
Warrenton Planning Commission 
AGENDA 

August 12, 2021 I 6 PM I City Hall – Commission Chambers 

***The meeting will be broadcast via Zoom at the following link*** 

https://us02web.zoom.us/j/89594092173?pwd=VG5sMFFTVExqTWl1dXVXSTBFbWw2UT09 

Meeting ID: 895 9409 2173 
Passcode: 612659 

Dial in number: 253-215-8782 

1. Attendance
2. Flag Salute
3. Public Comment Period on Non-Agenda Items

4. Approval of minutes of May 13, 2021

• Action Item: Motion to Adopt

5. PUBLIC HEARING: Consolidated Application SUB-21-1/SDR-21-1 Subdivision and
Residential Site Design Review

• Applicant: Jetty Street, LLC

• Proposal: Nine-unit Jetty View subdivision to develop three townhome
structures, each with three attached single-family dwellings. The proposed
development is located on Tax Lot 81005CD03500, at 444 Jetty Street. The
subject property is zoned Commercial-Mixed Use (C-MU)

• Action Item: Recommendation to approve with conditions

6. PUBLIC HEARING: SDR-21-2 Commercial Site Design Review

• Applicant: Kyle Langeliers on behalf of Warrenton Fiber Company, David Nygaard
and John Nygaard

• Proposal: New 27,550-square-foot building and site improvements for a Roby’s
Furniture Store. The proposed development is located on Tax Lot 81027AB06400
on the north side of Highway 101 Business west of SE Marlin Avenue. The subject
property is zoned General Commercial (C-1)

• Action Item: Recommendation to approve with conditions
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WITHDRAWN 
7. PUBLIC HEARING: SDR-21-3 Commercial Site Design Review  

• Applicant: Greta Holstrom/Ardor Consulting, LLC on behalf of Fuiten West 
Partnership 

• Proposal: New 13,607-square-foot building for the Medix ambulance dispatch 
facility. The proposed development is located on Tax Lot 81033AA01100 at 2325 
SE Dolphin Avenue. The subject property is zoned General Industrial (I-1) 

• Action Item: Recommendation to approve with conditions 
 

8. Staff Announcements & Project Updates 
 

9. Next Meeting: September 9, 2021 
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MINUTES 

Warrenton Planning Commission 

May 13, 2021 

6:00 p.m. 

Warrenton City Hall - Commission Chambers 

225 S. Main  

Warrenton, OR 97146 

Chair Paul Mitchell called the meeting to order at 6:03 p.m. and led the public in the Pledge of 

Allegiance. 

Commissioners Present: Chair Paul Mitchell, Kevin Swanson (via Zoom), Christine Bridgens, 

Mike Moha, Ken Yuill, and Lylla Gaebel (via Zoom) 

Excused: Commissioner Chris Hayward 

Staff Present: Interim City Planner Will Caplinger (via Zoom) and Secretary Rebecca 

Sprengeler. 

PUBLIC COMMENT ON NON-AGENDA ITEMS - None 

APPROVAL OF MINUTES 

A. Planning Commission Meeting Minutes – 4.8.21

Commissioner Yuill made the motion to approve the minutes as written from April 8th. 

Motion was seconded by Commissioner Bridgens and passed by majority.  

Mitchell – aye; Swanson – aye; Bridgens – aye; Moha – aye; Yuill – aye; Gaebel - abstained 

Commissioner Gaebel noted that she abstained because she was not in attendance at the April 

meeting. 

PUBLC HEARING 

Chair Mitchell opened the public hearing for the matter of Major Modification MC20-21 Site 

Design and Conditional Use Review for commercial development located in Youngs Bay Plaza, 

at 103 Highway 101, Warrenton. Formalities followed and no conflicts of interest were 

disclosed. Commissioner Yuill disclosed an ex parte contact that he has looked at the site but 

feels it will not affect his decision. 

Interim City Planner Will Caplinger reviewed the staff report on the Major Modification MC20-

21 Site Design and Conditional Use Review for Baysinger Partners Architecture on behalf of 

Atlas Youngs Bay, LLC. There are four modifications that will eliminate the previously 

approved new pad building, relocate the previously approved pick-up window and the que to the 

existing building, move trash enclosures, and eliminate the previously approved three parking 
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stalls in front of the pump station. A Type III review by the Planning Commission was triggered 

by a change in the type and/or location of access ways, drives or parking areas that affect off-site 

traffic. Mr. Caplinger stated that although the proposed modifications may result in a reduction 

in off-site traffic, the code language does not qualify the term, “affect” as positive or negative. 

Staff reasoned that the scope of the project encompasses the community’s concern over drive-

through developments, and that the Planning Commission should be afforded the opportunity to 

review the modification proposal. Staff recommends approval of MC-20-21, subject to the 

condition of approval that the effective date of expiration for MC-20-21 and SDR 20-3/CUP 20-

1 shall be May 19, 2022.  

 

Commissioner Gaebel asked if the pick-up window is still strictly preorder. Mr. Caplinger noted 

the pick-up window will only serve one of the restaurants; it will be for preorder and pick up 

only. Commissioner Gaebel noted traffic concerns. Commissioner Yuill asked for an update on 

ODOT’s (Oregon Department of Transportation) recommended improvements to East Harbor 

Drive. Mr. Caplinger responded that nothing has been submitted to the City or agreed upon yet. 

Discussion about ODOT continued. Mr. Caplinger noted he will look into an update on ODOT 

recommendations. 

 

William Rueker, with Baysinger Partners Architecture, thanked Mr. Caplinger and gave a brief 

history of the project. He confirmed the pick-up window remains as such. The average time in 

the drive-through is one minute and twenty-eight seconds. The drive-through configuration 

changed to wrap around the building, preventing traffic from backing up onto East Harbor Drive. 

He thanked the City for their assistance on the drive-through layout and trash location. They will 

be planting the required street trees. The applicant is continuing to work with ODOT. Chair 

Mitchell asked about the anticipated number of cars going through the drive-through during peak 

hours. Mr. Rueker responded that this is a quick, casual, Mexican restaurant. The other restaurant 

will serve pizza and will not be using the drive-through. Discussion continued. Mr. Rueker 

thanked Mr. Caplinger for his thorough review.  

 

No one spoke in favor or opposition of the applicant. Chair Mitchell closed the public hearing. 

 

Chair Mitchell asked about traffic studies for this project. He discussed concerns about traffic 

during peak hours. Mr. Caplinger noted he is not aware of any traffic studies for diners in the 

area. He stated there was a traffic study done and then a memo updated for that; this was 

generally based on the kind of traffic that you get for restaurants of a certain size. Commissioner 

Moha noted the traffic data is contained in the agenda packet on the transportation memo from 

Lancaster Mobley date March 4, 2021. Discussion followed. Commissioner Swanson noted 

traffic concerns about having a driveway on East Harbor Drive. Chair Mitchell discussed his 

concern of having traffic issues similar to Wendy’s. Commissioner Swanson made similar 

comments about Wendy’s traffic concerns. Commissioner Moha noted there was similar 

discussion before Wendy’s was built; this project is smaller than Wendy’s. Commissioner Yuill 

noted he would feel more comfortable making a decision after seeing what ODOT’s proposal. 

He does not want to see another ‘Wendy’s situation.’ Discussion about traffic issues continued. 

Chair Mitchell noted he has no problem with the conditions. He stated that he would like to make 

it a condition that ODOT and Public Works Director, Collin Stelzig feel good about the traffic 

study and what it will mean. Commissioner Gaebel noted her ‘no’ vote last time because of the 
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traffic impact. She feels there should be a new traffic impact study. Chair Mitchell asked if the 

ODOT study is still part of the conditions of approval. Mr. Caplinger noted it is condition of 

approval number one and is still in effect. He noted that the decision today is only for site 

modification. It may not be correct or legal to apply other conditions that are not part of what the 

applicant is proposing to modify, especially because they are decreasing traffic by eliminating 

the main pad building. Part of the applicant’s request for extension is because of slow progress 

with the City and ODOT. This will still have to come back and be approved by the City. 

Building cannot begin until the conditions of approval are met. 

 

Commissioner Moha made the motion to approve the Major Modification of an Approved 

Site Design Review and Conditional Use Review SDR 20-3/CUP 20-1, for Youngs Bay 

Plaza, located at US Highway 101 and East Harbor Drive, based on the findings in the staff 

report, Conditions of Approval, and discussion. Motion was seconded by Commissioner 

Bridgens. The motion failed.   

 

Mitchell – aye; Swanson – nye; Bridgens – aye; Moha – aye; Yuill – nye; Gaebel – nye 

 

Chair Mitchell noted that this vote is just on the Site Design. ODOT is not a part of this issue. 

Discussion followed. Mr. Caplinger confirmed that this vote is just for approval of the four 

modifications in the staff report. If this motion fails, there will be an administrative decision to 

extend the application deadline. Commissioner Swanson noted that because this does not involve 

ingress or egress, he would like to change his vote. 

 

Commissioner Bridgens made the motion to approve the Major Modification of an 

Approved Site Design Review and Conditional Use Review SDR 20-3/CUP 20-1, for Youngs 

Bay Plaza, located at US Highway 101 and East Harbor Drive, based on the findings in the 

staff report, Condition of Approval, and discussion. Motion was seconded by 

Commissioner Moha and passed by majority.   

 

Mitchell – aye; Swanson – aye; Bridgens – aye; Moha – aye; Yuill – aye; Gaebel – nye 

 

STAFF ANNOUNCEMENTS & PROJECT UPDATES 

 

Mr. Caplinger noted several pending projects including Trillium House project, Scoular 

Company development, the Food Pod designs, a tiny house project, a reroofing request for 

historic house in Ft. Stevens, and a Pacific Power fiber optics upgrade. There are many questions 

coming in. He noted a pre application meeting for establishing a coffee kiosk in the Premark 

center that will be coming to the Planning Commission soon. There was brief discussion about 

the tiny house project.  

 

Chair Mitchell noted his participation in the new City Planner interviews. He briefly discussed 

the applicants. This is the first time the City has allowed the Planning Commission to be 

involved in the interview process.  

 

Commissioner Gaebel noted that as a member of the Economic Development Committee she 

attended the recent TAC (Tactical Analysis Committee) meeting; attendance was sparse. The 
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current EOA (Economic Opportunity Analysis) draft will be going out for feedback from all 

citizens; it must be completed by the end of June. There will be another TAC meeting. She hopes 

that all Planning Commissioners will provide their input. Brief discussion followed. 

 

There being no further business, Chair Mitchell adjourned the meeting at 7:01 p.m.  

 

Next Meeting: June 10, 2021 

 

APPROVED: 

 

___________________________ 

ATTEST:      Paul Mitchell, Chair  

 

_______________________________ 

Rebecca Sprengeler, Secretary 
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August 3, 2021 

To: Warrenton Planning Commission 

From: Will Caplinger, Interim City Planner 

Re: Subdivision Application SUB-21-1 and Site Design Review Application SDR-21-1 

BACKGROUND 

On June 23, 2021, Jetty Street, LLC submitted the applications listed above for a 0.59-acre undeveloped 

property at 444 Jetty Avenue, Tax Lot 81005CD03500, located on the south side of 4th Avenue, an 

undeveloped street. The applicant proposes Jetty View Townhomes, a nine-unit residential subdivision 

consisting of three standalone townhome buildings, each containing three single-family dwellings on 

individual lots.  

Warrenton Municipal Code (WMC) Section 16.208.070.D.2 requires the review and decision of the two 

applications to be consolidated according to these provisions: 

2. Consolidation of Proceedings. When an applicant applies for more than one type of land use or development

permit (e.g., Type II and III) for the same one or more parcels of land, the proceedings shall be consolidated for

review and decision.

a. If more than one approval authority would be required to decide on the applications if submitted separately,

then the decision shall be made by the approval authority having original jurisdiction over one of the applications

in the following order of preference: the City Commission, the Planning Commission, or the Community

Development Director.

b. When proceedings are consolidated:

i. The notice shall identify each application to be decided;

ii. The decision on a plan map amendment shall precede the decision on a proposed land use district

change and other decisions on a proposed development. Similarly, the decision on a zone map

amendment shall precede the decision on a proposed development and other actions; and

iii. Separate findings and decisions shall be made on each application.

Hence, the Planning Commission is the hearing body and the staff findings and recommendations 

for each application are separated in the staff report, beginning with the subdivision. Findings that apply 

to both applications and are identical are cross-referenced. 

The applications were deemed complete on July 13, 2021. Initial notices for pending separate Type 

II and Type III decisions were mailed on July 20, 2021, and a revised notice for a consolidated Type 

P. O. BOX 250 W ARRENTON, OR 97146 - 0250 OFFICE: 503 . 861 . 2233 FAX: 503 . 861 . 
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II/Type III review was mailed on July 29, 2021. A notice for the August 12, 2021 public hearing on the 

consolidated application by the Planning Commission was published in the Astorian on July 31, 2021. No 

public comments have yet been received. 

 

Previous staff reports have typically reproduced and focused on questions from the application 

form and applicant’s responses, but the application form questions and responses do not demonstrate 

compliance with the specific criteria and standards. Applicant’s responses are included in the discussions 

following the Staff Finding as appropriate, and the application form with applicant’s responses is attached 

to the staff report for reference.  

The primary purpose and intent of the staff report is to make findings on whether the application 

satisfies criteria and standards specified in the WMC, in that the City maintains consistency with  

Comprehensive Plan provisions through the enactment and application of land use regulations. Hence, the 

staff report adheres to the WMC chapter order listed below. 

 

Subdivision Application SUB-21-1 

APPLICABLE CRITERIA AND STANDARDS 

Chapter 16.44 Commercial-Mixed Use (C-MU) District 

Chapter 16.116 Design Standards 

Chapter 16.120 Access and Circulation  

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 

Chapter 16.128 Vehicle and Bicycle Parking 

Chapter 16.136 Public Facilities Standards 

Chapter 16.140 Stormwater and Surface Water Management 

Chapter 16.152 Grading, Excavating, and Erosion Control Plans  

Chapter 16.184 Single-Family Attached, Duplex, and Triplex Design Standards 

Chapter 16.208 Types of Applications and Review Procedures 

Chapter 16.216 Land Divisions and Lot Line Adjustments 

 

 

FINDINGS (Staff Findings are presented immediately following respective criteria. Discussions 

supporting findings follow at the bullet points)  

Chapter 16.44 Commercial-Mixed Use (C-MU) District 
16.44.020 Permitted Uses 

A.    Residential. 

2.     Duplex, townhome, triplex, multifamily and rowhouse with garage (attached or detached) 

in accordance with Chapter 16.180 and subject to standards of Chapter 16.184. 

Staff Finding: This criterion is met. 

• The proposed project consists of three structures, each containing three single-family attached 

townhomes on individual lots. By WMC definition, the 3-unit structures are essentially triplexes, 

but they have common side walls rather than common end walls:  

Single-Family Attached (Duplex, Townhome, Triplex, Rowhouse): Two (duplex, townhome) or 

more (triplex, rowhouse) single-family dwellings with common end walls.  

• The subdivision as proposed is a permitted use.  
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16.44.040 Development Standards. 

A.    Density Provisions. 

2.     Minimum lot size, residential uses: same as in Section 16.36.040. 

5.     Minimum lot width at the front building line, residential uses: same as in Section 

16.36.040. 

7.     Minimum lot depth, residential uses: same as in Section 16.36.040. 

10.   Lot coverage—Residential uses: Not more than 55% of the lot area shall be covered by buildings… 

Staff Finding: These criteria are met. 

• It is relevant to consider that these criteria fall under “Density Provisions.” The applicant also 

stated that, “…my intent in the narrative was to show that the density allowed to us was actually 

closer to 15 units; we have elected to go with larger units themselves and less total units, which 

will be a net total benefit in terms of impacts to the neighborhood and infrastructure. In total, we 

are developing 40% less than what could be allowed.” 

• Section 16.36.040.A.2 requires a minimum lot size of 2500 square feet per unit for a townhome or 

rowhouse. The minimum lot width is 25 feet per unit, and the minimum lot depth is 70 feet. 

• The applicant states that, “each lot will own a 1/9th undivided interest of the common area lot 

[Tract A], which will be enjoyed by all of the owners. This combined with each legal lot of record 

results in a total individual ownership of 5,648 to 5,679 square feet, exceeding the minimum lot 

size of 2,500.” Following this logic, the width of the development, including the common area lot, 

is 227.17 feet, which averages 25.24 feet of width per individual ownership. Each individual lot 

exceeds the minimum lot depth of 70 feet. 

• The building footprints range between approximately 876 square feet to 886 square feet, well 

below the 55% maximum coverage standard.   

• Since Tract A will not be dedicated to the public or to another entity, but will be under common 

ownership, applicant’s logic meets the intent of the criteria, if not the letter. The development is 

consistent with the Development Standards, in that a liberal interpretation of the standards does 

not conflict with the #1 policy stated in the Purpose section of the C-MU District, to “Use land and 

urban services efficiently”.  

 

B.     Setback Requirements (Residential and Multiple Uses). 

1.     Minimum front yard setback: 15 feet. (residential); none (multiple uses) 

2.     Minimum side yard setback: 8 feet. 

3.     Minimum corner lot street side yard setback: 8 feet. 

4.     Minimum rear yard setback: 15 feet except accessory structures that meet the criteria of 

Section 16.280.020 may extend to within five feet of a rear property line. 

Staff Finding: These criteria are met. 

• The setbacks meet or exceed the requirements and are indicated on the attached Jetty View Site 

Plan.  
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16.44.050 Other Applicable Standards. 

E.     All uses will comply with access and parking standards in Chapter 16.128 except as may be 

permitted by conditional use or variance. 

H.    All other applicable Development Code requirements will also be satisfied; and all new sewer 

and water connections for a proposed development shall comply with all City regulations. 

Staff Finding: These criteria are discussed under other chapters. 

• Access and parking standards are addressed under Chapter 16.120 Access and Circulation.  

• Sewer and water connections are addressed under Chapter 16.136 Public Facilities Standards. 

   

Chapter 16.116 Design Standards 
16.116.020 Applicability. 

Staff Finding: Detailed findings follow in the chapters as they apply to a subdivision. 

• The Applicability section states that, “Some developments, such as major projects requiring land 

division and/or site design review approval, may require detailed findings demonstrating 

compliance with each chapter of the Code.”  

 

Chapter 16.120 Access and Circulation  
16.120.020 Vehicular Access and Circulation. 

B.     Applicability. This chapter shall apply to all transportation facilities and improvements (e.g., 

public and private streets, driveways, multi-use paths, etc.) within the City and to all properties that 

abut these facilities. Additional standards can be found in Chapter 16.136, Public Facilities 

Standards. 

F.     Access Options. When vehicle access is required for development (i.e., for off-street parking, 

delivery, service, drive-through facilities, etc.), access shall be provided by one of the following 

methods (a minimum of 10 feet per lane is required). These methods are “options” to the 

developer/subdivider, unless one method is specifically required under Division 2, or through 

conditions required by the hearings body. 

2.     Option 2. Access is from a private street or driveway connected to an adjoining property that 

has direct access to a public street (i.e., “shared driveway”). A public access easement covering 

the driveway shall be recorded in this case to assure access to the closest public street for all users 

of the private street/drive. 

Staff Finding: This criterion is met. 

• The preliminary plat indicates a Shared Access Easement on the south side of the development 

that provides access to Jetty Street. The easement is recorded as Instrument No. 200503426.   

 

I.      Shared Driveways. The number of driveway and private street intersections with public streets 

shall be minimized by the use of shared driveways with adjoining lots where feasible. The City shall 

require shared driveways as a condition of land division, development review, or site design 

review, as applicable, for traffic safety and access management purposes in accordance with the 

following standards: 

1.     Shared driveways and frontage streets may be required to consolidate access onto a 

collector or arterial street. When shared driveways or frontage streets are required, they shall 

be stubbed to adjacent developable parcels to indicate future extension. “Stub” means that a 

driveway or street temporarily ends at the property line, but may be extended in the future as 
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the adjacent parcel develops. “Developable” means that a parcel is either vacant or it is likely 

to receive additional development (i.e., due to infill or redevelopment potential). 

2.     Access easements (i.e., for the benefit of affected properties) shall be recorded for all 

shared driveways, including pathways, at the time of final plat approval (Chapter 16.216) or 

as a condition of development review or site development approval (Chapter 16.212). 

Staff Finding: These criteria are met. 

• 1. The shared access easement on the south side of the development could not be extended in the 

future because of an existing building on the adjacent parcel to the east. The 4th Avenue frontage 

will be stubbed as illustrated in Jetty Street Improvement Plan (Right-of-Way Improvements, 

Sheet C6). 

2. The shared access easement was recorded as Instrument No. 200503426. 

 

K.    Driveway Openings and Widths. Driveway openings (or curb cuts) shall be the minimum width 

necessary to provide the required number of vehicle travel lanes (10 feet for each travel lane). The 

following standards (i.e., as measured where the front property line meets the sidewalk or right-of-

way) are required to provide adequate site access, minimize surface water runoff, and avoid conflicts 

between vehicles and pedestrians: 

3.     Multiple-family uses with eight or more dwelling units shall have a minimum driveway width 

of 24 feet, and a maximum width of 30 feet. These dimensions may be increased if the Community 

Development Director, City-appointed engineer, or Planning Commission determines that more 

than two lanes are required based on the number of trips generated or the need for turning lanes. 

4.     Access widths for all other uses shall be based on 10 feet of width for every travel lane, except 

that driveways providing direct access to parking spaces shall conform to the parking area 

standards in Chapter 16.128. 

5.     Setback Required. A minimum five-foot setback from the edge of driveway to any property 

line is required. The setback area shall be kept free of impervious surfaces at all times and shall 

be vegetated to minimize surface water runoff to adjoining properties. 

 

Staff Finding: These criteria are partially met and will be completely met by a condition of approval. 

• Although the development proposes nine dwelling units, it is not a multiple-family use by 

definition (4 or more dwelling units per building). Nonetheless, the Road Notes on the attached 

Jetty Street Improvement Plan (Right-of-Way Improvements, Sheet C6) indicate a driveway cutout 

width of 25 feet. A condition of approval will require two travel lanes each at 10 feet wide to be 

established and maintained within the access easement.  

Criterion No. 5 cannot be applied since the existing recorded access easement, which also provides 

access to developed properties on the south side of the block, encumbers and has been developed 

over the property lines of five adjacent underlying lots in south half of Block 9 of the First Addition 

to Kindred Park Subdivision.  

 

L.     Fire Access and Circulation. The City of Warrenton adopts the Uniform Fire Code, as 

amended, including administrative sections and all appendices and all the State of Oregon 

revisions. All development in the City of Warrenton is required to meet these minimum adopted 

standards. 

1.     Required Access. A fire equipment access drive that meets City construction standards 

shall be provided for any portion of an exterior wall of the first story of a building that is 
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located more than 150 feet from an improved public street or approved fire equipment access 

drive. Plans for fire apparatus access roads shall be submitted to the Warrenton Fire 

Department and Warrenton City-appointed engineer for review and approval prior to 

issuance of building permits, grading permits, or start of construction. When fire apparatus 

access road(s) are required, the road(s) shall be installed and made serviceable prior to and 

during time of construction. Fire department access roads shall be provided and maintained 

in accordance with the fire department access requirements of the Uniform Fire Code, as 

amended. 

2.     Dimensions. Fire apparatus roads shall have an unobstructed width of not less than 20 

feet and unobstructed vertical clearance of not less than 13 feet 6 inches. Fire apparatus 

roads shall be designed and maintained to support the imposed loads of fire apparatus and 

shall be provided with a surface so as to provide all-weather driving capabilities. 

3.     Turnaround Required. Dead-end fire apparatus roads in excess of 150 feet shall be 

provided with approved provisions for the turning around of fire apparatus. See Table 

16.136.010 for minimum standards. 

Staff Finding: This criterion will be met with a condition of approval requiring the Fire Chief’s approval 

of the alternative hammerhead.  

• The applicant has stated that, “4th and Jetty will be the main fire access roads. Hydrants are 

shown on each. The shared private [access easement] will not be fire access.” The Jetty Street 

Improvement Plan (Right-of-Way Improvements, Sheet C6) shows a hammerhead turnaround at 

the east end of the 4th Avenue frontage that is intended to comply with the “Acceptable 

Alternative to 120’ Hammerhead” illustrated in the Fire Department comments in the attached 

January 5, 2021 Pre-application Memo.  

 

16.120.030 Pedestrian Access and Circulation. 

A.    Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian 

circulation, all developments, except single-family detached housing, duplexes, or triplexes on 

individual lots, shall provide a continuous pedestrian and/or multi-use pathway system.  

Staff Finding: This criterion does not apply. 

• The triplexes are on individual lots. The development nevertheless provides public sidewalks 

along the Jetty Street and 4th Avenue frontages, and sidewalks between each block of three 

townhomes. 

 

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 
16.124.070 New Landscaping. 

A.    Applicability. This section shall apply to all developments within the City of Warrenton. 

B.     Landscaping Plan Required. For every new development in the City of Warrenton requiring a 

City permit, a landscape plan is required. 

Staff Finding: This criterion will be met by a condition of approval.   

• The applicant stated that, “We intend to use native dune and beach grasses as well as trees and 

shrubs native to this area that are drought tolerant, thus we would propose no irrigations system. 

Plants will be hand-watered for the first year to get them established and then maintained by a 

professional landscape group under the management of the HOA.” 
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• Subdivisions typically are not required to provide landscape plans for individual residential lots, 

in that landscaping is left to the discretion of the owners. A landscape plan will be required, 

however, for the required street trees and the common areas.  

 

Chapter 16.128 Vehicle and Bicycle Parking 
16.128.030 Vehicle Parking Standards. 

At the time a structure is erected or enlarged, or the use of a structure or parcel of land is changed 

within any zone in the City, off-street parking spaces shall be provided in accordance with requirements 

in this section, chapter, and Code, unless greater requirements are otherwise established. The minimum 

number of required off-street vehicle parking spaces (i.e., parking that is located in parking lots and 

garages and not in the street right-of-way) shall be determined based on the standards in Table 

16.128.030.A. 

A.    General Provisions. 

1.     Groups of four or more off-street parking spaces shall be served by a driveway or aisle 

so that no backing movements or other maneuvering within a street or right-of-way, other 

than an alley, will be required. Section 16.120.020 contains driveway opening and width 

standards. 

Staff Finding: This criterion is met. 

• The subdivision does not include a parking lot. Table 16.128.030.A requires single-family attached 

dwellings with three or more bedrooms to provide two parking spaces per unit. Each townhome 

has four bedrooms and a two-car garage.  

(Garage design and other applicable standards are addressed in the Site Design Review. Driveway 

standards are addressed above under Chapter 16.120 Access and Circulation, Subsection I.)  

 

Chapter 16.136 Public Facilities Standards 
16.136.010 Purpose and Applicability. 

A.    Purpose. The purpose of this chapter is to provide planning and design standards for public 

and private transportation facilities and utilities. Streets are the most common public spaces, 

touching virtually every parcel of land. Therefore, one of the primary purposes of this chapter is to 

provide standards for attractive and safe streets that can accommodate vehicle traffic from planned 

growth, and provide a range of transportation options… 

C.     Standard Specifications. The City shall establish standard construction specifications 

consistent with the design standards of this chapter and application of engineering principles. They 

are incorporated in this Code by reference. 

D.    Conditions of Development Approval. No development may occur unless required public 

facilities are in place or guaranteed, in conformance with the provisions of this Code. 

Improvements required as a condition of development approval, when not voluntarily accepted by 

the applicant, shall be roughly proportional to the impact of development. Findings in the 

development approval shall indicate how the required improvements are roughly proportional to 

the impact. 

Staff Finding: These criteria are met or will be met by a condition of approval. 

• Although staff anticipates that the applicant will voluntarily accept the improvement requirements,  

the improvements are nonetheless roughly proportional to the impact of the development, in that  
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the improvements are confined to the site and the public access areas adjacent to the site and are  

consistent with the Purpose of the chapter and established standard specifications. 

  

16.136.020 Transportation Standards. 

A.    Development Standards. No development shall occur unless the lot or parcel abuts a public or 

private street, other than an alley, for at least 25 feet and is in conformance with the provisions of 

Chapter 16.120, Access and Circulation, and the following standards are met: 

1.     Streets within or adjacent to a development shall be improved in accordance with the 

Comprehensive Plan, Transportation System Plan, and the provisions of this chapter; 

2.     Development of new streets (public or private), and additional street width or improvements 

planned as a portion of an existing street, shall be improved in accordance with this section, and 

public streets shall be dedicated to the applicable City, County or State jurisdiction; 

3.     New streets and drives connected to a City collector or arterial street shall be paved; 

Staff Finding: These criteria are met or will be met by conditions of approval. 

