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AGENDA 
Aurora Planning Commission Meeting 

Tuesday, July 5, 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 PLANNING COMMISSION MEETING 

 
  

2. CITY RECORDER DOES ROLL CALL 
 

3. CONSENT AGENDA 
a) Planning Commission – June, 2016 
b) City Council Minutes – May, 2016 
c) Historic Review Board Meeting Minutes – May, 2016 

 
4. CORRESPONDENCE –  

 
5. VISITORS 

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

 
6. PUBLIC HEARING  

a) Discussion and or Action CUP-2016-01 
7. NEW BUSINESS 

 
a) None  
 

8. OLD BUSINESS  
 

a) Discussion Regarding additional information from FEMA Notice of Federal Land Use Change 
for Biological Opinion.  
 

9. Commission Action/Discussion 
 
a) City Planning Activity (In Your Packets) Status of Development Projects within the City.  

 
10. ADJOURN 
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Minutes 
Aurora Planning Commission Meeting 

Tuesday, June 7, 2016, at 7:00 P.M. 
City Council Chambers, Aurora City Hall 

21420 Main Street NE, Aurora, OR 97002 
 

 
STAFF PRESENT  Kelly Richardson, City Recorder 
    
STAFF ABSENT:  Renata Wakeley, City Planner 
 
VISITORS PRESENT: None 
 
 

1. CALL TO ORDER OF THE CITY COUNCIL MEETING 
 
 Meeting was called to order by Chairman Schaefer at 7:05 pm 
 

2. CITY RECORDER DOES ROLL CALL 
 Chair Joseph Schaefer - Present 
 Commissioner Craig McNamara- Present 
 Commissioner Bud Fawcett - Present 
 Commissioner Jonathan Gibson - Present 
 Commissioner Mercedes Rhoden-Feely - Present 
 Commissioner Tara Weidman - Absent 
 Commissioner  -  Open Position 
 

3. CONSENT AGENDA 
a) Planning Commission Minutes – May, 2016 
b) City Council Meeting Minutes – April, 2016 
c) Historic Review Board Minutes – April, 2016 

  
Motion to approve the consent agenda as presented was made by Commissioner Gibson and is 
seconded by Commissioner McNamara. Motion approved by all.  
 

 
4. CORRESPONDENCE –  

a) NA 
 

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

 
John Marvin, 21825 Airport Rd Aurora and Mary Hellake, (did not sign in)Aurora came to ask a 

few questions regarding the notices they received in the mail regarding salmon habitat however 
they discover it doesn’t impact their properties and have no more questions.  
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6. NEW BUSINESS 

a) None 
 

7. OLD BUSINESS  
 

a) Discussion and or Action on Notice of Federal Land Use Change for Biological Opinion.  Chair 
Schaefer informs the group that the opinion ventures away a bit from biology and states 
that projects started by September 1 are exempt from future rules as we are not in the habit 
of interpreting these types of notices the city felt it was best to inform property owners of 
potential rule changes headed our way. The City doesn’t have an agenda we just wanted to 
get information out to property owners who could potentially be affected.  
 

NOTICE OF FEDERAL LAND USE CHANGE FOR  
BIOLOGICAL OPINION IN OREGON 

 
This is to notify you that on April 14, 2016 the National Marine Fisheries Service (NMFS) 
published a Biological Opinion (“BiOp”) regarding endangered salmon and steelhead which 
will be implemented through state and local land use regulations that may affect the 
permissible uses of your property and other properties.  Based on the BiOp, FEMA will be 
setting new minimum setback requirements from rivers and streams, and other new 
restrictions on development in flood plains to protect endangered species. 
 
According to the BiOp, development projects permitted by September 15, 2016 may be 
grandfathered. 
 
For additional information concerning these amendments and new rules, please visit: 
http://www.oregon.gov/LCD/Pages/NFIP_BiOp.aspx 
 
or come to the Aurora Planning Commission meeting on June 7, 2016 at 7 pm at Aurora City 
Hall. 
 
 
The City of Aurora is taking no action at this time, and is not 
proposing to amend the Aurora Municipal Code or local 
development ordinances at this time. We are sending this 
notice as a courtesy to property owners who may be 
impacted by the new federal regulations. 

 
 
Mr. Marvin 21825 Airport Rd, main concern is for potential buildings in the future and as 
Chair Schaefer explains this notice is for properties in the flood zone and since you’re not 
currently in the flood zone it won’t affect you yet. However since you are close they could 
require something in writing.  

 
 The Notice above went out to all citizens.  
 
 
 
  

http://www.oregon.gov/LCD/Pages/NFIP_BiOp.aspx
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8. COMMISSION/DISCUSSION 
 
a) City Planning Activity (in your packets) Status of Development Projects within the City.  

