
 MEETING NOTICE FOR THE 
 
 CITY OF HUBBARD 
 
 
 
TUESDAY FEBRUARY 16, 2016 
 
............................................................................................................................................................ 
PLANNING COMMISSIONERS:  HOLUM, ANDERSON, NICHOLS, ESTES, NELSON  
............................................................................................................................................................ 
 

The Hubbard Planning Commission will meet for a planning meeting at the 
Hubbard City Hall at 6:30 p.m. 

 
The City will, upon request, endeavor to arrange for the following services to be 
provided.  Since these services must be scheduled with outside service providers, it is 
important to allow as much lead time as possible.  Please notify the City of your 
need by 4:00 p.m. on the Monday of the week preceding the meeting date. 

 
Χ Qualified sign language interpreters for persons with speech or hearing 

impairments; and 
 

Χ Qualified bilingual interpreters; and 
 

Χ Assisting listening devices for persons with impaired hearing. 
 

Additional agenda items may be accepted until 4:00 p.m. on the Monday of the week 
preceding the meeting date.  Please contact the Director of Administration/City 
Recorder, Vickie L. Nogle, MMC, at 981-9633.  (TTY / Voice 1-800-735-2900) 

 
 

SEE ATTACHED AGENDA 
 
 

Posted 2/9/2016 
4:00 p.m. 

 
 

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



 CITY OF HUBBARD 
 PLANNING COMMISSION 

MEETING AGENDA 
 

 TUESDAY, FEBRUARY 16, 2016 - 6:30 PM 
 LOCATION:  HUBBARD CITY HALL 
 3720 2ND STREET, HUBBARD 

 
 

1) CALL TO ORDER. 
a) Flag Salute. 
 

2) APPROVAL OF THE JANUARY 26, PLANNING COMMISSION MEETING MINUTES. 
 
3) PUBLIC HEARINGS. 

a) Axis Design Group, – SDR #2016-01 construction of 3,000 SF building to be used as 
a motor vehicle sales showroom. (3080 J Street - 041W33DA05201). 
 

b) LA – 2016-01; Legislative amendment of the Hubbard Development Code to adopt 
reasonable time, place, and manner regulations for marijuana-related uses. 
 

c) Kevin Chappell – SDR #2015-05 construction of 5,950 SF storage building for 
existing nursery business. (2625 Pacific Highway 99E) 

 
4) ADJOURNMENT.  (Next regular scheduled Planning Commission meeting March 15, 2016, 

at 6:30 p.m.) 



CITY OF HUBBARD PLANNING COMMISSION MINUTES 
JANUARY 26, 2016 
 
CALL TO ORDER.  The Hubbard Planning Commission meeting was called to order at 6:30 
p.m. by the Planning Commission Chairman Glenn Holum at the City Hall, 3720 2nd Street, 
Hubbard. 
 

Planning Commission Present:   Glenn Holum, Harold Anderson, Byron Nichols, 
Kevin Nelson. 
Excused Absence:  Dan Estes. 
 
Staff Present:  Director of Administration/City Recorder Vickie Nogle; Administrative 
Assistant Lucy Astorga; City Planner Joseph Shearer, MWVCOG. 

 
FLAG SALUTE.  Planning Commission Chairman Glenn Holum led the group in reciting the 
Pledge of Allegiance.  
 
SWEARING IN OF PLANNING COMMISSION MEMBERS.  Director of 
Administration/City Recorder Vickie Nogle swore in Byron Nichols and Harold Anderson to the 
Planning Commission, with terms ending December 31, 2018. 
 
APPOINT CHAIR.  MSA/Planning Commissioner Byron Nichols/Planning Commissioner 
Harold Anderson moved to appoint Dan Estes as the Planning Commission Chairman.  Planning 
Commissioners Glenn Holum, Kevin Nelson, Byron Nichols, and Harold Anderson were in 
favor.  Motion passed. 
 
APPOINT VICE-CHAIR.  MSA/Planning Commissioner Harold Anderson/Planning 
Commissioner Kevin Nelson moved to appoint Byron Nichols as the Planning Commission 
Vice-Chairman.  Planning Commissioners Glenn Holum, Kevin Nelson, Byron Nichols, and 
Harold Anderson were in favor.  Motion passed. 
 
Glenn Holum turned the meeting over to newly appointed Vice-Chair Byron Nichols. 
 
APPROVAL OF THE DECEMBER 15, 2015, PLANNING COMMISSION MEETING 
MINUTES.  MSA/Planning Commissioner Glenn Holum/Planning Commissioner Harold 
Anderson moved to approve the minutes as presented.  Planning Commissioners Glenn Holum, 
Kevin Nelson, Byron Nichols, and Harold Anderson were in favor.  Motion passed. 
 
WORKSHOP. 
DISCUSSION REGARDING REGULATED MARIJUANA ACTIVITIES.  City Planner 
Joseph Shearer handed out a report showing what other cities are doing in regards to regulating 
marijuana activities.  He reminded the Commission that each city is unique and decides what 
works for them.  He also reminded them of the recommendation of the City Attorney from the 
previous meeting—to be proactive, looking at where they want the marijuana uses to be as 
opposed to being reactive, looking at where they don’t want it.  
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Planning Commission Vice-Chair Byron Nichols mentioned it had been previously discussed to 
locate it in the Industrial and Commercial areas. 
 
Planning Commissioner Glenn Holum asked if they could put parameters on the areas for the 
marijuana uses, allowing or not allowing them within a certain distance of the highway, 
residential areas, etc. 
 
J. Shearer said it is already excluded from residential areas by state law, and it can’t be within a 
certain distance of schools. 
 
