
 MEETING NOTICE FOR THE CITY OF HUBBARD 
 
TUESDAY JULY 21, 2020 
............................................................................................................................................................ 
PLANNING COMMISSION: FILIPPO, HOLUM, STIERLE, COUNTRYMAN, KULIKOV 
............................................................................................................................................................ 
This meeting will be held virtually.  This is to enable interested citizens to listen to the meeting.  Except 
for the public hearing portion of the meeting, all public comment is suspended during this meeting due to 
platform restrictions. 
 
Should you wish to speak during the public hearing portion of the meeting, you may sign up by 
completing the form on the City’s webpage at: https://www.cityofhubbard.org/bc/webform/sign-if-you-
want-speak-meeting, or calling City Hall 48 hours prior to the meeting. Written comments may be 
provided in advance of the meeting by sending an email to vlnogle@cityofhubbard.org or mailing your 
written comments to the address provided below.  If you desire to participate in the public hearing and 
are unable to provide written comments in of the meeting, and at least 48 hours in advance of the public 
hearing, please contact the Director of Administration/City Recorder, Hubbard City Hall, 3720 2nd St., 
Hubbard OR 97032 (Phone No. 503-981-9633) prior to the scheduled meeting time. 

 
Join Zoom Meeting 
https://us02web.zoom.us/j/84946298568?pwd=Q2xBM0FPdVdFRC9rWWdMRFprUStmUT09 
 
Meeting ID: 849 4629 8568 
Password: 103631 
 
One tap mobile 
+12532158782,,84946298568#,,,,0#,,103631# US (Tacoma) 
+13462487799,,84946298568#,,,,0#,,103631# US (Houston) 
 
Dial by your location 
        +1 253 215 8782 US (Tacoma) 
        +1 346 248 7799 US (Houston) 
        +1 408 638 0968 US (San Jose) 
        +1 669 900 6833 US (San Jose) 
        +1 301 715 8592 US (Germantown) 
        +1 312 626 6799 US (Chicago) 
        +1 646 876 9923 US (New York) 
 
Find your local number: https://us02web.zoom.us/u/kbeXqLm8X7 
 

*****ACCESSABILITY NOTICE****** 
Please contact the Director of Administration/City Recorder, Hubbard City Hall, 3720 2nd St., Hubbard 
OR 97032 (Phone No. 503-981-9633) prior to the scheduled meeting time if you need assistance accessing 
this electronic meeting.  TCC users please call Oregon Telecommunications Relay Service at 1-800-735-

2900. 
 

Agendas are posted at the Hubbard Post Office, City Hall, and the City website at 
www.cityofhubbard.org. You may schedule Agenda items by contacting the Director of 
Administration/City Recorder Vickie Nogle at 503-981-9633. (TTY / Voice 1-800-735-2900) 

 
SEE ATTACHED AGENDA     Posted 7/16/2020, 4:00 p.m. 

Vickie L. Nogle, MMC 
Director of Administration/City Recorder 



HUBBARD PLANNING COMMISSION MEETING AGENDA 
HUBBARD CITY HALL 

3720 2ND STREET (503) 981-9633 
 

 JULY 21, 2020 - 6:30 PM 
 LOCATION:  (VIRTUAL - 

Refer to Cover Sheet for details) 
  
MEETING Notice:  This meeting will be held via conference call.  This is to enable 
interested citizens to listen to the meeting.  Except for the public hearing portion of the 
meeting, all public comment is suspended during this meeting due to platform restrictions. 
Should you wish to speak during the public hearing portion of the meeting, you may sign 
up by completing the form on the City’s webpage at: 
https://www.cityofhubbard.org/bc/webform/sign-if-you-want-speak-meeting, or calling 
City Hall 48 hours prior to the meeting.  Written comments may be provided in advance of 
the meeting by sending an email to vlnogle@cityofhubbard.org or mailing your written 
comments to the address provided below.  If you desire to participate in the public hearing 
and are unable to provide written comments in of the meeting, and at least 48 hours in 
advance of the public hearing, please contact the Director of Administration/City 
Recorder, Hubbard City Hall, 3720 2nd St., Hubbard OR 97032 (Phone No. 503-981-9633) 
prior to the scheduled meeting time. 
 

 
1) CALL TO ORDER. 

a) Flag Salute. 
b) Roll Call. 

 
2) APPROVAL OF THE JUNE 16, 2020, PLANNING COMMISSION MEETING 

MINUTES. 
 

3) PUBLIC HEARING. 
a) Site Development Review (DR #2020-02) to construct a second 13,000 SF general 

manufacturing building - Mike Holleman (2690 Industrial Avenue). 
 

4) ADJOURNMENT.  (Next regular scheduled Planning Commission meeting August 18, 2020, 
at 6:30 p.m.) 