• The lots abut a public street for at least 25 feet, the street improvements shall be improved and 

dedicated by conditions of approval, and the streets will be paved as indicated in the Jetty Street 

Improvement Plan.  

 

D.    Creation of Access Easements. The City may approve an access easement established by deed 

when the easement is necessary to provide for access and circulation in conformance with Chapter 

16.120, Access and Circulation. Access easements shall be created and maintained in accordance 

with the Uniform Fire Code, as amended. 

Staff Finding: This criterion will be met by a condition of approval. 

• The existing access easement recorded as Instrument 200503428 was necessary for shared access 

and conforms with Chapter 16.120 as described above under Section 16.120.020.F.  

 

E.     Street Location, Width and Grade. Except as noted below, the location, width and grade of all 

streets shall conform to the Transportation System Plan and Comprehensive Plan, as applicable; 

and an approved street plan or subdivision plat. Street location, width and grade shall be 

determined in relation to existing and planned streets, topographic conditions, public convenience 

and safety, and in appropriate relation to the proposed use of the land to be served by such streets: 

1.     Street grades shall be approved by the City-appointed engineer in accordance with the 

design standards in subsection N of this section; 

Staff Finding: These criteria are met or will be met by a condition of approval. 

• The locations of Jetty Street and 4th Avenue, as platted public streets, conform to the TSP, the 

Comprehensive Plan, and the approved First Addition Kindred Park Subdivision plan.  

• The street widths and grades as indicated in the Jetty Street Improvement Plan will be subject to 

review and conditions of approval by a city-appointed engineer.  

 

F.     Minimum Rights-of-Way and Street Sections. Street rights-of-way and improvements shall 

conform to the design standards in Table 16.136.010. 

Staff Finding: These criteria will be met by conditions of approval. 
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• The street rights-of-way and improvements as indicated in the Jetty Street Improvement Plan 

will be subject to review and conditions of approval recommended by the city-appointed 

engineer.  

 

H.    Future Street Plan and Extension of Streets. 

1.     A future street plan shall be filed by the applicant in conjunction with an application for 

a subdivision in order to facilitate orderly development of the street system. The plan shall 

show the pattern of existing and proposed future streets from the boundaries of the proposed 

land division and shall include other parcels within 500 feet surrounding and adjacent to the 

proposed land division. The street plan is not binding; rather it is intended to show potential 

future street extensions with future development. 

Staff Finding: This criterion will be met by a condition of approval. 

 

2.     Streets shall be extended to the boundary lines of the parcel or tract to be developed, when 

the Community Development Director or Planning Commission determines that the extension is 

necessary to give street access to, or permit a satisfactory future division of, adjoining land. The 

point where the streets temporarily end shall conform to subparagraphs a through c of this 

paragraph: 

a.     These extended streets or street stubs to adjoining properties are not considered to be cul 

de-sacs since they are intended to continue as through streets when the adjoining property is 

developed. 

b.     A barricade (e.g., fence, bollards, boulders or similar vehicle barrier) shall be constructed 

at the end of the street by the subdivider and shall not be removed until authorized by the City or 

other applicable agency with jurisdiction over the street. The cost of the barricade shall be 

included in the street construction cost. 

c.     Temporary turnarounds (e.g., hammerhead or bulb-shaped configuration) may be 

constructed for stub streets over 150 feet in length for a time period of up to two years. The 

developer shall guarantee conversion of the temporary hammerhead into a cul-de-sac that 

meets the standards of this Code by posting a performance bond that guarantees the required 

improvement within the time specified. 

Staff Finding: These criteria will be met by conditions of approval.  

• The Jetty Street Improvement Plan indicates that 4th Avenue will be extended beyond the 

development’s eastern boundary line, but it does not indicate a barricade, which will be required 

as a condition of approval. The hammerhead shown on the Plan is provided for fire apparatus 

access but may not be able to be replaced by a cul-de-sac, which the code requires to be 96 feet 

in diameter. The 4th Avenue ROW is only 60 feet wide. 

  

J.      Sidewalks, Planter Strips, Bicycle Lanes. Sidewalks, planter strips, and bicycle lanes shall be 

installed in conformance with the standards in Table 16.136.010, applicable provisions of the 

Transportation System Plan, the Comprehensive Plan, and adopted street plans. Sidewalks are 

required on both sides of all streets (including streets inside easements), except for alley ways and 

walking paths. Maintenance of sidewalks, curbs, and planter strips is the continuing obligation of 

the adjacent property owner. 
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Staff Finding: These criteria are met or will be met by conditions of approval. 

• Sidewalks proposed in the Jetty Street Improvement Plan comply with the standards, but planter 

strips and bicycle lanes are not included on the plans. Unless alternate planting areas are 

proposed and approved, planter strips will be required as a condition of approval. Table 

16.136010 does not require bicycle lanes along Local Roads, which is the classification of Jetty 

Street and 4th Avenue in the 2019 Transportation System Plan.  

 

O.    Curbs, Curb Cuts, Ramps, and Driveway Approaches. Concrete curbs, curb cuts, wheelchair, 

bicycle ramps and driveway approaches shall be constructed in accordance with standards 

specified in Chapter 16.120, Access and Circulation, and City construction standards. 

Staff Finding: These criteria will be met by conditions of approval. 

• The curbs, curb cuts, and driveway approaches proposed in the Jetty Street Improvement Plan 

will be subject to the approval of the City Engineer or City-appointed engineer.  

 

 X.    Street Light Standards. Street lights shall be installed in accordance with City standards. 

Staff Finding: This criterion will be met by a condition of approval. 

• Street lights are not indicated on the Jetty Street Improvement Plan.  
 

Y.    Street Cross-Sections. The final lift of asphalt or concrete pavement shall be placed on all new 

constructed public roadways prior to final City acceptance of the roadway and within one year of 

the conditional acceptance of the roadway unless otherwise approved by the City-appointed 

engineer. 

Staff Finding: This criterion will be met by a condition of approval. 

 

Chapter 16.140 Stormwater and Surface Water Management 
16.140.020 Developments Must Drain Properly. 

A.    All developments must provide an adequate drainage system to prevent the undue detention or 

retention of stormwater or surface water on the development site.  

C.     Whenever practicable, the drainage system of a development must coordinate with and 

connect to the drainage systems or drainage ways on surrounding properties or streets. 

D.    All developments must be constructed and maintained so that adjacent properties are not 

unreasonably burdened with stormwater runoff as a result of the developments. 

16.140.030 Surface Water Management. 

All developments must be constructed and maintained so that impacts to natural and man-made 

drainage ways do not unreasonably burdened upstream or downstream properties with surface water 

flooding as a result of the developments. 

Staff Finding: These criteria will be met by a condition of approval.  

• The applicant stated that, “Water from the roadways will be collected and transmitted to the 

existing drainage system for disposal to Hammond Boat Basin. Water runoff from the buildings 

and private drive will be collected and disposed through subsurface infiltration. Overflow from 

the infiltration system will be directed into the roadway drainage system. 
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• The Jetty Street Improvement Plan (Sheets C1, C3, C4, C9, & C10) contain the drainage design,  

components and associated notes by Morgan Civil Engineering, Inc., which will be subject to 

approval by the City Engineer or city-appointed engineer. 

 

16.140.040 Erosion and Sediment Control. 

B.     Erosion and sediment control plans are required by the City as a component of the site plan 

for all plats and all projects which require site plan review. Erosion control plans must be designed 

to the specifications as outlined in this chapter. 

C.     Development of the land may not begin (and no building permits may be issued) until the 

City-appointed engineer approves the erosion control plan. 

Staff Finding: These criteria will be met by conditions of approval. 

• The application does not contain an erosion and sediment control plan. 

 

16.140.050 Stormwater System Design. 

A.    Storm sewers constructed within the street will be sized by the developer’s engineer and will 

consider all potential runoff requirements within the site and upstream of the site. 

1.     The storm sewer will be sized for a 100-year design recurrence criteria for storm 

drainage facilities. 

2.     The minimum size of storm sewers is eight inches in diameter. 

3.     Spacing of catch basins along the street must conform to published engineering 

recommendations, which consider profile of the street and street width. 

Staff Finding: These criteria will be met by a condition of approval.  

• The Jetty Street Improvement Plan (Sheets C1, C3, C4, C9, & C10) contain the drainage design,  

components and associated notes by Morgan Civil Engineering, Inc., which will be subject to 

approval by the City Engineer or city-appointed engineer. 

 

Chapter 16.152 Grading, Excavating, and Erosion Control Plans  

16.152.060 Grading Permit Requirements. 

A.    Permits Required. Except as exempted in Section 16.152.040, no person shall do any grading 

without first obtaining a grading permit from the building official. A separate permit shall be 

obtained for each site, and may cover both excavations and fills. 

E.     Regular Grading Requirements. Each application for a grading permit shall be accompanied 

by a plan in sufficient clarity to indicate the nature and extent of the work. 

Staff Finding: These criteria will be met by conditions of approval. 

• The application does not contain plans for grading, excavation and erosion control plans.  

 

Chapter 16.184 Single-Family Attached, Duplex, and Triplex Design Standards 
16.184.030 Design Standards. 

A.    Building Mass Supplemental Standard. The maximum number and width of consecutively 

attached townhomes (i.e., with attached walls at property lines) shall not exceed eight units or 200 

feet (from end-wall to end-wall) whichever is less. 
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B.     Access Standards. Townhomes, duplexes and triplexes receiving access directly from a public 

or private street (as opposed to alley access) shall comply with the following standards, in order to 

minimize interruption of adjacent sidewalks by driveway entrances, slow traffic, improve 

appearance of the streets, and minimize paved surfaces for better stormwater management. 

1.     The maximum allowable driveway width facing the street is 10 to 24 feet per dwelling 

unit. The maximum combined garage width per unit is 50% of the total building width. For 

example, a 24-foot wide unit may have one 12-foot wide garage. 

2.     Two adjacent garages shall share one driveway when individual driveways would be 

separated by less than 20 feet (i.e., the width of one on-street parking space). When a 

driveway serves more than one lot, the developer shall record an access and maintenance 

agreement/easement to benefit each lot, prior to building permit issuance. 

C.     Common Areas. Common areas (e.g., landscaping in private tracts, shared driveways, private 

alleys, and similar uses) shall be maintained by a homeowners association or other legal entity. A 

homeowners association may also be responsible for exterior building maintenance. A copy of any 

applicable covenants, restrictions, and conditions shall be recorded and provided to the City prior 

to building permit approval. 

Staff Finding: These criteria are met except for C, which will be met be a condition of approval.  

• A. The number of attached townhomes in the structures is three, and the width of each structure is 

less than 66 feet. 

• B. N/A. The townhomes receive access directly from the rear easement. 

• C. The applicant has stated that a homeowners association will be responsible for maintenance of 

the common area landscape.  

 

Chapter 16.208 Types of Applications and Review Procedures 
16.208.020 Description of Permit/Decision-Making Procedures. 

C.     Type III Procedure (Quasi-Judicial). Type III decisions are made by: 

1.     The Planning Commission after the mailing of a public notice and publication of notice 

of the hearing. 

Staff Finding: These criteria are met. 

• The mailing and publication of public notices of the hearing are described on Page 1. 

 

16.208.050 Type III Procedure (Quasi-Judicial). 

A.    Pre-application Conference. A pre-application conference is required for all Type III 

applications. The requirements and procedures for a pre-application conference are described in 

Section 16.208.070. 

Staff Finding: This criterion is met. 

• A pre-application conference was held on December 16, 2020. The pre-application conference 

memo is attached for reference. 

 

B.     Application Requirements. 

    2.     Content. Type III applications shall: 

 e.     Include an impact study for all Type III applications. The impact study shall 

quantify/assess the effect of the development on public facilities and services. The study 
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shall address, at a minimum, the transportation system, including pedestrian ways and 

bikeways, the drainage system, the parks system, the water system, the sewer system, and 

the noise impacts of the development. For each public facility system and type of impact, 

the study shall propose improvements necessary to meet City standards and to minimize 

the impact of the development on the public at large, public facilities systems, and affected 

private property users. 

Staff Finding: This criterion will be met by a condition of approval. 

• Although the application proposed detailed improvements intended to meet City standards and to 

minimize the impact of the development as describe above, the improvements were not supported 

by an impact study. Since this approval is only for the preliminary plat, the study may be provided 

prior to the approval of the proposed improvements and the final plat. 

 

Chapter 16.216 Land Divisions and Lot Line Adjustments 
16.216.020 General Requirements. 

A.    Subdivision and Partition Approval Through Two-step Process. Applications for subdivision 

or partition approval shall be processed through a two-step process: the preliminary plat and the 

final plat. 

1.     The preliminary plat shall be approved before the final plat can be submitted for 

approval consideration. 

Staff Finding: This criterion will be met by a condition of approval. 

• Application SUB-21-1 is only for approval of the subdivision design elements and the 

preliminary plat. 

 

G.    Need for Adequate Utilities. Shall comply with Chapters 16.136 and 16.216. 

Staff Finding: The associated criteria are addressed in Findings under Chapter 16.136 above and 

Findings within this section on Chapter 16.216. 

 

H.    Need for Adequate Drainage. All subdivision and partition proposals shall comply with 

Chapter 16.140. 

Staff Finding: The associated criteria are addressed in Chapter 16.140 above. 

 

I.      Open space shall provide opportunities for active and/or passive recreation and may include 

existing stands of trees, resource areas, and storm water facilities as outlined in this section. Active 

open space shall allow human activities including recreational and social opportunities such as 

play fields, playgrounds, swimming pools, plazas and other recreational facilities. Open space may 

also be passive and include human activities limited to walking, running, and cycling, seating areas 

and wildlife viewing or natural areas such as a wetland. 

1.     A proposed subdivision preliminary plat with 20 lots or more shall provide baseline 

active open space of an area equal to at least five percent of the subject site. 

Staff Finding: This criterion does not apply. 

• The requirement for active open space does not apply to a nine-lot subdivision. The proposed 

subdivision involves passive open space that will not have the potential for active open space 

human activities as described above.  
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8.     An association of owners or tenants, created as a non-profit corporation under the laws of 

the state (ORS 94.572) which shall adopt and impose articles of incorporation and bylaws and 

adopt and impose a declaration of covenants and restrictions on the common open space that 

is acceptable to the City Attorney as providing for the continuing care of the space. Any 

subsequent changes to such CC&Rs regarding the active open space must be approved by the 

City Attorney. Such an association shall be formed and continued for the purpose of maintaining 

the common open space and shall provide for City intervention and the imposition of a lien 

against the entire subdivision development in the event the association fails to perform as 

required. 

Staff Finding: These criteria will be met by conditions of approval. 

 

16.216.040 Preliminary Plat Submission Requirements. 

A.    General Submission Requirements. For partitions (three lots or fewer), the applicant shall 

submit an application containing all of the information required under Section 16.208.040. For 

subdivisions (greater than three lots), the application shall contain all of the information required 

under Section 16.208.050. 

B.     Preliminary Plat Information. In addition to the general information described in subsection 

A of this section, the preliminary plat application shall consist of drawings and supplementary 

written material (i.e., on forms and/or in a written narrative) adequate to provide the following 

information: 

1.     General Information. 

a.     Name of subdivision (not required for partitions). This name must not duplicate the 

name of another subdivision in the county in which it is located (please check with 

County Surveyor); 

b.     Date, north arrow, and scale of drawing; 

c.     Location of the development sufficient to define its location in the City, boundaries, 

and a legal description of the site; 

d.     Names, addresses and telephone numbers of the owners, designer, and engineer or 

surveyor if any, and the date of the survey; and 

e.     Identify the drawing as a “preliminary plat.” 

2.     Site Analysis. (applicable elements) 

a.     Streets. Location, name, present condition (i.e., paved, gravel, unimproved, etc.), 

and width of all streets, alleys and rights-of-way on and abutting the site; 

b.     Easements. Width, location and purpose of all existing easements of record on and 

abutting the site; 

c.     Utilities. Location and identity of all utilities on and abutting the site. If water mains 

and sewers are not on or abutting the site, indicate the direction and distance to the 

nearest ones; 

d.     Ground elevations shown by contour lines at five-foot vertical intervals for ground 

slopes exceeding 10% and at two-foot intervals for ground slopes of less than 10%. Such 

ground elevations shall be related to some established bench mark or other datum 
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approved by the County Surveyor. This requirement may be waived for partitions when 

grades, on average, are less than two percent; 

e.     The location and elevation of the closest benchmark(s) within or adjacent to the site 

(i.e., for surveying purposes); 

h.     Site features, including existing structures, pavement, drainage ways, canals and 

ditches; 

j.      North arrow, scale, name and address of owner; 

k.     Name and address of surveyor or engineer; and 

l.      Other information, as deemed appropriate by the Community Development 

Director. The City may require studies or exhibits prepared by qualified professionals to 

address specific site features and code requirements. 

3.     Proposed Improvements. 

a.     Public and private streets, tracts, driveways, open space and park land; location, 

names, right-of-way dimensions, approximate radius of street curves; and approximate 

finished street center line grades. All streets and tracts which are being held for private 

use and all reservations and restrictions relating to such private tracts shall be 

identified; 

b.     Easements. Location, width and purpose of all easements; 

c.     Lots and private tracts (e.g., private open space, common area, or street): 

approximate dimensions, area calculation (e.g., in square feet), and identification 

numbers for all lots and tracts; 

d.     Proposed uses of the property, including all areas proposed to be dedicated to the 

public or reserved as open space for the purpose of surface water management, 

recreation, or other use; 

e.     Proposed improvements, as required by Division 3 (Design Standards), and timing 

of improvements (e.g., in the case of streets, sidewalks, street trees, utilities, etc.); 

f.      The proposed source of domestic water; 

g.     The proposed method of sewage disposal and method of surface water drainage 

(shall comply with Chapter 16.140). Water quality treatment areas, if required; 

h.     The approximate location and identity of other utilities, including the locations of 

street lighting fixtures; 

Staff Finding: These criteria are met.  

• The required information may be found on the Preliminary plat and supplementary written 

materials. 
 

CONCLUSION, RECOMMENDATION, AND CONDITIONS OF APPROVAL 

 

The findings above demonstrate that the proposed design of the Jetty View preliminary plat is generally 

consistent with the CMU zoning district development standards, the design standards of the development 

code, and the subdivision code. Staff recommends the Planning Commission approve the 

subdivision/preliminary plat application subject to the following conditions:   
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Within 30 days of conditional approval of the preliminary plat: 

1. Reword the title of the preliminary plat to read, Preliminary Plat.  

2. Delineate two travel lanes on the preliminary plat, each at 10 feet wide to be established and 

maintained within the access easement. 

3. Obtain and provide the City Fire Chief’s written approval of the alternative hammerhead 

proposed at the east end of the 4th Avenue ROW.   

4. Provide a landscape plan of street trees and the common areas as required by and compliant with 

Sections 16.124.070 and 16.124.080. The plan shall include planter strips as required by Section 

16.136.020.J and Table 16.136.010. 

5. Indicate locations of street lights on the site plan as required by Section 16.136.020.X. 

 

Prior to issuance of grading or building permits: 

6. Provide to and receive approval from Public Works of a grading plan as required by Section 

16.152.060.E. 

7. Provide to and receive approval from Public Works of an erosion and sediment control plan as 

required by Section 16.140.040. 

8. The project contractor shall secure a permit for work in the public right of way in accordance with 

Warrenton Municipal Code. 

9. Provide a Future Street Plan as required by Section 16.136.020. 

10. Ensure that all required public facilities are in place or are guaranteed as required by Section 

136.010.D. 

11. Obtain the City Attorney’s approval of the Homeowners Association’s Covenants, Conditions & 

Restrictions ensuring maintenance of the common areas, and submit a copy of the recorded 

document to the Community Development Department, as required by Sections 16.184.030.C and 

16.216.020.I.8. 

 

General conditions: 

12. Prior to approval of construction plans, the developer will waive any and all rights to remonstrate 

against the formation of a Local Improvement District (LID) for the purpose of making sanitary 

sewer, storm sewer, water or street improvements that benefit the property and assessing the cost 

to the benefited properties pursuant to the City’s regulations in effect at the time of such 

improvement. 

13. The develop shall submit a final Stormwater Report with the final construction documents.  

14. The developer shall agree to make all necessary offsite stormwater improvements if downstream 

deficiencies are created by the development of this property. 

15. Any utility easements shall be dedicated to City of Warrenton. 

16. Developer shall provide as-built drawings and certification by a registered engineer in accordance 

with adopted criteria for all improvements, prior to acceptance by the City. 

17. Developer shall comply with the comments and conditions contained in the Pre-Application Memo 

of January 1, 2021. 

18. Developer shall comply with the General Notes and Comments provided by the Public Works 

Director in the Jetty View Townhomes Planning Review Comments dated August 5, 2021, attached 

to this staff report and incorporated in the Conditions of Approval by reference. 
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Suggested motion: Based on the findings and conclusions of the August 3, 2021 staff report, I move to 

approve SUB-21-1 Preliminary Plat Application for Jetty View Subdivision subject to the conditions of 

approval included in the staff report. 
 
 

Attachments 
 

• Subdivision Application 

• Project Narrative 

• Jetty View Preliminary Plat 

• Jetty Street Improvement Plan 

• Site Plan 

• Floor Plans (3 pp.) 

• Shared Access Easement Inst. No. 200503426 

• Will Serve Notices 

• Pre-Application Memo 

• Mailed Public Hearing Notice 

• Published Public Hearing Notice 

• Jetty View Townhomes Planning Review Comments dated August 5, 2021 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

23



Site Design Review Application SDR-21-1 

APPLICABLE CRITERIA AND STANDARDS 

Chapter 16.44 Commercial-Mixed Use (C-MU) District 

Chapter 16.116 Design Standards 

Chapter 16.120 Access and Circulation  

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 

Chapter 16.128 Vehicle and Bicycle Parking 

Chapter 16.136 Public Facilities Standards 

Chapter 16.140 Stormwater and Surface Water Management 

Chapter 16.144 Signs   

Chapter 16.152 Grading, Excavating, and Erosion Control Plans  

Chapter 16.184 Single-Family Attached, Duplex, and Triplex Design Standards 

Chapter 16.208 Types of Applications and Review Procedures 

Chapter 16.212 Site Design Review 
 

The Site Design Review Criteria and Standards are in most instances identical to those of the 

Subdivision review, which is why past planners have consolidated two or more applications into one 

review, in spite of WMC provisions requiring separate reviews and decisions. The staff report makes 

findings below, but as appropriate, the findings refer to the supporting discussions that have already 

been reviewed in the Subdivision portion.  
 

FINDINGS 

Chapter 16.44 Commercial-Mixed Use (C-MU) District 
16.44.020 Permitted Uses 

A.    Residential. 

2.     Duplex, townhome, triplex, multifamily and rowhouse with garage (attached or detached) in 

accordance with Chapter 16.180 and subject to standards of Chapter 16.184. 

Staff Finding: This criterion is met. 

• See discussion points on Page 2. 

 

16.44.040 Development Standards. 

A.    Density Provisions. 

2.     Minimum lot size, residential uses: same as in Section 16.36.040. 

5.     Minimum lot width at the front building line, residential uses: same as in Section 16.36.040. 

7.     Minimum lot depth, residential uses: same as in Section 16.36.040. 

8.     Maximum building height: commercial, 45 feet; residential, 40 feet. 
10.   Lot coverage—Residential uses: Not more than 55% of the lot area shall be covered by buildings… 

Staff Finding: These criteria are met. 

• See discussion points on Page 3. 

• The discussion points in the subdivision review did not concern maximum building height. The 

height of the proposed townhome structures is approximately 35 feet to the roof peak. 

 

16.44.050 Other Applicable Standards. 
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E.     All uses will comply with access and parking standards in Chapter 16.128 except as may be 

permitted by conditional use or variance. 

H.    All other applicable Development Code requirements will also be satisfied; and all new sewer 

and water connections for a proposed development shall comply with all City regulations. 

Staff Finding: These criteria are discussed under other chapters. 

• See discussion points on Page 3. 

 

Chapter 16.116 Design Standards 
16.116.020 Applicability. 

Staff Finding: Detailed findings follow in the chapters as they apply to a site design review. 

 

Chapter 16.120 Access and Circulation  
16.120.020 Vehicular Access and Circulation. 

B.     Applicability. This chapter shall apply to all transportation facilities and improvements (e.g., 

public and private streets, driveways, multi-use paths, etc.) within the City and to all properties that 

abut these facilities. Additional standards can be found in Chapter 16.136, Public Facilities 

Standards. 

F.     Access Options. When vehicle access is required for development (i.e., for off-street parking, 

delivery, service, drive-through facilities, etc.), access shall be provided by one of the following 

methods (a minimum of 10 feet per lane is required). These methods are “options” to the 

developer/subdivider, unless one method is specifically required under Division 2, or through 

conditions required by the hearings body. 

2.     Option 2. Access is from a private street or driveway connected to an adjoining property that 

has direct access to a public street (i.e., “shared driveway”). A public access easement covering 

the driveway shall be recorded in this case to assure access to the closest public street for all users 

of the private street/drive. 

Staff Finding: This criterion is met. 

• See discussion point on Page 4. 

 

I.      Shared Driveways. The number of driveway and private street intersections with public streets 

shall be minimized by the use of shared driveways with adjoining lots where feasible. The City shall 

require shared driveways as a condition of land division, development review, or site design 

review, as applicable, for traffic safety and access management purposes in accordance with the 

following standards: 

1.     Shared driveways and frontage streets may be required to consolidate access onto a 

collector or arterial street. When shared driveways or frontage streets are required, they shall 

be stubbed to adjacent developable parcels to indicate future extension. “Stub” means that a 

driveway or street temporarily ends at the property line, but may be extended in the future as 

the adjacent parcel develops. “Developable” means that a parcel is either vacant or it is likely 

to receive additional development (i.e., due to infill or redevelopment potential). 

2.     Access easements (i.e., for the benefit of affected properties) shall be recorded for all 

shared driveways, including pathways, at the time of final plat approval (Chapter 16.216) or 

as a condition of development review or site development approval (Chapter 16.212). 
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Staff Finding: These criteria are met. 

• See discussion point on Page 4. 

 

K.    Driveway Openings and Widths. Driveway openings (or curb cuts) shall be the minimum width 

necessary to provide the required number of vehicle travel lanes (10 feet for each travel lane). The 

following standards (i.e., as measured where the front property line meets the sidewalk or right-of-

way) are required to provide adequate site access, minimize surface water runoff, and avoid conflicts 

between vehicles and pedestrians: 

3.     Multiple-family uses with eight or more dwelling units shall have a minimum driveway width 

of 24 feet, and a maximum width of 30 feet. These dimensions may be increased if the Community 

Development Director, City-appointed engineer, or Planning Commission determines that more 

than two lanes are required based on the number of trips generated or the need for turning lanes. 

4.     Access widths for all other uses shall be based on 10 feet of width for every travel lane, except 

that driveways providing direct access to parking spaces shall conform to the parking area 

standards in Chapter 16.128. 

5.     Setback Required. A minimum five-foot setback from the edge of driveway to any property 

line is required. The setback area shall be kept free of impervious surfaces at all times and shall 

be vegetated to minimize surface water runoff to adjoining properties. 

 

Staff Finding: These criteria are partially met and will be completely met by a condition of approval. 

• See discussion point on Page 5. 

 

L.     Fire Access and Circulation. The City of Warrenton adopts the Uniform Fire Code, as 

amended, including administrative sections and all appendices and all the State of Oregon 

revisions. All development in the City of Warrenton is required to meet these minimum adopted 

standards. 

1.     Required Access. A fire equipment access drive that meets City construction standards 

shall be provided for any portion of an exterior wall of the first story of a building that is 

located more than 150 feet from an improved public street or approved fire equipment access 

drive. Plans for fire apparatus access roads shall be submitted to the Warrenton Fire 

Department and Warrenton City-appointed engineer for review and approval prior to 

issuance of building permits, grading permits, or start of construction. When fire apparatus 

access road(s) are required, the road(s) shall be installed and made serviceable prior to and 

during time of construction. Fire department access roads shall be provided and maintained 

in accordance with the fire department access requirements of the Uniform Fire Code, as 

amended. 

2.     Dimensions. Fire apparatus roads shall have an unobstructed width of not less than 20 

feet and unobstructed vertical clearance of not less than 13 feet 6 inches. Fire apparatus 

roads shall be designed and maintained to support the imposed loads of fire apparatus and 

shall be provided with a surface so as to provide all-weather driving capabilities. 

3.     Turnaround Required. Dead-end fire apparatus roads in excess of 150 feet shall be 

provided with approved provisions for the turning around of fire apparatus. See Table 

16.136.010 for minimum standards. 