B. Nichols asked if there are regulations in regard to hours of operation. 
 
G. Holum commented that they might want to look at an inclusion zone as opposed to an 
exclusion zone.  He suggested maybe along Pacific Highway 99E and Industrial Avenue, with 
setbacks for residential. 
 
J. Shearer mentioned there is an existing Pacific Highway 99E Overlay Zone in place, which 
includes properties with frontage along Pacific Highway 99E.  He said this overlay zone does 
include some residential.  He suggested maybe including Industrial, Commercial, and 
Industrial/Commercial zones in the overlay zone, as well as on Industrial Avenue, with setbacks 
for residential. 
 
Planning Commissioner Harold Anderson said he likes the idea of allowing it along the highway, 
thus keeping it away from the majority of residential.  He added the idea of closing at 5:00 p.m. 
seems early for a business. 
 
The Consensus of the Planning Commission was to allow retail along Pacific Highway 99E, 
suggested open hours for commercial/wholesale use, 10:00 a.m.-8:00 p.m. for retail use, 1,000 
feet from other marijuana retail facilities, and hold off on the residential restriction until they 
receive further input.  
 
ADJOURNMENT.  (The next scheduled Planning Commission Meeting will be February 
16, 2016, at 6:30 p.m.) MSA/Planning Commissioner Glenn Holum/Planning Commissioner 
Harold Anderson moved to adjourn the meeting.  Planning Commissioners Glenn Holum, Kevin 
Nelson, Harold Anderson, and Byron Nichols were in favor.  Motion passed.  Meeting was 
adjourned at 7:33 p.m.  
 
 
 
 
   
Dan Estes, Planning Commission Chairman 
 
ATTEST: 
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   _____________________________ 
Vickie L. Nogle, MMC      Lucy T. Astorga, Admin Asst. 
Director of Administration/City Recorder   Recording & Transcribing 
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CITY OF HUBBARD PLANNING COMMISSION 
STAFF REPORT 

 
REPORT DATE: February 5, 2016  

FILE NUMBER(S): SDR-2016-01 

HEARING DATE: February 16, 2016 

APPLICANT: AXIS Design Group, 11104 SE Stark St, Portland, OR 97216 

OWNER: JB & IB LLC, 17575 Landura Ct NE, Hubbard, OR 97032 

REQUEST: Construction of 3,000 SF building to be used as a motor vehicle sales 
showroom. 

PROPERTY:  The subject property is located at 3080 J Street, Hubbard, OR. More 
specifically described as: 

Map/Taxlot Acct Acres Zoning 
041W33DA05201 R11600 2.05 Industrial-Commercial (IC)  

CRITERIA: Hubbard Development Code (HDC) 
Section 2.108  Industrial-Commercial District (IC) 
Section 2.200 General Development Standards 
Section 2.206 Signs 
Section 2.305 Manufactured Home, Trailer and Vehicular Sales, Service 

and Related Uses 
Section 3.105 Site Development Review 

ATTACHMENTS: Exhibit A: Application (January 12, 2016) 
Exhibit B:  Public Works Superintendent Comments (January 21, 2016) 
Exhibit C: AKS Engineering Comments (January 28, 2016) 

 
I. BACKGROUND 
 

HDC Section 3.105.04 outlines the review procedure for the request. Site Development 
Review is a Type II Action requiring a public hearing before the Hubbard Planning 
Commission as stated in Section 3.201.02 
 
The subject parcel is currently houses an auto dealership and contains a 1,776 SF 
showroom building and 1,825 SF storage building. The buildings occupy 4% of the total 
area. Approximately 43,348 SF is asphalt (49% of site area), and 31,386 SF (35% of site area) 
is gravel. Access to the site is provided from a two-way drive to J Street. J Street is 
designated a Minor Arterial by the Hubbard Transportation System Plan (TSP). 
 
The scope of work for the proposed development includes the construction of a new 3,000 
SF building for Hubbard Chevrolet fronting Pacific Hwy 99E. The building will include a 
showroom and support offices, and customer service area. Two metal canopies will provide 
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cover for service vehicle trop off and delivery of cars to customers. Once the new building is 
completed, the existing showroom building will be demolished. The existing storage 
building will remain. Plans include the dedication of 10’ for ROW along the frontage, along 
with improvements and a new pedestrian sidewalk. Proposed on-site improvements 
include new concrete display plaza, new asphalt paved area for vehicle storage and display, 
relocated customer parking, and new bicycle parking. The existing free-standing sign will be 
replaced.   

 

 
(Taxlot lines are off-set against aerial imagery and are not precise) 

To minimize confusion regarding directions, “plan” north (for purposes of this review) is 
considered to be parallel with Hwy 99E.  The zoning and current uses surrounding the 
subject property are as follows: The zoning and current uses surrounding the subject 
property are as follows:   
 
NORTH: Developed commercial property zoned Residential Commercial and Highway 99E 

Overlay 
SOUTH: Developed industrial property zoned Industrial Commercial 
EAST: Pacific Hwy 99E and developed commercial and industrial property zoned 

Commercial and Industrial Commercial 
WEST: Developed industrial property, currently vacant, zoned Industrial 
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II.  REVIEW STANDARDS/CRITERIA 
 
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; 

 
FINDING:  Automobile sales is a permitted use in the IC Zone. No change of use is proposed. 
The property is located in an area characterized by industrial and commercial uses, and is 
surrounded on all sides by similar uses. Upon completion of the proposed development, total 
building area will have increased from 3,601 SF (4%) to 4,825 SF (6%) and impervious surface 
from 43,348 SF (49%) to 54,284 SF (62%). Because the site is almost fully developed already, 
the proposed development will not be a departure from the characteristics of the existing use 
on site. Based on the proposed scope and the similar characteristics of adjoining uses, Staff 
finds the proposed use will be compatible with surrounding uses. 
 