 
 
 
 

*****ACCESSABILITY NOTICE****** 
Please contact the Director of Administration/City Recorder, Hubbard City Hall, 3720 2nd 
St., Hubbard OR 97032 (Phone No. 503-981-9633) prior to the scheduled meeting time if 

you need assistance accessing this electronic meeting.  TTY users please call Oregon 
Telecommunications Relay Service at 1-800-735-2900. 

 



 

 

CITY OF HUBBARD 
PLANNING COMMISSION MINUTES 
JUNE 16, 2020 
 
CALL TO ORDER.  The Hubbard Planning Commission meeting was called to order at 6:36 
p.m. by the Planning Commission Chairman Anthony San Filippo virtually via ZOOM because 
of  the COVID - 19 virus. 
 

Planning Commission Present:   Planning Commission Chairman Anthony San Filippo, 
Planning Commissioner Glenn Holum, and Planning Commissioner Jessica Countryman. 
Planning Commissioner Scott Stierle came into meeting at 6:39 p.m. 
 
Unexcused:  Planning Commissioner Nik Kulikov. 

 
Staff Present:  Director of Administration/City Recorder Vickie Nogle, City Planner 
Holly Byram, MWVCOG, Public Works Superintendent Michael Krebs, Public Works 
Administrative Manager Melinda Olinger, Administrative Assistant/Court Clerk Julie 
Hedden. 
 
Guest:  Steve Kay with Cascadia Planning & Design. 

 
FLAG SALUTE.   
Planning Commission Chairman Anthony San Filippo led the group in reciting the Pledge of 
Allegiance. 
 
APPROVAL OF THE MAY 19, 2020, PLANNING COMMISSION MEETING 
MINUTES.  MSA/Planning Commissioner Jessica Countryman / Planning Commissioner Glenn 
Holum moved to approve the minutes from the May 19, 2020 meeting.  Planning Commission 
Chairman Anthony San Filippo, Planning Commissioner Glenn Holum, and Planning 
Commissioner Jessica Countryman were in favor.  Motion passed unanimously. 
 
PARTITION APPLICATION (#PAR 2020-02 BROADACRES, BRONEC) – 11984 
BROADACRES ROAD NE, Tax lot 041W3300100 – Steve Kay, Cascadia Planning & 
Design.  City Planner Holly Byram summarized the Staff report that was provided in the packet.  
She said in the Hubbard Development Code a Partition is a Type 1, Level 2 action which means 
that it is not a public hearing, it is a Planning Commission decision based upon the Staff 
recommendation. 
 
City Planner Holly Byram said the Staff report that is in the packet goes over all the criteria and 
this is the property that was just approved for annexation and zone change.  She stated this is a 
really big piece of property and what they are doing now is separating the part that is inside the 
Urban Growth Boundary and City Limits from the part that is outside of the UGB and City 
Limits so it is only a 2 lot Partition.    
 
City Planner Holly Byram said overall the property is 81.52 acres, the part that is inside the 
Urban Growth Boundary/City Limits is 51.74 acres and the part that is outside is 24.21 acres, so 
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they want to remove the piece that is outside the UGB and that stays within Marion County 
jurisdiction and the intention is to keep it for agriculture use.  She stated with this they will be 
able to come in for Parcel 1 with a development application in the future, so it will be a clean 
break with the County.  H. Byram said these types of applications are sent to Marion County for 
their comments and they did not have any concerns, as long as that remaining piece stays intact 
and for agriculture use, which it will be.   
 
City Planner Holly Byram went through the Review Standards for the application.  She said on 
the bottom of Page 5 there is a statement that says “no parcel within an approved partition may 
be redivided within the same calendar year in which it was recorded, except through the 
subdivision process.”  She stated this means if this partition is approved the applicant cannot 
come back with another Partition application within the next year, but they can come back with a 
subdivision application and that is probably what you will see in the future. 
 
Planning Commissioner Scott Stierle entered the meeting at 6:39 p.m. 
 
City Planner Holly Byram said in regard to streets, there is no development proposed at this time 
for this application, the properties have access on Broadacres Road and Front Street and when 
the property comes in for development in the future, that is when they will propose a Street plan 
that will show new interior streets that they will be providing.  She stated the Applicant is 
proposing right-of-way dedication on both streets with this application, so you will get the right-
of-way that is needed with this development. 
 
City Planner Holly Byram said in terms of improvement requirements, typically a partition 
would require the developer to install a fire hydrant, street improvements, water hookup, sewer 
hookup, storm drain, and street lights, but there is no development proposed at this time so it 
does not make sense for the developer to put in infrastructure if you do not know specifically 
what the connections will be.  She stated one of the Conditions of Approval for the annexation 
and zone change was to give us full master plans for sewer, water, and street, so those master 
plans will come with any kind of development application.  
 
City Planner Holly Byram said based on the Hubbard Development Code it is a very straight 
forward partition, and Staff is recommending the partition be approved.  She stated as part of the 
process, notices were sent to the neighbor property owners and they had an opportunity to 
comment and there was contact received that asked a question about wetlands, and she reassured 
him that there would be a time to review those reports and maps at the time of development 
application. 
 