 
9. ADJOURN  

 
Chair Schaefer adjourned the June 7, 2016 Aurora Planning Commission Meeting at 7:37 P.M. 
 
 
________________________________________ 
Chair Schaefer  
 
ATTEST: 
 
________________________________________ 
Kelly Richardson, CMC 
City Recorder 
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Minutes 
Aurora Historic Review Board Meeting 
Thursday, May 26, 2016, 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 May 26, 2016 was called to order by Chair Abernathy at 7:02 pm 
 

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

3. CONSENT AGENDA 
a) Historic Review Board Meeting Minutes – April 28, 2016 .  
b) City Council Minutes – August, 2015 
c) Planning Commission – August, 2015 

 
A motion to approve the Historic Review Board minutes of April 28, 2016  as presented 
was made by Member Townsend and is seconded by Member Frochen.  

 Passed by all.   
 

4. CORRESPONDENCE – NA 
 

5. VISITORS 
 

 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) Discussion and or Action on Sign application for Susan Black and Black Star Water Color at 

21680 Main Street.  
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Motion to approve sign application as presented was made by Member Townsend as 
meeting code as being stylistically similar in font and meeting sign code 17.24.100 and 
General sign code 17.24.070 section A and D;C and is seconded by Member Frochen. Motion 
passes 4 ayes and 1 abstention by Member Berard.   
 
 
Discussion and or Action on Project Application for David Hoerner at 21361 Main Street 
replacement of roof. 
 
 Motion to approve the roof per code section 17.40.150 number 5 as presented is made by 
Member Townsend and is seconded by Member Berard. Passed by All.  
 

b) Discussion and or Action on Project Application to remove trees located at 21317 Hwy 99E 
by Warren Bean.  

 
Motion to approve the application as presented and to remove the  1-10 trees over 24 
inches around is made by Member Berard and is seconded by Member Townsend. Motion 
passed by all.  
 

 
7. OLD BUSINESS  

 
 

a) Discussion and or Action on Historic  Inventory, Member Townsend regarding the small 
SHPO inventory this inventory now has the individual columns as discussed previously and it 
show much of the same data that the large inventory does but in a more condensed quick 
reference guide type.  Since the legend has been removed we will need to have one of our 
own. Also let’s add a footer for revision dates and I think the architectural date needs to be 
larger.  They also briefly discuss the possibility of the small thumbnail photograph and staff 
is completely against this because it simply isn’t needed since you have the larger inventory 
to cross reference.  These are mainly for staff for quick reference.  The larger inventory is 
ready to go except for staff edits.  

b) Discussion and or Action regarding the Design Guidelines, Member Townsend explains to 
the group that she had asked staff to print out 3 examples using different fonts and sizes so 
we can choose which style we like and is easier to read. The board discusses a couple of 
different options and they all agree that they like the Ariel headers 11and bolded and Times 
New Roman body in 12. They also reference the previous printing options they want the 
Design Guide on yellow paper and Title 17 on blue paper. They discuss the fact that 
attachment A is missing and Karen will look for it.  

 
They discuss printing options and the timeline of it all.  
 

Action: make edits and finish printing. 
 
 
Member Townsend is upset at the council for deciding that staff could trim the trees 
along Main Street because those are city trees that were obtained from a grant 
received by the city and I believe they should be professionally trimmed.  
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The board also discusses an alternative of hand delivering the guide instead of 
mailing it.  

  
8. ADJOURN 

 
 Chairman Abernathy adjourned the meeting of May 26, 2016 at 8:15 pm.   
 
 

 
 
________________________________________ 
Gayle Abernathy, Vice Chairman 
 
ATTEST: 
 
________________________________________ 
Kelly Richardson, CMC 
City Recorder 
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CITY OF AURORA 

PLANNING COMMISSION 

 

STAFF REPORT: Conditional Use Permit 2016-01 [CUP-16-01]  

DATE:     June 28, 2016 (for the July 5th Planning Commission meeting)  

 

APPLICANT:  Fortune Farms, Inc., c/o Todd Boren  

220 NW 8th Ave. 1st Floor, Portland OR 97209 

 

OWNER:  Stems Property LLC, c/o Bob Smets 

   P.O. Box 560, Aurora OR 97002 

 

REQUEST:  Conditional Use Permit approval for a marijuana grow site and processing site on 

the subject property for ‘Building B’ only, measuring approx. 6,000 square feet in 

size. 