The submitted site plan shows 9,063 SF of vegetation, much of which already exists on site. 
Required landscaping is outlined in Section 2.207. For commercial and industrial development, 
at least 10% of the gross land area shall be devoted to landscaping. Based on the approx. 2.05 
acres (89,220 SF) site, at least 8,922 SF of the property must be landscaped. Staff recommends 
a condition of approval that Applicant submit a final landscaping plan, prepared by a licensed 
landscape architect, which complies with Section 2.207 and shows the total area landscaped, 
the location and type of proposed planting, and the location and water source of automated 
irrigation systems for landscaped areas larger than 400 SF.  If the public water source is used 
for irrigation, then a backflow prevention device shall be required. In lieu of irrigation, 
Xeriscaping may be used. Applicant shall provide the City a written guarantee for all landscape 
materials extending one (1) year from the date of installation.  The size of any new plant 
materials installed shall comply with the minimum standards of Section 2.207.06.  
 
Signs impact the visual appearance of a property. The site plan and narrative proposes one free 
standing sign and three building mounted signs. Signs are addressed in Section 2.206.05, 
below. Per comments from the Police Chief, a condition of approval requires the posting of the 
address (minimum six inch numbers) on the building near the entry doors facing J Street.  The 
Police Chief also recommends security systems to monitor the facility and requests perimeter 
lighting to deter criminal activity and aid nighttime patrols. Staff recommends a condition of 
approval that a lighting plan be submitted to, and approved by, Public Works. 
 
Based on surrounding uses, required and proposed setbacks are as follows: 
 

 Required (2.108.04) Proposed 

Front Yard (east) 20’ >20’ 

Side Yard (north) 10’ >10’ 

Side Yard (south) 10’ >10’ 

Rear Yard (west) 10’ >10’ 
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In consideration of the proposed development, the characteristics of surrounding uses, and 
conditions of approval related to landscaping, screening, lighting, and signage, Staff concludes 
the proposed use is compatible with other uses in the vicinity. 
 

B. drainage and erosion control needs; 
 

FINDING:  The proposed development increases the amount of impervious surface on the 
property.   The site plan shows that storm water will be detained at the southeast corner of the 
property.  City Engineer comments dated January 28, 2016 state that “water, sewer and storm 
infrastructure are available” and “appear to be adequate to serve the proposed development.” 
Based on comments from the City Engineer and Public Works, Staff recommends a condition of 
approval that Applicant submit a drainage and detention plan prepared by a licensed engineer 
for Public Works and City Engineer approval. The drainage plan shall show erosion and 
sediment control, full storm drainage calculations, and detention facilities.  Per City Engineer 
comments, catch basins shall be outfitted with approved turndowns and sumps for oil water 
separation and sedimentation control. Storm water quality manholes shall be installed in all 
proposed storm drains outletting into existing drainage facilities. 
 
If the Oregon Department of Environmental Quality (DEQ) require an erosion and sediment 
control plan permit (NPDES Permit #1200C), a copy of said permit shall be submitted to the 
City. A condition of approval requires the use of existing surveying benchmarks within the City 
of Hubbard to establish elevations on the subject property.  
 
Public Works Supervisor comments, dated January 21, 2016, are attached as Exhibit B. City 
Engineer comments, dated January 28, 2016, are attached as Exhibit C.  
 

C. public health factors; 
 

FINDING:  Based on comments from the Public Works Superintendent, a condition of approval 
requires submittal of detailed drawings for all utilities and a written estimate of water 
consumption.  Applicant shall provide specific information, including but not limited to, the 
location and size of the existing and proposed utilities, size of the water meter, the location 
and size of all water lines, Uniform Plumbing Code calculations, and the extent of landscape 
irrigation. The City requires this information in order to evaluate impacts of potential uses on 
the system and assess Systems Development Charges (SDCs). An easement for the existing 
water line at the northwest corner of the property shall be provided in a manner acceptable to 
Public Works.  
 
Comments submitted by the City Engineer require fire flows, private fire hydrant, and Fire 
Department Connection (FDC) locations in accordance with the International Fire Code and Fire 
Marshal requirements. No comments were received from Hubbard Fire District. Therefore, a 
recommended condition of approval requires submission of a fire safety plan, approved by the 
Hubbard Fire District or State Fire Marshal, showing the location and performance 
specifications of fire hydrants, fire alarm systems, and/or fire sprinkler systems. For any 
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hydrant location on private property, a condition of approval requires a fire line public 
easement be recorded prior to the issuance of a building permit. 
 
A condition of approval requires conformance to City of Hubbard Design and Construction 
standards. Applicant/owner/developer shall be responsible for the cost of public or private 
infrastructure improvements associated with the development. Compliance with Conditions of 
Approval shall be the sole responsibility of the Applicant. 
 
A condition of approval requires installation of a sewer monitoring manhole. Applicant to 
provide a plan for disposal of chlorinated water if deemed necessary by Public Works or City 
Engineer.  
 

D. traffic safety, internal circulation and parking; 
 

FINDING:  Applicant proposes using the existing two-way, 10’ per lane, access to J Street. The 
site plan shows that the proposed two-way drives all meet the minimum width of 20 feet.  
Driveways, access roads, and parking spaces shall be designed and constructed per Public 
Works Design Standards. Comments from the City Engineer include recommended conditions 
of approval for the repair of the J Street sidewalk, curb/gutter, and street along the property 
frontage where damage has occurred. Additionally, “No Parking” signage (a minimum of three 
signs) shall be required along the J Street frontage, spaced at regular intervals. 
 
