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Agenda 
Aurora Historic Review Board 

Thursday, February 25, 2016, at 7:00 P.M. 
City Council Chambers, Aurora City Hall 

21420 Main Street NE, Aurora, OR 97002 

 

1. CALL TO ORDER OF THE AURORA HISTORICAL REVIEW BOARD MEETING 
 
 

2. CITY RECORDER DOES ROLL CALL 
Chair Abernathy 
Member Townsend 
Member Frochen 
Member Fraser 
Member Berard 
 

3. CONSENT AGENDA 
a) Historic Review Board Minutes, November-2015 
b) City Council Minutes 
c) Planning Commission Minutes 

  
 

4. CORRESPONDENCE - NA 
 

5. VISITORS 
 
Anyone wishing to address the Aurora Historic Review Board concerning items not already on 
the meeting agenda may do so in this section.  No decision or action will be made, but the 
Aurora Historic Review Board could look into the matter and provide some response in the 
future. 

 
6. NEW BUSINESS 

 
a) Discussion and or Action on Project Application for Sidewalks for American Legion Hall and 

Tree Removal.  
b) Discussion and or Action on Project Application from Warren Bean regarding 21317 Hwy 

99E.  
 

 
7. OLD BUSINESS 

 
a) Discussion and or Action on CGL Grant Update.  
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8. ADJOURN 
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Minutes 
Aurora Historic Review Board Meeting 

Thursday, November 19, 2015, at 7:00 P.M. 
City Council Chambers, Aurora City Hall 

21420 Main Street NE, Aurora, OR 97002 
 

 
STAFF PRESENT  Kelly Richardson, CMC City Recorder 
 
STAFF ABSENT:  None 
 
VISITORS PRESENT:  
 

1. CALL TO ORDER OF THE HISTORIC REVIEW BOARD MEETING 
 
 The meeting of November 19, 2015 was called to order by Chair Abernathy at 7:00 pm 
 

2. CITY RECORDER DOES ROLL CALL 
 Chair Gayle Abernathy – Present 
 Member John Berard - Absent 
 Member Mera Frochen – Present 
 Member Mella Dee Fraser – Present 
 Member Karen Townsend - Present 
 

3. CONSENT AGENDA 
a) Historic Review Board Meeting Minutes – October, 2015  
b) City Council Minutes – October, 2015 
c) Planning Commission – October, 2015 

 
 A motion to approve the Historic Review Board minutes of October 22, 2015 as 
 amended was made by Member Frochen and is seconded by Member Fraser.  
 Passed by all.   
  
 

4. CORRESPONDENCE – NA 
 
 Chair Abernathy informs the board that Member Townsend and myself attended the last 
 Planning Commission meeting and as citizens not members of the board testified during the 
 public hearing for Christ Lutheran in opposition of the bell tower.  There was a brief discussion 
 regarding the outcome there were a few misunderstandings of what had occurred however in 
 the end the board was able to set aside their differences in the matter and move on.  
 
 

5. VISITORS 
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 Anyone wishing to address the Historic Review Board concerning items not already on the 
 meeting agenda may do so in this section.  No decision or action will be made, but the Historic 
 Review Board could look into the matter and provide some response in the future. 
 No comments were made during this section.  
 
 There were no visitors that spoke during this time.  
 

6. NEW BUSINESS 
 
a) NA 

 
7. OLD BUSINESS  

 
 a) Discussion and or Action on CLG grant components and opportunities. There was no  
  discussion during this item.  
 b) Discussion and or Action on The Guide, this was continued until next month.  

 
 

8. ADJOURN 
 
 Chairman Abernathy adjourned the meeting of November 19, 2015 at 8:45 pm.   
 
 

 
 
________________________________________ 
Gayle Abernathy, Chairman 
 
ATTEST: 
 
________________________________________ 
Kelly Richardson, CMC 
City Recorder 
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Aurora Restaurant Project 

Warren & Bernice Bean 

 

Code Analysis 

 

February 17, 2016 

 

 

16.58.090 Site development plans.  

 

A. Required information may be combined on one map. Site development plan(s) shall include the 

following information, as appropriate:  

 

1. A vicinity map showing the proposed site and surrounding properties;  

 

- see attached survey drawing. 

 

2. The site size and its dimensions;  

 

- see attached survey drawing. 

 

3. The location, dimensions and names of all existing and platted streets and other public ways and 

easements on the site and on adjoining properties;  

 

- see attached survey drawing. 

 

4. The location, dimensions and names of all proposed streets or other public ways and easements on the 

site;  

 

- none. 