Staff Finding: This criterion will be met with a condition of approval requiring the Fire Chief’s approval 

of the alternative hammerhead.  
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• See discussion point on Page 6 

 

16.120.030 Pedestrian Access and Circulation. 

A.    Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian 

circulation, all developments, except single-family detached housing, duplexes, or triplexes on 

individual lots, shall provide a continuous pedestrian and/or multi-use pathway system.  

Staff Finding: This criterion does not apply. 

• See discussion point on Page 6. 

 

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 
16.124.070 New Landscaping. 

A.    Applicability. This section shall apply to all developments within the City of Warrenton. 

B.     Landscaping Plan Required. For every new development in the City of Warrenton requiring a 

City permit, a landscape plan is required. 

Staff Finding: This criterion will be met by a condition of approval.   

• See discussion points on Page 6. 

 

Chapter 16.128 Vehicle and Bicycle Parking 
16.128.030 Vehicle Parking Standards. 

At the time a structure is erected or enlarged, or the use of a structure or parcel of land is changed 

within any zone in the City, off-street parking spaces shall be provided in accordance with requirements 

in this section, chapter, and Code, unless greater requirements are otherwise established. The minimum 

number of required off-street vehicle parking spaces (i.e., parking that is located in parking lots and 

garages and not in the street right-of-way) shall be determined based on the standards in Table 

16.128.030.A. 

A.    General Provisions. 

1.     Groups of four or more off-street parking spaces shall be served by a driveway or aisle 

so that no backing movements or other maneuvering within a street or right-of-way, other 

than an alley, will be required. Section 16.120.020 contains driveway opening and width 

standards. 

Staff Finding: This criterion is met. 

• See discussion point on Page 7. 

 

16.128.040 Bicycle Parking Requirements. 

A.    All uses shall provide bicycle parking in conformance with the following standards which are 

evaluated during development review or site design review. 

B.     Number of Bicycle Parking Spaces. The minimum number of bicycle parking spaces required 

for uses is provided in Table 16.128.040.A. 

Staff Finding: This criterion does not apply, subject to the interpretation of the Planning Commission.   

• Subsection D describes, Exemptions. This section does not apply to single-family and duplex 

housing. Since the exemption does not distinguish between detached and attached single-family 

housing, staff’s interpretation is that the exemptions applies to townhomes as well.  
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Chapter 16.136 Public Facilities Standards 
16.136.010 Purpose and Applicability. 

A.    Purpose. The purpose of this chapter is to provide planning and design standards for public 

and private transportation facilities and utilities. Streets are the most common public spaces, 

touching virtually every parcel of land. Therefore, one of the primary purposes of this chapter is to 

provide standards for attractive and safe streets that can accommodate vehicle traffic from planned 

growth, and provide a range of transportation options… 

C.     Standard Specifications. The City shall establish standard construction specifications 

consistent with the design standards of this chapter and application of engineering principles. They 

are incorporated in this Code by reference. 

D.    Conditions of Development Approval. No development may occur unless required public 

facilities are in place or guaranteed, in conformance with the provisions of this Code. 

Improvements required as a condition of development approval, when not voluntarily accepted by 

the applicant, shall be roughly proportional to the impact of development. Findings in the 

development approval shall indicate how the required improvements are roughly proportional to 

the impact. 

Staff Finding: These criteria are met or will be met by a condition of approval. 

• See discussion point on Page 7. 

 

16.136.020 Transportation Standards. 

A.    Development Standards. No development shall occur unless the lot or parcel abuts a public or 

private street, other than an alley, for at least 25 feet and is in conformance with the provisions of 

Chapter 16.120, Access and Circulation, and the following standards are met: 

1.     Streets within or adjacent to a development shall be improved in accordance with the 

Comprehensive Plan, Transportation System Plan, and the provisions of this chapter; 

2.     Development of new streets (public or private), and additional street width or improvements 

planned as a portion of an existing street, shall be improved in accordance with this section, and 

public streets shall be dedicated to the applicable City, County or State jurisdiction; 

3.     New streets and drives connected to a City collector or arterial street shall be paved; 

Staff Finding: These criteria are met or will be met by conditions of approval. 

• See discussion point on Page 8. 

 

D.    Creation of Access Easements. The City may approve an access easement established by deed 

when the easement is necessary to provide for access and circulation in conformance with Chapter 

16.120, Access and Circulation. Access easements shall be created and maintained in accordance 

with the Uniform Fire Code, as amended. 

Staff Finding: This criterion will be met by a condition of approval. 

• See discussion point on Page 8. 

 

E.     Street Location, Width and Grade. Except as noted below, the location, width and grade of all 

streets shall conform to the Transportation System Plan and Comprehensive Plan, as applicable; 

and an approved street plan or subdivision plat. Street location, width and grade shall be 
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determined in relation to existing and planned streets, topographic conditions, public convenience 

and safety, and in appropriate relation to the proposed use of the land to be served by such streets: 

1.     Street grades shall be approved by the City-appointed engineer in accordance with the 

design standards in subsection N of this section; 

Staff Finding: These criteria are met or will be met by a condition of approval. 

• See discussion points on Page 8. 

 

F.     Minimum Rights-of-Way and Street Sections. Street rights-of-way and improvements shall 

conform to the design standards in Table 16.136.010. 

Staff Finding: These criteria will be met by conditions of approval. 

• See discussion point on Page 8. 

 

H.    Future Street Plan and Extension of Streets. 

1.     A future street plan shall be filed by the applicant in conjunction with an application for 

a subdivision in order to facilitate orderly development of the street system. The plan shall 

show the pattern of existing and proposed future streets from the boundaries of the proposed 

land division and shall include other parcels within 500 feet surrounding and adjacent to the 

proposed land division. The street plan is not binding; rather it is intended to show potential 

future street extensions with future development. 

Staff Finding: This criterion will be met by a condition of approval. 

 

2.     Streets shall be extended to the boundary lines of the parcel or tract to be developed, when 

the Community Development Director or Planning Commission determines that the extension is 

necessary to give street access to, or permit a satisfactory future division of, adjoining land. The 

point where the streets temporarily end shall conform to subparagraphs a through c of this 

paragraph: 

a.     These extended streets or street stubs to adjoining properties are not considered to be cul 

de-sacs since they are intended to continue as through streets when the adjoining property is 

developed. 

b.     A barricade (e.g., fence, bollards, boulders or similar vehicle barrier) shall be constructed 

at the end of the street by the subdivider and shall not be removed until authorized by the City or 

other applicable agency with jurisdiction over the street. The cost of the barricade shall be 

included in the street construction cost. 

c.     Temporary turnarounds (e.g., hammerhead or bulb-shaped configuration) may be 

constructed for stub streets over 150 feet in length for a time period of up to two years. The 

developer shall guarantee conversion of the temporary hammerhead into a cul-de-sac that 

meets the standards of this Code by posting a performance bond that guarantees the required 

improvement within the time specified. 

Staff Finding: These criteria will be met by conditions of approval.  

• See discussion point on Page 9. 
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J.      Sidewalks, Planter Strips, Bicycle Lanes. Sidewalks, planter strips, and bicycle lanes shall be 

installed in conformance with the standards in Table 16.136.010, applicable provisions of the 

Transportation System Plan, the Comprehensive Plan, and adopted street plans. Sidewalks are 

required on both sides of all streets (including streets inside easements), except for alley ways and 

walking paths. Maintenance of sidewalks, curbs, and planter strips is the continuing obligation of 

the adjacent property owner. 

Staff Finding: These criteria are met or will be met by conditions of approval. 

• See discussion point on Page 9. 

 

O.    Curbs, Curb Cuts, Ramps, and Driveway Approaches. Concrete curbs, curb cuts, wheelchair, 

bicycle ramps and driveway approaches shall be constructed in accordance with standards 

specified in Chapter 16.120, Access and Circulation, and City construction standards. 

Staff Finding: These criteria will be met by conditions of approval. 

• See discussion point on Page 9. 

 

X.    Street Light Standards. Street lights shall be installed in accordance with City standards. 

Staff Finding: This criterion will be met by a condition of approval. 
 

Y.    Street Cross-Sections. The final lift of asphalt or concrete pavement shall be placed on all new 

constructed public roadways prior to final City acceptance of the roadway and within one year of 

the conditional acceptance of the roadway unless otherwise approved by the City-appointed 

engineer. 

Staff Finding: This criterion will be met by a condition of approval. 

 

Chapter 16.140 Stormwater and Surface Water Management 
16.140.020 Developments Must Drain Properly. 

A.    All developments must provide an adequate drainage system to prevent the undue detention or 

retention of stormwater or surface water on the development site.  

C.     Whenever practicable, the drainage system of a development must coordinate with and 

connect to the drainage systems or drainage ways on surrounding properties or streets. 

D.    All developments must be constructed and maintained so that adjacent properties are not 

unreasonably burdened with stormwater runoff as a result of the developments. 

16.140.030 Surface Water Management. 

All developments must be constructed and maintained so that impacts to natural and man-made 

drainage ways do not unreasonably burdened upstream or downstream properties with surface water 

flooding as a result of the developments. 

Staff Finding: These criteria will be met by a condition of approval.  

• See discussion points on Page 10. 

 

16.140.040 Erosion and Sediment Control. 

B.     Erosion and sediment control plans are required by the City as a component of the site plan 

for all plats and all projects which require site plan review. Erosion control plans must be designed 

to the specifications as outlined in this chapter. 
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C.     Development of the land may not begin (and no building permits may be issued) until the 

City-appointed engineer approves the erosion control plan. 

Staff Finding: These criteria will be met by conditions of approval. 

• The application does not contain an erosion and sediment control plan. 

 

16.140.050 Stormwater System Design. 

A.    Storm sewers constructed within the street will be sized by the developer’s engineer and will 

consider all potential runoff requirements within the site and upstream of the site. 

1.     The storm sewer will be sized for a 100-year design recurrence criteria for storm 

drainage facilities. 

2.     The minimum size of storm sewers is eight inches in diameter. 

3.     Spacing of catch basins along the street must conform to published engineering 

recommendations, which consider profile of the street and street width. 

Staff Finding: These criteria will be met by a condition of approval.  

• See discussion point on Page 11. 

 

Chapter 16.152 Grading, Excavating, and Erosion Control Plans  

16.152.060 Grading Permit Requirements. 

A.    Permits Required. Except as exempted in Section 16.152.040, no person shall do any grading 

without first obtaining a grading permit from the building official. A separate permit shall be 

obtained for each site, and may cover both excavations and fills. 

E.     Regular Grading Requirements. Each application for a grading permit shall be accompanied 

by a plan in sufficient clarity to indicate the nature and extent of the work. 

Staff Finding: These criteria will be met by conditions of approval. 

• The application does not contain plans for grading, excavation and erosion control plans.  

 

Chapter 16.184 Single-Family Attached, Duplex, and Triplex Design Standards 
16.184.030 Design Standards. 

A.    Building Mass Supplemental Standard. The maximum number and width of consecutively 

attached townhomes (i.e., with attached walls at property lines) shall not exceed eight units or 200 

feet (from end-wall to end-wall) whichever is less. 

B.     Access Standards. Townhomes, duplexes and triplexes receiving access directly from a public 

or private street (as opposed to alley access) shall comply with the following standards, in order to 

minimize interruption of adjacent sidewalks by driveway entrances, slow traffic, improve 

appearance of the streets, and minimize paved surfaces for better stormwater management. 

1.     The maximum allowable driveway width facing the street is 10 to 24 feet per dwelling 

unit. The maximum combined garage width per unit is 50% of the total building width. For 

example, a 24-foot wide unit may have one 12-foot wide garage. 

2.     Two adjacent garages shall share one driveway when individual driveways would be 

separated by less than 20 feet (i.e., the width of one on-street parking space). When a 

driveway serves more than one lot, the developer shall record an access and maintenance 

agreement/easement to benefit each lot, prior to building permit issuance. 

31



C.     Common Areas. Common areas (e.g., landscaping in private tracts, shared driveways, private 

alleys, and similar uses) shall be maintained by a homeowners association or other legal entity. A 

homeowners association may also be responsible for exterior building maintenance. A copy of any 

applicable covenants, restrictions, and conditions shall be recorded and provided to the City prior 

to building permit approval. 

Staff Finding: These criteria are met except for C, which will be met be a condition of approval.  

• See discussion points on Page 11. 

 

Chapter 16.208 Types of Applications and Review Procedures 
16.208.020 Description of Permit/Decision-Making Procedures. 

C.     Type III Procedure (Quasi-Judicial). Type III decisions are made by: 

1.     The Planning Commission after the mailing of a public notice and publication of notice 

of the hearing. 

Staff Finding: These criteria are met. 

• The mailing and publication of public notices of the hearing are described on Page 1. 

 

16.208.050 Type III Procedure (Quasi-Judicial). 

A.    Pre-application Conference. A pre-application conference is required for all Type III 

applications. The requirements and procedures for a pre-application conference are described in 

Section 16.208.070. 

Staff Finding: This criterion is met. 

• A pre-application conference was held on December 16, 2020. The pre-application conference 

memo is attached for reference. 

 

B.     Application Requirements. 

    2.     Content. Type III applications shall: 

 e.     Include an impact study for all Type III applications. The impact study shall 

quantify/assess the effect of the development on public facilities and services. The study 

shall address, at a minimum, the transportation system, including pedestrian ways and 

bikeways, the drainage system, the parks system, the water system, the sewer system, and 

the noise impacts of the development. For each public facility system and type of impact, 

the study shall propose improvements necessary to meet City standards and to minimize 

the impact of the development on the public at large, public facilities systems, and affected 

private property users. 

Staff Finding: This criterion will be met by a condition of approval. 

• See discussion point on Page 12. 

 

Chapter 16.212 Site Design Review 
16.212.040 Site Design Review. 

A.    Application Review Procedure. 

1.     Site Design Review—Determination of Type II and Type III Applications. Applications 

for site design review shall be subject to Type II or Type III review, based on the following 

criteria: 
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a.     Residential developments with between five and nine dwelling units shall be 

reviewed as a Type II application, except when development review is allowed under 

Section 16.212.020. Residential developments with greater than nine units shall be 

reviewed as a Type III application. 

Staff Finding: This criterion is met. 

• Although a nine-unit residential development requires a Type II administrative review, (WMC) 

Section 16.208.070.D.2 requires the review and decision of the two applications to be consolidated 

as discussed on Page 1. 

 

B.     Application Submission Requirements. All of the following information (subsections (B)(1) 

through (7) of this section) is required for site design review application submittal: 

1.     Proposed Site Plan. The site plan shall contain the following information: 

a.     The proposed development site, including boundaries, dimensions, and gross area. 

b.     Natural land features identified which are proposed to be removed or modified by 

the development, including modifications to existing drainage patterns. 

c.     The location and dimensions of all proposed public and private streets, drives, 

rights-of-way, and easements. 

d.     The location and dimensions of all existing and proposed structures, utilities, 

pavement and other improvements on the site. Setback dimensions for all existing and 

proposed buildings shall be provided on the site plan. 

e.     The location and dimensions of entrances and exits to the site for vehicular, 

pedestrian, and bicycle access. 

f.      The location and dimensions of all parking and vehicle circulation areas (show 

striping for parking stalls and wheel stops, as applicable), and proposed paving 

materials. 

g.     Pedestrian and bicycle circulation areas, including sidewalks, internal pathways, 

pathway connections to adjacent properties, and any bicycle lanes or trails. 

h.     Loading and service areas for waste disposal, loading and delivery. 

i.      Outdoor recreation spaces, common areas, plazas, outdoor seating, street furniture, 

and similar improvements. 

j.      Location, type, and height of outdoor lighting. 

k.     Location of mail boxes, if known. 

l.      Locations, sizes, and types of signs (shall comply with Chapter 16.144). 

m.    The Community Development Director may require studies or exhibits prepared by 

qualified professionals to address specific site features (e.g., traffic, noise, environmental 

features, site drainage, natural hazards, etc.). 

n.     The applicant’s entire tax lot and the surrounding property to a distance sufficient 

to determine the location of the development in the City, and the relationship between the 

proposed development site and adjacent property and development. The property 

boundaries, dimensions and gross area shall be identified. 

o.     Identification of slopes greater than 10%. 
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p.     The location, condition (paved, gravel unimproved, etc.) and width of all public and 

private streets, drives, sidewalks, pathways, rights-of-way, and easements on the site and 

adjoining the site. 

q.     Any areas identified as located in a designated floodplain and/or floodway. 

r.      Depict any wetland and riparian areas, streams and/or wildlife habitat areas. 

s.      Site features such as pavement, areas having unique views, and drainage ways, 

canals and ditches. 

t.      Any designated historic and cultural resources areas on the site and/or adjacent 

parcels or lots. 

u.     The location, size and type of trees and other vegetation on the property. 

v.     North arrow, scale, names and addresses of all property owners. 

w.    Name and address of applicant, project designer, engineer, architect, surveyor, 

and/or planner, if applicable. 

Staff Finding: These criteria are met or will be met with conditions of approval. 

• Not all items apply to the development, but the application lacks two required items: 

o j.  Location, type, and height of outdoor lighting (applicant did not propose lighting). 

o l.  Locations, sizes, and types of signs (applicant did not propose signs). 

• Studies and exhibits related to the project as noted under item m are included in the submittals for the 

subdivision review. 

 

2.     Architectural Drawings. Architectural drawings shall be submitted showing the following 

information from subparagraphs a through c of this paragraph 2, and shall comply with 

Division 3: 

a.     Building elevations with building height and width dimensions. 

b.     Building materials, color and type. 

c.     The name of the architect or designer. 

Staff Finding: These criteria are met. 

• The information under items a-c is contained in the submittals for the subdivision. 

 

3.     Preliminary Grading Plan. A preliminary grading plan prepared by a registered engineer 

shall be required for developments which would result in the grading (cut or fill) of 1,000 cubic 

yards or greater. The preliminary grading plan shall show the location and extent to which 

grading will take place, indicating general changes to contour lines, slope ratios, slope 

stabilization proposals, and location and height of retaining walls, if proposed. Surface water 

detention and treatment plans may also be required, in accordance with Chapter 16.140. 

Staff Finding: This criterion will be met by a condition of approval. 

• A grading plan is pending review and approval of the civil engineering submittal in the subdivision 

review. 

 

4.     Landscape Plan. A landscape plan is required and shall comply with Chapter 16.124. 

Staff Finding: This criterion will be met by a condition of approval. 
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• The applicant stated that a landscape plan should not be required for single-family homes on 

individual lots. Staff nonetheless recommended a condition of approval in the subdivision review 

for a landscape plan that depicts and describes the common area landscaping and the required 

street trees.  

 

6.     Copies of all existing and proposed restrictions or covenants. 

Staff Finding: This criterion will be met with a condition of approval. 

• The applicant does not have any existing or proposed CC&Rs, but will provide them after they are 

prepared, submitted to the City Attorney for review, and recorded. 

 

7.     Letter or narrative report documenting compliance with the applicable approval criteria 

contained in subsection C of this section. 

Staff Finding: This criterion is met. 

• Applicant’s narrative is attached. 

 

C.     Review Criteria. The Community Development Director shall make written findings with 

respect to all of the following criteria… 

1.     The application is complete, as determined in accordance with Chapter 16.208 and 

subsection B of this section. 

Staff Finding: This criterion will be met with conditions of approval. 

• The application was deemed complete in terms of what applicant could realistically provide in 

the preliminary stage of the development.  

o Chapter 16.208 requires an impact study, which depends in part on the results of the 

review of the project’s engineering submittal. 

o Subsection B requires  plans for lighting, signs, grading, landscaping, and a copy of 

CC&Rs after they are drafted and approved. See discussion points under Chapter 16.208 

and subsection B. 

 

2.     The application complies with all of the applicable provisions of the underlying land use 

district (Division 2), including building and yard setbacks, lot area and dimensions, density 

and floor area, lot coverage, building height, building orientation, architecture, and other 

special standards as may be required for certain land uses. 

Staff Finding: These criteria are met. 

• The applicable provisions of the CMU District are covered in detail on pages 2-12 of the 

subdivision review portion and Pages 17-24 of the site design review portion. 

• Building orientation and architectural standards are contained in Section 16.116.030, which does 

not apply to this project: 16.116.030 Architectural and Site Design Standards. 

The City’s development design standards are for the commercial district corridors along US 

Highway 101, Alternate Highway 101, SW & SE Dolphin, SE Marlin Avenue, E Harbor Drive, S 

Main Avenue, SE Ensign Lane, Pacific Drive, and SE Neptune. The standards in this section 

apply only to property in the commercial corridors listed above; lands outside of these 

commercial corridors are not subject to these standards.  
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3.     The applicant shall be required to upgrade any existing development that does not 

comply with the applicable land use district standards, in conformance with Chapter 16.276, 

Nonconforming Uses and Development. 

Staff Finding: This criterion does not apply. 

• The site is vacant and does not contain any nonconforming uses or structures. 

 

4.     The application complies with the applicable design standards contained in Division 3. 

Staff Finding: This criterion is met. 

• The applicable design standards are covered in detail on pages 2-12 of the subdivision review 

portion and Pages 17-24 of the site design review portion. 

 

 

CONCLUSION, RECOMMENDATION, AND CONDITIONS OF APPROVAL 

 

The findings above demonstrate that the proposed design of the Jetty View development is generally 

consistent with the CMU zoning district development standards and the design standards of the 

development code. Staff recommends the Planning Commission approve the site design review 

application subject to the following conditions.  

 

Within 30 days of conditional approval of the site design review: 

1. Provide details on the site plan or on a separate plan the locations, type, and height of outdoor 

lighting. 

2. If signs subject to the sign code are planned, provide details on the site plan or on a separate plan 

the locations, sizes and types of signs. 

General condition: 

3. Compliance with the Conditions of Approval adopted for Subdivision SUB-21-1, herein 

incorporated by reference. 

 

Suggested motion: Based on the findings and conclusions of the August 3, 2021 staff report, I move to 

approve SDR-21-1 Site Design Review Application for Jetty View Subdivision subject to the conditions 

of approval included in the staff report. 
 

 

ATTACHMENTS 

 

• Site Design Review Application 

• Renderings (2) 

• Elevations (2)  

 

(See SUB-21-1 relevant Attachments) 
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CITY OF WARRENTON 
PLANNING AND BUILDING DEPARTMENT 

 
SUBDIVISION  APPLICATION 
(To be accompanied by a Tentative Map, and copy of  
property deed, Letter of Authorization, if applicable.) 
 

 
 
Legal Description of the Subject Property: 
 
  Township  Range   Section   Tax Lot  
  _________  _________  ___________  ______________ 
 
Street address of the property:____________________________________________________________________ 
 
I/WE, THE UNDERSIGNED APPLICANT(S) OR AUTHORIZED AGENT, AFFIRM BY MY/OUR 
SIGNATURE(S) THAT THE INFORMATION CONTINED IN THE FOREGOING APPLICATION AND 
ASSOCIATED SUBMISSIONS IS TRUE AND CORRECT. 
 
 
APPLICANT: 
 
 Printed Name: __________________________________________________________________________ 
 
 Signature:____________________________________________________Date: _____________________ 
 
 Address:______________________________________________________ Phone:___________________ 
 
 City/State/Zip:_________________________________________________ Fax:_____________________ 
 
  
PROPERTY OWNER (if different from Applicant) 
 
 Printed Name: __________________________________________________________________________ 
 
 Signature:____________________________________________________Date: _____________________ 
 
 Address:______________________________________________________ Phone:___________________ 
 
 City/State/Zip:_________________________________________________ Fax:  ____________________ 
 
  
Is this a Planned Unit Development (PUD)?    No__________   Yes __________ 
 
IS THIS A "PHASED DEVELOPMENT"?   Yes________   No__________ 
 
 
 
 

OFFICE USE ONLY 
 

FILE # _______________  FEE_________________ 
 
ZONING  DISTRICT______________ 
 
 RECEIPT # _____________________ 
 
DATE RECEIVED  
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**************** 
a. Overall development plan, including phase or unit sequence. 
 ______________________________________________________________________________________
 ______________________________________________________________________________________
 ______________________________________________________________________________________
 ______________________________________________________________________________________
 ______________________________________________________________________________________ 
 
b. Projected Timetable for sequence of development  

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 

c. Development plans for any common elements or facilities. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 

d. If the proposed subdivision has an unknown impact upon adjacent lands or land within the general vicinity, 
the Planning Commission may require a potential street development pattern for adjoining lands to be 
submitted together with the tentative plan as part of the phased development plan for the subject 
subdivision. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
______________________________________________________________________________________
______________________________________________________________________________________ 
 

e. Show compliance with the Comprehensive Plan and applicable sections of the Development Code. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 

f. Schedule of improvements and completion. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 

g. Overall transportation and traffic pattern. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
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in December 2021 with construction of the first 3 unit town home in January of 2022 and completion in July of 2022.

jwinters
Text Box
in which to accomplish this.  In fact, it notes that CMU zone is only one of four potential zones that will allow for attached family dwellings.

jwinters
Text Box
2022.

jwinters
Text Box
Primary vehicular access will be through rear loaded private easement located off of Jetty Street.  Half street improvements on

jwinters
Text Box
Jetty Street and 4th Ave will be completed, although 4th Ave will not be connected to Iredale and will remain temporarily dead ended.



 
 

 
PRELIMINARY SUBDIVISION PLAT REQUIREMENTS 

 
****************** 

 
A "preliminary subdivision plat" shall be submitted with the following information depicted: 
 
1. Proposed name of the subdivision; 
 
2. Names, addresses, and phone numbers of property owner(s) (including mortgage holders if any), surveyor, 

and applicant if different from property owner, and assumed business name(s) filed or to be filed with the 
Corporation Commission by the applicant; 

 
3. Proposed subdivision showing the parcel boundaries and dimensions, the area of each parcel, location of 

any and all easements (and what the easement is), right-of-way widths, existing roads; 
 
4. Date of map preparation, north point, scale, property identification by township, range, section and tax lot 

numbers; 
 
5. Location of all existing buildings, creeks, canals, ditches, any topographical features (ie., canyons, bluffs, 

wetlands, natural springs, floodplain); 
 
6. Location, width, name, curve ratio, and approximate grade of all proposed right-of-ways; 
 
7. Location of any existing features such as section lines, section corners, city and special district boundary 

lines, and survey monuments; 
 
8. Existing sewer lines, water mains, culverts, and other underground and overhead utilities within and 

adjacent to the proposed subdivision together with pipe sizes, grades and locations; 
 
9. Contour lines related to some established bench mark or other engineering acceptable datum; 
 
10. Zoning of subject property, and adjacent tax lots to the proposed subdivision; 
 
11. Location, names, width, typical improvements, cross sections, bridges, culverts, approximate grades, curve 

radii and centerline lengths and reserve strips of all proposed streets, and the relationship to all existing and 
projected streets; 

 
12. Location, width and purpose of all proposed easements or right-of-ways, and relationship to all existing 

easements and right-of-ways; 
 
13. Location of at least one temporary bench mark within the proposed subdivision boundary; 
 
14. Location, approximate area and dimensions of each lot, and proposed lot and block numbers; 
 
15. Location, approximate area and dimensions of any lot or area proposed for public use, the type of use 

proposed, and plans for improvements or development; 
 
16. Proposed use, location, approximate area and dimensions of any lot intended for non-residential use; 
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17. Source, method, and preliminary plans for domestic and other water supplies, sewer lines, and all utilities; 
 
18. Description and location of any proposed community facility; 
 
19. Storm water and other drainage facility plans; 
 
20. Proposed deed restrictions including access restrictions or protective covenants if such are proposed to be 

utilized for the proposed subdivision; 
 

 ADDITIONAL SUBMITTALS 
 
21. Statement from each utility company proposed to serve the proposed subdivision stating that each company 

is able and willing to serve the proposed subdivision as set forth in the tentative plan, and the conditions 
and estimated costs of each service; 

 
22. Proposed Fire protection system for the proposed subdivision and written approval thereof by the fire chief. 
 
23. Statement from School District. 
 

**************** 
REQUIREMENTS 

************** 
 
1. A vicinity map must be submitted showing the proposed subdivision in relationship to the adjacent 

properties, roadways, and ownership patterns.  This map must include names of all existing roadways. 
 
