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CITY OF LA PINE

Public Comments-Petition- Land Use File 01sub-24 Habitat

August 14, 2023
From: Homeowners of Crescent Creek HOA

HOA Properties mentioned and abutted to new development:
16570 Findley Drive, La Pine Or 97739 (HOA Clubhouse Property)
16650 Findley Drive, La Pine Or 97739. (HOA Park Property)

Contact Person:

Paul Henninger

51803 Fordham Drive

La Pine, Oregon 97739
pjhenninger@gmail.com
541-550-8177
Homeowner

City of La Pine

P.O. Box 2460

16345 Sixth Street

La Pine, Oregon 97739
541-536-1432

To The City of La Pine Planning Commission,

We are homeowners and members of the Crescent Creek HOA adjacent to the proposed
development. We are concerned about our property values, quality of life and the financial
impact and possible burdens that the development places on our HOA property, including our
Common Areas, Walking Trails, Clubhouse Property and Park. We ask and expect that the
Planning Commission enforce all land use requirements for a stand-alone development. We ask
the following:

1. The developer is improperly trying to use our separate development to satisfy land use
land requirements for their new development.

Discussion: The Habitat development was subdivided from a larger parcel in the
“Newberry Neighborhood #2”. Crescent Creek, including our HOA common area
properties, HOA Clubhouse property and HOA Park property are in a different land use
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quadrant, “Newberry Neighborhood”. Both areas are independent land use quadrants
and must satisfy the land use regulations and intent independently. One cannot use the
other. We do not believe that the land use quadrant “Newberry Neighborhood #2 even
existed when our development was created and recorded. If true, this also supports the
intent of not allowing the Habitat Development to use any part of our independent
development to satisfy the land use requirements of their quadrant.

Refer to exhibit “A” of this Petition. It is a copy of a modified county map of the area used in the
applicant’s application. This modified map to support the developmental plan improperly shows
our clubhouse and park property as part of the future developmental area and quadrant of
Newberry Neighborhood #2. It is not, and is this map is invalid and cannot be used to avoid any
and use regulations of the new independent development. All of Crescent Creek, including our
Clubhouse and Park property, was approved, recorded in 2004 and is part of the original
“Newberry Neighborhood” quadrant, never the “Newberry Neighborhood #2 quadrant. Refer to
exhibit “B”, the recorded plat map of this area of our development. Refer to exhibit “C’. This
shows there are only two parcels in the “Newberry Neighborhood #2 land use quadrant Crescent
Creek and HOA property is not part of that quadrant. Again, because we are a separate
development, in a different land use quadrant, the developer cannot use our development to
not follow_any land use requirements.

The new parcel for the Habitat Development, since divided from a larger parcel, must be treated
as a self-contained new development without exceptions. Since they were divided from the
Newberry Neighborhood #2 and are now a stand-alone development within that quadrant, they
must satisfy all the requirements of that quadrant including common areas, buffers and their
own park. They should not be able to defer their requirements to a future or existing
developments.

Discussion: The Habitat for Humanity organization went to the county and the City of La Pine to
develop an independent development. The county with City approval, divided the “Newberry
Neighborhood #2 parcel specifically for their development. Once divided as an independent
development, it is required to include all land use requirements including common areas,
development buffers, a park and walking trails. The present development plan does not meet
these requirements.

We ask the City Planning Committee to enforce the land use requirements and intent to protect
the quality of life and rights of the future Habitat homeowners and the existing Crescent Creek
homeowners. We suggest the developer redesign the community and reduce the number of
structures so that all required and intended land use regulations are met.

Park Requirement- The new development should have its own park as required by the land use

guidelines for a new development in that area. The new development does not include a park,
common use areas and proper open spaces, as required by established Land use requirements

for a new development in that area.

Discussion: The original parcel to which the land division occurred for this development requires
its own park, with public access. Since the new parcel the Habitat Development was cut from
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this parcel, both should include its own park, so this requirement is met. It would be
unreasonable and unfair to the new Habitat Community, the Crescent Creek community and the
public to not have the required open spaces and their own park.

The Habitat Development proposal should not be allowed to use our HOA Park and Common
Areas to satisfy any requirements. We are an independent community which met the land use
regulations at that time, including required common areas and a park open to the public. Our
development was created in 2004 as a self-contained development of 109 residential lots, with a
small park and our own private common areas to which we own and maintain. Since that time,
Crescent Creek has added on two plats of land, more than doubled the size to 225 residential
lots and the developer was not required by the City of La Pine to add an additional park.

Our HOA Park is small, has limited use capabilities and already does not meet the needs of our
225 single family homes, let alone the public. The addition of the Habitat Development next to
our park, without their own park will cause overuse damage and unreasonable additional costs
to the Crescent Creek Homeowners who own and maintain the park.

The Habitat Development should be required to develop its own park, without exception and
without trying to use our park to avoid this requirement or intent of the land use zoning of that
area.

Require a Development Boundary Fence. The developer installs a fence that meets our HOA
standards and quality between the new development and our HOA Clubhouse property and our
HOA Park property.