City Planner Holly Byram said she has included four conditions of approval:  No parcel can be 
re-divided by a partition in the next calendar year, they will have 2 years to submit their partition 
plat, they need to comply with the Marion County surveyors requirements, and they need to 
provide a recorded plat to the City after recording.  She stated the action she is recommending is 
to approve this partition plat, adopting the staff report finding and the conditions of approval. 
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Planning Commissioner Glen Holum said he had no specific questions, but if the applicant 
wanted to speak, he would be interested in hearing any comments he has.  The applicant had no 
comments. 
 
MSA/Planning Commissioner Glen Holum/Planning Commissioner Jessica Countryman made a 
motion to approve Partition file # Par 2020-02 as presented, adopting the staff report findings 
and recommended conditions of approval. Planning Commissioners Scott Stierle, Planning 
Commissioner Chairman Anthony San Filippo, Planning Commissioner Glenn Holum, and 
Planning Commissioner Jessica Countryman were in favor.  Motion passed unanimously. 
 
ADJOURNMENT.  (The next scheduled Planning Commission Meeting will be July 21,  
2020 at 6:30 p.m.) MSA/Planning Commissioner Glen Holum /Planning Commissioner Jessica 
Countryman moved to adjourn the meeting.  Planning Commissioner Scott Stierle, Planning 
Commissioner Glenn Holum, Planning Commissioner Chairman Anthony San Filippo, and 
Planning Commissioner Jessica Countryman were in favor.  Motion passed unanimously. 
Meeting was adjourned at 6:48 p.m. 
 
   
Anthony San Filippo 
Planning Commission Chairman 
 
ATTEST: 
 
                                                     
Vickie L. Nogle, MMC      Julie Hedden 
Director of Administration/City Recorder   Administrative Assistant/Court Clerk 

Recording & Transcribing 
 



Hubbard Planning Commission  ‐   Public Hearing Script 

July 21, 2020 

 

CHAIR:   Good evening, my name is Anthony San Filippo. I am the Chair of the Hubbard Planning Commission, 

and I will be presiding over this hearing. This is the time and place set for the public hearing in the matter of:       

 

Site Development Review, file # DR 2020‐02, proposing to develop a second 13,000 square foot industrial 

building for manufacturing at 2690 Industrial Avenue, submitted by Mike Holleman of MH Custom Cabinets, 

LLC. The applicant is also requesting a code interpretation from the Planning Commission.  

 

The hearing is now open. It is ______ PM. Oregon land use law requires several items to be read into the 

record at the beginning of every public hearing. The City Planner will review this material; your patience is 

appreciated as she goes through these statements.  

 

City Planner (Holly Byram):   The applicable substantive criteria upon which this case will be decided are found 

in the Hubbard Development Code, sections 2.107, 2.200, and 3.105. The specific criteria are summarized in 

the staff report and will be reviewed at this hearing.  

 

All testimony and evidence received during this public hearing must be directed toward these approval 

criteria, or to such other rule, law, regulation, or policy which you believe to apply to this case. An issue which 

may be the basis for an appeal to the City Council or the Land Use Board of Appeals shall be raised not later 

than the close of the record at or following the final evidentiary hearing on this case. Such issues shall be 

raised with and accompanied by statements or evidence sufficient to afford this body, and the parties to this 

hearing, an adequate opportunity to respond to each issue.  

 

This public hearing will proceed with the staff report and any other comments from governmental agencies 

that are in attendance; followed by the applicant and all of those who are in support of the application. All of 

those opposed to the application will then be allowed to speak, followed by those with general comments 

who are neither for nor against the application. Finally, the applicant will be entitled to a rebuttal period. 

 

Please state your name, physical address, and mailing address clearly into the microphone for the record 

before your comments. Please try to avoid repetition if someone else has already expressed the same 

thoughts. It is perfectly alright to state that you agree with the statements of that previous speaker. Please be 

assured that everyone will have an opportunity to speak.  



If you have documents, maps, or letters that you wish to have considered by this body, they must formally be 

placed in the record of this proceeding. To do that, either before or after you speak; please submit the 

material with Vickie Nogle who will make sure your evidence is property taken care of.  

 

Prior to the conclusion of the first hearing on a land use application, any participant may request an 

opportunity to present additional evidence or testimony regarding the application. If such a request is made, it 

will be up to this body to determine if the hearing will be continued to a time and date certain, or if the record 

will be kept open for the submission of additional evidence.  

 

CHAIR:   With that out of the way, I need to ask the audience and fellow Commissioners a few questions: 

1. Does any member of the audience have any objections to the notice that was published?  

2. Does any member of the audience wish to challenge the jurisdiction of the Planning 

Commission to hear this matter? 

3. Does any member of the Planning Commission wish to declare a potential or actual conflict 

of interest or bias? 

4. Does any member of the Planning Commission wish to report any site visits or ex‐parte 

contacts? 