 

5. The location and dimension of all proposed:  

a. Entrances and exits on the site,  

 

- see drawing A1.0a. 

 

b. Parking and traffic circulation areas,  

 

- see drawing A1.0a. 

 

c. Loading and services areas, where applicable,  

 

- see drawing A1.0a. 

 

d. Pedestrian and bicycle facilities,  

 

- see drawing A1.0a. 

 

e. Utilities;  

 

- see attached survey drawing. 
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6. The location, dimensions and setback distances of all:  

a. Existing structures, improvements and utilities which are located on adjacent property within twenty-

five (25) feet of the site and are permanent in nature, and  

 

- see drawing A1.0a. 

 

b. Proposed structures, improvements, and utilities on the site;  

 

- see drawing A1.0a. 

 

7. Contour lines at two-foot intervals for grades zero to ten (10) percent and five-foot intervals for grades 

over ten (10) percent for current site grades;  

 

- see attached survey drawing. 

 

8. A grading plan that includes:  

a. The identification and location of the benchmark and corresponding datum,  

 

- see attached survey drawing. 

 

b. Location and extent to which grading will take place indicating contour lines, slope ratios, and slope 

stabilization proposals,  

 

- see drawing A1.0a. 

 

c. The location of drainage patterns and drainage courses;  

 

- no significant changes to drainage patterns and courses. 

 

9. The location of any floodplain areas (one hundred (100) year floodplain and floodway);  

 

- none identified on the site. 

 

10. The location of any slopes in excess of twelve (12) percent;  

 

- see drawing A1.0a. 

 

11. The location of any unstable ground (areas subject to slumping, earth slides or movement);  

 

- none identified on the site. 

 

12. The location of any areas having a high seasonal water table within twenty-four (24) inches of the 

surface for three or more weeks of the year and any wetlands;  

 

- none identified on the site. 

 

13. The location of any areas having a severe soil erosion potential as defined by the soil conservation 

service;  
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- none identified on the site. 

 

14. The method for mitigating any adverse impacts upon wetland, riparian or wildfire habitat areas;  

 

- no adverse impacts by proposal. 

 

15. A landscaping plan including:  

a. Location and height of fences, buffers and screening,  

 

- 5 foot high fence proposed at south side of parking lot as shown on drawing A1.0a. 

 

b. Location of terraces, decks, shelters, play areas, and common open spaces where applicable,  

 

- see patios shown on drawing A1.0. 

 

c. Location of mechanical equipment and garbage enclosures, and applicable screening  

 

- mechanical equipment will be located in attic of addition and to west of addition; garbage enclosure 

location shown on drawing A1.0a.. 

 

d. Location, type and size of plant materials, and  

 

- only grass will be added to site. 

 

e. Soil conditions, and erosion control measures that will be used;  

 

- no special soil conditions have been identified; the building permit drawings will include erosion 

control plans for use during construction. 

 

16. Elevation drawings of all sides of the development with landscaping shown as it will appear both at 

the time of planting and at maturity.  

 

- see drawings A3.0, A3.1, A3.2, and A3.3.  The site has many existing decorative trees and shrubs and 

these will be retained. There are no new plantings proposed. 

 

16.58.100 Approval standards.  

 

The Planning Commission shall make a finding with respect to each of the following criteria when 

approving, approving with conditions, or denying an application. The criteria shall be utilized in 

reviewing plans, drawings, sketches and other documents required by this subchapter. These criteria are 

intended to provide a frame of reference for the applicant in the development of site and building plans as 

well as a method of review for the City. These criteria shall not be regarded as inflexible requirements. 

They are not intended to discourage creativity, invention and innovation. It shall be the applicant’s 

responsibility to display to the City how the applicable criteria are being best met for the subject property.  

 

A. Provisions of all applicable chapters;  

 

- no additional provisions not covered here are known at this time. 
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B. Buildings shall be located to preserve topography and natural drainage and shall be located outside 

areas subject to ground slumping or sliding;  

 

- the proposed addition to the existing building fits nicely into the existing topography, as does the 

parking area. 

 

C. Privacy and noise:  

1. Buildings shall be oriented in a manner which protects private spaces on adjoining residential 

properties from view and noise,  

 

- by placing the addition to the back of the existing building, the new interior spaces are 107 feet from the 

adjacent house to the south, so will minimize view and noise impacts. 

 

2. On-site uses which create noise, lights, or glare shall be buffered from adjoining residential uses;  

 

- by placing the addition to the building, the new spaces are 107 feet from the adjacent house to the south, 

so will minimize lights, glare, and noise impacts.  