2. Who will supply the water?________________________________________________________________ 
 
3. Access will be taken from _________________________________________________________________ 
 
4. What is the intended use of the parcels being created?___________________________________________ 

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
5. What is the current use of the parcel?________________________________________________________ 
 ______________________________________________________________________________________

______________________________________________________________________________________
______________________________________________________________________________________ 

 ______________________________________________________________________________________ 
 
6. Proposal is in compliance with the City of Warrenton’s Comprehensive Plan and Development Code. 
 ______________________________________________________________________________________

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
 
 

40

jwinters
Text Box
City of Warrenton

jwinters
Text Box
Jetty Street

jwinters
Text Box
Nine Single Family Attached residences through three town home structures.

jwinters
Text Box
Unimproved, vacant land.

jwinters
Text Box
Site is zone for Commercial Mixed Use (CMU) for which single family attached townhome development is an outright permitted 

jwinters
Text Box
use.  The project is also bound by the south, west and east to similar single family detached units.  City of Warrenton's 2011

jwinters
Text Box
site the need for emphasis of increased housing demand and sites specifically attached single family dwellings as a means

jwinters
Text Box
in which to accomplish this.  In fact, it notes that CMU zone is only one of four potential zones that will allow for attached family dwellings.



 
 
 
7. Proposal does not conflict with acquired public access easements within or adjacent to the subdivision. 
 ______________________________________________________________________________________

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
8. All required public services and facilities are available and adequate or are proposed to be provided by the 

applicant. 
 ______________________________________________________________________________________

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
9. The subdivision contributes to orderly development and land use patterns in the area, and provides for the 

preservation of natural features and resources such as streams, lakes, natural vegetation, and special terrain 
features. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
 
10. The subdivision will not create an excessive demand on public facilities and services required to serve the 

development. 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
______________________________________________________________________________________
______________________________________________________________________________________ 

 
11. The preliminary plat for the proposed subdivision meets the requirements of ORS 92.090. 

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

 
 

******************* 
Return Application To: City of Warrenton 
   Planning and Building Department 
   PO Box 250 
   225 SW Main Street 
   Warrenton, Oregon  97146 
   Phone:  503-861-0920 
     Fax:  503-861-2351 
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Confirmed

jwinters
Text Box
Confirmed.  Will Serves from Pacific Power and Northwest Natural Gas provided.  

jwinters
Text Box
The subdivision is consistent with the surrounding land uses and zoning criteria.  Landscaping established through HOA will 

jwinters
Text Box
utilize plants, grasses and practices consistent with marine area landscaping and local nature.  There are no streams, lakes or 

jwinters
Text Box
special terrain on the site.

jwinters
Text Box
Confirmed.  The additional of 9 attached residential dwelling units will not create undo demand on public utilities.  Developer has 

jwinters
Text Box
identified inadequate water flow to the site and as part of the improvement plans will upsize the sizing of the water facilities to 

jwinters
Text Box
compensate for the new units.  Additionally, the city has identified additional surface water issues generated from neighboring 

jwinters
Text Box
structure's utilizing storm surface flow practices.  Developer will also be extending public storm systems to correct this issues as well

jwinters
Text Box
as install its own storm systems onsite to mitigate future concerns.

jwinters
Text Box
Confirmed



PROJECT NARRATIVE FOR JETTY VIEW TOWNHOMES 

 

Jetty Street, LLC proposes to construct a total of nine townhome units on the property located at 444 Jetty 

Street, LLC by way of constructing three separate structures of three units each, with each structure 

residing on their own individual legal lot of record.  

The legal use of the lot shall be for townhomes by way of the Single-Family Attached definition in Chapter 

16.12.010.  The CMU district identifies townhomes as an outrighted permitted use.  Further, the code 

looks to Chapter 16.36 to identify standards for residential use within the CMU zone.  The proposed 

density of nine units is less than the maximum allowed of fifteen.  Each lot will own a 1/9th undivided 

interest of the common area lot, which will be enjoyed by all of the owners. This combined with each legal 

lot of record results in a total individual ownership of 5,648 to 5679 square feet, exceeding the minimum 

lot size of 2,500.  Setbacks, as shown on the provided site plan, meet the requirements as set forth in 

Section B.  36” entry doors have been provided on street frontage side, with 56 square feet of glazing 

facing Jetty Street (side) and 186 square feet of glazing facing 4th Street (front).  Per the design standards 

of Section 16.184.030, the building massing meets the criteria as the buildings are contained to three units 

and does not exceed 200 feet in length.  Access and garage door standards would not apply as there will 

be a single curb cut through Jetty Street to the west and alleyway access via a private drive easement to 

allow each of the nine units access to the garages situated on the south face of the buildings.  Lastly, the 

common areas will be maintained by an HOA through a separate legal entity (see tract A of preliminary 

plat) that will hold the commonly held area. 

Massing of the exterior façade will be made up of a combination of James Hardi Cementous products, 

including lap siding, board and batt, and prefabricated panel boards, as well as Hardi trim used for door 

and window wraps.  Reliance upon these products in this climate should provide for a solid building 

exterior that will be highly resistant to the unique marine climate where the project is situated.  

Additionally, use of decorative cedar shingles and post wraps will give a nice contrast to the darker grey 

tones used throughout the paint scheme as provided in the attached rendering, where the goal is to 

provide a “nautical” look compatible with the surrounding marine climate.  Synthetic stone will be used 

at the fronts of the buildings to provide for further accents and added aesthetics.   

The project fits well within the surrounding community.  It is bound by its south, west and east by single 

family residences and will have very low impact on surrounding uses.  Half street improvements required 

by code will help with vehicular and pedestrian traffic flow as well as improve some existing storm water 

build up occurring presently.  This will also help fill the lack of sufficient housing in the community. 
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PRELIMINARY SUBDIVISION

JETTY VIEW TOWNHOMES

 LOCATED IN THE SE 1/4 AND THE SW 1/4 OF SECTION 5,

TOWNSHIP 8 NORTH, RANGE 10 WEST W.M.

CITY OF WARRENTON, CLATSOP COUNTY, OREGON

JUNE 18, 2021
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TI

O
N

D-2 D-3 D-3D-4 D-4 D-3
D-5

DRAINAGE NOTES

SEE PROFILE FOR LENGTHS, ELEVATIONS, AND SLOPES.

1. LOCATE EXISTING 36” CMP PIPE.
2. INSTALL NEW 72” MANHOLE. SEE DETAIL 4/10.
3. INSTALL NEW 12” PVC PIPE. SEE DETAIL 1/10 AND 2/10.
4. INSTALL NEW 48” MANHOLE. SEE DETAIL 4/10.
5. INSTALL NEW CATCH BASIN. SEE DETAIL 2/9.
6. INSTALL 8” PVC.  SEE DETAIL 1/10.
7. INSTALL ADS STORMTECH CHAMBERS ADS 740 HC.  SEE DETAIL 3/10.
8. SEDIMENT BASIN.  COLLECT WATER FROM GRAVEL DRIVEWAY.  SEE DETAIL 5/10.

SPECIFICATIONS

WATER
WATER PIPE - 8"Ø PVC A-900, IPS, SDR 18
GATE VALVES - AWWAS C509 OR C515, VANOUVER STYLE MODEL 910.  C.I. BOX.
FIRE HYDRANTS - MUELLER SUPER CENTURION 250, A-243.
TRACER WIRE -  12-GAUGE SOLID COPPER CORE, BLUE INSULATION.

WATER SERVICES
SERVICE TUBING - 1" MUNICIPEX (PEX) AWWA 904-06.
METER BOX - ARMORCAST WITH 20K RATED SOLID LIDS - COORDINATE WITH PWD.

SEWER
8"Ø WATER PIPE - GREEN PVC, ASTM 3034, SDR 26
48" MANHOLES - PRE-CAST CONCRETE, ECCENTRIC, WITH STAIRS AND CAST IRON LID
72" MANHOLE - PRE-CAST CONCRETE, ECCENTRIC, WITH STAIRS AND CAST IRON LID
TRACER WIRE -  12-GAUGE SOLID COPPER CORE, GREEN INSULATION.

STORM
STORM PIPE - WHITE PVC, ASTM 3034, SDR 26
48" MANHOLES - PRE-CAST CONCRETE, ECCENTRIC, WITH STAIRS AND CAST IRON LID
INFILTRATION CHAMBERS - STORMTECH SC-740 CHAMBERS
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FOURTH AVE (60')
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N
E

0+
20

0+
50

1+
00

1+
50

2+
00

2+
50

3+
00

MH-A
SEWER  STA:0+00

RIM:12.4
INV IN: 4.50 - 8"

MH-B
SEWER  STA:2+94
RIM:17.5
INV OUT: 10.50 - 8"

L= 290'

8"
SLOPE= 2.1%
LAT SEWER

MH-C
STORM  STA 4+98
RIM:16.0
SUMP:8.6
INV IN:8.58 12" PVC
INV OUT:8.56 12" PVC

CB-1
STORM  STA 5+46

RIM:13.3
SUMP:7.2

INV IN:8.69 12" PVC
INV OUT:8.69 12" PVC

L= 45'
12"

PVC
SLO

PE= 0.2%

CB-2
STORM  STA 6+50
RIM:14.8
SUMP:7.5
INV IN:9.04 8" PVC
INV OUT:9.04 12" PVC

L= 102'
12"

PVC
SLO

PE= 0.3%

L= 24'
8" PVC
SLOPE= 1.2%

NEW 8"Ø WATERLINE L=280 FT
JETTY ST

STA:5+53
OFF:1.3' R

JETTY ST
STA:4+49
OFF:2.1' R

JETTY ST
STA:4+06
OFF:2.5' R

SS
 S
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W
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W
S 

ST
A 

 1
3+

55

W
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S-1 S-2 S-2 S-3D-4

D-3

D-3

D-5
D-3

D-7
D-6

W-B

W-D W-E
W-B W-J

W-H

W-B

W-F

W
S 
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A 
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S 

ST
A 

 1
3+

01

W
S 
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 S
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 1

2+
67
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 S

TA
 1
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D-5

JETTY ST
STA:5+78
OFF:18.4' R

JETTY ST
STA:4+26
OFF:22.7' R

JETTY ST
STA:5+30
OFF:22.5' R

FOURTH AVE
STA:11+37
OFF:8.6' L

15'

18'

D-8

EL:15.73

EL:17.12EL:15.48

FOURTH AVE
STA:14+31
OFF:9.0' L

W-F

JETTY ST
STA:4+49

OFF:30.6' L

END STORM
DRAINAGE

START SANITARY
SEWER SYSTEM

END SANITARY
SEWER SYSTEM

END WATER
SYSTEM
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12"Ø STORM PIPE

EX. WATERLINE
±3' DEEP

±3.9' CLR.

WATER NOTES

A. LOCATE 8” LINE AT PACIFIC DRIVE.  INSTALL 8X8 TEE TO NORTH WITH GATE
VALVES IN EACH DIRECTION.  SEE DETAILS 2/10 AND 1/12.

B. INSTALL NEW 8” PVC WATERLINE.  SEE DETAIL 1/10.

C. LOCATE EXISTING WATERLINE IN FIFTH AVE.  INSTALL 8” CROSS WITH GATE
VALVES IN EACH DIRECTION.  INSTALL 8X4 REDUCER TO EAST.  CONNECT EXISTING
LINES AFTER TESTING.  SEE DETAIL 1/2.

D. INSTALL 8X8 TEE  TO EAST WITH VALVES IN EACH DIRECTION.  INSTALL BLIND
FLANGE ON VALVE TO NORTH.  SEE DETAIL 2/2.

E. AFTER TESTING NEW JETTY STREET WATERLINE.  EXISTING 4” WATERLINE.
INSTALL 8X4 TEE WITH GATE VALVES TO NORTH AND WEST.  SEE DETAIL 2/2.

F. NOT USED.

G. INSTALL NEW FIRE HYDRANT AS SHOWN.  SEE DETAIL 3/12.

ALL NEW LINES TO BE PRESSURE TESTED AND BACTERIOLOGICAL TESTED.

H. AFTER APPROVAL AND ACTIVATION, CONNECT EXISTING LINES ON JETTY.

I. RECONNECT EXISTING WATER SERVICE AFTER TESTING.  NEW SADDLE AND CORP
STOP.

J. INSTALL FLUSHING HYDRANT.  SEE DETAIL 2/12.

WS. NEW WATER SERVICES ASSEMBLY.  SEE DETAIL 2/11.
X. STORM PIPE CROSSING - ±6" CLEARANCE.  SPECIAL INSPECTION REQUIRED.

AVOID LOCAL HIGH POINTS.
SEWER & WATERLINE CROSSINGS.  WHERE SEWER LINES CROSS WITHIN
18-INCHES OF VERTICAL SEPARATION BELOW A WATERLINE, SEWER MAINS.
CENTER ONE FULL LENGTH Of PIPE AT POINT OF CROSSING.

ALL NEW LINES TO BE PRESSURE TESTED AND BACTERIOLOGICAL TESTED.

SEWER NOTES

1. LOCATE EXISTING MANHOLE AND STUB.  CONNECT NEW PIPELINE TO EAST.
2. INSTALL NEW 8” PVC PIPE.  SEE DETAIL 1/10.
3. INSTALL NEW CONCRETE MANHOLE.  SEE DETAILS 2/8 AND 3/8.
SS. SEWER SERVICE.  SEE DETAIL 4/8.

S-

LEGEND
EXISTING PROPERTY LINES
ROAD CENTERLINE

EXISTING WATERLINE
PROPOSED WATERLINE
EXISTING GATE VALVE
PROPOSED GATE VALVE
EXISTING HYDRANT

EXISTING SEWER LINE
PROPOSED SEWER LINE
EXISTING SEWER MANHOLE
PROPOSED SEWER MANHOLE

EXISTING DRAINAGE PIPE
PROPOSED DRAINAGE PIPE
PROPOSED DRAINAGE MANHOLE
PROPOSED CATCH BASIN/
SEDIMENT BASIN

EXISTING EDGE OF GRAVEL
PROPOSED ASPHALT ROADWAY
PROPOSED CURB AND SIDEWALK
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24'

60'

10' VACATION

NEW CENTERLINENEW CENTERLINE

FOURTH AVE (60')
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FLOW
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JETTY STREET FOURTH AVENUE

L= 102' 12"

SLOPE= 0.3% CB-1
STORM STA: 5+46
RIM: 13.3
INV IN:  8.69 - 12" PVC
INV OUT:  8.69 -12" PVC PIPE
DEPTH TO SUMP:  6.1'
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24'
ASPHALT

- 4" CLASS B ASPHALT (TWO LIFTS)
- 3" LAYER 3/4" CRUSHED ROCK
- 9" LAYER 3"-4" MINUS BASE COURSE
- GEO-TEXTILE FABRIC, MIRAFI 500X

±30
CENTER TO EDGE OF

RIGHT-OF-WAY

SLOPE 2%

RI
GH

T-
O

F-
W

AY

5'
CONCRETE
SIDEWALK

ROAD NOTES
HALF-STREET CONSTRUCTION

A. INSTALL 6” CURB WITH 18” GUTTER.  SEE
DETAIL 4/13.

B. INSTALL 5' SIDEWALK.  SEE DETAIL 3/13.

C. INSTALL 24' ROADWAY - HMAC.  PITCH TO
CURB.  SEE DETAIL 2/13.

D. INSTALL END OF WALK RAMP AND CURB.  SEE
DETAILS 4/13.

E. RAVEL DRIVEWAY - WIDTH VARIES
USE FABRIC, 9" BASE ROCK, 3" LEVELING
COURSE.
VALLEY GUTTER. DRAIN TO SEDIMENT BASIN.

F. DRIVEWAY CUTOUT - 25' WIDE.  SEE DETAIL
1/14.

G. HAMMERHEAD TURNAROUND.  GRAVEL.
CROWN AT ROW CENTERLINE.

H. LIGHTING LOCATIONS - DETAILS TO BE
DETERMINED.

I. PEDESTRIAN CURB RAMP.
SEE DETAIL 4/14.

STOP.  STOP  SIGN.  SEE DETAIL 5/12.
NO PARK  NO PARKING SIGN.  SEE DETAIL 4/12.

R-

LEGEND
EXISTING PROPERTY LINES
ROAD CENTERLINE

EXISTING WATERLINE
PROPOSED WATERLINE
EXISTING GATE VALVE
PROPOSED GATE VALVE
EXISTING HYDRANT

EXISTING SEWER LINE
PROPOSED SEWER LINE
EXISTING SEWER MANHOLE
PROPOSED SEWER MANHOLE

EXISTING DRAINAGE PIPE
PROPOSED DRAINAGE PIPE
PROPOSED DRAINAGE MANHOLE
PROPOSED CATCH BASIN/
SEDIMENT BASIN

EXISTING EDGE OF GRAVEL
PROPOSED ASPHALT ROADWAY
PROPOSED CURB AND SIDEWALK
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FOURTH AVE (60')
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EX 4"Ø WATERLINE
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20
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00

1+
50
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00

2+
50

3+
00

MH-A
SEWER  STA:0+00

RIM:12.4
INV IN: 4.50 - 8"

MH-B
SEWER  STA:2+94
RIM:17.5
INV OUT: 10.50 - 8"

L= 290'

8"
SLOPE= 2.1%
LAT SEWER

SS
 S

TA
 1

3+
90

SS
 S

TA
 1

3+
65

SS
 S

TA
 1

3+
14
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 S

TA
 5

+3
0
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TA
 1

2+
91

S-1 S-2 S-2 S-3

SS
 S

TA
 1

2+
67

SS
 S

TA
 1

3+
42

FOURTH AVE
STA:11+37
OFF:8.6' L

EL:15.73

EL:17.12EL:15.48

FOURTH AVE
STA:14+31
OFF:9.0' L

START SANITARY
SEWER SYSTEM

END SANITARY
SEWER SYSTEM

15'

12'
12'

13' 13
'

13'

13'

14'

16'

16'

16' 17
'17'17
'

18
'

18
'

18' 18
'

18
'

Building sewer pipe
size as specified

12
" m

in
.

Plant fabricated tee fitting on new
sewers 24" and smaller

Property Line

Sewer main
or lateral

Backfill 2"x4" post against
plug to prevent plug blowoff
& secure 2"x4" post in place
with trench backfill

Tracer wire

Extend at least 12"
above surface

Service connection
marker

See note 4

Tracer wire
(See note 7)

Ground
surface

See note 5

36" max.

Plug

3
4" to 0 pipe zonematerial as specified

4.  When required, a cleanout shall be installed
     where directed.

5.  Lay building sewer at max. 45° from horizontal
     to achieve required depth at property line when
     minimum slope results in excessive depth.

6.  For bedding and backfill see Std. Dwg. RD300.

7.  See Std. Dwg. RD336 for tracer wire details.

NOTES:

1.  Pipe and fittings shall be compatible.
     Only manufactured fittings shall be used.

2.  Minimum depth at right of way or easement line
     shall be 4'.

3.  Marker posts and blocking shall be treated wood.
     Post shall be 2"x4" fir.  Post to extend 12" minimum
     above finish grade and exposed area shall be painted
     green.

PLAN

ELEVATION

SHALLOW TRENCH SERVICE
GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  All precast products shall conform to requirements  of
ASTM C478.

2.  Standard precast manhole section diameter shall be 48".
Use 42" if specified by
     the Engineer.

3.  See Std. Dwg. RD345 for pipe to manhole connections.

4.  See Std. Dwg. RD344 for manhole base section.

5.  Adjust 24" maximum.

6.  All connecting pipes shall have a tracer wire, or
approved alternate.

7.  See Std. Dwg. RD336 for manhole steps.

8.  See Std. Dwg. RD336 for details not shown.

9.  See Std. Dwg. RD356 for manhole covers and
frames, manhole adjustment rings, etc.

10. Max. pipe diameter varies with pipe material.

11. See Std. Dwg. RD342 for shallow manholes.

12. Location, elevation, diameter, slope, and
number of pipe(s) varies, see project plans.

Frame and precast grade ring(s) shall be
sealed with non-shrink grout, preformed
plastic or rubber ring to form a watertight seal

Provide manhole steps unless otherwise
specified. Concentric cone may be used
if steps are not required.
See general note 7,
(See Details "B" &  C" on Std. Dwg. RD336)

Joint type varies with manufacturer (Typ.)
All joints shall be sealed with non-shrink
grout, preformed plastic or rubber ring
to form a watertight seal

Tracer wire,
(See Detail "A" on Std. Dwg. RD336)

Pipe (Typ.)(See general note 10)

Manhole base
(Precast base shown)

Base rock

Concrete bench,
slope varies: 12"/ft. min.

Precast riser(s)
(As required)

Precast
conical top

Tracer wire,
(See Detail "A"
on Std. Dwg. RD336)

Adjustment ring(s)
(As required)

Manhole cover and frame

Finish grade

Precast grade ring(s)
(As required) 24" max.

(See general note 5)
Varies (12" max.)

36
"

25"

48"
(42" if specified)

Pipe connection varies (Typ.)(See general note 3)

8"
 m

in
.(T

yp
.)

6" m
in

.

MANHOLE WITH PRECAST CONICAL TOPPRECAST MANHOLE BASE

SECTION B-B

B B

48"
(42" if specified)

INVERT             CHANNEL

8"
min.

Channel
(See general note 2)
Shape channel to match bottom half of largest pipe

Tracer wire,
(See general note 11)

6" min.

See general
note 12

Concrete bench,
slope varies: 12"/ft. min.

Tracer wire,
(See general note 11)

Base rock

Construct invert channels to
uniform flow lines with gradual transition sections.

As measured at inner manhole wall.
May occur in manhole base section
and/or riser(s).

Tracer wire (Typ.)
(See general note 11)

12" min.  between

pipe penetrations

(Typ.)

GENERAL NOTES FOR ALL DETAILS ON THIS
SHEET:

1. All concrete shall be commercial grade
concrete.

2. Channels shall be constructed to provide
smooth slopes and radii to outlet pipe. 3.
Bases may be precast or cast in place.

4. Max. pipe diameter varies with pipe
material.

5. Use on 42" and 48" diameter manhole.

6. Extend pipe into manhole and grout
smooth.    Pipe(s) may extend 2" max.
beyond the interior manhole wall.

7.   Location, elevation, diameter, slope, and number of
pipe(s) varies, see project
      plans.

8.   All precast products shall conform to the requirements
of ASTM C478.

9.   See Std. Dwg. RD345 for pipe to manhole connections.

10. See Std. Dwg. RD336 for manhole steps details.

11. See Std. Dwg. RD336 for tracer wire details.

12. At spring line of pipe, extend channel up to crown line
on 12:1 batter.

PLAN

SEWER NOTES

1. LOCATE EXISTING MANHOLE AND STUB.  CONNECT NEW PIPELINE TO EAST.
2. INSTALL NEW 8” PVC PIPE.  SEE DETAIL 1/10.
3. INSTALL NEW CONCRETE MANHOLE.  SEE DETAILS 2/8 AND 3/8.
SS. SEWER SERVICE.  SEE DETAIL 4/8.

S-

LEGEND
EXISTING PROPERTY LINES
ROAD CENTERLINE

EXISTING WATERLINE
PROPOSED WATERLINE
EXISTING GATE VALVE
PROPOSED GATE VALVE
EXISTING HYDRANT

EXISTING SEWER LINE
PROPOSED SEWER LINE
EXISTING SEWER MANHOLE
PROPOSED SEWER MANHOLE

EXISTING DRAINAGE PIPE
PROPOSED DRAINAGE PIPE
PROPOSED DRAINAGE MANHOLE
PROPOSED CATCH BASIN/
SEDIMENT BASIN

EXISTING EDGE OF GRAVEL
PROPOSED ASPHALT ROADWAY
PROPOSED CURB AND SIDEWALK

JO
B 

N
O

.

DA
TE

CI
VI

L 
EN

GI
N

EE
RI

N
G

IN
SP

EC
TI

O
N

PL
AN

N
IN

G

PO
 B

O
X 

35
8

M
AN

ZA
N

IT
A,

 O
R 

97
13

0
(5

03
) 8

01
-6

01
6

w
w

w
.m

or
ga

nc
iv

il.
co

m

M
O

RG
AN

 C
IV

IL
EN

GI
N

EE
RI

N
G,

 IN
C.

14

C8

SE
W

ER
 N

O
TE

S 
&

 D
ET

AI
LS

FO
U

RT
H 

AV
EN

U
E 

IM
PR

O
VE

M
EN

TS
JE

TT
Y 

ST
RE

ET
, L

LC
 - 

JE
TT

Y 
VI

EW
 T

O
W

N
HO

M
ES

HA
M

M
O

N
D

JU
N

E 
20

, 2
02

1

#2
1-

01
-W

IN

51



FOURTH AVE (60')

JE
TT

Y 
ST

 (6
0'

)

JE
TT

Y 
ST

 (6
0'

)
MH-C
STORM  STA 4+98
RIM:16.0
SUMP:8.6
INV IN:8.58 12" PVC
INV OUT:8.56 12" PVC

L= 253'
12"

PVC
SLO

PE= 0.3%

CB-1
STORM  STA 5+46

RIM:13.3
SUMP:7.2

INV IN:8.69 12" PVC
INV OUT:8.69 12" PVC

L= 45'
12"

PVC
SLO

PE= 0.2%

CB-2
STORM  STA 6+50
RIM:14.8
SUMP:7.5
INV IN:9.04 8" PVC
INV OUT:9.04 12" PVC

L= 102'
12"

PVC
SLO

PE= 0.3%

L= 24'
8" PVC
SLOPE= 1.2%

D-4

D-3

D-3

D-3

D-5
D-3

D-7
D-6

D-5

JETTY ST
STA:5+78
OFF:18.4' R

JETTY ST
STA:4+26
OFF:22.7' R

JETTY ST
STA:5+30
OFF:22.5' R

15'

18'

D-8

EL:15.73

EL:17.12EL:15.48

END STORM
DRAINAGE

DISCHARGE

COLLECTION

15'
15'

15
'15'

15' 15'

12'
12'

13' 13
'

13'

13'

14'

14'

16'

16'

16'16'16'

16
'

16'

16'

16'

16'

16'

16
' 17' 17
'

17'

17'17' 17
' 17' 17

' 17' 17
'

17
'17'17
'

18
'

6
"

4"
PLAN SECTION B-B

SECTION A-A

B

B

A A

Steel frame
cast in basin

Base drain
(See general note 7)

Tracer wire
(See general note 8)

Pipe connection varies
(Typ.)
(See general note 12)

Sump
(See general note 9)

Va
ria

bl
e

12
"

4"
min.

24"

32"

32
"

24
"

Va
ria

bl
e

6"

Back of curb

Gutter line

Tracer wire
(See general note 8)

Pipe

Locate back of frame
1
2" from curb face

Normal gutter slope

Curb type varies
1
2"

11 2"

Depress the gutter
flow line only

Tracer wire
(See general note 8)

Sump
(See general note 9)

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:
1.   Catch basin & grate shall meet H20 loading.
2.   All concrete shall be commercial grade concrete.
3.   Precast walls shall be a minimum of 4" thick.
4.   For use by local agencies on low volume residential
facilities as directed.
5.   Depress gutter flowline and transition gutter as shown
in Std. Dwg. RD366 perspective view.
6.   Knockouts allowed for precast option.
7.   If directed, install 3" dia. base drain with field installed
mesh screen for subgrade drainage.
8.   See Std. Dwg. RD336 for tracer wire details, or
approved alternate.
9.   Provide sump only where shown on plans, and allowed
by jurisdiction.      For sump details, see Std. Dwg. RD364.
10. Max. pipe diameter varies with pipe material.
11. All precast inlets shall conform to requirements of
ASTM C913.
12. See Std. Dwg. RD339 for pipe to structure connections.
13. See project plans for details not shown.

0+00

0+50

1+00

1+50

2+00

2+50

MH-A
STORM  STA 0+00
RIM:16.3
SUMP:7.0
INV IN:7.00 12" PVC

MH-B
STORM  STA 2+41

RIM:16.8
SUMP:7.8

INV IN:7.80 12" PVC
INV OUT:7.80 12" PVC

L= 237'
12"

PVC
SLOPE= 0.3%

THIRD AVE (70')

8+50

8+74

EX 30" CMP

D-2

D-1

D-3

D-3

D-3

IREDALE STREET

HAMMOND
BOAT BASIN

START STORM

VALVES IN EACH DIRECTION.  INSTALL 8X4 REDUCER TO EAST.  CONNECT EXISTING

INSTALL 8X8 TEE  TO EAST WITH VALVES IN EACH DIRECTION.  INSTALL BLIND

INSTALL 8X4 TEE WITH GATE VALVES TO NORTH AND WEST.  SEE DETAIL 2/2.

RECONNECT EXISTING WATER SERVICE AFTER TESTING.  NEW SADDLE AND CORP

DRAINAGE NOTES

SEE PROFILE FOR LENGTHS, ELEVATIONS, AND SLOPES.