Upon completion of development, the site will contain 3,000 SF of showroom and 1,825 SF of 
storage. Based on this breakdown, Section 2.203.05 requires parking at ratios of 1 space per 
600 SF of gross floor area for retail outlets selling automobiles and 1 space per 2,000 SF for 
warehousing/storage. Based on these ratios, seven parking spaces are required. Applicant 
proposes installation of 15 new parking spaces in addition to the remaining accessible space 
adjacent to the existing showroom. Staff finds proposed parking complies with required ratios. 
Accessible parking stalls shall conform to Chapter 11 of the Oregon Structural Specialty Code. 
 
Section 2.203.06 provides off-street loading requirements. Because the total area of the 
proposed buildings is less than 5,000 SF, no loading space is required. The proposed parking 
area will accommodate two-way traffic, will maintain a minimum 20’ width, and individual 
spaces will measure at least 8.5’ x 20’ in compliance with Section 2.203.07(B). 
 
Six bicycle storage spaces are provided at a convenient and easy-to-find location at the 
southeast corner of the building. Section 2.203.09 establishes ratios for required bicycle 
parking. The ratio for auto-oriented service uses is the greater between 2 or 0.33 
spaces/1,000SF. Staff finds the proposed two bicycle storage spaces meet the required ratio. 
 
A condition is included that driveways, access roads, loading zones, and parking spaces shall be 
designed and constructed per Public Works Design Standards. With this condition, and subject 
to submission of a final site plan, Staff finds the request meets all traffic safety, internal 
circulation, and parking requirements.   
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E. provision for adequate noise and/or visual buffering from non-compatible uses; 
 

FINDING:  The subject property is surrounded by compatible industrial and commercial uses. 
The site plan and narrative do not propose areas, facilities, or uses that require additional 
screening or buffering. Nonetheless, existing evergreen vegetation along the southern and 
western portions of the site do provide screening and buffering. 
 

F. retention of existing natural features on site; 
 

FINDING:  The development should not significantly change the topography of the site, and no 
significant grading has been proposed. Existing vegetation is located primarily along the 
southern and eastern boundary of the parcel and a few trees have been planted along the 
southern property boundary. Staff finds that the existing vegetation is a natural feature worth 
retaining, as far as practicable considering the extent of development. Staff finds that the 
proposed development retains existing natural features on site.   
 

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

 
FINDING:  The subject property fronts a portion of Pacific Hwy 99E that does not currently have 
sidewalks.  As a condition of approval, 10’ of additional ROW shall be dedicated along the 
Pacific Hwy 99E frontage, and sidewalk constructed. The sidewalk shall be constructed to ODOT 
standards, and include accessible ramp at the intersection with J Street.  Any proposed 
improvements within the Pacific Hwy 99E ROW shall submitted to ODOT for review and a 
construction permit issued prior to commencement of construction. If any portion of the public 
sidewalk encroaches onto the subject property, the owner shall provide an easement for the 
distance the sidewalk abuts the property. No comments were received from ODOT as of the 
completion of this staff report. 
 

H. problems that may arise due to development within potential hazard areas. 
 

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.   
 

2.206.05 Allocation Provisions and Sign Standards for Commercial and Industrial 
Developments 

 
A. The following provisions and design standards specify how a property's total sign 

allocation may be utilized. Unless specified elsewhere in these regulations, total sign 
allocation shall be determined by multiplying the length of the property's primary 
frontage (feet) by the primary frontage multiple.  The maximum sign area refers to the 
size of any one sign. 
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FINDING:  The site plan and narrative proposes one free standing sign and three building 
mounted signs. Signs are proposed to be internally illuminated. In terms of signage, the 
primary frontage is likely Pacific Hwy 99E, which is more heavily trafficked than J Street. 
Applicant states that the site possesses approximately 300’ of frontage along Pacific Hwy 99E 
(Partition Plat 1990-74 shows approximately 309’), and therefore affords 450 SF of attached 
signage and 450 SF of free-standing signage. Staff interprets the code language differently. As 
stated in the criteria above, a property’s “total sign allocation” is determined by multiplying the 
length of primary frontage by the 1.5 SF multiple. Thus, Staff recommends a condition of 
approval that 463.5 SF (309’ x 1.5 SF) is the total sign allocation, provided no single sign is 
larger than 100 SF. Applicant is advised that signs must comply with Section 2.206, may require 
a permit from the City prior to installation, and may require ODOT approval. Applicant shall 
submit renderings and plans for all signs to the City, and must receive approval prior to 
installation.  
 

2.305 Manufactured Home, Trailer and Vehicular Sales, Service and Related Uses 
 

2.305.02 Standards 
In addition to other development standards established elsewhere in this Ordinance, the 
following standards shall apply to the development of the uses listed in Section 2.305.01, 
above. 
A. All parking areas, loading areas or areas used for storage of boats, automobiles, mobile 

homes, recreational vehicles, trucks, trailers, motorcycles or other vehicles shall be 
paved with a concrete or asphalt surface. 

B. The lot shall be screened from adjoining residentially zoned properties in accordance 
with the provisions of Section 2.207. 