 

SITE LOCATION: Map 041.W.13B Tax Lot 1700, commonly known as 14633 Ottaway Road NE, 

Aurora, OR 97002 

 

SITE SIZE:   72,310 square feet, or approx. 1.66 acres 

 

DESIGNATION: Zoning:  Industrial (I) 

 

CRITERIA: Aurora Municipal Code (AMC) Chapters 16.16 Industrial and 16.60 Conditional 

Uses  

 

ENCLOSURES: Exhibit A: Assessor Map 

 Exhibit B:  Applicant’s Variance Application 

 Exhibit C: Request for Comments Responses 

 Exhibit D: Structural permit approval for storage facility only 

      

 

I. REQUEST 

 

Conditional Use Permit approval for a marijuana grow site and processing site on the subject property for 

‘Building B’ only, measuring approx. 6,000 square feet in size.  

 

II. PROCEDURE 

 

Conditional Uses are processed as Quasi-Judicial Decisions.  Quasi-Judicial Decisions are conducted as 

stated in Chapter 16.76 of the AMC.  Section 16.60 provides the criteria for processing Conditional Uses. 

 

The application was received and fees paid on March 31, 2016. The application was initially determined 

incomplete by staff but the applicant submitted the additional information required on May 11, 2016 and 

the application was determined complete. Notice was mailed to property owners within 200 feet of the 

subject property on June 8, 2016. Notice of the Planning Commission hearing was published in the Canby 

Herald on June 15, 2016 (at least 10 days prior) in compliance with AMC 16.76. The City has until 

September 8, 2016, or 120 days from acceptance of the application to approve, modify and approve, or 

deny this proposal. 
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III. APPEAL 

 

Appeals are governed by AMC 16.76.260.  An appeal of the Commission's decision shall be made, in 

writing, to the City Council within 15 days of the Planning Commission’s final written decision. 

 

IV. CRITERIA AND FINDINGS 

 

The applicable review criteria for Conditional Use Permits are found in AMC Chapter 16.60- 

Conditional Uses. 

 

16.60  Conditional Uses 

 

A. The planning commission may approve a conditional use permit only when the applicant has 

shown that all of the following conditions exist: 

 

1. The characteristics of the site are suitable for the proposed use considering size, shape, location, 

topography and natural features; 

 

 FINDING: The subject property is a flat site measuring approx. 72,310 square feet. The site has an 

existing flag pole connection to Ottaway Road NE on the southern property line. The subject property is 

zoned Industrial with Industrial zoned property to the north and west and a mix of Industrial and 

Commercially zoned property to the south and east. The site includes three storage buildings (see Exhibit 

D) which were approved for use as storage facilities related to the property/business to the west under the 

same ownership. No other structural, electrical, or plumbing permits have been approved or issued by the 

City of Aurora for the storage buildings.  Staff finds the site meets the size, shape, and topography for 

Industrial uses as zoned in the AMC. 

 

2. All required public facilities have adequate capacity to serve the proposal and are improved to the 

standards in Chapter 16.34; 

 

 FINDING: Request for Comments were submitted to and are included under Exhibit C. AMC section 

16.34 addresses the following criteria: 

 

Where public improvements are required, all public works facilities shall be designed to the City of 

Aurora Public Works Construction Standards (PWCS) plus the requirements of the Aurora Municipal 

Code (AMC).  Where the PWCS are silent, the Marion County Public Works Standards shall apply, 

followed by the Oregon APWA/ODOT Standards. 

 

Streets (16.34.030-060) 

The subject property fronts/accesses Ottaway Rd NE via the southern property line and has 49 feet of 

frontage along Ottaway. According to the applicant, vehicular access to “Building B’ will be via Lot 1702 

of Map 041W13B. There is currently no access easement recorded across Lot 1702 to benefit Lot 1700. 

The existing access on Lot 1702 is not constructed to city standards and must be redeveloped to those 

standards prior to approval of future development or occupancy permits for the subject ‘Building B’.  The 

applicant shall show a recorded reciprocal access and maintenance easement from Lot 1702 to benefit Lot 

1700 prior to any future development permit or occupancy permit approvals for ‘Building B’. Prior to 
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recording, the easement shall be reviewed and approved by the City of Aurora. These access requirements 

are included as recommended conditions of approval.  

 

Ottaway Road has a right-of-way width of 60 feet along the frontage of the subject property. According to 

the Aurora TSP (2009), Ottaway is designated as a Collector Street west of Highway 99E. Collector 

Streets require 65 feet of right-of-way, 6 foot sidewalks on both sides of the street, 7.5 feet planter strips, 

and 36 feet of pavement width.  Staff has determined that the proposed change of use/conditional use 

permit is subject to a Site Development Review (SDR) application and this is included as a condition of 

approval. Frontage improvements will be reviewed as part of the SDR application. The applicant 

requested that the Conditional Use Permit application and Site Development Review application be 

processed as separate applications. An SDR application has yet to be submitted to the City. 