1. LOCATE EXISTING 36” CMP PIPE.
2. INSTALL NEW 72” MANHOLE. SEE DETAIL 4/10.
3. INSTALL NEW 12” PVC PIPE. SEE DETAIL 1/10 AND 2/10.
4. INSTALL NEW 48” MANHOLE. SEE DETAIL 4/10.
5. INSTALL NEW CATCH BASIN. SEE DETAIL 2/9.
6. INSTALL 8” PVC.  SEE DETAIL 1/10.
7. INSTALL ADS STORMTECH CHAMBERS ADS 740 HC.  SEE DETAIL 3/10.
8. SEDIMENT BASIN.  COLLECT WATER FROM GRAVEL DRIVEWAY.  SEE DETAIL 5/10.
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2"
 m

in
.Manhole cover and frame

Finish grade

Non corrosive
fastener for
tracer wire
(Typ.)

Tracer wire

Coil and secure wire to fastener.
Leave enough free wire to extend
18" above top of manhole cover

Precast conical top shown
(See Std. Dwg. RD335 for
precast flat slab top)

Tracer wire

Precast grade
ring(s)
(As required)

Adjustment ring(s)
(As required)

Manhole cover
and frame

21 2"

Lowest flow line

26
" m

ax
.

12
"

sp
ac

in
g

H
 v

ar
.

83
8"

6"

Var.
13" to 16"

83 8"

Var.
13" to 16"

(See general note 6) (See general note 7)

See ODOT's QPL for acceptable alternate manhole steps.
NOTE: No conflict with pipe align with available shelf.

DETAIL "A"
TRACER WIRE

DETAIL "B"
MANHOLE STEPS

FRONT SIDE

PLAN

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1. All precast products shall conform to
requirements  of  ASTM C478.

2. Standard precast manhole section diameter shall
be 48".  Use 42" if specified by the
    Engineer.

3. See Std. Dwg. RD345 for pipe to manhole
connections.
4. See Std. Dwg. RD344 for manhole base section.

5. Adjust 24" maximum.

6. All connecting pipes shall have a tracer wire, or
approved alternate.
    Place tracer wire directly over pipe centerline and
on top of the pipe zone material.

  7. Steps shall conform to requirements of ASTM
C478.
      When H=42" or less omit steps.
      See Detail "C" for alignment of steps, and
manhole cover and frame.

  8. See Std. Dwg. RD335 for details not shown.

  9. See Std. Dwg. RD356 for manhole covers and
frames, manhole adjustment rings, etc.

10. Max. pipe diameter varies with pipe material.

11. See Std. Dwg. RD342 for shallow manholes.

12. See project plans for details not shown.

Finish grade

See plans for X (measured
azimuth right from lowest
outfall pipe), or as directed.

Manhole steps

Manhole cover and frame
(Align with steps)

Lowest outfall pipe

(See general note 7)

DETAIL "C"
PRECAST CONICAL TOP

OR
PRECAST FLAT SLAB TOP

AND MANHOLE STEPS ORIENTATION

PLAN

"C
"

"A"

Tracer wire
(See general
note 4)

"A"
(in)

"B"
(in)

"C"
(in)

"D"
(in)

4
6
8

10
12
15
18
21
24
30
36
42
48
54
60
66
72

10
10
10
10
12
12
16
16
18
18
24
24
24
24
24
24
24

4
4
6
6
6
6
6
6
6
6
6
6
6
6
6
6
6

8
8

10
10
10
10
12
12
12
12
14
14
14
14
14
14
14

TABLE A

Finish grade

Trench foundation
stabilization, as required

"C" Pipe bedding,
see Table A

Top of subgrade
Topsoil or
as directed

Surfacing-match
existing material

Base material

Cl
as
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or

3
4"

-0
 c
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as

s 
C

cl
ea

n 
sa

nd
 (1 4"

 m
ax

.)

Cl
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D
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it 

or
 b
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m
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l (

3"
 m

ax
.)(

As
 d

ire
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)

Cl
as

s 
E

CL
SM

Tr
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ch
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ac
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ill
 a

re
a

Pi
pe

 z
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e

"D
"

Se
e 

Ta
bl

e 
A

Nom."B" "B"

Pipe diameter

24" min.

12
" m

in
.

For pipes over 72" diameter,
see general note 3.

RD
300

Trench width
(Actual)

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  All existing AC or PCC pavement shall be sawcut prior to repaving.

2.  Concrete pavement shall be replaced with concrete to a minimum thickness of 8"
     or to the thickness of removed pavement, whichever is greater.

3.  For joining new concrete to existing concrete, see contract plans for specific
     details.

4.  Place AC mix minimum thkn. of  6" or the thkn. of the removed pavement,
     whichever is greater. Compact as specified.

Seal surface over joint
with tack material and sand
(AC patch only)

Compacted aggregate base,
CLSM or full depth asphalt
concrete as specified

Compacted trench
backfill as specified

Undisturbed base
(Extg.)

Extg. pvmt.

Pvmt. replacement,
see general notes

6"
min.

6"
min.

Min. width=Roller width plus 2"

12
"

m
in

.

Tack coat cut edges (AC only)
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FIFTH AVE (70')

JE
TT

Y 
ST

 (6
0'

)

EX
 4

"Ø
 W

AT
ER

LI
N

E

EX 4"Ø WATERLINEEX 8"Ø WATERLINE

EX
 4

"Ø
 W

AT
ER

LI
N

E

EX
 4

"Ø
 W

AT
ER

LI
N

E

EX 4"Ø WATERLINE
N

EW
 8

"Ø
 W

AT
ER

LI
N

E
N

EW
 8

"Ø
 W

AT
ER

LI
N

E
N

EW
 8

"Ø
 W

AT
ER

LI
N

E

NEW 8"Ø WATERLINE L=280 FT
JETTY ST

STA:5+53
OFF:1.3' R

JETTY ST
STA:4+49
OFF:2.1' R

JETTY ST
STA:4+06
OFF:2.5' R

STA=3+61

W
S 

ST
A 

 5
+3

0

W
S 

ST
A 

 5
+3

0

W
S 

ST
A 

 1
3+

27

W
S 

ST
A 

 1
2+

81

W
S 

ST
A 

 1
3+

55

W
S 

ST
A 

 1
3+

78

W
S 

ST
A 

 1
4+

02

W-B

W-C

W-B

W-B

W-D W-E
W-B W-J

W-H

W-H

W-H W-H

W-H

W-B

W-F

W
S 

ST
A 

 1
2+

08

W
S 

ST
A 

 1
3+

01

W
S 

ST
A 

 1
3+

27

15'

18'

19'

EL:15.73

EL:17.12EL:15.48

W-F

JETTY ST
STA:3+61

OFF:22.6' L

JETTY ST
STA:4+49

OFF:30.6' L

END WATER
SYSTEM

15'

15'
14'

14'
16'

17'

15'

15'

15'

15'

15'
15'

15
'15'

15' 15'

15
'

15'

15'

15'

12'
12'

13' 13
'

13'

13'

14'

14'

16'

16'

16'16'16'
16

'
16'

16'

16'

16'

16'

16
'

16'17' 17
'

17'

17'17' 17
' 17' 17

' 17' 17
'

17
'17'17
'

17' 17
'

18
'

18
'

18' 18
'

18
'

W-X

5

TABLE B

T
B

DIMENSION TABLE

250

250

250

250

250

250

250

4"

6"

8"

10"

12"

14"

16"

Muck, peat, etc.

Soft Clay

Sand

Sand and gravel

Sand and gravel cemented with clay

Hard shale

0

1000

2000

3000

4000

10,000

17

Stirrup (Typ.)
THRUST BLOCK BEARING AREA EQUATION

Thrust Block
Bearing Area

Design (Test) Pressure
Table Pressure

37320
2000 150

250

(See Table C)

250
250
250
250
250
250
250

4"
6"
8"

10"
12"
14"
16"

3035
6860

12185
19045
27405
37320
48740

4320
9735

17310
27045
38940
53010
69245

2315
5215
9265

14480
20840
28370
37050

1215
2720
4835
7560

10880
14815
19360

610
1375
2430
3800
5465
7445
9735

11.25
22.5
45

11.25
22.5
45

11.25
22.5
45

11.25
22.5
45

11.25
22.5
45

11.25
22.5
45

11.25
22.5
45

0.21
0.43
0.77
0.48
0.95
1.79
0.86
1.65
3.22
1.39
2.62
4.97
1.94
3.91
6.89
2.62
5.26
9.70
3.44
6.89

12.63

1.8
2.3
2.8
2.4
3.0
3.6
2.9
3.5
4.4
3.3
4.1
4.1
3.7
4.7
5.7
4.1
5.2
6.4
4.5
5.7
7.0

7
85
8 3415
87
811
8

24
17
20
27
17
24
30

7
5
6
8
5
7
9

5
8

5555
17171717

58585858

PIPE
DIA.

Table
Pressure

PSI
Tee &
Dead
Ends

90 deg
Bend

45 deg
Bend

22.5
deg
Bend

11.25
deg
Bend

D ECBA

Thrust (T) at fittings in Pounds

Stirrup
Embmt.

(in)
Stirrup

Bar
#

Stirrup
Dia.
(in)

Cube
Size
(ft)

Concrete
Volume

(cy)
Bend
Angle
(deg)

Table
Pressure

PSI
PIPE
DIA.
in.

Soil Type Soil Bearing Capacity
(B) in PSF

CONCRETE THRUST
BLOCKING (HORIZONTAL)

CONCRETE BLOCKING FOR
CONVEX VERTICAL BENDS

THRUST  BLOCKING

CONVEX
VERTICAL BEND

TEE CROSS STRADDLE

TEECROSSBEND

WYE

TABLE CTABLE A

NOTE:  WHEN THRUST BLOCK BEARING AREA IS NOT SPECIFIED ON THE PLANS OR
             DETERMINED BY THE ENGINEER,  USE  THE FOLLOWING PROCEDURE TO
             DETERMINE REQUIRED BEARING AREA.

1.  Determine thrust (T) for type of fitting or joint and size of pipe from Table A.
2.  Determine Design (Test) Pressure from Standard Specifications or Special Provisions.
3.  Determine Table Pressure from Table A.
4.  Determine Soil Bearing Capacity (B) of soil from Table B.
5.  Determine required bearing area (A) in sq. ft. as follows:
                                =  A  =

  Example:  Design (Test) Pressure = 150 PSI          From Table A,  T = 37320
                   Pipe = 14"                                            From Table B,  B = 2000
                   Fitting = Tee
                   Soil = Sand                                            A =                                   11.2 sq.ft.

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  Contractor to provide blocking adequate to withstand full test pressure.

2.  Pour concrete blocking against undisturbed earth.

3.  All concrete shall be commercial grade concrete.

4.  Wrap pipe and/or fittings with 2 layers  of polyethylene film where in
     contact with concrete

5.  Keep concrete clear of all joints and accessories.

6.  Stirrups shall be deformed galvanized cold rolled steel AASHTO M31
    (ASTM A615), Grade 60. Coat with coal tar epoxy after installation.

7.  See project plans for details not shown.

Use felt strip or 10 mil.
poly. isolation joint if meterbox is set in concrete

MainService

Isolation joint

Customer
service line

Customer
service valve Angle meter

valve

Corporation
stop

Water main

Seamless, soft
annealed copper service line,size as required

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1. Meter to be cen

centermed and set plumb inside meter box.  2.
Manufactured meter setter may be used  for  34" to 2"
services.   3. Set meter box 4" minimum behind curb or
sidewalk.  4. Meter boxes set in driveways shall have traffic
lids.

5. See project plans for meter box size.

6. See project plans for details not shown.

4" min.

3" to 6"

Concrete meter box
with cast iron reader lid

6" of  34" to 0"crushed rock

45°

PLAN

SECTION

WATER NOTES

A. LOCATE 8” LINE AT PACIFIC DRIVE.  INSTALL 8X8 TEE TO NORTH WITH GATE
VALVES IN EACH DIRECTION.  SEE DETAILS 2/10 AND 1/12.

B. INSTALL NEW 8” PVC WATERLINE.  SEE DETAIL 1/10.

C. LOCATE EXISTING WATERLINE IN FIFTH AVE.  INSTALL 8” CROSS WITH GATE
VALVES IN EACH DIRECTION.  INSTALL 8X4 REDUCER TO EAST.  CONNECT EXISTING
LINES AFTER TESTING.  SEE DETAIL 1/2.

D. INSTALL 8X8 TEE  TO EAST WITH VALVES IN EACH DIRECTION.  INSTALL BLIND
FLANGE ON VALVE TO NORTH.  SEE DETAIL 2/2.

E. AFTER TESTING NEW JETTY STREET WATERLINE.  EXISTING 4” WATERLINE.
INSTALL 8X4 TEE WITH GATE VALVES TO NORTH AND WEST.  SEE DETAIL 2/2.

F. NOT USED.

G. INSTALL NEW FIRE HYDRANT AS SHOWN.  SEE DETAIL 3/12.

ALL NEW LINES TO BE PRESSURE TESTED AND BACTERIOLOGICAL TESTED.

ALL NEW LINES TO BE PRESSURE TESTED AND BACTERIOLOGICAL TESTED.

H. AFTER APPROVAL AND ACTIVATION, CONNECT EXISTING LINES ON JETTY.

I. RECONNECT EXISTING WATER SERVICE AFTER TESTING.  NEW SADDLE AND CORP
STOP.

J. INSTALL FLUSHING HYDRANT.  SEE DETAIL 2/12.

WS. NEW WATER SERVICES ASSEMBLY.  SEE DETAIL 2/11.
X. STORM PIPE CROSSING - ±6" CLEARANCE.  SPECIAL INSPECTION REQUIRED.

AVOID LOCAL HIGH POINTS.
SEWER & WATERLINE CROSSINGS.  WHERE SEWER LINES CROSS WITHIN
18-INCHES OF VERTICAL SEPARATION BELOW A WATERLINE, SEWER MAINS.
CENTER ONE FULL LENGTH Of PIPE AT POINT OF CROSSING.

ALL NEW LINES TO BE PRESSURE TESTED AND BACTERIOLOGICAL TESTED.
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Wrought
iron rod

Raised lettering

Finish grade

Cast iron cover

Cast iron valve box
(6" dia. min.)

PVC valve box extension

2" square operator nut
welded to pipe shaft

Operator extension
11

2" Schedule 80
pipe shaft

Flat bar
21

2"x21
2"x3

8"

3
8"x3

4"square head
cupped capscrews

3"x3"x3
8"x2"

long steel square
tube welded all
around to flat bar

Gravel bedding

Rock guard, 18" steel plate:
welded to pipe shaft
diameter = valve box extension
inside diameter minus 12"

See general note 8

36
" m

ax
.4"

 m
in

.

Ad
ju

st
ab

le

Fr
om

 1
2"

 m
ax

.
 to

 6
" m

in
.

6"

Sliding type cast iron
valve box and cover

Pavement or ground

PVC valve box extension

Operator extension
(See detail this sheet)

3
4"-0 compactedaggregate base (4" thick)

or conc. block,
(See general note 4)

Finish grade

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:
1.  Valve box not to rest on operating assembly.
2.  Operator extension required when valve nut is deeper than 4' from
finish grade.
3.  Center valve box on axis of operator nut.
4.  Valves 12" and smaller shall be provided with compacted aggr. base on
undisturbed ground.
     Valves greater than 12" shall be installed on precast concrete block, (4"
thick).
5.  Welds shall be minimum 14" all around.
6.  Hot dip galvanize operator extension after fabrication.
7.  Casting shall meet H20 load requirement.
8.  Provide concrete or asphalt pad (24" square, 4" thick), when required.
9.  See project plans for details not shown.

VALVE BOX
ASSEMBLY DETAIL

VALVE BOX EXTENSION SECTION

COVER PLAN

2" coupling with
plug.  assemble with
anti-seize compound
(hand tight)

Gravel
bedding
(Typical)

2" galvanized
steel riser

Valve box
(Typical)

2" iron body screwed
gate valve with 2"
standard operating nut

Notch PVC
riser

2" galvanized
steel pipe

2" malleable 90 deg.
elbow with two 14"dia. drain holes and
1 cubic ft. of
drain rock

24"

8"

24
"

Gravel bedding
(Typ.)

Va
rie

s

Thrust block

Plug or cap with 2"
I.P.T. tap. for eccentric
tapped plugs, locate tap
at lowest point of pipe.

Water main

Brass piping and fittings
between tapped plug and
gate valve (Typical)

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  Wrap main and fittings in thrust block zone with two
layers of polyethylene film to facilitate
     future removal.

2.  In lieu of concrete thrust block, restrain pipe or pour
concrete straddle block.

3.  See project plans for details not shown.

Valve box (Install valve box extension
& operator extension, as reqd.)

Concrete thrust block

6" ductile iron pipe

Mechanical joint
retainer gland

6" gate valve mechanical joint to flange

Mechanical joint x flange hydrant tee or tapping sleeve
Min. 13 cubic yard drain
rock to 6" above drain hole.
Optional: wrap drain rock in
geotextile fabric

Concrete
thrust block

2"-8" above
concrete pad or surrounding datum

Wrap hydrant barrel with 2
layers of polyethylene film
where in contact with concrete

Breakaway flange36"x36"x6"
concrete pad(optional)

Sidewalk

D
ep

th
 o

f b
ur

y 
as

 r
eq

d.

6"
min.

6.  Extensions required for hydrant systems shall be installed to the
manufacturer's specifications.

7.   Hydrants shall be placed to provide a minimum of 5' clearance from
driveways, poles, and other
      obstructions.

8.   Hydrant pumper port shall face direction of access.

9.   Set hydrant plumb in all directions.

10. See project plans for details not shown.

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  When pipe is shorter than 18', no joints allowed.  Use mechanical joint
retainer glands.     Two 34" galvanized tie rods may be used in lieu of
thrust blocks for installations
     less than 18' long. Coat tie rods with two coats of coal tar epoxy.

2.  When pipe is longer that 18' retainer glands not required.

3.  There shall be a minimum of 18" horizontal clearance around hydrant.

4.  When placed adjacent to curb, hydrant port shall be 24" from face of
curb.

5.  Concrete thrust blocks shall be constructed as per thrust blocking Std.
Dwg. RD250.
     Do not block drain holes.

HYDRANT ASSEMBLY
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24'

60'

10' VACATION

NEW CENTERLINENEW CENTERLINE

FOURTH AVE (60')
JE

TT
Y 

ST
 (6

0'
)

11
+0

0

11
+5

0

12
+0

0

12
+5

0

13
+0

0

13
+5

0
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Var. 24" or 30"
specify in plans

6"

E

7"

3
4" rad.

Batter 6:1
3

4" rad.
Slope varies,

see gutter pan notes

CURB ENDING DETAIL

CURB AND GUTTER

1.5' 4.5'
6'

4"

Face of curb

3

8 " to

1

2 " R.

To be removed
upon extension of curb.

Finish grade
(Slope var.)

Batter 6:1

GUTTER PAN NOTES:
Slope 5.0% normal.
Slope 4.0% max. at curb ramps.
Vary slope as reqd. for drainage.
Vary where shown on plans, and
allowed by jurisdiction.

6" Normal curb

Va
r.

E

Slope var. (1:4 max.)

Top of curb

Bottom of curb

Gutter line

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  Curb exposure ''E'' = 6" to 9", as measured vertically from flowline to
highest point on
     curb. Vary as shown on plans or as directed. O.D.O.T standard "E"=7".

2.  Const. curb expansion joints at 200' maximum spacing, and at points
of tangency, and at
     ends of each driveways.

3.  Const. curb contraction joints at 15' maximum spacing, and at ends of
each inlet and curb ramp.

4.  Transitions shall be used to connect curbs of different exposures ''E''.
     (''E'' Is the total vertical dimension of those curb surfaces
     having a slope of 1:1 or steeper). Minimum desirable transition length
shall be 20'
     for each 1" difference in ''E''.

11
8"3

8" rad.

 5.  Tops of all curbs shall slope toward the roadway at 1.5% max. (Max.
2.0% finished
      surface slope), unless otherwise shown, or as directed.

6.   Dimensions are nominal, vary to conform with curb machine approved
by the engineer.

7.   Dimensions adjacent to radii are measured to the point of intersection
of curb surfaces.

8.   For sidewalk details, and monolithic curb & sidewalk, see Std. Dwgs.
RD720 & RD721.

9.   For drainage curbs, see Std. Dwg. RD701.

10. For curb ramp details, see Std. Dwgs. RD900 series.

11. On or along state highways, curb and gutter is required at curb ramp.

1
2"

Preformed expansion
joint filler (Full depth)

Asph. conc. pvmt. (ACP)

Grade of roadway

1
4" (Max.)

1
4 " rad.

1
4 " rad.

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

1.  See Std. Dwgs. RD720 & RD721 for concrete sidewalk details. See project plans for sidewalk width,
placement and design specified.

2.  Provide expansion joints around poles, boxes, at ends of each driveway and other fixtures which
protrude through or against the
     structures. For sidewalk, monolithic curb and sidewalk, construction expansion joints at 45' max.
spacing.

3.  On sidewalks 8' and wider, provide a longitudinal joint at the midpoint of sidewalk panel.

4.  See Std. Dwgs. RD700 & RD701 for concrete curb details. See project plans for the curb design
specified.

5.  For curb ramps, do not place expansion joints within the limits of curb ramps and between separate
concrete pours.

6.  Const. contraction joints at 15' max. spacing, and at each curb ramp, driveway, sidewalk and curb.

EXPANSION JOINTCONTRACTION JOINT DUMMY JOINT

1
4" deep"V" groove 1

2"

(See general note 6)

T/
3

(1
" M

in
.)

1
8" to 14"

Preformed expansion
joint filler

T
Th

ic
kn

es
s

1
4" (Max.)

C D E

Slope 1.5% max.
(Max. 2.0% finished surface slope)
(Normal sidewalk cross slope)

Slope 7.5% max.
(Max. 8.3% finished surface slope)

Zero exposure

LEGEND:

45' (M
ax.)

15' (M
ax.)

Broomed finish
(Typ.)

Curb or curb and gutter
(See general note 5)

Contraction joint
(In both curb and sidewalk)

Dummy joint
(In sidewalk only)

Expansion joint
(In both curb and sidewalk)

(See general notes 2 & 5)

JOINT DETAIL
(Curb line sidewalk with curb and gutter shown)

New sidewalk or ramp run

Sidewalk width

(See general notes 1 & 3)
Sidewalk panels are to be generally square

24'
ASPHALT

- 4" CLASS B ASPHALT (TWO LIFTS)
- 3" LAYER 3/4" CRUSHED ROCK
- 9" LAYER 3"-4" MINUS BASE COURSE
- GEO-TEXTILE FABRIC, MIRAFI 500X

±30
CENTER TO EDGE OF

RIGHT-OF-WAY

SLOPE 2%

RI
GH

T-
O

F-
W

AY

5'
CONCRETE
SIDEWALK

ROAD NOTES
HALF-STREET CONSTRUCTION

A. INSTALL 6” CURB WITH 18” GUTTER.  SEE
DETAIL 4/13.

B. INSTALL 5' SIDEWALK.  SEE DETAIL 3/13.

C. INSTALL 24' ROADWAY - HMAC.  PITCH TO
CURB.  SEE DETAIL 2/13.

D. INSTALL END OF WALK RAMP AND CURB.  SEE
DETAILS 4/13.

E. RAVEL DRIVEWAY - WIDTH VARIES
USE FABRIC, 9" BASE ROCK, 3" LEVELING
COURSE.
VALLEY GUTTER. DRAIN TO SEDIMENT BASIN.

F. DRIVEWAY CUTOUT - 25' WIDE.  SEE DETAIL
1/14.

G. HAMMERHEAD TURNAROUND.  GRAVEL.
CROWN AT ROW CENTERLINE.

H. LIGHTING LOCATIONS - DETAILS TO BE
DETERMINED.

I. PEDESTRIAN CURB RAMP.
SEE DETAIL 4/14.

STOP.  STOP  SIGN.  SEE DETAIL 5/12.
NO PARK  NO PARKING SIGN.  SEE DETAIL 4/12.
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E

**

Weep hole

3" PVC
weep hole pipe
(See general note 3)

Broom pattern

Coupling for
weep hole pipe

Cold joint

Contraction joints at
maximum 15' intervals,
see general notes 4 & 5

Cold joint

Tooled "Dummy" joints
at 5' nom. intervals

Joints in sidewalk to
match joints in curb

2%

TYPICAL CURB SIDEWALK CROSS SECTION

TYPICAL PLAN VIEW - CURB LINE SIDEWALK

*

Area pay limit
(See general note 8)

Sidewalk width ≥ 6'

(See general notes 1 & 2)

Slope 1.5% max.
(Max. 2.0% finished
surface slope)

1'
(Min.)

Finish grade

Sl. var.

P.C. Conc.

Aggr. base as reqd.

4"
 (M

in
.)

4"
 (M

in
.)

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

Grade of
roadway

℄

Curb or curb and gutter
(See general note 6)

Curb or curb & gutter
(See general note 6)

Width of driveway
(See general note 8)

Expansion at ends
of driveway
(See general note 4)

Driveway section - Pay limit (Varies by option)
Contraction joints as reqd. by driveway option

Sidewalk - Pay limit Sidewalk - Pay limit

Tooled cold joint between
curb and sidewalk

1.  Include additional paved or unpaved 2' shy distance to vertical faces
higher than 5' such as
     retaining walls, sound walls, fences and buildings.
2.  Curb type and sidewalk width as shown on plans or as directed.
     On sidewalks 8' and wider, provide a longitudinal joint at the midpoint.
3.  Install 3" pvc weep hole pipes in sidewalks where shown on plans, and
allowed by jurisdiction.
     Place contraction joint over top of pipe. See Std. Dwg. RD700 for weep
hole details.
4.  Provide expansion joints around poles, posts, boxes, at ends of each
driveway, and other
     fixtures which protrude through or against the structures.
     For sidewalk, monolithic curb & sidewalk, const. expansion joints at
45' maximum spacing.
     See Std. Dwg. RD722 for expansion joints details.
5.  Const. contraction joints at 15' maximum spacing, and at ends of each
curb ramp.
     See Std. Dwg. RD722 for contraction joints details.
6.  For curb details, see Std. Dwgs. RD700 & RD701.
     ODOT standard E=7".

7.  Sidewalk details are based on applicable ODOT
standards.
8.  Fully lowered sidewalk shown; see project plans for the
driveway design specified.
     For driveway details not shown, see Std. Dwgs. RD725,
RD730, RD735, RD740,
     RD745 & RD750.
9.  See project plans for details not shown.

Sidewalk pay limit.

Driveway pay limit, varies by option,
(See general note 8).

LEGEND

 *   Min. 4" or as specified in plans.
     A thickness ≥ 6" if sidewalk is
     intended as portion of a driveway
     or mountable curb is used.
**  Provide compacted backfill adjacent
     to curb and sidewalk

Cross slope 1.5% max.
   (Max. 2.0% finished surface slope)
   (Normal sidewalk cross slope)

20' landing area

E

E

W
E

Sidewalk width
(See general note 5)

Driveway
lip exposure
0" norm.
(34" max.)

P.C. concrete driveway,min. thkn. as shown,
or as dir.

See general note 7

12% max. changein slope @ 10'intervals (SAG)

+14% max.

-6% max.

8% max. change
in slope @ 10'
intervals (CREST)

Zone to match extg. driveway
Length varies

(See general note 6)

Driveway pay limit
(If monolithic,

include adjacent curb)

Slope ± 2% norm.
(± 4% max.)

La
nd

in
g 

  a
re

a

15
' m

in
.

(S
ee

 g
en

er
al

 n
ot

e 
9)

W

  7' norm.(Var. with E)

  7' norm.(Var. with E)

Curb type var.
(See general note 4)

SECTION B-B
OPTION  G

FULLY LOWERED SIDEWALK

B

B

Slope 1.5% max.
(Max. 2.0% finished surface slope)Finish grade

Sl. var.(2.0% normal)

Th
kn

. 6
"

(C
on

c.
)

Th
kn

. 8
"

(C
on

c.
)

Aggregate base
6' min.

See general note 7

G
ra

de
 b

re
ak

at
 g

ut
te

r 
lin

e

3
4" preformedfiller

5' min.