C. All merchandise and supplies, other than vehicles, mobile homes and trailers, shall be 
stored within a building. 

 
FINDING:  Existing parking, loading, and storage areas are paved with asphalt. Applicant 
proposes installation of approximately 13,928 SF of additional asphalt for vehicle display and 
inventory on the northwest corner of the site. The subject property does not abut or adjoin 
residentially zoned properties, except for on property across J Street which is in not in 
residential use. Otherwise, the subject property is surrounded by compatible industrial and 
commercial uses. The site plan and narrative do not propose areas, facilities, or uses that 
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require additional screening or buffering. Except for motor vehicle display, Applicant’s 
narrative states all merchandise and supplies will be stored within a building. Staff finds the 
request meets the standards for vehicular sales, service, and related uses. 
 
III. SUMMARY AND RECOMMENDATION 
 

Based on the findings contained in this report, Staff concludes that the application (File SDR 
2016-01) complies with the applicable criteria, subject to the following conditions. Marion 
County Building Inspection and the Hubbard Fire District will be responsible for building 
permits, construction standards, and adequate fire protection.  
 
Staff recommends approval of the application, subject to the following conditions of 
approval: 
 
A. Conformance to City of Hubbard Design and Construction standards is required. 

Applicant shall be responsible for the cost of public or private infrastructure 
improvements associated with the development. Compliance with Conditions of 
Approval shall be the sole responsibility of the Applicant. 
 

B. The subject development shall comply with all requirements of the Hubbard City 
Engineer found in Exhibit E of the Planning Staff Report dated September 9, 2014. 
Where the requirements of the City Engineer, the requirements of the Public Works 
Superintendent and a condition of approval, below, are different, the more stringent 
requirement shall be followed. 
 

C. EXPIRATION OF APPROVAL: Site Development Review approvals shall be effective for a 
period of two (2) years from the date of approval. If substantial construction of the 
approved plan has not begun within the two (2) year period, the approval shall expire. 
The approval shall be voided immediately if construction is a departure from the 
approved plan. 
 

D. PACIFIC HWY 99E RIGHT OF WAY:  10’ of additional ROW shall be dedicated along the 
Pacific Hwy 99E frontage, per ODOT requirements. Any proposed improvements within 
the Pacific Hwy 99E ROW shall submitted to ODOT for review and a construction permit 
issued prior to commencement of construction.  

 
1. Prior to occupancy of the structure, Applicant shall construct a sidewalk along the 

Pacific Hwy 99E property frontage, include an accessible ramp at the intersection 
with J Street.  The design and construction shall conform to ODOT standards.  
Applicant shall provide copies of any required ODOT construction permits to the 
City. If any portion of the public sidewalk encroaches onto the subject property, the 
owner shall provide an easement for the distance the sidewalk abuts the property. 
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E. J STREET RIGHT OF WAY:  Prior to occupancy of the structure, repairs to the J Street 
sidewalk, curb/gutter, and street along the site frontage shall be required. 
 
1. Prior to occupancy of the structure, “No Parking” signage (a minimum of three 

signs) shall be required along the J Street frontage, spaced at regular intervals. 
Applicant shall submit to, and receive approval from, Public Works for a plan for the 
signs prior to their installation 

 
F. LANDSCAPING:  Prior to issuance of a building permit, Applicant shall submit a final 

landscaping plan, prepared by a licensed landscape architect, which complies with 
Section 2.207 and shows at least 10% of the gross area landscaped, the location and 
type of proposed planting, and the location and water source of automated irrigation 
systems for landscaped areas larger than 400 SF. In lieu of irrigation, Xeriscaping may be 
used. 

 
1. Backflow Prevention:  If the public water source is used for irrigation, then a 

backflow prevention device shall be required and installed prior to occupancy. 
 

2. Prior to occupancy of the structure, landscaping shall be installed and Applicant 
shall provide the City a written guarantee for all landscape materials extending one 
(1) year from the date of installation.  The size of all plant materials installed shall 
comply with the minimum standards of Section 2.207.06. 

 
G. LIGHTING:  Prior to issuance of a building permit, the applicant shall submit a lighting 

plan for review and approval by Public Works. The proposed public sidewalk along 
Pacific Hwy 99E shall be illuminated to ODOT standards. 
 
1. Prior to occupancy of the structure, perimeter lighting shall be installed. 

 
H. SIGNS: The total sign allocation for the subject property is 463.5 SF. No single sign shall 

larger than 100 SF. Applicant is advised that signs must comply with Section 2.206, may 
require a building permit prior to installation, and may require ODOT approval for 
encroachment of the ROW. Applicant shall submit renderings and plans for all signs to 
the City, and must receive all applicable approvals prior to installation. 
 

I. ADDRESS:  Prior to occupancy of the structure, the applicant shall post the address 
(minimum six inch numbers) on the building near the entry doors facing J Street. 

 
J. STORM WATER:  Prior to issuance of a building permit, Applicant shall submit a 

drainage plan prepared by a licensed engineer for Public Works and City Engineer 
approval. The drainage plan shall show erosion and sediment control, full storm 
drainage calculations, and detention facilities.  Surveying benchmarks shall be used to 
establish elevations in the City of Hubbard. 
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1. Prior to occupancy of the structure, catch basins shall be outfitted with approved 
turndowns and sumps for oil water separation and sedimentation control.  
 

2. Prior to occupancy of the structure, storm water quality manholes shall be installed 
in all proposed storm drains outletting into existing drainage facilities. 

 
3. If the Oregon Department of Environmental Quality (DEQ) requires an erosion and 

sediment control plan permit (NPDES Permit #1200C), a copy of said permit shall be 
submitted to the City. 

 
K. UTILITIES:  Prior to issuance of a building permit, Applicant shall submit detailed 

drawings for all utilities and a written estimate of water consumption.  Applicant shall 
provide specific information, including but not limited to, the location and size of the 
existing and proposed utilities, size of the water meter, the location and size of all water 
lines, Uniform Plumbing Code calculations, and the extent of landscape irrigation.  