 

The Aurora TSP also identifies a new Collector Street to be located between Lots 1700 and 1702 of Map 

041W13B traveling to the north and back east toward highway 99E (see Aurora TSP, Figure 3). At the 

time of future development or division of these lands, additional right-of-way dedication may be required, 

or the applicant shall obtain approval for an amendment to the Aurora Transportation System Plan to 

eliminate the planned new street. 

 

As the subject conditional use permit application applies to a new development/change of use and 

occupancy of ‘Building B’, staff has determined that the proposed use is subject to Site Development 

Review approval in compliance with AMC 16.58. This is included as a condition of approval. Strcutural 

permit applications shall not be accepted until the requirements of the Site Development Review 

application and approval and the requirements of AMC 16.58 are met for the subject property- such as 

additional right-of-way dedication, frontage improvements, etc. Based upon Site Development Review 

criteria, the applicant will likely be required to improve the Ottaway Road frontage and right-of-way to 

city standards prior to future development permit application or approval. 

 

Sewer (16.34.080) 

According to the Aurora Public Works, the sewer line is not correctly placed (see Exhibit C). Engineered 

drawings for the connection/provision of sewer service to ‘Building B’ from existing mains in accordance 

with the provisions set forth by the City’s public works design standards shall be submitted for review 

and approval by the City. In accordance with 16.34.080.B., the applicant shall submit to the City an 

engineered sanitary sewer plan conforming to the public works design standards prior to issuance of 

development permits.  

 

Storm Water (16.34.090) 

The Aurora Public Works has concerns with the lack of pervious surface. However, the applicant has 

shown that landscaping will be installed on site in their application which meets the minimum 

landscaping requirement for the zone. Landscaping shall be installed prior to occupancy permit approvals 

in order to bring the subject property into compliance with the zone and the conditional use permit. Public 

Works also expressed concern regarding maintaining storm water from flowing off site. In compliance 

with AMC section 16.34.090.A., the Planning Director, City Engineer and Public Works Director shall 

issue permits only where adequate provisions for storm water and floodwater runoff have been made. 

Prior to approval of any future development permits related to “Building B’, applicant shall submit to 

City for review and approval a storm water management and drainage study. 
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Water (16.34.100) 

According to the Aurora Public Works, new water line connections from Ottaway Road and each building 

will need to have their own water meters (see Exhibit C). The City Engineer notes that City utility 

mapping indicate an 8” water line runs through the property and a public water easement for the water 

main and hydrant are required, if not already in place. This will be reviewed as part of the SDR 

application.  

 

Prior to any future development permit approvals related to ‘Building B’, the applicant shall submit for 

Public Works Director and City Engineer review and approval engineered plans for water 

extension/connections in compliance with the public works design standards.  As part of SDR, the 

applicant will be required to provide the City with a site utility map that reflects all existing utilities on 

site and needed system improvements. Prior to structural permit approvals, applicant shall submit to City 

for review and approval engineer water system plans conforming to public works design standards, as 

well as backflow prevention devices in compliance with Oregon Health Authority- Drinking Water 

Program (OHA-DWP) requirements. 

 

3. The requirements of the zoning district are met; 

  

 FINDING: The property is zoned Industrial (I). Medical marijuana grow sites and processing sites are 

listed as a permitted use under AMC 16.16.030.F, contingent upon conditional use permit approval. 

Conditional use permit approval is contingent upon the Planning Commission determining the following 

zone code criteria are met: 

 

AMC 16.16.040 Development standards. 

 A. There is no minimum size for lots or parcels served by municipal sewer. Minimum sizes for lots or 

parcels without municipal sewer shall be as determined by the county sanitarian. 

 B. There is no minimum lot width or depth. 

 C. Unless otherwise specified, the minimum setback requirements are as follows: 

 1. There is no minimum front yard setback except as required for buffering of off street parking in 

accordance with Section 16.38.050. 

 2. On corner lots, the minimum setback for the side facing the street shall be ten (10) feet. 

 3. No additional side or rear yard setback shall be required except fifty (50) feet screened and 

buffered in accordance with Chapter 16.38 shall be required where abutting a residential zoning district. 

 D. No building shall exceed fifty (50) feet in height. Within one hundred (100) feet of a residential 

zone, no building shall exceed thirty-five (35) feet in height. All buildings greater than thirty-five (35) 

feet in height are subject to Chapter 16.24. 

 E. Landscaping shall be in accordance with Chapter 16.38. All outside storage areas require buffering 

and screening as defined in Chapter 16.38. 

 F. Parking shall be in accordance with Chapter 16.42. 

 

AMC 16.16.030.F. 