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:
 1.  Details are based on applicable ODOT Standards.
 2.  Only use details allowed by jurisdiction.
 3.  The following dimensions are as shown on plans, or as directed: driveway width, driveway slope, sidewalk width, curb exposure, driveway lip
      exposure, landing area length and width. See project plans for details not shown.
 4.  Curb, gutter, and sidewalk types varies, see plans.
      See Std. Dwgs. RD700 & RD701 for curb details.
      See Std. Dwg. RD720 for sidewalk details.
      See Std. Dwg. RD722 for joint details.
 5.  A greater than or equal 4' unobstructed clear passage with cross slope 1.5% max. (Max. 2.0% finished surface slope) is required behind driveway apron.
 6.  Where existing driveway is in good condition, and meets slope requirements, construct only as much landing area as required for satisfactory connection
      with new work.
 7.  Check the gutter flow depth at driveway locations to assure that the design flood does not overtop the back of sidewalk at driveway.
      If overtopping occurs place an inlet at upstream side of driveway or perform other approved design mitigation.
 8.  Construct a full deph expansion joints with 1#2" (In) preformed joint filler at ends of each driveway.
      Tooled joints are required at all driveway slope break lines.
 9.  15' min. of the driveway behind the sidewalk should be surfaced to prevent tracking of gravel onto the sidewalk.
10. Monolithic curb & sidewalk shall retain thickened edge through lowered profile, to accommodate driveway use.  See Std. Dwg. RD720 for details.

5' min.between dwys.

Grade ofroadway

RD735

RD
735

Driveway pay limit
(If monolithic, include adjacent curb)
(See project plans for details not shown)

Sidewalk

Width of driveway

Curb exposure

CURB LINE SIDEWALK DRIVEWAYSOR ALLEYS (OPTIONS F & G)ODOT HIGHWAYS

LEGEND:

Curb ramp run

or driveway

Cross slope 1.5% max.
   (Max. 2.0% finished surface slope)
   (Normal sidewalk cross slope)

Running slope 7.5% max.
   (Max. 8.3% finished surface slope)

Edge of travel lane

Ed
ge

 o
f t

ra
ve

l l
an

e

PARALLEL CURB RAMP
SINGLE RAMP

2'

Curb and gutter
(See general note 6)

(Use only when site constraints prohibit installing two curb ramps)

GENERAL NOTES FOR ALL DETAILS ON THIS SHEET:

  1. Curb ramp details are based on applicable ODOT Standards.

  2. See project plans for details not shown.
      See Std. Dwgs. RD700 & RD701 for curbs.
      See Std. Dwgs. RD720 & RD721 for sidewalks.
      See Std. Dwgs. RD902 through RD908 for detectable warning surface installation details.
      See Std. Dwg. RD920 for parallel curb ramp details.

  3. Tooled dummy joints are required at all curb ramp slope break lines, (see Std. Dwg. RD722).

  4. Curb ramp slopes shown are relative to the true level horizon (zero bubble).

  5. Place an inlet at upstream side of curb ramp or perform other approved design mitigation.
      Check the gutter flow depth at curb ramp locations to assure that the design flood does not
      overtop the back of sidewalk.

  6. On or along state highways, curb and gutter is required at curb ramps.

 7.  Grade breaks at the top and bottom of curb ramp runs shall be perpendicular to the direction
      of the ramp run. Grade breaks shall not be permitted on the surface of ramp runs and turning
      spaces. Surface slopes that meet at grade breaks shall be flush.

 8.  Only use curb ramp options allowed by jurisdiction. Single ramps require design exceptions
      on or along state highways.

LEGEND:
Marked or intended crossing location

Sidewalk

Detectable warning surface

Rad.

4'x4' clear space

Cross slope 1.5% max.
   (Max. 2.0% finished surface slope)
   (Normal sidewalk cross slope)

Running slope 7.5% max.
   (Max. 8.3% finished surface slope)

DEPRESSED CURB RAMP SMALL RADIUS
OPTION "PL-4"

Level area (Turning space/landing)
   Unobstructed 4.5' x 4.5'
   With obstruction 4.5' x 5.5' (Longer dimension in direction of pedestrian
   street crossing).
   For the purposes of this application, a max. 2.0% finished surface slope (for
   drainage) measured perpendicular in two directions is considered level.
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April 22, 2021 

Jordan Winters 

Sante Development LLC 

 

Request: 6954109 

444 SE Jetty Ave, Hammond 

 

Dear Mr. Winters,  

 

We at Pacific Power are pleased to hear about your plans to build a home at or near 444 SE 

Jetty Ave, Hammond, Oregon.  

 

This property is within Pacific Powers Service Area and we will be able to provide 

permanent service under our usual guidelines as filed with the P.U.C. here in Oregon.  For 

temporary service you will need to supply your own meter pedestal/pole and we will bill 

you for a temporary service connection of $164.00 on your first billing.  

 

Our Estimator has your request to provide estimate for development of 9 townhomes 

with underground service.  When it has been approved, we will email you the contract 

and advance amount that needs to be paid before we can schedule the installation of your 

permanent underground service.  

 

The customer will provide at your expense: all trenching, backfilling, conduit, vaults and 

any other requirements to complete the construction for underground service.   

 

 

Sincerely,  

 

 

Marilyn Brockey 

  
Journeyman Estimator 

503-861-6005 

503-338-8386 mobile 
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January 5, 2021 
 
 
To:  Jordan Winters, Mark Hansen, Gene Bolante 
From:  Scott Hess, Community Development Director, City of Warrenton 
Copy: Van Wilfinger, Building Official; Colin Stelzig, Public Works Director; Brian Alsbury, Fire Chief 
Re:  December 16, 2020 Pre-application meeting 
 
 
This memo outlines information identified during out preapplication meeting with you on Wednesday, 
December 16, 2020. You can use this memo as a checklist to help assure that your application is 
complete when submitted. Our comments are based on the discussion on December 16, 2020, and on a 
preliminary Site Plan provided by you via email on December 11, 2020.   
 
The project is located 444 Jetty Street Tax Lot 81005CD03500.  It is our understanding that the proposal 
is a residential development of approximately 9-10 units of townhomes that would be individually sold 
and privately owned.  The subject property is zoned Commercial Mixed Use (CMU). The residential 
density and design standards are the same as the High Density Residential (RH) District. Maximum 
density for multifamily is one unit per 1,600 square feet of site area.  
 
This project is considered a subdivision pursuant to WMC Chapter 16.216 and will require site design 
review per WMC 212.040. The application will be reviewed via a Type 3 process with a public hearing 
before the Planning Commission and notice described in WMC 16.208.050. The Community & Economic 
Development Department performance review time for a Type 3 application from “completeness” to 
“notice of decision” is 6-8 weeks. Application requirements are listed in WMC 16.216 & 16.220. 
 
A site plan shall have calculations for building area (lots), landscaped area, and parking to streamline the 
review process. Provide calculations for lot size averaging if lots are below the minimum standard. A 
vicinity map shall be included with adjacent properties as well as an aerial map with contours to identify 
grade between properties. 
 
Planning/Zoning Comments: 
 

1. Warrenton Municipal Code 16.208.050 Type III Applications provides details needed to satisfy 
the public notice hearing posting and elements required leading up to Planning Commission 
https://qcode.us/codes/warrenton/view.php?topic=16-4-16_208-16_208_050&frames=off 
 

2. WMC 16.121.020 establishes standards for Site Design review applicability. Residential 
developments 10 units and greater require a Type III review with public notice required per 
Chapter 16.208.040. 
https://qcode.us/codes/warrenton/view.php?topic=16-4-16_208-16_208_040&frames=on 

 
 
 
 
 

P. O. BOX 250 W ARRENTON, OR 97146 - 0250 OFFICE: 503 . 861 . 2233 FAX: 503 . 861 . 2351  
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3. WMC 16.212.040 explains Site Design elements. 

https://qcode.us/codes/warrenton/view.php?topic=16-4-16_212-16_212_040&frames=on 
 

4. WMC 16.216.040 Preliminary Plat Submission Requirements provides guidance on the 
Preliminary Plat that will be required to subdivide the property into individually sellable condo 
or townhome lots. 
https://qcode.us/codes/warrenton/view.php?topic=16-4-16_216-16_216_040&frames=off 
 

5. Planning has addressed a number of specific questions relating to zoning, lot sizes, access, and 
improvements in an email on 11/30/2020. 
 

6. Development Standards for CMU match the RH Zone found at: 
https://qcode.us/codes/warrenton/view.php?topic=16-2-16_36-16_36_040&frames=off 
 

7.  The applicant has requested information on the Street Vacation process. That information can 
be found at: 
https://www.ci.warrenton.or.us/sites/default/files/fileattachments/building/planning/page/86/
street.vacation.packet2.pdf 

 
Building Department Comments: 
 

1. The plans, as provided, are conceptual in nature and contain insufficient information to provide 
comprehensive Building Department comments at this time. 
 

2. Please see attachment for minimum Residential Submittal documentation that will be required 
once all required approvals have been obtained from the Planning, Public Works, and Fire 
Departments. 

 
Public Works Comments: 
 
Public Works understands that a subdivision is proposed on Tax Lot 81005CD03500.  With this 
information, staff at public works has provided the following items that will need to be addressed in 
your design and planning documents:  
 

1. The developer is required to follow the City of Warrenton Development Standards.  These 
standards can be found in Title 16 of the Warrenton Municipal Code.  Please provide 
documentation showing how this development will meet that standards set forth in the 
development code.  Below is a link to the Development Code 
http://qcode.us/codes/warrenton/view.php?topic=16&frames=on  
 

2. The developer must follow the City’s Water and Sewer Regulations.  These regulations are 
included under Title 13 of the Warrenton Municipal Code.  Please provide documentation 
showing how this development will meet that standards set forth in the development code.  
Below is a link to the Title 13 of our Code: 
http://qcode.us/codes/warrenton/view.php?topic=13&frames=on  
 

3. The developer is required to follow the Engineering Standards & Design Criteria Manual.  Please 
provide documentation showing how the development meets the standards set forth in this 
manual.  This manual can be found at the 
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http://www.ci.warrenton.or.us/publicworks/page/engineering-specifications-design-guide 
  

4. Half street improvements, a minimum of 24 feet, are required on Jetty Street  
 

5. Half Street improvements, a minimum of 24 feet, are required on Fourth Avenue.  If instead a 
private road is proposed in the shared easement, the roadway shall meet City street standards 
with a minimum width of 36 feet and sidewalks on both sides. 
 

6. Drainage at the intersection Fourth Avenue and Jetty Street will need to be addressed with the 
road design work. 
 

7. Water and service connections will be installed by the developer. 
 

8. Sidewalks are required on both Jetty Street and Fourth Avenue and shall be a minimum of 5 feet 
wide and shall meet ODOT standards. 
 

9. Street lights are required for all new developments. Show proposed street light locations and 
submit plan to Pacific Power & Light for circuit design. 
 

10. Please work with the Fire Chief to determine appropriate Fire hydrant spacing for this 
development.  Developers team is responsible for determining if fire flows are available at this 
location.  This can include hydrant testing and/or water modeling. 
 

11. All on-site driveways, parking areas, aisles and turn-a-rounds shall have on-site collection or 
infiltration of surface waters to eliminate sheet flow of such waters onto public rights-of-way 
and abutting property. Surface water facility plans shall be prepared by a qualified engineer and 
constructed in accordance with City standards.  Stormwater report shall detail pre and post 
stormwater conditions, including the adjacent ROWs and flows from existing storm system. 
 

12. The City has design standards for refuse enclosures that include the required turning radius and 
access standard. 
 

13. New sewer and water mains will be required as part of this development. 
 

14. Connections to existing watermain shall include three valves. 
 

15. Watermains shall be a minimum of 8”. 
 
Questions from The Applicant: 
 
 Any offsite improvements required?   
 

Street and Utility improvements will be required as part of this subdivision.  
Developer/Owner will confirm the availability of sufficient utilities the site.  The City is 
aware that the stormwater systems in the vicinity are non-existent and will need to be 
provided as part of this development.  In addition, the water system adjacent to this 
development may not be adequate to provide the necessary fire flows.   

  
What would phasing the project (likely three phases for three structures) look like?  
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All utility infrastructure will be installed at the onset of the project.  Jetty Street 
improvements will be necessary, Fourth Avenue will be improved to limits of 
construction with a turnaround for fire and garbage vehicles. 

 
We assume we can defer certain site improvements that may be required as if the site was fully 
improved to the second and third phases if we go that route.  Please confirm.   
 

All utility infrastructure will be installed at the onset of the project.  Jetty Street 
improvements will be necessary, Fourth Avenue will be improved to limits of 
construction with a turnaround for fire and garbage vehicles. 

 
Fire Department Comments: 
 
ACCESS: 
The proposed access road (shared access easement) is shown as a dead-end, Oregon Fire Code, table 
D103.1 shows that any dead-end road that will be used for fire access will need to have a 120-foot 
hammerhead, 60 foot “Y” or a 96-foot cul-de-sac in accordance with figure D103.1 (see 2nd page). 
 
WATER SUPPLY: 
There is no available hydrant within the required 250 feet of furthest lot (Building C).  Fire Department is 
requesting that a hydrant be installed at the SE corner of Jetty St and Shared Access Easement. Oregon 
Fire Code  D103.4 
   
ADDRESS: 
Home will be required to have address number visible from the street with opposing/contrasting 
number. i.e. black numbers with white background.   
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 REQUIREMENTS FOR DEAD-END  

LENGTH 
(feet) 

WIDTH 
(feet) TURNAROUNDS REQUIRED 

0-150 20 None required 

151-500 20 
120-foot Hammerhead, 60-foot "Y" or 
96-foot diameter cul-de-sac in accordance 
with Figure D103.1 

 
Estimated Permit Fees & SDCs 
 
Grading permits and engineering design are reviewed by a third-party consultant and requires a deposit 
and direct charge for services. This will be calculated at the time of submittal. 
 
Site Design Review:      $ 750 
Preliminary Subdivision Plat: $ 750 + $30 / lot + actual costs of 

engineering review 

The City will collect systems development charges when building permits are issued. Below is an estimate 
based on the submitted plan set: 

SDC Cost Factor Dwelling Unit 
Water Meter  $    3,296.00 2 x 1" meters  $        6,592.00 
Wastewater  $    3,294.00 2 x 1" meters  $        6,588.00 
Storm Water  $        157.00 12  $        1,884.00 
Transportation       
Per PHPT  $        527.22 12  $        6,326.64 
Parks  $        599.00 12  $        7,188.00 
    TOTAL   $     28,578.64 

Final SDCs will be calculated per approved plans at building permit issuance. 

Please use this letter as a checklist for your land use submittal. 

If you have any questions about the requirements or any City related issues, please contact Scott Hess at 
shess@ci.warrenton.or.us or 503-861-0920. 
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Month, Date Year 
Project Name 
Address, City, State, Zip 

Attn:  Jordan Winters 
 
Dear:  Jordan, 

 
This information is furnished in response to your request for a commitment for natural 
gas service to the proposed project located at tax lot 81005CD03500.  Northwest Natural 
Gas (Company) will provide natural gas service for normal commercial/residential use 
in the above described site and such service will be available at the lot line at or prior to 
the time of sale or lease thereof. 
 
Northwest Natural Gas Company operates under the jurisdiction and subject to the 
Rules and Regulations of the Public Utility Commissioner (PUC) of Oregon.  Service is 
provided pursuant to the Tariff (rates, rules and regulations) of the Company on file 
with the PUC.  Such Tariff is subject to change as provided by law.  The Company 
installs, owns and maintains all facilities up to and including the meter pursuant to the 
provisions of such Tariff.  Facilities beyond the meter are the responsibility of the 
builder or owner. 
 
Copies of its rates, rules and regulations and additional information may be obtained by 
contacting the Company. 
 
Respectfully, 
 
Teresa Brownlie 
NW Natural 
Office:  503-741-0145 
Fax:  503-325-4253 
Email:  tma@nwnatural.com 
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REVISED NOTICE OF PUBLIC HEARING 

  

The Warrenton Planning Commission will conduct a public hearing at 6:00 PM, August 12, 2021, at the 
Warrenton City Hall Commission Chambers to consider the following requests:  

SUB 21-1/SDR-21-1, a consolidated request by Jetty Street, LLC to develop a 9-unit subdivision consisting 
of three standalone townhome structures containing three single-family dwelling units each at 444 Jetty Street, Tax 
Lot 81005CD03500, in the Commercial-Mixed Use (C-MU) Zone. Applicable criteria and standards specific to this 
request are contained in Warrenton Municipal Code (WMC) Chapters 16.44 Commercial-Mixed Use (C-MU) District, 
16.116 Design Standards, 16.184 Single-Family Attached, Duplex, and Triplex Design Standards, and 16.216 Land 
Divisions and Lot Line Adjustments. The request is also subject to the criteria and standards listed below that apply 
to all three requests.  

SDR 21-2, a site design review of a request by Kyle Langeliers on behalf of property owner Warrenton 
Property Investments, LLC to construct a new 27,550 sq. ft. building and associated site improvements for a new 
furniture store on an adjusted portion of Tax Lot 81027AB06400 in the General Commercial (C-1) Zone. Applicable 
criteria and standards specific to this request are contained in WMC Chapters 16.40 General Commercial (C-1) 
District, 16.156 Wetland and Riparian Corridor Development Standards, 16.88 Flood Hazard Overlay (FHO) District, 
and 16.192 Large Scale Developments. The request is also subject to the criteria and standards listed below that 
apply to all three requests. 

SDR 21-3, a site design review of a request by Greta Holmstrom/Ardor Consulting LLC on behalf of property 
owner Fuiten West Partnership to construct a new 13,607 sq. ft. building and associated site improvements for the 
existing Medix ambulance dispatch facility at 2325 SE Dolphin Avenue, Tax Lot 81033AA01100, in the General 
Industrial (I1) Zone. Applicable criteria and standards specific to this request are contained in WMC Chapters 16.60 
General Industrial (I1) Zone, and 16.192 Large Scale Developments. The request is also subject to the criteria and 
standards listed below that apply to all three requests. 

These requests are also subject to the criteria and standards contained in WMC Chapters 16.116 Design 
Standards, 16.120 Access and Circulation, 16.124 Landscaping, Street Trees, Fences, and Walls, 16.128 Vehicle 
and Bicycle Parking, 16.136 Public Facilities Standards, 16.140 Stormwater and Surface Water Management, 
16.144 Signs, 16.152 Grading, Excavating, and Erosion Control Plans, 16.208 Types of Applications and Review 
Procedures, and 16.212 Site Design Review.  

Those wishing to testify on any of these proposals may attend the public hearing and sign a card to 
speak to the Planning Commission, or submit written materials, which must be received by the Warrenton 
Community and Economic Development Department no later than 4:00 P.M. on the day of the hearing. Written 
comments may be mailed to Rebecca Sprengeler, Deputy City Recorder, P.O. Box 250, Warrenton Oregon, 97146-
0250; or emailed to Will Caplinger, Interim City Planner, at cityplanner@ci.warrenton.or.us. At the public hearing, 
the Planning Commission chairperson will open the public hearing and describe the general conduct and procedure 
for providing public comment. A staff report will be given, followed by a statement from the applicant, followed by 
public testimony, discussion among the commissioners, and a decision on, or a continuation of, the request. 

Failure to raise an issue in person, or by or by letter at the hearing, or failure to provide statements of 
evidence sufficient to afford the decision makers an opportunity to respond to the issue, means that an appeal 
based on that issue cannot be filed with the State Land Use Board of Appeals.  
  A copy of the application, all documents and evidence submitted by or for the applicant, and the applicable 
criteria and standards can be reviewed at Warrenton City Hall at no cost and copies shall be provided at a 
reasonable cost. A copy of the City’s staff report and recommendation to the hearing body shall be available for 
review at least seven days before the hearing, and a copy shall be provided at a reasonable cost. 

Anyone wishing to review and/or purchase copies of the proposals and/or staff report may do so at 
Warrenton City Hall, 225 South Main, or may contact Rebecca Sprengeler at 503-861-0823 or via email at 
rsprengeler@ci.warrenton.or.us.  
 
Mailed July 29, 2021 

 
 

 

 
 

P. O. BOX 250 W ARRENTON, OR 97146 - 0250 OFFICE: 503 . 861 . 2233 FAX: 503 . 861 . 2351  
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NOTICE OF PUBLIC HEARING  

  

The Warrenton Planning Commission will conduct a public hearing at 6:00 PM, August 12, 2021, at the 
Warrenton City Hall Commission Chambers to consider the following requests:  

SUB 21-1/SDR-21-1, a consolidated request by Jetty Street, LLC to develop a 9-unit subdivision consisting 
of three standalone townhome structures containing three single-family dwelling units each at 444 Jetty Street, Tax 
Lot 81005CD03500, in the Commercial-Mixed Use (C-MU) Zone. Applicable criteria and standards specific to this 
request are contained in Warrenton Municipal Code (WMC) Chapters 16.44 Commercial-Mixed Use (C-MU) District, 
16.116 Design Standards, 16.184 Single-Family Attached, Duplex, and Triplex Design Standards, and 16.216 Land 
Divisions and Lot Line Adjustments. The request is also subject to the criteria and standards listed below that apply 
to all three requests.  

SDR 21-2, a site design review of a request by Kyle Langeliers on behalf of property owner Warrenton 
Property Investments, LLC to construct a new 27,550 sq. ft. building and associated site improvements for a new 
furniture store on an adjusted portion of Tax Lot 81027AB06400 in the General Commercial (C-1) Zone. Applicable 
criteria and standards specific to this request are contained in WMC Chapters 16.40 General Commercial (C-1) 
District, 16.156 Wetland and Riparian Corridor Development Standards, 16.88 Flood Hazard Overlay (FHO) District, 
and 16.192 Large Scale Developments. The request is also subject to the criteria and standards listed below that 
apply to all three requests. 

SDR 21-3, a site design review of a request by Greta Holmstrom/Ardor Consulting LLC on behalf of property 
owner Fuiten West Partnership to construct a new 13,607 sq. ft. building and associated site improvements for the 
existing Medix ambulance dispatch facility at 2325 SE Dolphin Avenue, Tax Lot 81033AA01100, in the General 
Industrial (I1) Zone. Applicable criteria and standards specific to this request are contained in WMC Chapters 16.60 
General Industrial (I1) Zone, and 16.192 Large Scale Developments. The request is also subject to the criteria and 
standards listed below that apply to all three requests. 

These requests are also subject to the criteria and standards contained in WMC Chapters 16.116 Design 
Standards, 16.120 Access and Circulation, 16.124 Landscaping, Street Trees, Fences, and Walls, 16.128 Vehicle 
and Bicycle Parking, 16.136 Public Facilities Standards, 16.140 Stormwater and Surface Water Management, 
16.144 Signs, 16.152 Grading, Excavating, and Erosion Control Plans, 16.208 Types of Applications and Review 
Procedures, and 16.212 Site Design Review.  

Those wishing to testify on any of these proposals may attend the public hearing and sign a card to 
speak to the Planning Commission, or submit written materials, which must be received by the Warrenton 
Community and Economic Development Department no later than 4:00 P.M. on the day of the hearing. Written 
comments may be mailed to Rebecca Sprengeler, Deputy City Recorder, P.O. Box 250, Warrenton Oregon, 97146-
0250; or emailed to Will Caplinger, Interim City Planner, at cityplanner@ci.warrenton.or.us. At the public hearing, 
the Planning Commission chairperson will open the public hearing and describe the general conduct and procedure 
for providing public comment. A staff report will be given, followed by a statement from the applicant, followed by 
public testimony, discussion among the commissioners, and a decision on, or a continuation of, the request. 

Failure to raise an issue in person, or by or by letter at the hearing, or failure to provide statements of 
evidence sufficient to afford the decision makers an opportunity to respond to the issue, means that an appeal 
based on that issue cannot be filed with the State Land Use Board of Appeals.  
  A copy of the application, all documents and evidence submitted by or for the applicant, and the applicable 
criteria and standards can be reviewed at Warrenton City Hall at no cost and copies shall be provided at a 
reasonable cost. A copy of the City’s staff report and recommendation to the hearing body shall be available for 
review at least seven days before the hearing, and a copy shall be provided at a reasonable cost. 

Anyone wishing to review and/or purchase copies of the proposals and/or staff report may do so at 
Warrenton City Hall, 225 South Main, or may contact Rebecca Sprengeler at 503-861-0823 or via email at 
rsprengeler@ci.warrenton.or.us.  
 
Published July 31, 2021 
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CITY OF WARRENTON
PLANNING AND BUILDING DEPARTMENT

COMMERCIAL SITE DESIGN
APPLICATION

RECEIPT #To be accompanied by a Site Plan Map, copy of property deed
and if applicable, a Letter of Authorization.

DATE RECEIVED

FILE #
OFFICE USE ONLY^^ 00

SP^V-T ^FEE$^ '5'^ '

ZONING DISTRICT

?J^^
^/Al

The site plan review process is a method for assuring compliance with the City ofWarrenton Comprehensive Plan
and Development Code, and to ensure wise utilization of natural resources, and the proper integration of land uses

utilizing appropriate landscaping or screening measures. A commercial enterprise must also consider traffic

circulation patterns, off-street parking, refuse containers, safe exit and entrance to the business, building height,

dust control, future widening of major thoroughfares, and signs. Please answer the questions as completely as

possible.

Legal Description of the Subject Property: Township 8N , Range 10W , Section(s) SE 1/4 and SW 1/4 of Section 5 ,
Tax Lot(s) 3500

Property street address 444 Jetty Street

IAVE, THE UNDERSIGNED APPLICANT(S) OR AUTHORIZED AGENT, AFFIRM BY MY/OUR
SIGNATURE(S) THAT THE INFORMATION CONTINED IN THE FOREGOING APPLICATION AND
ASSOCIATED SUBMISSIONS IS TRUE AND CORRECT.

APPLICANT:

Printed Name: Jetty Street, LLC

Signahu-e: ^S"^^ . -—_ _ Date: 05/24/2021

Address: 9879 Buena Vista Road Phone: 503-209-6034

City/State/Zip: Independence. OR 97351 _ Fax:

PROPERTY OWNER (if different from Applicant):

Printed Name: same

Signature:_Date:
Address: Phone:

E-mail Address:

City/State/Zip:_ Fax:
commercial site design application

October 2018
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1. In detail, please describe your proposal:

Development plans are for the design and construction of a 9 unit subdivision consisting of 3 standalone town home structures

containing 3 SFR dwelling units each. Initially, site infrastructure, including half street improvements, utility connections, grading

and drainage wEI! be completed, foliowed immediately by constructior^of the first 3 unit town home.

2. Describe what type of business, commodity sold or manufactured, or service you are proposing.
N/A. Residentiai SFD Attached units will no have no operating businesses.

Current number of employees:

Projected number of customers per day

Days of operation_ Hours of operation
Number of shipments/deliveries per day _ per week
By what method will these be arriving/sent?

3. Does this property have an existing business or businesses? No-

If yes, please list the business names and their addresses, and note these businesses on your site plan map.

4. Is there a residence or residences on tliis property? No. t-and Is unimproved.

If yes, please list the number of residences and please show these structures on your site plan map.

5. Availability of services: City water Yes _, City sewer Yes

6.If you are an existing business, are materials or merchandise currently being stored on site?

N/A.

commercial site design application
October 2018
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Where and how do you propose to store materials or merchandise for sale or processing?

7. What percentage of the property is currentlv landscaped? site is covered by native, wild vegetation. None is
"pTOtesstoTFaltT'tandscapisti"

What percentage of the property do you propose to landscape as part of this project?

8. How do you intend to imgate the existing and proposed landscaping? we intend to use native dune and beach grasses

as well as trees and shrubs native to this area that are drought tolerant, thus we would propose no irrigations system. Plants will be hand
watered for the firstyearto gelthem established and then maihtaTneU^y^

9. Signs require the submittal of a separate application, which may be submitted in conjunction with this site plan
application. N/A.

10. Please explain how you propose to provide for the drainage of this property, or explain why no additional
drainage consideration is necessary. Water from the roadways will be collected and transmitted to the existing drainage system for

disposal to Hammond Boat Basin. Water run-off from the buildings and private drive will be collected and disposed of through subsurface

infjltration. Overflow from the snfiltratipn system wiil be direct^__•_

11. Please provide the type of development on the neighboring properties.

North: Unimproved lot owned by city. Predominate ly used for boat trailer parking during boating season.

South: SFR
East: SFR

West: SFR

12. Provide samples of the building materials for the exterior of the building with detail description of where each
type and color will be used in the construction and finishing of the building. See attached elevations and

13. Will all parking for your business be provided on the property? Yes x

narrative.

No All parking
must be shown on your site plan map. Ifoff-strcet parking is to be provided on another property, please attach

a copy of the parking easement or agreement from the property owner; or will off-street parking be provided
along the abutting street.

14. How does this request comply with the Wan'enton Development Code Chapter 16, Section 16.40 (General
Commercial)?
This project is located with the CMU zone (Section 16.44). Townhome development is a outright permitted use. As demonstrated in the

attached site plan, density, setback, height, parking and similar deveiopment standards compiy with the standards set forth within the CMU

zoning.