 
1. Prior to occupancy of the structure, Applicant shall install a sewer monitoring 

manhole at a location approved by Public Works. 
 

2. Applicant shall provide a plan for disposal of chlorinated water if deemed necessary 
by Public Works or the City Engineer. 

 
3. Prior to occupancy of the structure, an easement for the existing water line at the 

northwest corner of the property shall be provided in a manner acceptable to Public 
Works. 

 
4. Prior to occupancy of the structure, three (3) hard copies and one electronic copy 

in ArcView/ArcGIS 9 format shall be provided of as-built plans. 
 

L. FIRE SAFETY:  Prior to issuance of a building permit, Applicant shall submit a fire safety 
plan approved by the Hubbard Fire District or State Fire Marshal, showing the location 
and performance specifications of fire hydrants, fire alarm systems, and/or fire sprinkler 
systems.  

 
1. Prior to occupancy of the structure, fire safety improvements shall be constructed 

and a fire line public easement shall be recorded for any hydrant location on private 
property. 
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VII. PLANNING COMMISSION OPTIONS 
 

A. Approve the request and adopt the findings and conditions contained in the Staff 
Report. 

 
B. Approve the request with findings/conditions amended by the Planning Commission. 
 
C. Deny the request with amended findings that the request 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 
(considering the 120 day limit on applications). 













































































SUBMITTED BY: Jaime Estrada 
DATE:   January 21, 2016 
RE:    SDR #2016-01 

Axis Design Group 3080 “J” Street 
 
 

1. Backflow prevention devices may be required; 
2. Water meter calculations; 
3. A drainage plan must be submitted which needs to include the following two elements:  1) 

erosion; and 2) sediment; 
4. Storm drainage calculation must be submitted including detention facilities done by the 

engineer; 
5. DEQ may require erosion and sediment control plan permit, NPDES Permit #1200C; 
6. The fire department may require more fire hydrants; 
7. We need complete detailed drawings on all utilities; 
8. As-builts, require three (3) paper copies and one electronic file in Arcview/ArcGis 9 format; 
9. Landscape plan must be provided for review; 
10. Surveying benchmarks must be used in the city of Hubbard; 
11. Sidewalk should be required on Pacific Hwy 99E and “J” Street per design standards; 
12. Light plan should be submitted.  For subdivisions, the street light design must be done by 

PGE engineers; 
13. Must contact Marion County for possible location of monuments;  
14. Sewer monitoring manhole (Industrial property only);  
15. Must obtain permits from Marion County; 
16. The applicant shall be responsible for all costs associated with the improvements. 
17. 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; 
18. All utility work must be in accordance with Hubbard Public Works construction standards;  
19. All utility work must be in accordance with the Oregon Health Department and DEQ; and 
20. Need an easement for existing water line at N.W. corner of the property. 

 
 
pc: Bill Peterson, AKS Engineering & Forestry petersonb@aks-eng.com  

Michael Poissant, AKS Engineering & Forestry michaelp@aks-eng.com  

Melinda Olinger, Public Works molinger@cityofhubbard.org 

Jaime Estrada, Public Works jestrada@cityofhubbard.org  
 Vickie Nogle, City Recorder vlnogle@cityofhubbard.org  
 Joey Shearer, COG JShearer@mwvcog.org  
 Lance Lighty, Fire Chief  l.lighty@hubbardfire.com  
  
C:\Users\MOlinger\Documents\Planning Comment\2016 01 21 Axis Design Group 3080 J Street.docx 
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CITY OF HUBBARD PLANNING COMMISSION 
STAFF REPORT 

 
REPORT DATE: February 5, 2016  

FILE NUMBER(S): LA-2016-01 

HEARING DATE: February 16, 2016 

APPLICANT: City of Hubbard 

REQUEST: Legislative amendment of the Hubbard Development Code to adopt 
reasonable time, place, and manner regulations for marijuana-related uses 

CRITERIA: Hubbard Development Code (HDC) 
Section 3.102 Comprehensive Plan and Development Code Text 

Amendments, Comprehensive Plan Map Amendments, 
and Zone Changes 

ATTACHMENTS: Exhibit A: Strike and Underline Development Code Amendments  
 
I. BACKGROUND 
 
On November 10, 2015, pursuant to its home rule authority and the authority granted by 

House Bill 3400, the City enacted Ordinance No. 345-2015, which temporarily prohibited the 

establishment, maintenance or operation of six of the seven regulated marijuana activities 

recognized in State law.  The ordinance took effect on November 10, 2015, pursuant to an 

emergency clause, and will expire on August 1, 2016, or when the city adopts zoning and other 

regulations for marijuana facilities, whichever comes first. 

 

The passage of House Bill 3400 in 2015, authorized the City to implement reasonable time, 

place, and manner regulations on various marijuana-related uses. In reviewing what is 

“reasonable”, Staff reviewed existing precedents across the State of Oregon, as well as 

Colorado and Washington. There are five unique marijuana-related uses that are defined 

within HDC 1.200. The uses and their definitions are based on the seven “regulated marijuana 

activities” addressed in HB 3400.  

 

Current State Restrictions 

The state has established place restrictions for certain marijuana activities. These regulations 

are in effect, regardless of restrictions at the local level. Per HB 3400, the following activities 

cannot be sited in a residential zone:  

 Medical marijuana dispensaries 

 Recreational marijuana retail stores  

 Marijuana processors (extracts) 
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Furthermore, medical marijuana dispensaries and recreational marijuana retail stores are 

subject to the following place restrictions: 

 Neither can locate within 1,000 feet of certain public and private schools, unless the 

school is established after the marijuana facility. 