 

D. Residential private outdoor areas:  

1. Structures which include residential dwelling units shall provide private outdoor areas which are 

screened from view by adjoining units,  

 

- not applicable since no residential use proposed. 

 

2. Private open space such as a patio or balcony shall be provided and shall be designed for the exclusive 

use of individual units and shall be at least forty-eight (48) square feet in size with a minimum width 

dimension of four feet, and  

a. Balconies used for entrances or exits shall not be considered as open space except where such exits or 

entrances are for the sole use of the unit, and  

b. Required open space may include roofed or enclosed structures such as a recreation center or covered 

picnic area,  

 

- not applicable since no residential use proposed. 

 

3. Wherever possible, private outdoor open spaces should be oriented toward the sun;  

 

- not applicable since no residential use proposed. 

 

E. Residential shared outdoor recreation areas:  

1. In addition to the requirements of subsection D of this section, usable outdoor recreation space shall be 

provided in multifamily residential developments for the shared or common use of all the residents in the 

following amounts:  

a. Studio up to and including two-bedroom units, two hundred (200) square feet per unit, and  

b. Three or more bedroom units, three hundred (300) square feet per unit,  

 

- not applicable since no residential use proposed. 

 

2. The required recreation space may be provided as follows:  

a. It may be all outdoor space, or  
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b. It may be part outdoor space and part indoor space; for example, an outdoor tennis court, and indoor 

recreation room,  

c. It may be all public or common space,  

d. It may be part common space and part private; for example, it could be an outdoor tennis court, indoor 

recreation room and balconies on each unit, and  

e. Where balconies are added to units, the balconies shall not be less than forty-eight (48) square feet,  

f. Shared outdoor recreation space shall be readily observable for reasons of crime prevention and safety; 

 

- not applicable since no residential use proposed. 

 

H. Demarcation of public, semipublic, and private spaces;  

1. Structures and site improvements shall be designed so that public areas such as streets or public 

gathering places, semipublic areas and private outdoor areas are clearly defined in order to establish 

persons having a right to be in the space, in order to provide for crime prevention and to establish 

maintenance responsibility, and  

2. These areas may be defined by a deck, patio, low wall, hedge or draping vine, a trellis or arbor, a 

change in level or landscaping;  

 

- not applicable since no residential use proposed. 

 

I. Crime prevention and safety:  

1. In residential developments, interior laundry and service areas shall be located in a way that they can be 

observed by others,  

2. Mail boxes shall be located in lighted areas having vehicular or pedestrian traffic,  

3. Exterior lighting levels shall be selected and the angles shall be oriented towards areas vulnerable to 

crime, and  

4. Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and in potentially 

dangerous areas such as parking lots, stairs, ramps and abrupt grade changes. Fixtures shall be placed at a 

height so that light patterns overlap at a height of seven feet which is sufficient to illuminate a person;  

 

- no crime is expected in this area. 

 

J. Access and circulation:  

1. The number of allowed access points for a development shall be as determined by the City Engineer in 

accordance with standard engineering practices for City rights-of-way, as determined by Marion County 

for county rights-of-way, and as determined by the Oregon Department of Transportation for access to 

Highway 99E,  

2. All circulation patterns within a development shall be designed to accommodate emergency vehicles;  

 

- only one access point is proposed, per ODOT requirements; we have met with ODOT staff and they 

have indicated they believe the proposed change is approvable by them. 

 

K. Public transit:  

1. Provisions within the plan shall be included for providing for transit if the development proposal is 

adjacent to existing or proposed transit route.  

2. The requirements for transit facilities shall be based on:  

a. The location of other transit facilities in the area,  

b. The size and type of the proposal.  

3. The following facilities may be required:  
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a. Bus stop shelters,  

b. Turnouts for buses, and  

c. Connecting paths to the shelters;  

 

- no special transit improvements are proposed. 

 

L. All parking and loading areas shall be designed in accordance with the requirements set forth in 

Chapter 16.42;  

 

- we concur with this requirement. 

 

M. All landscaping shall be designed in accordance with the requirements set forth in Chapter 16.38;  

 

- we concur with this requirement. 

 

N. All public improvements shall be designed in accordance with the requirements of Chapter 16.34;  

 

- no public improvements are proposed. 

 

O. All facilities for the handicapped shall be designed in accordance with the requirements set forth in the 

ADA requirements;  

 

- the facility will be made ADA accessible during the building permit phase of work. 