5. Does any member of the audience wish to challenge the impartiality or ex‐parte disclosures 

of any member of the Planning Commission?  

 

CHAIR:   City Planner Holly Byram please give the staff report.  

 

City Planner (Holly Byram):   Staff Report 

 

CHAIR:   Are there any questions of staff from the Planning Commission before we continue and accept 

public testimony? 

 

CHAIR:   I will now accept public testimony regarding this case.  

 Would the applicant or their representative like to speak?  

 Is there anyone who would like to speak in support of the application? 

 Is there anyone who would like to speak in opposition the application? 

 Is there anyone who would like to speak neither for nor against the application 

(neutral)?  

 Would the Planning Commission like the applicant to address any of the testimony? 

 



CHAIR:   Before I close or continue the public hearing, are there any additional questions from the 

Planning Commissioners of staff or anyone? As a reminder, once I close the hearing only 

Commissioners or staff may speak.  

 

Public testimony is now over. I will close the public hearing at ______ PM. I will now entertain 

discussion on the application and/or a motion.   
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CITY OF HUBBARD PLANNING COMMISSION 
STAFF REPORT 

 
 
 
REPORT: July 14, 2020  
 
HEARING: July 21, 2020 
 
FILE No.: Site Development Review, file #DR 2020-02 
 
APPLICANT: Mike Holleman of MH Custom Cabinets, LLC.  
 
OWNER: Holleman Property, LLC. 
 
LOCATION: 2690 Industrial Avenue, Tax lot 041W33DD00303 
 
SIZE:  75,300 SF (1.73 acres) 
 
REQUEST: The subject property contains one existing 13,000 SF industrial manufacturing building 

occupied by MH Custom Cabinetry Inc. The applicant proposes to develop a second 
industrial building 100 ft x 130 ft (13,000 SF) in size. Other proposed site improvements 
would include expanded paved parking and loading areas. The applicant is also asking 
the Planning Commission to interpret the definition of “front yard” on a flag lot, as 
defined and referenced in multiple sections of the Hubbard Development Code. The 
interpretation will determine the required setback from the western property boundary.   

 
CRITERIA:         Hubbard Development Code (HDC): 

Section 2.107  Industrial District ( I ) 
Section 2.200 General Development Standards 
Section 3.105 Site Development Review 

 
EXHIBITS  A:  Code Interpretation Summary    

B:  Application submitted by applicant  
 

   
 
I. PROCEDURE & AUTHORITY 
A Site Development Review is a Type II Action. A Type II action is a quasi-judicial review in which the 
Planning Commission applies a mix of objective and subjective standards that allow considerable 
discretion. Public notice and a public hearing are provided. An appeal of a Type II decision is to the City 
Council. 
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II. BACKGROUND 
The subject property was configured as a flag lot through Partition 2014-01 (MC PP 2014-14). The 
property was approved for the development of a “13,000 SF pre-engineered metal building used for 
manufacturing of custom wood cabinets for homes and offices; 12,250 SF will be devoted to 
manufacturing, and a two-story, 1,500 SF area will be built out to accommodate an office and show 
room.”  
 
VICINITY MAP: 

 
  
EXISTING CONDITIONS, Aerial Photo Source: Google): 
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PROPOSED SITE PLAN: 
 
 
 
 
 
 
 
 
 
 
 
 
SITE PLAN CROPPED TO ENLARGE: 
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III. REVIEW STANDARDS/CRITERIA 
The submitted Site Development was reviewed by the following standards and criteria from the 
Hubbard Development Code (HDC). Please see attached application for applicant responses to criteria. 
 
 3.105 SITE DEVELOPMENT REVIEW 
 

Section 3.105.06 Evaluation of Site Development Plan 
The review of a Site Development Plan shall be based upon consideration of the following: 

 
A. Characteristics of adjoining and surrounding uses; 

 
STAFF FINDINGS:  The subject property is zoned I-Industrial. The property is located on Industrial 
Avenue, at the core of Hubbard’s industrial district. Neighboring properties to the north, west, and 
south of the subject property are also zoned I-Industrial. Properties along Industrial Avenue are 
developed and used consistent with the I Zone. Properties to the east are outside of Hubbard City 
Limits, within the Urban Growth Boundary, in rural residential use.  
 
The standards for the I-Industrial District are provided in section 2.107 of the Hubbard Development 
Code (HDC). Consistent with the existing building on this site, cabinet manufacturing is an outright 
permitted use in the I Zone.  
 