 Medical marijuana dispensaries cannot locate within 1,000 feet of another dispensary. 

 Medical marijuana dispensaries cannot locate at a grow site. 

 

Finally, before issuing any recreational marijuana license, the OLCC must request a statement 

from the city that the requested license is for a location where the proposed use of the land is 

a permitted or conditional use. If the proposed use is prohibited in the zone, the OLCC may not 

issue a license. A city has 21 days to act on the OLCC’s request, but when that 21 days starts to 

run varies: 

 If the use is an outright permitted use, 21 days from receipt of the request; or 

 If the use is a conditional use, 21 days from the final local permit approval. 

 

Establishing Additional Local Restrictions 

In addition to the restrictions noted above, HB 3400 provides that cities may adopt reasonable 

time, place, and manner restrictions. Time restrictions may limit the number of days, days of 

the week, operations on holiday, and hours of operation. Place restrictions may limit licensed 

marijuana activities to certain zoning districts (i.e. only in the Commercial Zone) and/or 

geographic areas (i.e. not within a certain distance from schools, parks, etc.). Manner 

restrictions include regulations on how recreational marijuana is dispensed.  

 

While other regulatory options may be available, HB 3400 expressly provides that cities may 

impose “reasonable regulations” on the following: 

 The hours of operation of retail licensees and medical marijuana grow sites, processing 

sites and dispensaries; 

 The location of all four types of recreational licensees, as well as medical marijuana 

grow sites, processing sites and dispensaries, except that a city may not impose more 

than a 1,000-foot buffer between retail licensees; 

 The manner of operation of all four types of recreational licensees, as well as medical 

marijuana processors and dispensaries; and 

 The public’s access to the premises of all four types of recreational licenses, as well as 

medical marijuana grow sites, processing sites and dispensaries. 

 

A joint work session to address these issues was held with the Planning Commission and City 
Council on October 20, 2015, with follow-up work sessions held by the Planning Commission on 
December 15, 2015 and January 26, 2016. 
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II.  REVIEW STANDARDS/CRITERIA 
 
Section 3.102.03 Criteria for Approval 

 
B. Development Code amendments and zone change proposals shall be approved if the 

applicant provides evidence substantiating the following: 
   

1. approval of the request is consistent with the Comprehensive Plan and the 
Comprehensive Plan map designation and most effectively carries out the Plan goals 
and policies considering all alternatives, and  

 
FINDING:  The legislative amendment to amend the HDC relates to changes in State law related 
to marijuana, pursuant to HB 3400. There are no comprehensive plan goals and policies related 
to marijuana. Staff finds the criterion is met. 
           

2. the property and affected area is presently provided with adequate public facilities, 
services, and transportation to support uses allowed within the requested zone, or 
such facilities, services provided concurrently with the development of the property. 

 
FINDING:  The proposed uses are similar in nature to other industrial and commercial uses 
already permitted in the applicable zones. Therefore adequate public facilities and services 
exist to support the use, in general. New development and changes in use/occupancy are 
subject to Site Development Review, among other procedures and evaluation criteria, at which 
point facilities would be examined on a more detailed level. 
    

3. The proposed amendment is consistent with the purpose of the Code's subject 
section and article. 

 
FINDING:  The proposed amendment addresses uses in the Commercial (C) District, Industrial 
(I) District, and Industrial-Commercial (IC) District. 
 
Section 2.106.01:  The purpose of the Commercial District is to provide areas for the broad 
range of commercial operations and services required in the central business district and other 
areas to meet the economic needs of the City of Hubbard. The Commercial District is consistent 
with the Commercial Comprehensive Plan designation. 
 
Section 2.107.01 Purpose:  The purpose of the Industrial District is to provide areas for general 
industrial activities which do not produce excessive smoke, dust, noise, vibration, smell or 
harmful substance to meet the economic needs of the City of Hubbard. The Industrial District is 
consistent with the Industrial Comprehensive Plan designation. 
 
Section 2.108.01 Purpose:  The purpose of the IC (Industrial-Commercial) District is to provide 
areas suitable for light industrial uses, light industrial uses with related commercial sales, 
commercial retail uses and wholesale commercial sales. The IC District is appropriate in those 
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areas designated Industrial in the Comprehensive Plan where the location has access to a 
collector street, arterial street or highway, and permitted uses will not adversely impact local 
streets or residential districts. 
 
As stated above, the proposed uses are similar in nature to other industrial and commercial 
uses already permitted in the applicable zones. Allowing the proposed uses will help meet the 
economic needs of the City, while the adoption of reasonable time, place, and manner 
regulations mitigate potential conflicts with surrounding uses. Staff finds the criterion is met. 
 
VII. PLANNING COMMISSION OPTIONS 
 

A. Recommend City Council approval of the Development Code amendments and adopt 
the findings contained in the staff report. 

 
B. Recommend City Council approval of the Development Code amendments with 

amendments. 
 
C. Recommend City Council denial of the Development Code amendments with amended 

findings that the request 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. 



LA-2016-01 
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EXHIBIT A – STRIKE AND UNDERLINE AMENDMENTS  

HUBBARD DEVELOPMENT CODE 

2/16/2016 PLANNING COMMISSION HEARING 

 

PROPOSED AMENDMENTS 

The following shows language to be added in underline and language to be deleted with 

strikeout. 