1. Buffers which shall only be measured at the initial land use application and not subsequent annual 

renewals: 

a. Elementary, middle or high school, public or private: 1000 feet 
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b. Day care: 1000 feet 

c. Other marijuana businesses:  1000 feet 

d. May not be adjacent to a residential zone, a public park, or a church. 

2. The use must be located within a permanent, enclosed structure. 

3. The use may not be allowed as a home occupation. 

4. Applicant and all employees must pass a criminal background check. 

5. The term of a conditional use approval may not exceed one year. 

6. Waste materials containing any amount of marijuana or by products must be locked in a secure 

container on-site. 

7. Hours of operation are limited to 10 am to 5 pm. 

8. Drive through windows are prohibited. 

 

 FINDING:  The use is proposed to be within a permanent enclosed structure. However, previous 

structural permit approvals for the structure were for an ST-2 type (storage) building based upon previous 

information submitted by the applicant/property owner (see Exhibit D). City of Aurora structural permit 

reviews for the proposed change of use shall be required after all site plan approval conditions are 

satisfied and prior to occupancy permit approval. This is included as a recommended condition of 

approval.  

 

Staff finds the application meets the minimum lot size, width of depth of the zone. No minimum front, 

side or rear yard setbacks apply as the subject property does not abut a residential zone and staff finds 

setback requirements are met. Landscaping and parking requirements are addressed in criteria 16.60.A.5 

and 16.60.A.6 below. The existing structure is less than 50 feet in height and staff finds this criterion is 

met. 

 

If approved, conditional use permit approval shall start the one-year timeline from the date of mailing of 

final decision of the conditional use permit approval. Suggested conditions of approval include limitations 

on hours of operation in conformance with zone code requirements and submission of background check 

approvals at the time of business license application for all on-site employees are included below. 

 

The applicant has stated that the proposed site and use meet all criteria under 16.16.030.F. Staff finds the 

application/subject property meet the buffering requirements outlined under 16.16.030.F.1 for schools; 

daycares; residential zones, parks or churches; or any known/other marijuana businesses 

approved/licensed by the City of Aurora. 

 

Evidence of applicant and employee background checks shall be submitted to the City of Aurora at the 

time of business license application. 

 

Hours of operation shall be limited to 10 am to 5 pm and drive through windows are prohibited. The 

applicant confirmed in their application that hours of operation shall be limited to between 10 am and 5 

pm. Retail sales of marijuana and marijuana products are prohibited in the Industrial zone. 

 

Staff finds this criteria can be met, with conditions.  

 

4. The use is compatible with surrounding properties or will be made compatible by imposing conditions; 
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 FINDING: Property to the north and east are zoned Industrial. Properties to the south and west are a 

mix of Industrial and Commercial. Staff finds the proposed use is compatible with surrounding property 

zones and uses, pending conditional use permit approval and the recommended conditions of approval.  

 

5. All parking and loading areas are designed and improved in accordance with the requirements set 

forth in Chapter 16.42; 

  

FINDING: The application shows ten (10) parking spaces along the northern structural wall of 

‘Building B’, one of which is an ADA parking space. For ‘Building B’, measuring 6,000 square feet 

(120’ x 50’), In compliance with AMC 16.42.030.D, one (1) space per employee on two largest shifts 

is required for industrial manufacturing and warehousing. According to the applicant, page SP1.1, 1 

shift with a maximum of ten (10) employees is proposed. Loading areas for industrial uses less than 

25,000 square feet in size are not required. Staff finds this criteria is met. 

 

16.42.050 requires all parking to have a durable hard surface, with bumper rails or curbing at least four 

(4) inches in height. The applicant has provided measurements and curbing on page A.1.1 of the 

application. These shall be installed prior to occupancy permit approval. Any exterior lighting shall 

conform to AMC 16.42 and shall be submitted to the City for review and approval. 

  

6. All landscaping is designed and improved in accordance with the requirements set forth in Chapter 

16.38; 

  

FINDING: AMC 16.38.020.C.2, requires properties larger than twenty thousand (20,000) square feet 

to have at least ten (10) percent of the total area landscaped. The applicant shows 30% landscaping on 

site on application page SP1.1. Landscaping shall be installed prior to occupancy permit approvals. 

Additional buffering or screening is not required as the property does not abut residential zones. The 

applicant proposes a 5’ chain link fence along the east property line. Staff finds chain link fencing up 

to 6’ in height is permitted on Industrial zoned properties. Staff finds this criteria is met.  

 

7. All public improvements are designed and constructed in accordance with the requirements set forth in 

Chapter 16.34; 

  

 FINDING: This criterion is addressed under section 16.60.AS.2, above. 