HDC Section 2.107.04 provides the dimensional standards for the I Zone. The maximum building height 
is 80 feet. The applicant states that the finished height of the building will be 25 feet. The required 
setbacks of the I zone are front 20 feet, sides abutting industrial district 10 feet, rear abutting a non-
industrial district 25 feet. Consistent with the staff interpretation in the original file # DR 2015-04, staff 
interprets the western property boundary parallel to Industrial Avenue to be the “front.” The HDC does 
not include a diagram, and the applicant disagrees with staff’s interpretation. The applicant has 
requested that the Planning Commission make a code interpretation about the HDC definition of 
“front” on a flag lot. Exhibit A includes pertinent information for you. This issue arose because the 
proposed building is shown as 10 feet from the western property line, whereas the HDC requires a 20-
foot front setback. The property between the proposed building and Industrial Avenue is developed, 
but the rear of the site is vacant. Development of a second building is feasible on the front property, 
which would be adjacent to the proposed building under review.  

 

If the Planning Commission agrees with staff’s interpretation, the applicant will need to do one of three 
things (or a combination of them): In compliance with the dimensional standards of the Industrial 
Zone: 1) apply for a variance to reduce the front setback from 20 feet, 2) revise the building design to 
provide the required front setback of 20 feet, or 3) revise the drive aisle width between buildings to 
allow for a front setback of 20 feet minimum.  
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The following is a screenshot from the original 2015 staff report. It interpreted the western property 
boundary closest to and paralleling Industrial Avenue as “front.”

 
 
All development is subject to the minimum landscaping area requirements of HDC Section 2.207.03. 
Industrial developments are required to provide a minimum of 10% of the gross land area. The 
applicant states that the existing site plan meets that requirement, and has provided a scan of the 
original landscaping plan on file. The image quality is not good, so the plant species are not legible. 
Based upon the Google Streetview image, the landscaping on site does not appear to be entirely 
consistent with what was approved, but there is some vegetation (grass) on site. The applicable code 
section HDC 2.207.04 states: “For purposes of satisfying the minimum requirements of this Ordinance, a 
"landscaped area" must be planted in lawn, ground cover plants, shrubs, annuals, perennials or trees, or 
desirable native vegetation, or be used for other landscape elements as defined in this Ordinance.” Staff 
finds that the existing lawn would meet this definition. The Planning Commission may consider requiring 
the applicant to submit a revised landscaping plan which shows the existing and proposed species of plants 
to satisfy the submittal requirements of this section, but staff does not deem it necessary if there is a 
sufficient landscape area planted currently. Staff advises the applicant that “Appropriate methods of care 
and maintenance of landscaped plant material shall be provided by the owner of the property.” 
 
Staff recommends a condition of approval that all future fences are constructed in compliance with the 
HDC Section 2.401.09 Fences, Walls and Hedges, and consistent with the Clear Vision Area guidelines.  
 
No lighting is shown in the submitted plan set. The Hubbard Police Department generally recommends 
perimeter lighting as well as monitored security systems, to aid nighttime patrol and crime deterrence. 
If the applicant decides to erect lighting on site, any light used to illuminate a parking or loading area 
shall be arranged to be directed entirely onto the loading or parking area, shall be deflected away from 
any residential use, and shall not cast a glare or reflection onto moving vehicles on public rights-of-
way. The applicant will need to submit a lighting plan for review and approval by Public Works, to 
include fixture catalogue cuts showing illumination patterns, prior to issuance of a building permit.  
 
No signage is shown on the site plan. Staff recommends a condition of approval requiring sign review 
and permitting for all future signs on this property, consistent with HDC 2.206.  
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In consideration of the proposed development, the characteristics of surrounding uses, and conditions, 
staff concludes the proposed use can be made compatible with other uses in the vicinity. This standard 
can be met through compliance with the recommended conditions of approval.  
 

B. drainage and erosion control needs; 
 
STAFF FINDINGS: The HDC Section 2.204 addresses storm drainage requirements. The provisions of 
that section apply to industrial development. Section 2.204.03 (A) states that “No construction of any 
facilities in a development shall be permitted until a storm drainage and erosion control plan for the 
project is prepared by an engineer in the State of Oregon, and approved by the City.” The proposed 
development changes the amount of impervious surface on the site. The applicant states that the 
stormwater detention swale located south of the access driveway was intentionally over-sized in the 
original approval to accommodate both buildings. The City Engineer has reviewed the storm water 
drainage report calculations and agrees that the existing facility has sufficient capacity to 
accommodate the new building without modifications.  
 
Staff finds that the application meets the drainage and erosion criteria as presented.   
 

C. public health factors; 
 
STAFF FINDINGS:  Public health factors pertain to proposed connections to city water and sewer 
utilities. Water and sewer service lines already serve the site. Private connections to those service lines 
are reviewed by the County under a plumbing permit. The City Engineer reviewed the applicant’s 
submitted plan set and had no comments pertaining to water or sewer capacity. Staff finds that the 
applicant can meet the public health factors through compliance with the recommended conditions of 
approval regarding public works standards and procedures.  
 