 

 

1.200 DEFINITIONS 

 

Frontage: All the property on abutting one side of a street that is between two 

street intersections or crossings intersecting or intercepting streets, or that is 

between an intersection and a dead-endmeasured along the line of the street, or if 

the street is dead-end, then all of the property abutting on one side between a 

street intersection and the dead-end of the street. Lot frontage is the part of a lot 

that abuts a street. 

 

Marijuana Processer:  Facility for processing, compounding, or converting 

marijuana into products, concentrates, or extracts that is registered by the Oregon 

Health Authority or licensed by the Oregon Liquor Control Commission. 

 

Marijuana Producer:  Facility for planting, cultivating, growing, trimming, 

harvesting, or drying of marijuana provided that the marijuana producer is 

registered by the Oregon Health Authority to produce marijuana for use by a 

registry identification cardholder or licensed by the Oregon Liquor Control 

Commission. 

 

Marijuana-Related Use(s): Marijuana Processer, Marijuana Producer, Marijuana 

Retailer, Marijuana Testing Laboratory, and Marijuana Wholesaler. 

 

Marijuana Testing Laboratory:  Facility for testing of marijuana items that is 

licensed by the Oregon Liquor Control Commission. 

 

Marijuana Retailer:  Facility for sale of marijuana items to a consumer that is 

licensed by the Oregon Liquor Control Commission. Also, location of a medical 

marijuana dispensary that is registered by the Oregon Health Authority.  

 

Marijuana Wholesaler:  Facility for resale of marijuana items to a person other 

than a consumer that is licensed by the Oregon Liquor Control Commission. 
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2.106 COMMERCIAL DISTRICT (C) 

 

2.106.02 Permitted Uses 
 

Unless otherwise subject to Conditional Use provisions or requirements of this 

Ordinance, the following uses are permitted in the C District: 

 

L. Marijuana retailer, subject to Section 2.306. 

 

2.107 INDUSTRIAL DISTRICT (I) 

 

2.107.02 Permitted Uses 
 

Unless otherwise subject to Conditional Use provisions or requirements of this 

Ordinance, the following uses are permitted in the Industrial District: 

 

F. Marijuana processor, marijuana producer, marijuana testing laboratory 

marijuana wholesaler, subject to Section 2.306.  

 

2.108 INDUSTRIAL-COMMERCIAL DISTRICT (IC) 

 

2.108.01          Purpose  
 

The purpose of the IC (Industrial-Commercial) District is to provide areas suitable 

for light industrial uses, light industrial uses with related commercial sales, 

commercial retail uses and wholesale commercial sales.  The IC District is 

appropriate in those areas designated Industrial in the Comprehensive Plan where 

the location has access to a collector street, arterial street  or highway, and 

permitted uses will not adversely impact local streets or residential districts. 

 

2.108.02 Permitted Uses 
 

Unless otherwise subject to Conditional Use provisions or requirements of this 

Ordinance, the following uses are permitted in the Industrial-Commercial District: 

  

 A. all uses permitted in the Industrial (I) District; 

 

 B. building material, hardware and garden supply sales; 

 

C. retail sales accessory to a permitted industrial use;  

 

D. other retail uses which are permitted in the Commercial District; and 

  

 E. wholesale commercial sales. 
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F. Marijuana processor, marijuana producer, marijuana retailer, marijuana testing 

laboratory, and marijuana wholesaler, subject to Section 2.306.  

 

 

2.300 SUPPLEMENTAL DEVELOPMENT STANDARDS FOR SPECIAL USES 
 

2.301 GENERAL PROVISIONS 
 

2.301.01 Applicability of Special Use Standards 
              

Special uses included in this Section are uses which, due to their effect on 

surrounding properties, must be developed in accordance with special conditions 

and standards.  These special use standards may differ from the development 

standards established for other uses in the same zoning district.  When a 

dimensional standard for a special use differs from that of the underlying district, 

the standard for the special use shall apply.  

 

2.306 MARIJUANA-RELATED USES 
 

2.306.01 Exemptions. The cultivation of marijuana for personal use, as permitted by State 

law, is exempt from the provisions of this section. 

 

2.306.02 Standards for Marijuana-Related Uses 

 

A. Marijuana-related uses shall be located in a permanent building and shall not 

include drive-through facilities. Outdoor storage of marijuana or marijuana-

derived products is prohibited. 

 

B. Marijuana-related uses shall at all times be registered in good standing with 

the Oregon Health Authority or licensed in good standing with the Oregon 

Liquor Control Commission. 

 

C. Public Access Prohibited. Access to marijuana producer, marijuana processor, 

marijuana testing laboratory, and marijuana wholesaler facilities shall be 

limited to employees, personnel, and guests over the age of 21, authorized by 

the facility operator. 
 

2.306.03 Additional Standards for Marijuana Retailers 

 

A. Conflicting Use Buffer. No marijuana retailer shall be permitted within 1,000 

feet of a lot containing any of the following uses: 

 

1. Public elementary or secondary school for which attendance is 

compulsory under ORS 339.020; or 

2. Private or parochial elementary or secondary school, teaching children as 

described ORS 339.030 

3. Other marijuana retail 
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The 1,000 foot buffer shall be measured by a straight line extending in every 

direction from any point on the boundary line of the lot comprising the uses 

listed above.  

 

B. If a conflicting use described in (A) is established within 1,000 feet of a 

legally established marijuana-related use, the marijuana-related use may 

remain at its legally established location.   

 

C. Pacific Hwy 99E Frontage. A marijuana retailer shall be permitted only on a 

lot with frontage along Pacific Hwy 99E. 

 

D.  Hours of Operation. A marijuana retailer shall operate only between the hours 

of 10:00am and 8:00pm. 
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