Discussion: Since the Development is adjacent and surrounds two sides of our HOA property,
both the HOA clubhouse lot and the HOA park lot, we ask that the development be required to
place a 6-foot black cyclone fence, with black privacy slats, that meets the requirement of the
fencing in our community at their property line that abuts to our property from Findley Drive to
Crescent Creek Drive. This will keep the persons from improperly accessing and damaging our
landscaping and park instead of using the intended and designed front entrance area for the
park off Findlay Drive. It will improve the safety of the persons using our park and we can more
safely monitor the activity in the park. Also, it will make it easier to enforce the safety and
sanitation rules of the park.

Greenspaces- Greenspaces for their residents should meet the proportional land use
requirements of a stand-alone development and the original parcel. No exceptions should be
granted.

Discussion: The quality of life and value of the new homeowners of the Habitat Community and
adjacent communities dictate this and the planning commission is responsible for ensuring this.
Also, they need safe areas for their children and dogs to walk and enjoy. Finally, it improves fire
safety for everyone.

Buffer Zones- Buffer spaces are required for all new developments are required for this
development. Yet, it is not part of the development plan as presented.
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Discussion: The developer improperly presented our Clubhouse and Park property as a part of
the Newberry Neighborhood #2 area which would allow for a buffer exemption. It is not. Our
entire development is in the original “Newberry Neighborhood” not the “Newberry
Neighborhood #2 sector”.

Buffer zones are required for all new developments. It requires a minimum of a 20-foot buffer
requirement to adjacent separate residential developments in other land use quadrants. We
contend the buffers apply to our entire development, including our HOA property, and should be
enforced. The developer improperly asked for a waiver of this requirement.

Refer to exhibit “A” of this Petition. It is a copy of the county maps of the area used in the
applicant’s application. Yet, the county map used improperly shows our clubhouse and park
property as part of the future developmental area of Newberry Neighborhood #2. It is not and
needs to be updated. All of Crescent Creek, including our Clubhouse and Park property, was
approved, recorded and is and is part of the original “Newberry Neighborhood” quadrant, never
the “Newberry Neighborhood #2 quadrant. Refer to exhibit “B”, the recorded plat map of this
area of our development. It shows the developer’s argument to avoid the requirement of 20-
foot buffer zones along our entire separate development is invalid.

We ask that the Planning Commission properly enforce the 20-foot buffer zone regulations. The
entire development needs to move 20 feet further away from our boundaries. It is obvious that
the rules and intent of the regulations includes a 20-foot buffer zone where it abuts Crescent
Creek and all our HOA property.

Our HOA property should not be used as an excuse to avoid this requirement and intent of the
land use regulations. The buffer requirement provides quality of life spaces for the residents of
the Habitat Community and ours. Persons and dogs need more space, not less. Also, this helps
with noise pollution, light pollution and the possible spread of fire from one development to
another.

Light Pollution- We ask that the development adhere to light Pollution standards and does not
cast light into our development. This includes the streetlights and building and property lighting.

Discussion: Our community was designed as a “dark” sky viewing community without
streetlights and strict light pollution regulations enforced within the community through the
HOA. It is a part of our quality-of-life plan for Crescent Creek. Front and side lights on the
exterior of the homes are restricted to being in an enclosed light fixture that casts the light
downwards and not into the neighbor’s property. All lights cannot cast light onto another’s
property, the streets or common areas. Additional lights are prohibited in the front yard. Our
common areas and walking trails within the common areas were purposely developed without
lights to maintain the “sky viewing” theme.

So, we ask that outside lights on the buildings of the new community have the same
requirement of not casting light into Crescent Creek. Also, their streetlights cast the light down,
and not out into our community or park so our community can enjoy our quality of life and the
sky viewing design of our community.
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8. Parking- The Habitat Development must have adequate and self-contained on street parking for
their residences and guests.

Discussion:

The roads in Crescent Creek were approved in 2004 and are narrow, without curbs, without
sidewalks or walks along the roadway, without designed parking along the roadways and without
streetlights. Pedestrians including children and persons with disabilities use our roads for
transportation. Additional car traffic and parking along our roadways will decrease the safety of
persons using our roadways.

9. Fire and Wildfire Danger- We ask the developer to use “Firewise” fire prevention and control
techniques.

Discussion:

Wildfires and home fires which cause wildfires is a real threat and concern. La Pine is listed as an
extreme Fire Zone so precautions should be made. Crescent Creek over the years has spent a lot
of time and money to improve our fire safety to our common areas, including our Clubhouse
property and Park Property. We are using “Firewise” techniques in our common areas. We as
an organization are actively moving forward within our HOA to make Crescent Creek a certified
“Firewise Community”. It is time for the City of La Pine to start requiring new developments to
require “Firewise” techniques. We ask the developer and city to ensure “Firewise” techniques
and buffers are put in place to protect the residents of the Habitat Development, our community
and the rest of La Pine.

We the listed Homeowners of Crescent Creek agree with the listed concerns and requests and
ask the Planning Commission to consider each point and enforce the land use regulations and
intent.

Respectfully submitted.

Date Signed Printed Name Signature Address in Crescent Creek P
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This map/plat is being furnished as an aid in locating the herein described N

Land in relation to adjoining streets, natural boundaries and other land,

and is not a survey of the land depicted. Except to the extent a policy of

title insurance is expressly modified by endorsement, if any, the Company w E W
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other matters shown thereon. S
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