D.  traffic safety, internal circulation and parking; 
 

STAFF FINDINGS:  Industrial Avenue is classified as a local street in the Hubbard Transportation System 
Plan (TSP) adopted in 2012. The public street right-of-way is 60 feet wide. As such, no additional right 
of way is required to be dedicated. The curb cut and access road are existing facilities. No changes are 
proposed to either with this application. No street improvements are required. Sidewalks are already 
in place adjacent to the driveway along the frontages; no additional sidewalk improvements are 
required.   
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Image: Industrial Avenue frontage of subject property. Source: Google Streetview, July 2020  

 
 
The HDC section 2.203.07 addresses parking and loading area development requirements. Section (A) 
states that all driveways, parking, maneuvering, and loading areas shall have a durable hard surface. 
The applicant is proposing to pave the full parking, maneuvering, and loading areas. New asphalt is 
indicated on the site plan adjacent to the existing asphalt of a lighter color on the site plan.  
 
Two-way drives are required to have a minimum improved width of at least 20 feet, exclusive of 
parking spaces. The two-way access driveway appears to meet the minimum width of the 20 feet. The 
access driveway proposed between the two buildings is shown as 30.5 feet in width to allow for 
backing movements of large vehicles.  
 

HDC section 2.203.05 establishes off-street parking ratios required by development type:  

 
 
The applicant is proposing to add 13,000 SF of manufacturing space to the site. As such, a total of 
13,000/700 = 19 new parking spaces are required. The submitted site plan shows 20 existing parking 
spaces, and 19 new parking spaces, one of which is designated as an ADA space, though no van loading 
zone is shown. The new parking spaces are labeled as 9 feet x 20 feet, which meets the city standard.  
 

HDC Section 2.203.06 Off-Street Loading Requirement:  
 
Industrial buildings between 5,000 and 30,000 SF in size are required to provide a minimum of one 
loading zone at least 12 feet wide by 30 feet long by 14 feet in height. The submitted plan shows two 
loading zones. This standard is met.  
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HDC Section 2.203.09 Parking of Bicycles:  

 
 
13,000 SF * 0.15 = 1.95. The applicant is required to provide two bicycle parking spaces to the 
standards described in HDC 2.203.09(C). The new building is labeled with “provide two bicycle parking 
areas inside building.” This is recommended as a condition to be demonstrated, prior to final 
occupancy.  
 
Staff finds the request can meet all traffic safety, internal circulation, and parking requirements 
through compliance with the recommended condition of approval. 
 

E.  provision for adequate noise and/or visual buffering from non-compatible uses; 
 
STAFF FINDINGS:   
The HDC states the following about screening:  
 

2.207.05 Screening and Buffering  
A. Screening shall be used to eliminate or reduce the visual impacts of the following:  
1. service areas and facilities, including garbage and waste disposal containers, recycling bins 
and loading areas;  
2. outdoor storage and outdoor display areas;  
3. parking areas for 20 or more vehicles for multi-family developments, or 30 or more vehicles 
for commercial or industrial uses;  
4. at and above-grade electrical and mechanical equipment, such as transformers, heat pumps, 
and air conditioners; and  
5. any other area or use as required by this Ordinance.  
B. Screening may be accomplished by the use of sight-obscuring plant materials (generally 
evergreens), earth berms, walls, fences, building parapets, building placement or other design 
techniques. 

 
The applicant states that no new outdoor storage areas are proposed. The applicant has identified the 
trash and recycling bin location shared by the two buildings at the southeast corner of the site. No 
screening exists or is proposed. Staff recommends a condition of approval requiring a fenced enclosure 
for the bins, or other acceptable method of screening consistent with HDC 2.207.05. Alternatively, the 
applicant may consider planting a row of screening/buffering trees along the short eastern property 
boundary which borders along rural residential properties.  
 
With the additional 19 new parking spaces, the total parking spaces now number 39. While this would 
normally trigger the screening requirement above 30 spaces, staff notes that the parking areas are not 
consolidated, and that the buildings will obscure view of a portion of the parking spaces. For this 
reason, staff does not recommend additional screening beyond that of the dumpsters area.  
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Staff finds this criterion can be met by compliance with the conditions of approval addressing 
screening. 
 

F.  retention of existing natural features on site; 
 
STAFF FINDING:  The subject property is already developed with an industrial building and parking lot. 
No significant natural features have been identified on site. Staff finds this criterion does not apply. 
  

G.  connectivity of internal circulation to existing and proposed streets, bikeways, and 
pedestrian facilities; and 

 
STAFF FINDING:  Staff finds the submitted site plan does not demonstrate an internal pedestrian 
connection to the sidewalk in the public right-of-way, but that the access driveway is an existing 
facility. Staff recommends the Planning Commission discuss whether a dedicated pedestrian 
connection to Industrial Avenue is required, or whether the existing 20-foot wide access road provides 
sufficient visibility for vehicles, bicycles, and pedestrians sharing the driveway. A separate facility or 
special painted striping was not required with the original condition of approval in DR 2015-04.  
 

H.  problems that may arise due to development within potential hazard areas. 
 
STAFF FINDING: No hazard areas are identified, although drainage is always a concern with hydric soils 
in the area. Poor area drainage increases the importance of an engineered and functional drainage 
plan. Staff finds that this criterion does not apply.  
 
