they
remember Burns and they want it to look appealing and attractive.

Chairperson Keady asked if they could add that businesses on Main Street frontage still have to pave.
There's no minimum, but there could maybe be a nice grace period.

After much discussion, Chairperson Keady asked if they had enough to move forward.
Land Usec Planner Jay Harland said he believed they did.
8.2 Telos Conditions of Approval —

This part of the mecting focused on clarifying conditions of approval for the Telos project, where staff
aimed to consolidate four different sets of conditions into a clean and concise sel.

The Planning Commission discussed conditions of approval for the Telos development project. Key
points included: 1. The commission reviewed 27 conditions of approval, with most being agreed upon
without discussion. 2. There were specific concerns about the step system and potential HOA
requirements, which were clarified by staff. 3. The commission expressed support for the development
moving forward while emphasizing Lthe need to address infrastructure and sewer capacity issues. 4. It
was agreed that the step system is approved in principle, but final approval depends on DEQ's
asscssment of treatment capacity. 5. The city agreed to provide quarterly updates on sewer system
improvements to help with planning. 6. The commission approved the conditions of approval as
presented, with Jay agreeing to provide the final order.

Chairperson Keady pointed out that instead of going over all the conditions of approval, he thought
they should go over the ones that staff and Telos were having an issue with. Then they could clarify
with Commissioner Garo what the intent of his motion from the previous meeling was.

David Gennic informed the Planning Commission that Land Use Planner Jay Harland created the first
list of conditions for the meeting. He asked him for a red line version with only those clauses that had
discrepancies or disagreements so they could clearly look at them, and he didn't want to do thal. He said
it was confusing because the numbering and the subjects of many of these conditions have changed so he
thought it may be casier to start with Commissioner Garo's motion and what his intent was.

Chairperson Keady informed Mr. Glennie that if there were certain conditions they were already agreeing
on, he did not want to get lost in the weeds of it all. He wanted to just focus on the conditions that have
discrepancics.
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David Gennie said he would try. He said just off the top of his head, it had to do with the potential to
come to some agrecment on this step system and the demand that they have an HOA, There were two or
three others that they were concerned about, because ultimately, they were being asked to spend
hundreds of thousands of dollars, and there's no criteria under which to judge whether they're goad
enough. He said they have tried to meet and discuss details on these few items a number of times, but
they can't get a hearing or anybody to talk to about how they could come to some agreement. e felt the
best example of that would be how to pay for the step system, or how to reimburse the city if they have
actual risks. Until that matter was resolved, they are dead in the water, because they have to resolve the
sewer issue before anything could happen in the way of construction.

Chairperson Keady informed Mr. Glennie that he was in support of housing in Burns and wanted to see
this move forward in a positive and productive way. He believed that all city staff as well as the Planning
Commission felt the same way but wanted to give them a chance Lo speak for themselves,

Commissioner Garo said no matter what, his goal was to get development moving, otherwise his seat on
the Planning Commission is kind of worthless if they are not moving towards development. He felt the
document of eonditions Jay Harland provided seemed longer than the previous set of conditions that
were laid out at the last meeting and believed his instruction was to make it significantly shorter. He said
he was a little perplexed as to why that is.

Commission Bolles said he supported getting housing, but as far as the infrastructure and everything
clse, he didn’t want to see the Public Works personnel be stretched to thin. He also worried about it
becoming Section 8 housing,

Chairperson Keady reminded Commissioner Bolles that it had already been approved. They were just
going through the conditions of approval. He thought DEQ would keep them out of trouble with Public
Works because DEQ was not going to allow anything they couldn’t handle, and they've already said
that. He then asked Commissioner Garo what the intent behind his motion at the prior meeting was.

Commissioner Garo said specifically the discussion of an HOA. He said they had a long discussion over
whether or not they should foree them to have an HOA, and they ended that discussion saying, no, they
don't think they should have an HOA, so he was surprised to see in there.

Land Use Planner Jay arland said he could speak to that and pointed out to the Commissioners that it
was condition # 21. As it stands, the Planning Commission has approved it, and as they've proposed it,
there are not any common arcas, and there won't be any. He informed them that this was written because
sometimes when they get into the final design, they figure out they do need a little common area or some
common infrastructure. This is wrilten so that if that happens, there will need to be to be an HOA to
maintain that common area thing, but, as it says in the last sentence, no HOA is expected at the time of
these conditions.

Duavid Glennie felt that this was a complicated issue, because many of these conditions are ultimately
written so that the city judges whether it exists. He said they could have a disagreement about whether
something was a common arca or not, but if the city staff determines in their opinion that it is, then are
are forced to have an HOA,
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Land Use Planner Jay IHarland informed Mr. Glennie that was not how things worked.

Chairperson Keady asked Jay Harland if while going through the process he gels his final plan done, and
somewhere, somehow, the city decides that some corner is common area, and they need an HOA. He
wanted to know if he would have the ability to come back to the Planning Commission and get a variance
or better ruling, or if he would be stuck with what the statf says.