15. Orientation of proposed buiiding(s) (see Section 16.116.030 in the Wan'enton Development Code)
Fronts of buildings will be oriented towards the to-be-im proved 4th Avenue (North), with parking and garages accessed off a private
easement located cff of Jetty Street ^SoutHJ.^

commercial site design application
October 2018
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16. Please address (on separate sheet of paper) all applicable sections of Design Standards (copy attached) out of
the Warrenton Development Code.

^i^SlK^;^:^;^:^;^;^:^;^:^;!^^;^;^!

PLEASE UNDERSTAND THAT THIS APPLICATION WILL NOT BE OFFICIALLY ACCEPTED
UNTIL DEPARTMENT STAFF HAS DETERMINED THAT THE APPLICATION IS

COMPLETELY FILLED OUT AND THE SITE PLAN MAP REQUIREMENTS HAVE BEEN
COMPLETED.

Return Application To:

City of Warrenton Phone: 503-861-0920
Planning and Building Department Fax: 503-861-2351
PO Box 250
225 S. Main Street
Wan'enton, Oregon 97146

MAP INSTRUCTIONS AND CHECKLIST

A Site Plan Map, which shows all existing and proposed structures and parking areas, must accompany this
application. The following checklist identifies the specific information which should be included on this map.

x Title the map "Commercial Site Design".

x The map may be drawn on 8 I/2X 11 or 8 Vi x 14 inch white paper.

_x_Township, Range, Section and Tax Lot number of the subject property(ies) shall be included.

_x_North arrow, date, and map scale in one inch intervals (1" ^ 20') shall be noted.

_x_Shape, dimensions, and square footage of the parcel shall be shown. Draw the property line with a solid black

line and label adjacent street(s), if any.

x Identify existing and proposed easements with a dotted line.

N/A Identify the location and direction of all water courses and drainage ways, as well as the location of the 100-
year floodplaln, if applicable.

Illustrate all existing buildings and their sizes.

^Illustrate all proposed new construction with dashed lines (include dimensions).

commercial site design application
October 2018

80



x Illustrate parking area with number of spaces and access drive areas. Ifoff-street parking is to be provided,

even in part, on another property, please show its location on your site plan map, and attach a copy of the

parking easement or agreement from the adjoining property owner.

Illustrate the entrance and exit points to the property, pattern of traffic flow, loading and unloading area,

sidewalks and bike paths.

^Illustrate the existing or proposed location, height, and material of all fences and walls.

^Illustrate existing or proposed trash and garbage container locations, including type of screening.

x Name of the person who prepared the map.

x Location, type and height of outdoor lighting.

x Location of mailboxes if known.

N/A Locations, sizes, and types of signs (shall comply with Chapter 16.144 of the Warrenton Development Code).

_x_Map shall show entire tax lot plus surrounding properties.

JS^A__Identification of slopes greater than 10%.

^location, condition and width of all public and private streets, drives, sidewalks, pathways, right-of-ways, and

easements on the site and adjoining the site.

N/A Identity designated flood hazard area(s).

N/A Show wetland and riparian areas, streams and/or wildlife areas.

N/A Any designated historic and cultural resources areas on the site and/or adjacent parcels or lots.

^Location, size and type of trees and other vegetation on the property.

commercial site design application
October 2018
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ELEVATION FINISH MATERIALS

Per elevations/ the primary facade of the buildings will be made of a

mixture of James Hardie Cementous siding material. The lowerfloors of

the building will be wrapped with select Cedarmlll 8.25" lap siding/

separated by bellybands distinguishing each floor level. The upper floor

will have a mixture of Hardie Board & Batt on the east and west

elevations as well as architecture pop cuts on the north elevations. We

will also be incorporating Hardi Smooth Sand textured panels and

straight edge shingle panels on select architectural areas as shown on

the elevations. 4' synthetic stone wainscot will be featured on the north

(front) and south elevations as shown. Windows will receive full four

way trim wraps on north/ south/ east and west elevations. Roofing

materials will consist of 30 year composite shingles in black or dark grey.

Architectural eyebrows at select eves will be installed as shown. Paint

colors per provided elevations.
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CITY OF WARRENTON
PLANNING AND BUILDING DEPARTMENT

SUBDIVISION APPLICATION
(To be accompanied by a Tentative Map, and copy of
property deed. Letter of Authorization, if applicable.)

Legal Description of the Subject Property:

Township
8N

Street address of the property:

Range
10W

444 Jetty Street

OFFICE USE ONLY

FILE#$^-<7?/-/ FEE

ZONING DISTRICT

RECEIPTS

DATE RECEIVED

^/^o.
00

to^^-
(^5^ /

Section
SE 1M and SW 1/4 of Section 5

Tax Lot
3500

IAVE, THE UNDERSIGNED APPLICANT(S) OR AUTHOmZED AGENT, AFFIRM BY MY/OUR
SIGNATURE(S) THAT THE INFORMATION CONTINED IN THE FOREGOING APPLICATION AND
ASSOCIATED SUBMISSIONS IS TRUE AND CORRECT.

APPLICANT:

Printed Name: Jetty street. LLC

Signature:

Address:
9879 Buena Vista Road

City/State/Zip: Independence. OR 97351

Date: 05/24/2021

Phone: 503-209-eo34

Fax:

PROPERTY OWNER (if different from Applicant)

Printed Name: sanne

Signature:

Address:

City/State/Zip:.

Date:

Phone:

Fax:

Is this a Planned Unit Development (PUD)? No x _ Yes

IS THIS A "PHASED DEVELOPMENT"? Yes No x

Subdivision Application
October 2018
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^:^;:i;^:^;^;^:^;^;^;^;^;^;^:^:^:

a. Overall development plan, including phase or unit sequence.

Development plans are for the design and construction of a 9 unit subdiyjsfpn cpnsssfing of 3standalone town home units

containing 3 SFR dwelling units each. Initially, site infrastructure, including half street jmprpyements utility connections, grading

and drainafie will be completed, fol lowed jmniedjately by cons^^ of the first 3 unit town home.

b. Projected Timetable for sequence of development
Based on suggested time line from City, we plan to have preliminary plat, subdivision and land use approvals by the third quarter,

2021, with infrastructure improvements completed in 4th quarter 2021 and the first 3 unit town home cpmpieted in2nd or 3rd quarter

2022.

c. Development plans for any common elements or facilities.

Landscaping wil! be commonly owned through its own separate tax parcel and will be governed and maintained as outlined in the

to be established Home Owners Association (HOA).

d. If the proposed subdivision has an unknown impact upon adjacent lands or land within the general vicinity,
the Planning Commission may require a potential street development pattern for adjoining lands to be
submitted together with the tentative plan as part of the phased development plan for the subject
subdivision.

We do not beSieve this to be applicable.

e. Show compliance with the Comprehensive Plan and applicable sections of the Development Code.
Sife is zone for Commercial Mixed Use (CMU) for which single family attached townhome development is an outright permitted

use. The project is also bound by the south, west and east to similar single famiiy detached units. City of Warrenton's 2011

site the need for emphasis of increased housing demand and sites specifica!iy attached single family dwellings as a means

in which to accomplish this. In fact, it notes that CMU zone is only one of four potential zones that wit! allow for attached family dwellings.

Schedule of improvements and completion.
Assuming land use and site development approvals are given by the end of August, 2021 , Construction on the subdivision

improvements will begin in September of 2021 and should be completed by November of 2021 . Final Platting should be completed

in December 2021 with construction of the first 3 unit town home in January of 2022 and completion in July of 2022.

Overall transportation and traffic pattern.

Primary vehicular access will be through rear loaded private easement located off of Jetly Street. Half street improvements on

Jetty Street and 4th Ave will be completed, although 4th Ave will not be connected to Iredaie and will remain temporarily dead ended.

Subdivision Application
October 2018
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PRELIMINARY SUBDIVISION PLAT REQUIREMENTS

^;^!;i;4:^!^;^;^:^;^:^;^;^;^:^<^;^:^:

A "preliminary subdivision plat" shall be submitted with the following information depicted:

1. Proposed name of the subdivision;

2. Names, addresses, and phone numbers of property owner(s) (including mortgage holders if any), surveyor,

and applicant if different from property owner, and assumed business name(s) filed or to be filed with Ihe
Corporation Commission by the applicant;

3. Proposed subdivision showing the parcel boundaries and dimensions, the area of each parcel, location of
any and all easements (and what the easement is), right-of-way widths, existing roads;

4. Date of map preparation, north point, scale, property identification by township, range, section and tax lot

numbers;

5. Location of all existing buildings, creeks, canals, ditches, any topographical features (ie., canyons, bluffs,

wetlands, natural springs, floodplain);

6. Location, width, name, curve ratio, and approximate grade of all proposed right-of-ways;

7. Location of any existing features such as section lines, section corners, city and special district boundary
lines, and survey monuments;

8. Existing sewer lines, water mains, culverts, and other underground and overhead utilities within and

adjacent to the proposed subdivision together with pipe sizes, grades and locations;

9. Contour lines related to some established bench mark or other engineering acceptable datum;

10. Zoning of subject property, and adjacent tax lots to the proposed subdivision;

11. Location, names, width, typical improvements, cross sections, bridges, culverts, approximate grades, curve
radii and centerline lengths and reserve strips of all proposed streets, and the relationship to all existing and
projected streets;

12. Location, width and purpose of all proposed easements or right-of-ways, and relationship to all existing
easements and right-of-ways;

13. Location of at least one temporary bench mark within the proposed subdivision boundary;

14. Location, approximate area and dimensions of each lot, and proposed lot and block numbers;

15. Location, approximate area and dimensions of any lot or area proposed for public use, the type of use

proposed, and plans for improvements or development;

16. Proposed use, location, approximate area and dimensions of any lot intended for non-residential use;

Subdivision Application
October 2018
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17. Source, method, and preliminary plans for domestic and other water supplies, sewer lines, and all utilities;

18. Description and location of any proposed community facility;

19. Storm water and other drainage facility plans;

20. Proposed deed restrictions including access restrictions or protective covenants if such are proposed to be
utilized for the proposed subdivision;

ADDITIONAL SUBMITTALS

21. Statement from each utility company proposed to serve the proposed subdivision stating that each company
is able and willing to serve the proposed subdivision as set forth in the tentative plan, and the conditions
and estimated costs of each service;

22. Proposed Fire protection system for the proposed subdivision and written approval thereof by the fu'e chief.

23. Statement from Scliool District.

^:s;;s;!^;^:^:;i;^:^:4:4:;St^:4;^4;

REQUIREMENTS

1. A vicinity map must be submitted showing the proposed subdivision in relationship to the adjacent
properties, roadways, and ownership patterns. This map must include names of all existing roadways.

2. Who will supply the water? c'^Warrenton

3. Access will be taken from Jetty Street

4. What is the intended use of the parcels being created?
Nine Single Famify Attached residences through three town home structures.

5. What is the current use of the parcel? Unimproved, vacant land.

6. Proposal is in compliance with the City ofWan-enton's Comprehensive Plan and Development Code.

Site is zone for Commercial Mixed Use (CMU) for which single family attached townhome development is an outright permitted

use. The project is also boundby the south,west and east to slmiiar singie family detached units. City of Warrenton's 2011

site the need for emphasis of increased housing demand and sitesspeci^caljvattached single family dwellinas as a means_

in which to accomplish this. In fact, it notes that CMU zone is only one of four potential zones that will allow for attached family dwellings.

Subdivision Application
October 20 f 8
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7. Proposal does not conflict with acquired public access easements within or adjacent to the subdivision.

Confirmed

8. All required public services and facilities are available and adequate or are proposed to be provided by the
applicant.

-CQnfirmed, .WU|_Serves from Pac Natural Gas Drovided.

9. The subdivision contributes to orderly development and land use patterns in the area, and provides for the
preservation of natural features and resources such as streams, lakes, natural vegetation, and special terrain

features.

The subdivision is consistent with the surrounding land uses and zoning criteria. Landscaping established through HOA will

utilize plants, grasses and practices consistent with marine area landscapinfl and [ocal nature. There are no streams, lakes or

special terrain on the site.

10. The subdivision will not create an excessive demand on public facilities and services required to serve the
development.
Confirmed. The additional of 9 attached residential dwelling units will not create undo demand on public utiiiEEes. Developer has

identified inadequate water flow to the site and as part of the improvement plans wili upsize the sizing of the water facilities to
compensate for the new units. Additionally, Ihe city has identified additional surface water issues generated from neighboring

structure's utilizing storm surface flow practices. Developer wiil also be extending public storm systems to correct this issues as well

as install its own storm systems onsite to mitigate future concerns.

11. The preliminary plat for the proposed subdivision meets the requirements ofORS 92.090.
Confirmed

4:^>{:^^!^;^:^!^;>i;^!^:^!^;>{:^:^!!;;^!

Return Application To: City ofWarrenton
Planning and Building Department
PO Box 250
225 SW Main Street
Wan'enton, Oregon 97146

Phone: 503-861-0920
Fax: 503-861-2351

Subdivision Application
October 2018
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August 4, 2021 

To: Warrenton Planning Commission 

From: Will Caplinger, Interim City Planner 

Re: Site Design Review Application SDR-21-2 

BACKGROUND 

On June 3, 2021, Kyle Langeliers submitted the application listed above on behalf of property owners 

Warrenton Fiber Company, David Nygaard, and John Nygaard. The project is a 27,550 square foot Roby’s 

Furniture Store with associated site improvements on a portion of Tax Lot 81027AB06400, an 

undeveloped property located on the north side of Highway 101 Business, west of SE Marlin Avenue in 

the General Commercial (C-1) Zone.  

The application was deemed complete on July 3, 2021. Notice for a Type III public hearing was 

mailed on July 23, 2021 and was published in the Astorian on July 31, 2021. No public comments have 

yet been received. Applicant’s responses are included in the discussions following the Staff Finding as 

appropriate, and the application form with applicant’s full responses is attached to the staff report for 

reference. The primary purpose and intent of the staff report is to make findings on whether the application 

satisfies criteria and standards specified in the Warrenton Municipal Code (WMC), in that the City 

maintains consistency with  Comprehensive Plan provisions through the enactment and application of land 

use regulations. Hence, the staff report adheres to the WMC chapter order listed below. 

APPLICABLE CRITERIA AND STANDARDS 

Chapter 16.40 General Commercial (C-1) District 

Chapter 16.88 Flood Hazard Overlay District 

Chapter 16.116 Design Standards 

Chapter 16.120 Access and Circulation  

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 

Chapter 16.128 Vehicle and Bicycle Parking 

Chapter 16.136 Public Facilities Standards 

Chapter 16.140 Stormwater and Surface Water Management 

Chapter 16.144 Signs   

Chapter 16.152 Grading, Excavating, and Erosion Control Plans  

Chapter 16.156 Wetland and Riparian Corridor Development Standards 

Chapter 16.208 Types of Applications and Review Procedures 

Chapter 16.192 Large Scale Developments 

Chapter 16.212 Site Design Review 

P. O. BOX 250 W ARRENTON, OR 97146 - 0250 OFFICE: 503 . 861 . 2233 FAX: 503 . 861 . 
2351  

6. SDR-21-2
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FINDINGS 

Chapter 16.40 General Commercial (C-1) District 
16.40.020 Permitted Uses. 

The following uses and their accessory uses are permitted in the C-1 zone if the uses conform to the 

standards in Sections 16.40.040 through 16.40.060, Chapters 16.124, 16.212 and other applicable 

Development Code standards, and other City laws: 

A.    Only the following uses and their accessory uses are permitted along Highway 101, SE 

Marlin, SE Ensign Drive, SE Discovery Lane, and SE Dolphin Avenues and shall comply with the 

above noted sections as well as Chapter 16.132: 

3.     Retail business establishments. 

Staff Finding: This criterion is met. 

• The proposed use is a retail business establishment. 

 

16.40.040 Development Standards. 

The following development standards are applicable in the C-1 zone: 

A.    Density Provisions. 

1.     Minimum lot size, commercial uses: none. 

2.     Minimum lot width, commercial uses: none. 

3.     Minimum lot depth, commercial uses: none. 

4.     Maximum building height: 45 feet. 

5.     Commercial uses, maximum lot coverage: none. 

B.     Setback Requirements. 

1.     Minimum front yard setback, commercial uses: none except where adjoining a residential 

zone, in which case it shall be 15 feet. See Section 16.40.050 for maximum front yard setback 

for commercial uses. 

2.     Minimum side and rear yard setbacks, commercial uses: none except where adjoining a 

residential zone in which case there shall be a visual buffer strip of at least 10 feet wide to 

provide a dense evergreen landscape buffer which attains a mature height of at least eight 

feet. Such buffers must conform to the standards in Chapter 16.124, Landscaping, Street 

Trees, Fences and Walls. 

C.     Landscaping requirements shall comply with Chapter 16.124 of the Development Code. 

Staff Finding: These criteria are met. 

• A. The only Density Provision that applies is #4 limiting building height to 45 feet. The highest 

elevation of the building will be 34 feet at the top of the main entrance parapet wall.   

• B. The site adjoins General Commercial (C-1) zoning on all sides. 

• C. Landscaping provisions are discussed below under Chapter 16.124 

 

16.40.050 Design Standards. 

The following design standards are applicable in the C-1 zone: 

A.    Any commercial development shall comply with Chapter 16.116 of the Development Code. 
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B.     Lots fronting onto U.S. Highway 101 shall have a setback of at least 50 feet between any part 

of the proposed building and the nearest right-of-way line of U.S. Highway 101. 

E.     Maximum front yard setback for commercial buildings in the C- 1 zone adjacent to existing or 

planned transit stops shall be 10 feet. 

Staff Finding: These criteria are met or do not apply. 

• A. Chapter 16.116 Design Standards section is below.  

• B. The lot does not front onto U.S. Highway 101. The development fronts on Highway 101 

Business, which is geographically and functionally different than its namesake. 

• E. The Sunset Empire Transit District does not have routes along Highway 101 Business. 

 

Chapter 16.88 Flood Hazard Overlay District 
16.88.030 Administration. 

A.    Establishment of Floodplain Development Permit. A floodplain development permit, in 

addition to any regular building permit and/or grading permit that may be required, shall be 

obtained before construction or development begins in any area of special flood hazard established 

in Section 16.88.010. The permit shall be for all structures including manufactured homes, as set 

forth in the “definitions,” and for all development including fill and other activities. 

B.     Application for a development permit shall be made on forms furnished by the Planning and 

Building Department and may include but not be limited to plans in duplicate drawn to scale 

showing the nature, location, dimensions, and elevations of the area in question; existing or 

proposed structures, fill, storage of materials, drainage facilities, and the location of the foregoing. 

Staff Finding: This criterion will be me by a condition of approval. 

• The project site is with the FEMA AE-100-year Flood Hazard Zone where an elevation 

certificate and a floodplain development permit are required. The applicant has obtained the 

elevation certificate but will need to submit a floodplain development permit to the City.  

• The floodplain development permitting process ensures compliance with Section 16.88.040 

Standards for Flood Hazard Reduction. 

 

Chapter 16.116 Design Standards 
16.116.030 Architectural and Site Design Standards. 

The City’s development design standards are for the commercial district corridors along US Highway 101, 

Alternate Highway 101, SW & SE Dolphin, SE Marlin Avenue, E Harbor Drive, S Main Avenue, SE Ensign Lane, 

Pacific Drive, and SE Neptune. The standards in this section apply only to property in the commercial corridors 

listed above; lands outside of these commercial corridors are not subject to these standards. 

A. Orientation of Buildings. Building(s) shall be located on the property with the principal 

building entrance oriented toward the primary focal point of the property/development. With 

the exception of US Hwy 101, all buildings located on a public street shall have the main 

entrance front onto said street. 

Staff Finding: This criterion is met. 

• The main entrance of the building faces northwest towards Highway 101. 

B. Natural Features. The property owner/developer is encouraged to protect and incorporate 

areas of special interests and other natural features such as grade, trees, vegetation and 
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waterways, into the overall site plan. These areas may be calculated as part of the landscaping 

requirement if healthy and not damaged during construction. 

Staff Finding: This criterion is met. 

• The project site does not contain areas of special interest and other natural features as described. 

The existing drainage ditch on the south side of the development, however, will be “dress-

graded” and planted with native grasses. 

C.     Building Requirements. 

1.     Customer Entrances. The customer entrance(s) shall be clearly defined and highly visible 

by using features such as canopies, porticos, overhangs, recesses/projections, raised corniced 

parapets, decorative awnings over the door, arcades, arches, wing walls, and integral 

planters are required. A combination of two features shall be incorporated at a minimum. 

Mixed use buildings that require two or more entrances are allowed but shall meet the 

standard. 

Staff Finding: This criterion is partially met and will be fully met by a condition of approval.  

• The main entrance is defined by an angled parapet wall and a canopy. The south entrance is 

defined only by a canopy. 

 

2.     Roof Design. Roofs should be designed to reduce the apparent exterior mass of a 

building, add visual interest and be appropriate to the architectural style of the building. 

Variations within one architectural style are highly encouraged. Visible roof lines and roofs 

that project over the exterior wall of a building enough to cast a shadow on the ground are 

highly encouraged. Architectural methods shall be used to conceal flat roof tops. Overhanging 

eaves, sloped roofs and multiple roof elements are highly encouraged. Mansard style roofs 

shall not be allowed. 

Staff Finding: This criterion is met. 

• The roof design includes the large, angled parapet wall on the north elevation and contains a 

sloped roof. 

 

3.     Materials. 

a.     The predominant exterior building materials shall be of high quality materials, 

including, but not limited to, brick, sandstone, wood, native stone and cultured stone as 

accents to distinguish specific architectural features, rusticated metal cladding, 

tinted/textured concrete masonry units and/or glass products. Simulated material may be 

substituted for any of the aforementioned building materials. 

b.     At least three different building materials shall be used for 100% construction of a 

building. The main entrance does not count towards this standard. 

c.     Exterior building materials shall not include smooth-faced concrete block, tilt-up 

concrete panels, EIFS, stucco, or T 1-11. Prefabricated steel panels are excluded unless 

the design and material meets the City’s design standards. 

d.     Metal roof may be allowed if compatible with the overall architectural design of the 

building. 
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Staff Finding: These criteria are partially met and will be fully met with conditions of approval. 

• a. The predominant exterior building material is wood. This criterion is met.  

• b. The exterior building materials are limited to board & batt siding and lap siding. This criterion 

is not met. 

• c. None of the exterior building materials listed are proposed. This criterion is met. 

• d. A metal roof is specified, which seems to be compatible with the overall design of the 

building. This criterion is met. 

 

4.     Architectural Vernacular and Features. Architectural features shall include, but are not 

limited to, the following: recesses, projections, wall insets, arcades, window display areas, 

awnings, balconies, window projections, landscape structures or other features that 

complement the design intent of the structure and are acceptable to the Community 

Development Director. Vernacular architecture referred to as “Northwest Regional” or “Arts 

& Crafts” design shall be required. This could include the combination of materials, form, 

and style. Wood in the form of timber, glulam, cross laminated timber, and other natural 

features are predominant on the exterior and main entrance. 

Staff Finding: This criterion is met. 

• Architectural features include extensive use of awnings and window displays. The wooden 

siding mix appears to provide a reasonable rendering of vernacular architecture. 

 

5.     Building Colors. Exterior colors shall be of low reflectance, subtle, neutral or muted 

earth tone colors. The use of high intensity colors such as black, neon, metallic or fluorescent 

colors for the façade and/or roof of the building are prohibited except as approved for 

building trim. 

Staff Finding: This criterion will be met with a condition of approval.  

 

6.     Mechanical Equipment, Outdoor Storage and Service Areas. The location of loading 

docks, outdoor storage yards and all other service areas shall be located to the sides and/or 

rear of a building, except when a site abuts Highway 101, in which case the said areas shall 

be located to the sides of the building that do not face Highway 101. 

a.     All outdoor storage yards, loading docks, service areas and mechanical equipment 

or vents larger than eight inches in diameter shall be concealed by screens at least as 

high as the equipment they hide, of a color and material matching or compatible with the 

dominant colors and materials found on the façades of the principal building. Chain link 

or cyclone fencing (with or without slats) shall not be used to satisfy this requirement. 

b.     Equipment that would remain visible despite the screening, due to differences in 

topography (i.e., a site that is at a lower grade than surrounding roadways) shall be 

completely enclosed except for vents needed for air flow, in which event such vents shall 

occupy no more than 25% of the enclosure façade. 

c.     The architectural design of the buildings shall incorporate design features which 

screen, contain and conceal all heating, ventilation, air conditioning units, trash 

enclosures, dumpsters, loading docks and service yards. 

Staff Finding: These criteria are met. 
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• a. The loading docks are built into a building extension with a lowered sloped roof so that they 

are compatible with the facades of the principal part of the building. The refuse dumpster area is 

enclosed.  

• b. No equipment remains visible. 

• c. The design of the building suitably screens or contains all of the equipment and auxiliary areas 

listed. 

 

7.     Building Mass. Building mass shall be limited to 150 feet in length. If any portion of the 

building exceeds this length, a recess or variation in height shall be required. 

Staff Finding: This criterion is met. 

• The building is 280 feet long. Variations in height are provided at the main entrance via the 

angled parapet wall and at the rear of the building by the increased height of the warehouse area. 

 

D. Community Amenities. Each building shall contribute to the establishment or enhancement of the 

community and public spaces by providing at least two community amenities such as: a 

patio/seating area, water feature, art work or sculpture, pedestrian plaza with park benches and 

landscaping, usable green spaces, or other features, such as a dedicated public park acceptable 

to the Parks Advisory Board and City Commission. 

Staff Finding: This criterion will be met with a condition of approval. 

 

E. Outdoor Lighting. The lighting for mixed use, residential, commercial and industrial zones shall 

be shielded and directed down into the site and shall not shine or glare onto adjacent property 

or streets. Light poles, light fixtures and flag poles shall not exceed 25 feet in height and shall be 

pedestrian scaled. Installation cost shall be borne by the developer. Decorative exterior lighting 

is required on the front elevation and at the main entrance. Decorative is defined as 

“gooseneck” or similar design that is pedestrian oriented. 

Staff Finding: These criteria will be met by conditions of approval. 

 

Chapter 16.120 Access and Circulation  
16.120.020 Vehicular Access and Circulation. 

C.     Access Permit Required. Access to a street requires an access permit.  

D.    Traffic Study Requirements. The City or other agency with access jurisdiction may require a 

traffic study prepared by a qualified professional to determine access, circulation and other 

transportation requirements. (See also Chapter 16.136, Public Facilities Standards, and Chapter 

16.256, Traffic Impact Study.) 

Staff Finding: The project does not have the potential to cause the conditions that require a traffic study. 

• 16.256.030 When [a Traffic Study is] Required. 

A traffic impact study will be required to be submitted to the City with a land use application, 

when the following conditions apply: 

A.    The development application involves a change in zoning or a plan amendment designation; 

or, 
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B.     The development shall cause one or more of the following effects, which can be determined 

by field counts, site observation, traffic impact analysis or study, field measurements, crash 

history, Institute of Transportation Engineers Trip Generation Manual; and information and 

studies provided by the local reviewing jurisdiction and/or ODOT: 

1.     An increase in site traffic volume generation by 300 average daily trips (ADT) or more; or 

2.     An increase in ADT hour volume of a particular movement to and from the state highway by 

20% or more; or 

3.     An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross vehicle 

weights by 10 vehicles or more per day; or 

4.     The location of the access driveway does not meet minimum sight distance requirements, or 

is located where vehicles entering or leaving the property are restricted, or such vehicles queue 

or hesitate on the state highway, creating a safety hazard; or 

5.     A change in internal traffic patterns that may cause safety problems, such as back up onto 

the highway or traffic crashes in the approach area. (Ord. 1225 § 13, 2019) 

• A. N/A 

• B. 1: According to the Customer/Traffic Analysis contained in Exhibit O, the six Roby’s stores in Oregon 

averaged 14.6 customer trips per business day over the three-year period 2017-2019. The store will not 

have the potential to generate 300 average daily trips. 

• B.2: Based on the ADT is B.1, the store does not have the potential to increase ADT hour volume on the 

state highway.  

• B.3: The project narrative states that deliveries will generally be on a weekly basis. 

• B.4: N/A 

• B.5: The entrance to the private drive is more than 400 feet from the intersection of Highway 101 Business 

and SE Marlin Avenue, where traffic from SE Marlin is controlled by a stop sign. The customer parking lot 

entrance is 40 feet off the highway at a right angle to the private drive and the truck entrance route wraps 

completely around the building, so there is no potential for back up onto the highway and an insignificant 

potential for traffic crashes in the approach area.  
 

E.     Conditions of Approval. The City or other agency with access permit jurisdiction may require 

the closing or consolidation of existing curb cuts or other vehicle access points, recording of 

reciprocal access easements (i.e., for shared driveways), development of a frontage street, 

installation of traffic control devices, and/or other mitigation as a condition of granting an access 

permit, to ensure the safe and efficient operation of the street and highway system. Access to and 

from off-street parking areas (other than driveways that serve single-family, two-family, or three-

family dwellings) shall not permit backing onto a public street. 