IV. STAFF CONCLUSIONS & RECOMMENDATION  
 
Based on the findings contained in this report, Staff concludes that the application (File DR 2020-02) 
can be found to comply with the applicable criteria, subject to compliance with the recommended 
conditions of approval listed below.  
 
V. RECOMMENDED CONDITIONS OF APPROVAL  
 
Staff recommends APPROVAL of the application, subject to the following conditions of approval: 
 
A.  It is the responsibility of the applicant to obtain copies of and be familiar with all applicable codes 
and standards, including but not limited to required bonds. Conformance to City of Hubbard Design 
and Construction standards is required. Compliance with Conditions of Approval shall be the sole 
responsibility of the applicant. 
 
B.  Applicant shall be responsible for all costs of public and private infrastructure improvements 
associated with the development. 
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C.  REVISED SITE PLAN: Prior to issuance of any building permits, the applicant shall submit a final site 
plan which demonstrates compliance with these conditions of approval. Plans shall clearly show all 
existing and proposed easements on the lot.  
 

D.  BUILDING PERMITS: A copy of all Marion County Building Permit(s) shall be furnished to the City.  

 

E.  AS-BUILTS: As-built plans shall be submitted to the City for review and approval at the completion of 
construction. Submit three (3) paper copies and one (1) electronic file in Arcview/ArcGIS 9 format.  

 

F.  FRONT SETBACKS: In compliance with the dimensional standards of the Industrial Zone, the 
applicant shall do one of three things (or a combination): 1) apply for a variance to reduce the front 
setback from 20 feet, 2) revise the building design to provide the required front setback of 20 feet, or 
3) revise the drive aisle width to allow for a front setback of 20 feet minimum.  

 
G.  UTILITIES:  

1. Private water, sanitary sewer and storm drain systems on private property are reviewed and 
approved by Marion County (Plumbing Permit).  

2. All utility work must be in accordance with the Oregon Health Authority (OHA) and the 
Oregon Department of Environmental Quality (DEQ).  

 
H.  PARKING: Hard surfaced parking areas shall be developed in compliance with specifications of HDC 
2.203.07 and the Public Works Design Standards.  
 
I.  BICYCLE PARKING: Prior to final occupancy, the applicant shall demonstrate provision of the 
minimum number of bicycle parking spaces required by the HDC Section 2.203.   
 
J.  WHEEL STOPS: Prior to final occupancy, parking spaces along the outer boundaries of a parking area 
shall be contained by a curb or a bumper rail at least 4" high, located a minimum of 3 feet from the 
property line, to prevent a motor vehicle from extending over an adjacent property. 
 
K.  CLEAR VISION AREAS. Clear vision areas shall be maintained in accordance with HDC 2.209.07. 
 
L.  LIGHTING:  If lighting is proposed, applicant shall submit a lighting plan for review and approval by 
Public Works. Any light used to illuminate a parking or loading area shall be arranged to be directed 
entirely onto the loading or parking area, shall be deflected away from any residential use and shall not 
cast a glare or reflection onto moving vehicles on public rights-of-way. The applicant shall provide 
fixture catalogue cuts showing illumination patterns. 
 
M. DUMPSTER AREA SCREENING: Prior to occupancy, the applicant shall install a screened enclosure 
for the waste and recycling bins, or other acceptable method of screening consistent with HDC 
2.207.05. 
 
N. FENCES: All fences shall be constructed in compliance with the HDC 2.401.09 Fences, Walls, and 
Hedges.  
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O.  SIGNS: The applicant is advised that signs must comply with Section 2.206, and may require a 
building permit prior to installation. Applicant shall submit renderings and plans for all signs to the City, 
and must receive all applicable approvals prior to installation. 
 
P.  ADDRESS: Prior to final occupancy of the new structure, the applicant shall post the address in 
minimum six-inch numbers. 
 
Q. EXPIRATION OF APPROVAL: Site Development Review approvals shall be effective for a period of 
two (2) years from the date of written approval. If substantial construction of the approved plan has 
not begun within the two (2) year period, the approval shall expire. The applicant may request an 
extension of the approval for a period of one (1) year. A request for an extension of approval shall be 
submitted in writing at least thirty (30) days prior to the expiration date of the approval period. The 
project shall be constructed according to all approved plans. The approval shall be voided immediately 
if construction is a departure from the approved plan. 
 
 
VI. PLANNING COMMISSION OPTIONS 
 
A. Motion to APPROVE Site Development Review file #DR 2020-02, and adopt the recommended 

findings and conditions of approval contained in the Staff Report dated July 14, 2020, as 
presented.  

 
B. Motion to APPROVE Site Development Review file #DR 2020-02, and adopt the recommended 

findings and conditions of approval contained in the Staff Report dated July 14, 2020, as 
REVISED by the Planning Commission (stating those revisions).  