 

8. All facilities for the handicapped are designed in accordance with the requirements set forth in the 

ADA requirements; 

  

 FINDING:  The applicant shows the provision of one (1) ADA parking space on page A1.1 of the 

application. Structural permit review and approval by the City of Aurora shall be required prior to 

occupancy of “Building B’.  This is included as a recommended condition of approval. Staff finds this 

criterion can be met, with conditions. 

 

9. The provisions of all applicable chapters of this title are satisfied; and 
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FINDING: The applicant is able to meet the setback requirements of the base zone as submitted. The 

criteria for 16.13-Accessory Buildings are discussed below. 

 

10. Properties located in the historic commercial or historic residential overlay comply with the 

requirements set forth in Title 17 of the Aurora Municipal Code. A certificate of appropriateness 

approved by the historic review board shall satisfy this requirement. 

 

 FINDING: The subject property is not located within the historic commercial or historic residential 

overlay zone. Staff finds this criterion does not apply. 

 

 B. In reviewing an application for a conditional use, the commission shall consider the most 

appropriate use of the land and the general welfare of the people residing or working in the 

neighborhood. In addition to the general requirements of this title, the commission may impose any other 

reasonable conditions deemed necessary. Such conditions may include, but are not limited to: 

 1. Limiting the manner in which the use is to be conducted, including restrictions on the hours of 

operation; 

 2. Establishing additional setbacks or open areas; 

 3. Designating the size, number, location and nature of vehicle access points; 

 4. Limiting or otherwise designating the number, size, location, height and lighting of signs; 

 5. Requiring fences, sight-obscuring hedges or other screening and landscaping to protect adjacent 

properties; 

 6. Protecting and preserving existing soils, vegetation, wildlife habitat or other natural resources. 

 

 FINDING: As included in the subject application, hours of operation shall be limited to between the 

hours of 10 am and 5 pm. In addition, the applicant has stated a limitation of ten (10) employees on site at 

any one time. 

 

A business license application and fee shall be required prior to approval of occupancy permits. In 

addition, there are a number of documented structural and plumbing permit violations that have not been 

resolved on site at the time of processing of this application. Due to the documented violations on site, 

Staff recommends the Planning Commission condition approval of the conditional use permit as follows: 

 

Occupancy permit cannot be issued until the business license fees and approval have been issued. 

 

A certificate of occupancy cannot be issued until structural, electric, mechanical and plumbing permit 

applications, fees, inspections and final approvals have been issued for ‘Building B’. 

 

Structural permit applications cannot be accepted for review or issued until review and approval of a Site 

Development Review application for ‘Building B’, and/or the entire Lot 1700 of Map 041W13B, in 

compliance with AMC 16.58, and satisfaction of all conditions of approval for same. 

 

V. CONCLUSIONS AND RECOMMENDATIONS 

 

Based on the findings in the staff report, staff recommends that the Planning Commission approve the 

application for a Conditional Use Permit (file no. CUP-16-01) based upon the following:   
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1) Develop the subject property in accordance with plans approved by the city.  

 

2) Comply with all City of Aurora and State of Oregon development, building and fire codes. Where 

public improvements are required, all public works facilities shall be designed to the City of 

Aurora Public Works Construction Standards (PWCS) plus the requirements of the Aurora 

Municipal Code (AMC).  Where the PWCS are silent, the Marion County Public Works 

Standards shall apply, followed by the Oregon APWA/ODOT Standards. 

 
3) In compliance with AMC 16.16.030.F., all uses must be located within a permanent, enclosed 

structure; applicant and all employees must pass a criminal background check; waste materials 

containing any amount of marijuana or by products must be locked in a secure container on-site; 

hours of operation are limited to 10 am to 5 pm; and drive through windows are prohibited. 

 
Evidence of applicant and employee background checks shall be submitted to the City with the 

application for a business license. Retail sales are prohibited in the Industrial zone. 

 
As the subject conditional use permit application applies to a new development/change of use and 

occupancy of ‘Building B’, staff has determined that the proposed use is subject to Site 

Development Review approval in compliance with AMC 16.58. Structural permit or other 

development permit applications shall not be accepted until the requirements of the Site 

Development Review application and approval and the requirements of AMC 16.58 are met for 

the subject property, including satisfaction of all conditions of approval. 

 

4)   Parking as shown in the application and in compliance with AMC 16.42.050 shall be installed 

prior to acceptance of structural permit applications. Any exterior lighting shall conform to AMC 

16.42 and shall be submitted to the City for review and approval. 