 

P. All of the provisions and regulations of the underlying zone shall apply; and  

 

- we concur with this requirement. 

 

Q. All properties located in the historic commercial or historic residential overlay shall be designed in 

accordance with the requirements set forth in Title 17 of the Aurora Municipal Code.  

 

- we concur with this requirement and will be meeting with the Historic Design Board on February 25th. 
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Aurora Restaurant Project - Additional Information 

Warren & Bernice Bean 

 

Code Analysis 

 

February 22, 2016 

 

 

Additional Information Requested by City Planner:  

 

A)  The total square footage of the addition- specified by rooms such as store, toilets, restaurant, office 

space, storage etc. Please also provide the sq footage of the proposed patio. 

 

Main Floor (2,950 sf): 

 

Dining  1500 

Kitchen  500 

Storage  200 

Restrooms  250 

Corridors  200 

Stairs  300 

 

Lower Daylight Basement (2,700 sf):  

 

This space will initially be unfinished and is for expansion if the project is successful.  If finished out 

in the future it would likely be: 

 

Dining  850 

Kitchen  300 

Storage  800 

Restrooms  250 

Corridors  200 

Stairs  300 

 

Outdoor Spaces: 

 

Front Patio  150 

Rear Patio  1900 

 

Note:  All of the areas listed are approximate and represent the usable square feet.  We request that 

some flexibility be maintained for building size, by plus or minus 20%.  The detailed design of the 

kitchen, which will be determined by the final selection of menu, can't be accomplished until the 

construction drawing stage of design is undertaken.  The kitchen design can potentially require 

changes to the proportions of the interior spaces.  The overall goal is that the seating areas are looking 

out over the very attractive existing landscaping and paths in the interior of the site (which currently 

needs maintenance since it is somewhat overgrown with blackberries).  So that view will be the 

predominant force in the determinant of the final interior layout. 

 

B) Drawing A2.0 shows enclosed "toilets" space connecting to the existing structure but drawing A2.0a 

does not show a connection. Is this the 2nd story? 
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Drawing A2.0a shows the addition disconnected as a site layout option, should that be preferred by the 

City as an adjustment.  If the addition is disconnected then the restrooms (which were located to serve 

both the existing and new space alongside a connecting corridor) would be placed more interior on the 

main floor and the overall Main Floor size would reduce to 2,700 sf. 

 

C)  A lighting plan will need to be submitted. This can be condition as a staff level review but if one is 

available, please submit for HRB and PC review as well. 

 

We don't have a detailed lighting plan at this time so will be appreciative if that can be a condition at 

staff level review. 

 

D) Do you have the approved access permit from ODOT yet or any correspondence with them that you 

can submit with the application? 

 

We have not yet applied to ODOT, however Warren Bean and Aron Faegre met with three ODOT 

staff in Salem on January 28th at 2pm, and showed them the same site plan we have submitted with 

this application.  We learned that the existing driveway is fully legal and could be re-used.  We 

requested that the existing driveway be allowed to remain with the addition of the new proposed 

driveway.  However we learned with certainty that only one driveway would be allowed by ODOT.  

They gave us the application materials and said that they could see no reason that the new driveway 

wouldn't be approved as a replacement for the existing driveway, as long as the property title does not 

contain any conditions of control of access.  Warren Bean has checked the property title and finds that 

there are no controls of access listed, so the revised access appears fully approvable by ODOT.  They 

said that the existing driveway could remain open during construction of the addition so that the new 

driveway would be a construction driveway for that period of time.  However at the end of the project 

the old driveway would have to be completely removed from the right-of-way.  We asked if the 

existing driveway could simply be gated so that it could still be used for emergency or on an 

occasional basis.  They said no, it would have to be completely removed.  They also explained that 

ODOT permits are available if any new utilities need to be connected in the street.  They said that the 

first 20 feet of driveway at the property line would need to be asphalt to make access to Highway 99 

easy for cars.  This paragraph is my memo record of the meeting. 

 

E) The application states the garbage enclosure location is shown on the drawings but information on the 

garbage enclosure materials is not provided. Please provide materials and specifications for the enclosure. 

 

The structure of the enclosure would be CMU (concrete masonry units) and the exterior finish would 

be wood siding painted white to match the building. 

 

F) What will be parking lot be made of? Asphalt or gravel? 

 

The parking lot would be gravel, with the exception of the first 20 feet at the property line, which 

would be asphalt as required by ODOT.  In addition, there would be a small area paved for ADA 

parking, adjacent to an accessible walkway at the front north side of the parking area. 
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