 
C. DENY Site Development Review file #DR 2020-02 with amended findings that the application 

does not meet the applicable approval criteria.  
 
D. CONTINUE the hearing, to a date and time certain, if additional information is needed to 

determine whether applicable standards and criteria are sufficiently addressed.  
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EXHIBIT A: 
APPLICABLE CODE SECTIONS FOR PLANNING COMMISSION INTERPRETATION 

FRONT SETBACK ON A FLAG LOT 
 

 
1.200 DEFINITIONS 

Flag Lot: A lot that has frontage on and primary access to a street by means of a “flag pole”.  

Flag Pole: That portion of a flag lot that is a narrow strip of land providing primary frontage and 

access to the main body of the lot. 

Frontage: All the property abutting one side of a street that is between intersecting or 

intercepting streets, or that is between an intersection and a dead-end. Lot frontage is the part 

of a lot that abuts a street. 

Lot Line, Front: The property line separating the lot from the street, other than an alley. In the 

case of a corner lot, the shortest property line along a street, other than an alley. 

Yard, Front: A yard extending across the full width of the lot, between the front portion of a 

main building and the front lot line. The depth of front yard is the minimum horizontal distance 

between the front lot line and the nearest point of the foundation of the main building. 

2.208 DEVELOPMENT STANDARDS FOR LAND DIVISIONS  

2.208.03 Standards for Lots or Parcels 

E. Flag Lots. Where authorized by the Planning Commission pursuant to the access requirements 

of Section 2.202.07, flag lots shall be subject to the following development standards:   

1. The property line running parallel to the access road shall be considered the front 
yard line and shall be used to calculate front yard setback requirements. 
 

2.208.03 Standards for Lots or Parcels … 
  

C. Access. All lots or parcels created after the effective date of this Ordinance shall provide a 
minimum of 25 feet of frontage on an existing or proposed public street, with the following 
exceptions:  
  

1. Residential lots or parcels, excluding townhouse developments and Planned Unit 
Developments, may be accessed via a private street developed in accordance with the 
provisions of Section 2.202 when the Planning Commission finds that public street access 
is:  

a. unfeasible due to parcel shape, terrain, or location of existing structures; and  
b. unnecessary to provide for the future development of adjoining property.  
  

2. Lots or parcels in townhouse developments or Planned Unit Developments may be 
accessed via public or private streets, in accordance with the following standards:  
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a. Internal local streets or drives may be private and shall be subject to the 
provisions of Section 2.202.  
b. Collector and arterial streets shall be public and shall comply with the 
applicable provisions of Section 2.202.  
c. Local streets which are needed to provide access to adjoining properties shall 
be public and shall comply with the applicable provisions of Section 2.202.  

  
3. Commercial or industrial uses located in a campus or park-like development may be 
accessed via private streets when developed in accordance with Section 2.202.07.  
  
4. Abutting flag lots with a shared access drive, where each flag lot has a minimum of 12 
½ feet of frontage on a public street.  

  
E. Flag Lots. Where authorized by the Planning Commission pursuant to the access 
requirements of Section 2.202.07, flag lots shall be subject to the following development 
standards:  

  
1. The property line running parallel to the access road shall be considered the front yard 
line and shall be used to calculate front yard setback requirements.  
 
2. The access strip shall be a minimum of 25 feet in width. The improved surface shall be 
a minimum of 12 feet in width.  
 
3. The access strip shall not be included in the calculation of lot area for purposes of 
determining compliance with any minimum lot size provision of this Ordinance.  
 
4. If the length of the access strip exceeds 200 feet, the access strip shall be developed as 
a private street and shall conform to the standards of Section 2.202.07.  
 

5. Where two flag lots abut, access shall be via a shared drive wherever possible. Shared 

drives shall be developed as private streets and shall conform to the standards of Section 

2.202.07. 

 
STAFF INTERPRETATION:  

The Hubbard Development Code differentiates “access road” from “access strip” and “access drive.” The “access 

road” is intended to be the public street where a minimum of 25 feet of access/frontage is required for every 

legal lot. The “access strip” is the flag pole. The “access drive” is the driveway on the flag pole. 

The code should better define “access road” as the public street or other access road per HDC 2.208.03(C).  

This interpretation is consistent with the way the setbacks were measured in the staff review of the first 

building, which listed the front (west) setback as 150 feet+.  



DR 2020-02 2690 Industrial Ave, Holleman  Page 14 of 15 
 

 
 
  

IN
D

U
STR

IA
L A

V
E.  

WESTERN BOUNDARY PARALLELING 

INDUSTRIAL AVE IS “FRONT.” SETBACK 

SHOULD BE  20 FT RATHER THAN 10 FT, 

OR APPLY FOR VARIANCE.  



DR 2020-02 2690 Industrial Ave, Holleman  Page 15 of 15 
 

EXHIBIT B: 
 

APPLICATION MATERIALS SUBMITTED BY APPLICANT 
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