Land Use Planner Jay Harland informed them that he would think Mr. Glennie would go straight to the
counecil,

David Glennie let the Planning Commnission know that he and his engineer Steve Ward had spoken with
DEQ in Bend. They ended up walking away very frustrated because it kept coming back to a capacity
issue. He asked if there was any way to gain capacity for at least a phase 1, and their reply was that it
would be up to the City of Burns. He said he just doesn’t understand why they can't sit down and discuss
the potential for a step system, and how they can pay the cily if it is in any way at risk. He thought they
should be able to talk business. That way they can figure out whether there's common ground that would
allow them to go forward with that system. If not, they need to know that before they start engineering
the site.

Land Use Planner Jay Harland’s understanding of Commissioner Garo's message was that the step
system was approved and these are the conditions of approval. They don't have to talk about conveyance
capacity, all they are talking about is treatment capacity at the actual plant, which is not something they
can put in these conditions of approval, because il is a citywide amount of water, or sewage that it can
process at one time. He clarified again that the step system, in the conditions of approval, is approved,
and that it can be designed. It's a separate matter as to whether DEQ is going to say there is sufficient
treatment capacity for additional development.

Chairperson Keady asked City Manager Brenda Engebretson if they could have a quarterly update with
the city and Telos to go over where they are at with the sewer.

City Manager Brenda Engebretson said she was sure they could have a quarterly update. She said as they
were speaking at that moment, they are working on lining out what they are going to be doing, but they
don't have plans developed yet. When they start addressing the I&I issue, they are hoping that they can
slart addressing that within the next year. She said it was a very timely process.

David Glennie said they don't need a quarterly update, They would like to just be able to call and ask the
questions they have.

Chairperson Keady said he believed it was better to have a set time for regular communication becanse he
didn't want to keep rehashing the same issues and wanted o continue to see things move forward. He
then gave David Glennie time to look over any other issues he had with the conditions of approval that
Land Use Planner Jay Harland created, opposed to the oncs he had himself created.

Chairperson Keady asked Commissioner Garo if there was anything in the conditions that his previous
motion was not intended to have or if he had any concerns.
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Commissioner Garo said that nothing jumped out at him, but he was not the developer. He felt it had
gotten back to the point where this seemed pretty standard. He said this is what they would ask from any
development coming in and putting in any number of houses in any location in the city, and that is his
goal for these conditions of approval. He feels they should look substantially similar to the last
developments that have gotten their approvals. Obviously, there's nuance with the step system, but
otherwise, these should look substantially similar to the last development and the next development.

Land Use Planner Jay Harland informed him that was staff's intent. There are specific things, such as the
specific phasing plan they have. There are conditions around that, so that the city has adequate
emergency fire access (condition 4). He clarified that was talked aboul al the hearing and agreed Lo by the
applicant.

David Glennie had a few more questions for Land Use Planner Jay Harland and asked about number
four. He said he changed the language so that there's additional street improvements necessary before
Phase two, and in the earlier draft, it was Phase three and he wanted to know why that had changed.
Before, it had stated they had to finish McGowan Strect to get to Phase two, and now they have to finish
three Streets to get to Phase two. It's a money thing. They had talked before about having bulhs for a fire
trucks to turn around, but not full street improvements

Land Use Planner Jay Harland said there were two steps, and this one he tried to match what the
engineer said he wanted it faced.

Chairperson Keady asked Mr. Glennie if there was a version of number four that was different and that
they had liked or that read differently.

David Glennie informed them that it was number three on his red lined version and number four on the
recent one Jay had presented o the Commissioners. He said he would read it allowed and they could
follow along to determine what had changed. He read what was written and it said, “Development
phasing of the subdivision shall be arranged such that Phase two is not plotted until South McGowan's
Avenue is improved up to the Burns Mini Storage Facility. Providing two street access points. Granl
Street and South Imperial Avenue shall be fully constructed as shown on the applicant's drawings and
conneeled so that adequate emergency fire access Lo said lots will be provided prior to planning Phase
three.

The Planning Commission agreed it was word for word.

David Glennie said that was perfect. He explained that this had come down from one of his Lleam
members. He has to pay people to review this stuff, and sometimes they make mistakes.

Chairperson Keady asked if he had any further concerns about the conditions they were presented that
cvening.

David Glennic said the only other one was condition number twenty-one, and they agreed that had
already been discussed. He said he guessed he would leave it lying and have faith that cool heads will
prevail.
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Chairperson Keady had a question about number 25 and 26 on the conditions of approval. He wanted to
know if Miller Springs had to meet these requirements before they started construction of homes,

Land Use Planner Jay Harland informed him that Miller Springs was required to do number 26 but 25 he
would say was a standard condition, but usually cities that are trying to encourage development can make
a choice to modify that. They would do the same thing for Telos that they did for Miller Springs. Miller
Springs was about 80% of the way donc with their infrastructure, so at that point, they wanled to try to
be flexible. Once they're getting close to being done, if they want to start a house, they have a form that
they sign that says they're taking all the risk of getting it started before it's recorded.

Chairperson Keady said it sounds like they had some agreement on the conditions and thought they
could move forward with the terms that were presented.

Land Use Planner Jay Harland said he would get the final order over to them with the agreed upon
conditions of approval attached.

There was no further discussion.

The next meeting will be on August 5, 2026, at 6:00 p.m.

Chairperson Keady adjourned the meeting at 7: 10 p.m.
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