 

5)   The applicant shall improve the existing drive access to City standards and show a recorded 

reciprocal access and maintenance easement from Lot 1702 to benefit Lot 1700 prior to any 

future development permit or occupancy permit approvals for ‘Building B’. Prior to recording, 

the easement shall be reviewed and approved by the City of Aurora. 

 

6) Engineered drawings for the connection/provision of sewer service to ‘Building B’ from existing 

sewer mains in accordance with the provisions set forth by the City’s public works design 

standards shall be submitted for review and approval by the City. In accordance with 

16.34.080.B., the applicant shall submit to the City an engineered sanitary sewer plan conforming 

to the public works design standards prior to issuance of development permits.  
 

7) Prior to approval of any future development permits related to ‘Building B’, applicant shall submit 

to City for review and approval a storm water management and drainage study. Landscaping shall 

be installed prior to occupancy permit approvals in order to bring the subject property into 

compliance with the zone and the conditional use permit.  

 

8) Prior to any future development permit approvals related to ‘Building B’, the applicant shall 

submit for City review and approval engineered plans for water extension/connection in 

compliance with the City public works design standards. Prior to structural permit approvals, 
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applicant shall submit to City for review and approval engineer water system plans conforming to 

public works design standards, as well as backflow prevention devices in compliance with 

Oregon Health Authority- Drinking Water Program (OHA-DWP) requirements. 

 
9) In compliance with 16.16.030.F. and 16.76.360 for expirations, the term of a conditional use 

approval may not exceed one year. The expiration of the CUP-2016-01 shall be one year from the 

date of mailing of the final decision (if approved).  The applicant should apply for renewal of the 

conditional use approval at least 90 days prior to expiration of the one year period in order to 

allow for notification requirements for hearings. 

 

VI. PLANNING COMMISSION ACTION 

 

A. Approve the conditional use permit for a marijuana grow site and marijuana processing site on the 

subject property (CUP-2016-01):  

 

1. As recommended by staff, or  

 

2. As determined by the Planning Commission stating how the application satisfies all the 

required criteria, and any revisions to the recommended conditions of approval, or  

 

B. Deny the request for a conditional use permit for a marijuana grow site and processing site on the 

subject property (CUP-2016-01) stating how the application does not meet the applicable approval 

criteria. 

C. Continue the hearing to a time certain or indefinitely (considering the 120-day limit on 

applications). 

 
 
 

 







































































































































 

 

Oregon 
Kate Brown, Governor 

Department of Land Conservation and Development 
635 Capitol Street NE, Suite 150 

Salem, Oregon 97301-2540 
Phone: (503) 373-0050 

Fax: (503) 378-5518 
www.oregon.gov/LCD 

 
 

Oregon Seeks Common-Sense Approach to  
New Floodplain Development Expectations 

New Guidelines Should Support Healthy Salmon and Steelhead Populations,  
Promote Resilient Communities, and Advance the Goals of  

Oregon’s Land Use Program. 
 
Managing development in flood prone areas protects people, property, and communities, and protects fish and 
wildlife habitat. This will become even more important as Oregon faces extreme weather events and other 
challenges that a changing climate brings.  
 
On April 14th, 2016 the National Marine Fisheries Service (NMFS) delivered a Biological Opinion (BiOp) to the 
Federal Emergency Management Agency (FEMA). Based on the BiOp, FEMA will be setting new minimum 
requirements for local floodplain development ordinances based on federal requirements to protect endangered 
species. These changes will be incorporated into the National Flood Insurance Program (NFIP). 
 
The federal NFIP provides flood insurance for homeowners and property owners generally. In Oregon, 260 cities 
and counties and three Indian tribes1 participate in the NFIP. 
 
The NFIP is administered by FEMA, which sets standards for local governments that participate in the NFIP, 
including requirements for local floodplain development regulations. DLCD assists local governments with 
implementation of those regulations.   
 
How will the state assist local communities? 
The state has a strong interest in how FEMA implements the NFIP. Oregon is working with FEMA to identify a 
common-sense approach to new floodplain development expectations, ones that support healthy salmon and 
steelhead populations, promote resilient communities, and advance the goals of Oregon’s land use program. 
 
Our activities will include:  
 

 Workshops and presentations 
 Guidance 
 Model local ordinances 
 Grants  
 Technical assistance  

 
For more information from the Department of Land Conservation and Development, please contact Amanda 
Punton, Natural Resource Specialist, at (971) 673-0961 or Chris Shirley, NFIP Coordinator, at (503) 934-0027. 
 
For more information from the Federal Emergency Management Agency, please contact John Graves, at (425) 
487-4737. 