Staff Finding: Conditions of approval are applied in other sections. See Section F below 

 

F.     Access Options. When vehicle access is required for development (i.e., for off-street parking, 

delivery, service, drive-through facilities, etc.), access shall be provided by one of the following 

methods (a minimum of 10 feet per lane is required). These methods are “options” to the 

developer/subdivider, unless one method is specifically required under Division 2, or through 

conditions required by the hearings body. 
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2.     Option 2. Access is from a private street or driveway connected to an adjoining property that 

has direct access to a public street (i.e., “shared driveway”). A public access easement covering 

the driveway shall be recorded in this case to assure access to the closest public street for all users 

of the private street/drive. 

Staff Finding: This criterion will be met by a condition of approval if necessary. 

• The Site Design Review Narrative Report (pg. 2, under Section 2.0, Subsection A) states that, “As 

part of the previous Tractor Supply project, a private access road loop was constructed that extends 

north off of Alternative Hwy 101 about 250 feet, then turns and connects with Marlin Avenue 

about 500 feet east. These two existing roads referred to herein as Private Drive (north-south) and 

Private Drive (east-west) define the westerly and northerly sides of the site…” 

• If a public access easement covering the driveway in the Tractor Supply project was not required, 

then the condition to record an easement will be necessary for the Roby’s project. 

 

I.      Shared Driveways. The number of driveway and private street intersections with public streets 

shall be minimized by the use of shared driveways with adjoining lots where feasible. The City shall 

require shared driveways as a condition of land division, development review, or site design 

review, as applicable, for traffic safety and access management purposes in accordance with the 

following standards: 

2.     Access easements (i.e., for the benefit of affected properties) shall be recorded for all 

shared driveways, including pathways, at the time of final plat approval (Chapter 16.216) or 

as a condition of development review or site development approval (Chapter 16.212). 

Staff Finding: This criterion will be met with a condition of approval if necessary.  

• See discussion points under Subsection F. Access Options above. 

 

L.     Fire Access and Circulation. The City of Warrenton adopts the Uniform Fire Code, as 

amended, including administrative sections and all appendices and all the State of Oregon 

revisions. All development in the City of Warrenton is required to meet these minimum adopted 

standards. 

Staff Finding: This criterion is met. 

• Fire access criteria along the Private Drive were met in the construction of the road for the 

Tractor Supply project, and the Roby’s development will provide minimum 20-foot-wide 

continuous travel lanes around the building.  

 

16.120.030 Pedestrian Access and Circulation. 

A.    Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian 

circulation, all developments, except single-family detached housing, duplexes, or triplexes on 

individual lots, shall provide a continuous pedestrian and/or multi-use pathway system.  

Staff Finding: This criterion is met.  

• The Site Design Review Narrative Report (pg. 5, under Subsection G) states that,”The existing site 

is surrounded on the west and north by new sidewalks…[and] new perimeter sidewalks are 

proposed around and directly against west and south sides of the new building…ADA sidewalk 

ramp access is provided at both the main northwest entrance and the south side entrance.”  

 

Chapter 16.124 Landscaping, Street Trees, Fences, and Walls 
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16.124.070 New Landscaping. 

A.    Applicability. This section shall apply to all developments within the City of Warrenton. 

B.     Landscaping Plan Required. For every new development in the City of Warrenton requiring a 

City permit, a landscape plan is required. 

Staff Finding: This criterion will be met by a condition of approval.   

• The applicant has provided only a concept landscaping plan. In the Submittal Package, Appendix 

D/Landscaping and Lighting Plan, under “Construction Notes – Landscaping” states that, 

“Detailed landscape planting plan and planting to be provided by design/build (D/B) contractor, 

following city standards.” The condition will require a landscape plan that meets the standards in 

16.124.070 B-G. 

 

Chapter 16.128 Vehicle and Bicycle Parking 
16.128.030 Vehicle Parking Standards. 

At the time a structure is erected or enlarged, or the use of a structure or parcel of land is changed 

within any zone in the City, off-street parking spaces shall be provided in accordance with requirements 

in this section, chapter, and Code, unless greater requirements are otherwise established. The minimum 

number of required off-street vehicle parking spaces (i.e., parking that is located in parking lots and 

garages and not in the street right-of-way) shall be determined based on the standards in Table 

16.128.030.A. 

A.    General Provisions. 

1.     Groups of four or more off-street parking spaces shall be served by a driveway or aisle 

so that no backing movements or other maneuvering within a street or right-of-way, other 

than an alley, will be required. Section 16.120.020 contains driveway opening and width 

standards. 

2.     Service drives or aisles to off-street parking areas shall be designed and constructed to 

facilitate the flow of traffic and to provide maximum safety to pedestrian, bicycle, and 

vehicular traffic on the site. 

3.     Service drives or aisles shall be clearly and permanently marked and defined through the 

use of bumper rails, fences, buildings, walls, painting, or other appropriate markers. 

4.     Fractional space requirements shall be counted as a whole space. 

5.     All parking lots shall be designed and constructed to meet the City standards of Section 

16.120.020, this chapter, Chapter 16.136, and this Code. 

Staff Finding: These criteria are met or will be met with conditions of approval. 

• 1. The parking lot is served by the Private Drive. All maneuvering will occur within the parking 

lot. 

• 2. The Private Drive was constructed to City standards for the Tractor Supply development. 

• 3. Service drives and aisles will be defined by retaining walls or building walls and will be clearly 

and permanently marked. 

• 4. The parking requirement for furniture stores in Table 16.128.030.A is one space per 750 square 

feet of area, which for the 27,550 square foot store results in a requirement of 36.7 spaces, which 

is rounded up to 37 spaces. The parking plan indicates 44 spaces, including two ADA-compliant 

spaces.  

• 5. Compliance with City construction standards will be a condition of approval.  
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16.128.040 Bicycle Parking Requirements. 

A.    All uses shall provide bicycle parking in conformance with the following standards which are 

evaluated during development review or site design review. 

B.     Number of Bicycle Parking Spaces. The minimum number of bicycle parking spaces required 

for uses is provided in Table 16.128.040.A. 

Staff Finding: This criterion will be met with a condition of approval.  

• For commercial uses, Table 16.128.040.A requires 2 spaces per primary use or 1 space per 5 

vehicle spaces. The 44 proposed parking spaces would require 8.8. rounded up to 9 bicycle spaces. 

25% of the spaces must be long term and 75% must be short term. Short term spaces can be 

outdoors on lockable sheltered racks, as proposed on applicant’s Landscape Plan (Appendix D). 

Long term spaces must be in a lockable enclosure, which may be a secure room inside the store.  
The percentage mix could be interpreted as either 2 long term/7 short term, or 3 long term/6 short 

term. Staff suggests that the choice be the prerogative of the applicant.  

 

Chapter 16.136 Public Facilities Standards 
16.136.010 Purpose and Applicability. 

C.     Standard Specifications. The City shall establish standard construction specifications 

consistent with the design standards of this chapter and application of engineering principles. They 

are incorporated in this Code by reference. 

D.    Conditions of Development Approval. No development may occur unless required public 

facilities are in place or guaranteed, in conformance with the provisions of this Code. 

Improvements required as a condition of development approval, when not voluntarily accepted by 

the applicant, shall be roughly proportional to the impact of development. Findings in the 

development approval shall indicate how the required improvements are roughly proportional to 

the impact. 

Staff Finding: These criteria are met.  

• Although staff anticipates that the applicant will voluntarily accept the improvement requirements,  

the improvements are nonetheless roughly proportional to the impact of the development, in that  

the improvements are confined to the site and the public access areas adjacent to the site and are  

consistent with the Purpose of the chapter and established standard specifications.  
 

16.136.020 Transportation Standards. 

A.    Development Standards. No development shall occur unless the lot or parcel abuts a public or 

private street, other than an alley, for at least 25 feet and is in conformance with the provisions of 

Chapter 16.120, Access and Circulation, and the following standards are met: 

1.     Streets within or adjacent to a development shall be improved in accordance with the 

Comprehensive Plan, Transportation System Plan, and the provisions of this chapter; 

Staff Finding: Street improvements were not specifically noted as required in the pre-application 

conference memo and are not proposed in the application.   
 

J.      Sidewalks, Planter Strips, Bicycle Lanes. Sidewalks, planter strips, and bicycle lanes shall be 

installed in conformance with the standards in Table 16.136.010, applicable provisions of the 
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Transportation System Plan, the Comprehensive Plan, and adopted street plans. Sidewalks are 

required on both sides of all streets (including streets inside easements), except for alley ways and 

walking paths. 

Staff Finding: These criteria are met or will be met by conditions of approval. 

• Existing sidewalks have been constructed on the Private Drive along the west side and north side 

of the site. 

• Improvements along the south side of the development may be required by the Public Works 

Director in accordance with the standards in Table 16.136.010. 

 

X.    Street Light Standards. Street lights shall be installed in accordance with City standards. 

Staff Finding: This criterion will be met by a condition of approval. 

• The Site Design Review Narrative Report (page 6, Subsection J. Outdoor Lighting) states that, 

“Separate street lighting along the existing (east-west) Private Drive and (north-south) Private 

Drive was not included with original road construction or the recent Tractor Supply development 

and none is currently present…If additional street lighting should be required by the City, such 

will be coordinated with PP&L as part of planned lighting D/B construction. 
 

Chapter 16.140 Stormwater and Surface Water Management 
16.140.020 Developments Must Drain Properly. 

A.    All developments must provide an adequate drainage system to prevent the undue detention or 

retention of stormwater or surface water on the development site.  

C.     Whenever practicable, the drainage system of a development must coordinate with and 

connect to the drainage systems or drainage ways on surrounding properties or streets. 

D.    All developments must be constructed and maintained so that adjacent properties are not 

unreasonably burdened with stormwater runoff as a result of the developments. 

16.140.030 Surface Water Management. 

All developments must be constructed and maintained so that impacts to natural and man-made 

drainage ways do not unreasonably burdened upstream or downstream properties with surface water 

flooding as a result of the developments. 

Staff Finding: These criteria are met in the submittal and will be ensured by conditions of approval.  

• As required in the pre-application memo, the application includes the Stormwater Management 

Plan, Technical Memorandum (Stricker Engineering, May 2021) as well as engineered 

stormwater and surface water management system designs in the Civil Site Design plan set. The 

SWMP states on Page 1 that, “As part of the City approval process for the Tractor Supply 

development a Stormwater Management Plan (SWMP) was completed by A.M. Engineering, 

June 30, 2019, that addressed stormwater management interests for all of Lot 1, including the 

east portion. As this plan has been previously approved by the City and references Corps and 

Oregon DSL permitting that encompasses the entire 16.54 acre commercial development, 

stormwater system planning, site engineering and site specific stormwater system designs for the 

east portion of Lot 1 follow the findings and guidance outlined in the referenced 2019 SWMP.”   

 

16.140.040 Erosion and Sediment Control. 
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B.     Erosion and sediment control plans are required by the City as a component of the site plan 

for all plats and all projects which require site plan review. Erosion control plans must be designed 

to the specifications as outlined in this chapter. 

C.     Development of the land may not begin (and no building permits may be issued) until the 

City-appointed engineer approves the erosion control plan. 

Staff Finding: These criteria will be met by conditions of approval. 

• B. The Stormwater Management Plan, Technical Memorandum (Page 5, Subsection 2.4.5) 

states that, “The project will obtain an NPDES 1200-C Permit from DEQ…An ESCP is being 

proposed that follows the guidance outlined in the NPDES 1200-C permit and incorporates 

traditional BMP’s for erosion and sediment control throughout construction.” The SWMP 

contains a NPDES 1200-C permit application and ESCP drawings. 

• C. Reflected in a condition of approval. 

 

Chapter 16.152 Grading, Excavating, and Erosion Control Plans 
16.152.060 Grading Permit Requirements. 

A.    Permits Required. Except as exempted in Section 16.152.040, no person shall do any grading 

without first obtaining a grading permit from the building official. A separate permit shall be 

obtained for each site, and may cover both excavations and fills. 

E.     Regular Grading Requirements. Each application for a grading permit shall be accompanied 

by a plan in sufficient clarity to indicate the nature and extent of the work. 

Staff Finding: These criteria will be met by conditions of approval. 

•  The application packet includes an Excavation and Grading Plan, Technical Memorandum (Stricker 

Engineering, May 2021) which will be subject to the approval of the City Engineer. 

 

Chapter 16.156 Wetland and Riparian Corridor Development Standards 
16.156.030 Wetland Area Development Standards. 

Wetland areas in the City of Warrenton are identified on the 1″ equals 400′ feet maps entitled City of 

Warrenton Wetland Conservation Plan Inventory dated October 17, 1997. These maps show 

approximate wetland boundaries for wetland areas within the Warrenton Urban Growth Boundary. 

B.     Applications to the City of Warrenton for grading or building permits that would authorize 

development within a jurisdictional wetland boundary approved by the Oregon Department of State 

Lands shall contain the following: 

1.     A State of Oregon Wetland Removal-Fill Authorization. 

Staff Finding: This criterion is met. 

• The project holds Department of State Lands Wetland Fill Permit No. 38988-FP. 

 

Chapter 16.192 Large Scale Developments 
16.192.010 Approval Process. 

A.    Large-Scale Development. A development which is: 

3.     A commercial, industrial, public or institutional development which within two calendar 

years will use two or more acres of land or will have buildings with 10,000 square feet or 

more of floor area; 
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B.     Review Type. 

1.     Type III: “1, 2, 3, or combined 1 and 4.” 

Staff Finding: These criteria are met. 

• The project meets the definition of a Large Scale Development, and is subject to a Type III 

review. 

 

16.192.020 General Provisions. 

A.    No permit shall be issued or conditional use application approved for a use defined as a large-

scale development until the Community Development Director or hearings body (as applicable) 

determines that all applicable sections of this Code have been satisfied. 

Staff Finding: This criterion will be met by a condition of approval. 

• The “permit” referenced above is not the Site Design Review approval. Site Design review is not 

a permit, per se, but is the mechanism by which the Community Development Director or the 

hearings body determines satisfaction of the Code requirements. The Site Design Review process 

described below ensures this satisfaction, but that process does not directly permit the development, 

which still needs, in this case, a Type I Permit (a Permitted Use application) as well as grading permits, 

building permits, etc.  

 

16.192.030 Soil Suitability. 

A.    Unless the Community Development Director (Type I or Type II) or hearings body (Type III) 

determines that an adequate detailed soil survey has already been undertaken for the entire portion 

of the site proposed for development, the owner or developer shall have a new soil survey of the site 

prepared to determine if construction on the site would be hazardous to facilities on the parcel or 

to nearby property due to the load bearing capacity of the soils, the potential for wind or water 

erosion, or the wetness or slope characteristics of the soil. 

Staff Finding: This criterion has been met. 

• A geotechnical report which involved a soil survey was completed by Terra Associates, Inc. 

 

16.192.040 Stormwater Management. 

The applicant shall submit a stormwater management plan, which shall meet the criteria of Chapter 

16.140 of this Code, to the City of Warrenton Planning and Building Department for review for the 

proposed development that is prepared by a registered engineer currently licensed in the State of 

Oregon. 

Staff Finding: This criterion is met. 

• The submittal includes a SWMP as described above under Chapter 16.140. 

 

Chapter 16.208 Types of Applications and Review Procedures 
16.208.020 Description of Permit/Decision-Making Procedures. 

C.     Type III Procedure (Quasi-Judicial). Type III decisions are made by: 

1.     The Planning Commission after the mailing of a public notice and publication of notice 

of the hearing. 

Staff Finding: These criteria are met. 

• The mailing and publication of public notices of the hearing are described on Page 1. 
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16.208.050 Type III Procedure (Quasi-Judicial). 

A.    Pre-application Conference. A pre-application conference is required for all Type III 

applications. The requirements and procedures for a pre-application conference are described in 

Section 16.208.070. 

Staff Finding: This criterion is met. 

• A pre-application conference was held on January 20, 2021. The pre-application conference 

memo is attached for reference. 

 

B.     Application Requirements. 

    2.     Content. Type III applications shall: 

 e.     Include an impact study for all Type III applications. The impact study shall 

quantify/assess the effect of the development on public facilities and services. The study 

shall address, at a minimum, the transportation system, including pedestrian ways and 

bikeways, the drainage system, the parks system, the water system, the sewer system, and 

the noise impacts of the development. For each public facility system and type of impact, 

the study shall propose improvements necessary to meet City standards and to minimize 

the impact of the development on the public at large, public facilities systems, and affected 

private property users. 

Staff Finding: This criterion will be met by a condition of approval. 

• The application packet does not contain an impact study as described by the code provision. 

 

 Chapter 16.212 Site Design Review 
16.212.020 Applicability. 

A.    Site design review shall be required for all new developments and modifications of existing 

developments, except for regular maintenance, repair and replacement of materials (e.g., roof, 

siding, awnings, etc.), parking resurfacing, and similar maintenance and repair shall be exempt. 

This applies to all development within the city limits of Warrenton. Site design review ensures 

compliance with the basic development standards of the land use district (building setbacks, lot 

coverage, maximum building height, etc.), as well as the more detailed design standards and public 

improvement requirements in Divisions 2 and 3. 

 

16.212.040 Site Design Review. 

A.    Application Review Procedure. 

1.     Site Design Review—Determination of Type II and Type III Applications. Applications 

for site design review shall be subject to Type II or Type III review, based on the following 

criteria: 

b.     Commercial, industrial, public/semi-public, and institutional buildings (including 

building additions) with: 

ii.     More than 10,000 square feet of gross floor area or developing two or more 

acres of land shall be reviewed as a Type III application. 

Staff Finding: This criterion is met. 
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B.     Application Submission Requirements. All of the following information (subsections (B)(1) 

through (7) of this section) is required for site design review application submittal: 

1.     Proposed Site Plan. The site plan shall contain the following information: 

a.     The proposed development site, including boundaries, dimensions, and gross area. 

b.     Natural land features identified which are proposed to be removed or modified by 

the development, including modifications to existing drainage patterns. 

c.     The location and dimensions of all proposed public and private streets, drives, 

rights-of-way, and easements. 

d.     The location and dimensions of all existing and proposed structures, utilities, 

pavement and other improvements on the site. Setback dimensions for all existing and 

proposed buildings shall be provided on the site plan. 

e.     The location and dimensions of entrances and exits to the site for vehicular, 

pedestrian, and bicycle access. 

f.      The location and dimensions of all parking and vehicle circulation areas (show 

striping for parking stalls and wheel stops, as applicable), and proposed paving 

materials. 

g.     Pedestrian and bicycle circulation areas, including sidewalks, internal pathways, 

pathway connections to adjacent properties, and any bicycle lanes or trails. 

h.     Loading and service areas for waste disposal, loading and delivery. 

i.      Outdoor recreation spaces, common areas, plazas, outdoor seating, street furniture, 

and similar improvements. 

j.      Location, type, and height of outdoor lighting. 

k.     Location of mail boxes, if known. 

l.      Locations, sizes, and types of signs (shall comply with Chapter 16.144). 

m.    The Community Development Director may require studies or exhibits prepared by 

qualified professionals to address specific site features (e.g., traffic, noise, environmental 

features, site drainage, natural hazards, etc.). 

n.     The applicant’s entire tax lot and the surrounding property to a distance sufficient 

to determine the location of the development in the City, and the relationship between the 

proposed development site and adjacent property and development. The property 

boundaries, dimensions and gross area shall be identified. 

o.     Identification of slopes greater than 10%. 

p.     The location, condition (paved, gravel unimproved, etc.) and width of all public and 

private streets, drives, sidewalks, pathways, rights-of-way, and easements on the site and 

adjoining the site. 

q.     Any areas identified as located in a designated floodplain and/or floodway. 

r.      Depict any wetland and riparian areas, streams and/or wildlife habitat areas. 

s.      Site features such as pavement, areas having unique views, and drainage ways, 

canals and ditches. 
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t.      Any designated historic and cultural resources areas on the site and/or adjacent 

parcels or lots. 

u.     The location, size and type of trees and other vegetation on the property. 

v.     North arrow, scale, names and addresses of all property owners. 

w.    Name and address of applicant, project designer, engineer, architect, surveyor, 

and/or planner, if applicable. 

Staff Finding: These criteria are met or will be met with conditions of approval. 

• Studies and exhibits related to the project as noted under item “m” are included in the Submittal 

Package Appendices. 

  

2.     Architectural Drawings. Architectural drawings shall be submitted showing the following 

information from subparagraphs a through c of this paragraph 2, and shall comply with 

Division 3: 

a.     Building elevations with building height and width dimensions. 

b.     Building materials, color and type. 

c.     The name of the architect or designer. 

Staff Finding: These criteria are met. 

• The information under items a-c is contained in the submittals for the subdivision. 

 

3.     Preliminary Grading Plan. A preliminary grading plan prepared by a registered engineer 

shall be required for developments which would result in the grading (cut or fill) of 1,000 cubic 

yards or greater. The preliminary grading plan shall show the location and extent to which 

grading will take place, indicating general changes to contour lines, slope ratios, slope 

stabilization proposals, and location and height of retaining walls, if proposed. Surface water 

detention and treatment plans may also be required, in accordance with Chapter 16.140. 

Staff Finding: This criterion will be met by a condition of approval. 

• The application includes an excavation and grading plan as described above under Section 

16.152.060. The condition will require approval by Public Works.  

 

4.     Landscape Plan. A landscape plan is required and shall comply with Chapter 16.124. 

Staff Finding: This criterion will be met by a condition of approval. 

• The landscape plan requirement is discussed above under Section 16.124.070 New Landscaping. 

 

7.     Letter or narrative report documenting compliance with the applicable approval criteria 

contained in subsection C of this section. 

Staff Finding: This criterion is met. 

• See the attached Site Design Review Narrative Report. 

 

C.     Review Criteria. The Community Development Director shall make written findings with 

respect to all of the following criteria… 

1.     The application is complete, as determined in accordance with Chapter 16.208 and 

subsection B of this section. 
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Staff Finding: This criterion will be met with conditions of approval. 

• The application was deemed sufficiently complete for the purpose of site design review on July 

3, 2021. 

 

2.     The application complies with all of the applicable provisions of the underlying land use 

district (Division 2), including building and yard setbacks, lot area and dimensions, density 

and floor area, lot coverage, building height, building orientation, architecture, and other 

special standards as may be required for certain land uses. 

Staff Finding: These criteria are met. 

• The development standard provisions for commercial uses in the C-1 Zone are covered above 

under Section 16.40.040 and 16.40.050. 

• Building orientation & architecture are covered above under Section 16.116.030 Architectural 

and Site Design Standards.  

 

16.212.060 Development in Accordance with Permit Approval. 

Development shall not commence until the applicant has received all of the appropriate land use and 

development approvals (i.e., site design review approval) and building permits. Construction of public 

improvements shall not commence until the City has approved all required public improvement plans 

(e.g., utilities, streets, public land dedication, etc.). The City may require the applicant to enter into a 

development agreement (e.g., for phased developments and developments with required off-site public 

improvements), and may require bonding or other assurances for improvements, in accordance with 

Section 16.212.050. 

Staff Finding: These criteria are met. 

 

 

CONCLUSION, RECOMMENDATION, AND CONDITIONS OF APPROVAL 

Conclusion and Recommendation 

The findings above demonstrate that the proposed design of the Roby’s Furniture Store development is 

generally consistent with the C-1 zoning district development standards and the design standards of the 

development code. Staff recommends the Planning Commission approve the site design review 

application subject to the following conditions.  

 

Conditions of Approval 

Within 60 days of conditional approval of the site design review: 

1. Provide a landscape plan of street trees and the common areas as required by and compliant with 

Sections 16.124.070 and 16.124.080. The plan shall include planter strips as required by Section 

16.136.020.J and Table 16.136.010. 

2. Indicate locations of street lights on the site plan as required by Section 16.136.020.X. 

3. Provide details on the site plan or on a separate plan the locations, type, and height of outdoor 

lighting to comply with Section 16.116.030.E. 

4. Provide details on the site plan or on a separate plan the locations, sizes and types of signs. 

5. Provide details on the exterior colors to be used, which shall be of low reflectance, subtle, neutral, 

or earth-toned colors. 
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6. Add an additional architectural feature to the south customer entrance to comply with Section 

16.116030.C. 

7. Incorporate at least two community amenities in the site plan as required by Section 16.116.030.D. 

8. Designate a secure enclosure or room within the building for long-term bicycle parking, which 

shall accommodate roughly 25 percent of the bicycle space requirement.   

9. Submit a Permitted Use/Type I application to the Community Development Department for the 

retail use. 

Prior to issuance of grading or building permits: 

10. Provide a copy of the recorded lot line adjustment between Tax Lots 81027AB06400A01 & 

81027AB01600 approved on June 9, 2021. 

11. Record a public access easement covering the driveway if such easement was not required and 

recorded as part of the Tractor Supply development. 

12. Provide to and receive approval from the City Engineer of a grading plan as required by Section 

16.152.060.E. 

13. The City-appointed engineer or the Director of Public Works must approve an erosion and 

sediment control plan. 

14. Obtain a grading permit from the Building Official. 

15. Provide to and receive approval from the City Engineer of an erosion and sediment control plan as 

required by Section 16.140.040. 

16. The project contractor shall secure a permit for work in the public right of way in accordance with 

Warrenton Municipal Code. 

17. Ensure that all required public facilities are in place or are guaranteed as required by Section 

136.010.D. 

General conditions: 

18. Developer shall comply with the comments and conditions contained in the Pre-Application Memo 

dated February 5, 2021, attached to this staff report and incorporated in the Conditions of Approval 

by reference. 

19. Developer shall comply with the comments and conditions contained in the Warrenton Fire 

Department Pre-Application Memo dated February 5, 2021, attached to this staff report and 

incorporated in the Conditions of Approval by reference. 

20. Developer shall comply with the General Notes and Comments provided by the Public Works 

Director in the Roby’s Furniture Planning Review Comments dated August 5, 2021, attached to 

this staff report and incorporated in the Conditions of Approval by reference. 

 

 

ATTACHMENTS 

 

• Site Design Review Application packet (“Complete Book Revised”) 

• Pre-Application Memo dated February 5, 2021 

• Warrenton Fire Department Pre-Application Memo dated February 5, 2021 

• Roby’s Furniture Planning Review Comments dated August 5, 2021 
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DISCLAIMER NOTICE: 
 
 
DISCLAIMER/NOTICE 
to 
RECIPIENTS OF ELECTRONIC/DIGITAL VERSION 
of 
ROBY'S FURNITURE & APPLIANCE STORE 
City of Warrenton, Oregon 
SITE DESIGN REVIEW APPLICATION  
Submittal Package 
June 3, 2021 
 
Note: As required by the City of Warrenton, Roby's Furniture provided  three (3) "hard" copies of required 
submittal materials, on June 3, 2021 via hand delivery by Kyle Langeliers.   Each Submittal Package 
included, 1) a three ring binder with completed/signed forms, Narrative Report and other supporting 
reports and information, including reduced size copies of plans, and 2) a set of  Full Size Plans.  These 
hard copy documents included the correction of three minor typographical errors of plan drawing titles 
that were discovered after printing. Corrections of these typographical errors were made manually on the 
submitted "hard-copy" documents and may not be apparent in subsequent electronic/digital versions.   
 
At the City's request, an electronic/digital version of submitted materials has been provided by the 
applicant, for City convenience of materials distribution. If you are a recipient of the electronic version, 
please be aware that the following discrepancies may exist between originally submitted "hard-copy" 
materials and the subsequent, electronic/digital version: 
 
    1) Signatures--Applicant signature on cover letter and forms may appear differently on electronic 
versions. 
    2) "EXISTING CONDITIONS AND TOPOGRAPHY" Drawing--Copy of drawing by Terra Calc Land 
Surveying should be labeled as "SHT C4.1". 
    3) "Drawing No: C6.1"--Title should read "SITE FILL, SURCHARGE & PRELOADING PLAN" 
(correction from "SITE EXCAVATION PLAN"). 
    4) "ESCP BUILDING CONSTRUCTION" Drawing--Should be numbered as "Drawing No: C14.3" 
(Correction from C14.2). 
    5) Other potential formatting anomalies that might occur in electronic/digital file transfer, download or 
printing, beyond the control of the applicant. 
 
If you should have any questions about the electronic/digital version you have received of the subject 
materials, please contact: Janice Weese, City of Warrenton, Building & Planning Department: e-mail, 
"buildingclerk@ci.warrenton.or.us"; phone: (503) 861-0920.  
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