                                                 
1 http://www.fema.gov/media-library-data/20130726-1915-25045-9744/or_nfip_pba_final_version_march_2013.txt 

mailto:amanda.punton@state.or.us
mailto:amanda.punton@state.or.us
mailto:christine.shirley@state.or.us
mailto:John.Graves@fema.dhs.gov








From:                                         Vandyke, Denise [DVandyke@mwvcog.org]
Sent:                                           Tuesday, June 28, 2016 11:36 AM
To:                                               Angela Speier; Bob Willoughby; Chad Olsen; Eppley, Chris; Christy Wurster; City of Aumsville;

Recorder; Pavoni, Christine; City of Donald; Archer, Traci; Ammon, Wenonah; Cook, Sarah; Amie
Kennison; COGContact, St. Paul; City of Sublimity; COGContact, Yamhill; Clyne, David; David Sawyer;
Debbie Bernard; Domenica Protheroe; Sheridan, Frank; Hansen, Greg; Jim Row; Joe Hannan;
Lattimer, John; Justin Hogue; Keith Campbell; Layton, Larry; Tschabold, Laura; Martha Meeker; Mike
Healy; Polasek, Preston; Rob Daykin; Roger Jordan; Ronald Foggin; Derickson, Scott; McClure, Scott;
Scott Pingel; Stacie Cook; Steve Powers; Susie Marston; Tami Carpenter; Nogle, Vickie; Allen Pollock;
Christy, Perry; !Superintendent; Don Clements; Julie Huckestein; Stacia Martin; Andrew Otte;
Peterson, Anna; Beth Wytoski; mayor; Andrews, Bob; Brian Dalton - home; Cathy Clark; Chris Pagella;
Daroll Nicholson; David Russ; Gary Tiffin; Harry Cooley; Henry Porter ; Ila Skyberg; Jim Yonally;
McArdle, John; Oberst, John; Oriet, Kathie; Figley, Kathy; Kim Wallis; Mayor of Scotts Mills; Cape,
Michael; Patrick McKenzie; Terp, Paula; Ray Heuberger; Rick Lewis; Rick Olson; Shanti Platt ; Terry
Ungricht

Cc:                                               Messmer, Jennie; Wakeley, Renata
Subject:                                     FW: DLCD and FEMA training opportunity on new rules to the National Flood Insurance Program

(NFIP)
Attachments:                          DLCD_BiOp_One-pager_041416_FINAL (1).pdf
 
Training Opportunity
DLCD and FEMA will be holding outreach meetings around the state this summer to discuss new rules related to the
National Flood Insurance Program (NFIP) Reasonable and Prudent Alternatives (RPA) and FEMA’s development of an
implementation plan and interim measures for floodplain development permitting aimed at reducing negative impacts
on salmon, steelhead and other species listed as threatened under the Endangered Species Act. See schedule below
along with a local training session scheduled to occur from 9:00 am to noon on July 26th at the Marion County Public
Works facility: 5155 Silverton Road NE, Salem.  
 
 
Albany June 27, 1:00 - 4:00 p.m. Albany City Hall, 333 Broadalbin St SW
North Bend June 28, 1:00 - 4:00 p.m. North Bend Library, 1800 Sherman Ave
White City June 29, 1:30 - 4:30 p.m. Jackson County Roads, 200 Antelope Rd
Tillamook July 14, 1:00 - 4:00 p.m. Oregon Department of Forestry, 5005 Third St
Clackamas
County

July 15, morning Location to be determined

Portland July 25, 1:00 - 4:00 p.m. Bureau of Planning and Sustainability, 1900 SW 4th Ave
Salem July 26, 9:00 a.m. - noon Marion County Public Works, 5155 Silverton Rd NE
Redmond July 27, 8:30 - 11:00 a.m. Redmond City Hall, 716 SW Evergreen Ave
The Dalles July 27, 2:00 - 4:30 p.m. Location to be determined
La Grande July 28, 9:00 a.m. - noon Eastern Oregon University, One University Boulevard
 
COG will be sending staff to the training in Salem but local elected officials and staff are also encouraged to attend as
the new rules will have future impacts upon local floodplain development ordinances. A statement from DLCD to local
governments is also attached for your review.



To register, please visit: http://www.oregon.gov/LCD/Pages/NFIP_BiOp.aspx
 
CONFIDENTIALITY NOTICE: This message is intended solely for the use of the individual and entity to whom it is
addressed, and may contain information that is privileged, confidential, and exempt from disclosure under applicable
state and federal laws. If you are not the addressee, or are not authorized to receive information for the intended
addressee, you are hereby notified that you may not use, copy, distribute, or disclose to anyone this message or the
information contained herein. If you have received this message in error, please advise the sender immediately by reply
email and delete this message. Thank you

http://www.oregon.gov/LCD/Pages/NFIP_BiOp.aspx
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