SILVERTON PLANNING COMMISSION
REGULAR MEETING
SILVERTON COMMUNITY CENTER
421 S. WATER STREET
FEBRUARY 10, 2015 - 7:00 PM

AGENDA
I.

ROLL CALL:

II.

MINUTES:
Approve Minutes from the Meeting held January 13, 2015.

III.

BUSINESS FROM THE FLOOR:
Items not on the Agenda.

IV.

PUBLIC HEARINGS:

4.1 Subdivision Application, SU-15-01, 1609 North Second Street
A Subdivision application request to divide two lots into eight lots at 1609 North Second
Street. Located on the west side of North Second Street between Hobart Road and
Jefferson Street at 1609 North Second Street, Marion County Assessor’s Map
061W27DA, Tax Lots 00400 & 00500. Applicant is Dale Van Ledegraf, 5514
Commercial Street SE, Salem OR 9730.
4.2 Design Review Application, DR-15-01 120 C Street O’Reilly Auto Parts
A Design Review Application to construct a new 7,385 square foot commercial building
at 120 C Street. The use of the building will be a retail sales auto parts store. Located
at 120 C Street on the east side of the intersection of C Street and North Water Street,
Marion County Assessor’s Map 061W34AD Tax Lot 01200. Applicant is O’Reilly Auto
Parts, PO Box 06116 Chicago, IL 60606.
V.

REPORTS AND COMMUNICATIONS:
 DLCD online training

VI.

ADJOURNMENT:

Written comments may be filed with the Community Development Department, prior to the Public Hearing or you may
attend the Hearing and testify in person or in writing on these applications. Additional information and/or review of
this application may be obtained at Silverton City Hall, 306 South Water Street or by contacting the Community
Development Department at (503) 874-2207. Copies of the staff report will be available seven (7) days prior to the
public hearing. All documents will be available on our website at www.silverton.or.us.
AMERICANS WITH DISABILITIES ACT: The City of Silverton intends to comply with the A.D.A. The meeting
location is accessible to individuals needing special accommodations such as a sign language interpreter,
headphones, or other special accommodations for the hearing impaired. To participate, please contact the City Clerk
at 503-874-2216 at least 48 hours prior to the meeting.
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CITY OF SILVERTON
PLANNING COMMISSION MINUTES
Drafted for approval; subject to change and/or correction
7:00 P.M.

January 13, 2015

The Planning Commission of the City of Silverton met at the Silverton Community Center on January
13, 2015 at 7:00 PM with Chairman Clay Flowers presiding.
I.

ROLL CALL:
Present

Absent

X
X
X
X
Excused
X
X

Chairman Clay Flowers
Vice Chairman Gus Frederick
Stacy Posegate
Jeff DeSantis
Joseph Pelletier
Gary McKeon
Phillip Appleton

STAFF PRESENT:
Community Development Director, Jason Gottgetreu

II.

MINUTES FROM THE MEETING HELD DECEMBER 9, 2014:
Commissioner Posegate, noted page 4 and asked to omit the sentence, “Commissioner Posegate
said that O’Reilly’s Auto Parts came to the Commission with a building design that meets the
Code requirements”.
COMMISSIONER POSEGATE MOVED TO APPROVE THE MINUTES OF THE
MEETING HELD ON DECEMBER 9, 2014.
VICE CHAIRMAN FREDERICK
SECONDED THE MOTION AND IT CARRIED SIX TO ONE. COMMISSIONER
MCKEON ABSTAINED

III.

BUSINESS FROM THE FLOOR:
There were no comments.

IV.

AGENDA ITEMS:
4.1

Appoint a Chairman and Vice-Chairman

COMMISSIONER DESANTIS MOVED TO APPOINT COMMISSIONER CLAY
FLOWERS AS THE CHAIRMAN. VICE CHAIRMAN FREDERICK SECONDED THE
MOTION AND IT CARRIED UNANIMOUSLY.
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COMMISSIONER DESANTIS MOVED TO APPOINT COMMISSIONER GUS
FREDERICK AS THE VICE CHAIRMAN. COMMISSIONER MCKEON SECONDED
THE MOTION AND IT CARRIED UNANIMOUSLY.
V.

REVIEW GENERAL COMMERCIAL DISTRICT DESIGN STANDARDS:
Community Development Director Gottgetreu displayed a presentation to the Commission. He
said the Commission requested to review the General Commercial District Design Standards,
and expressed an interest in additional architecture detailing and design for buildings.
Community Development Director Gottgetreu presented several pictures of existing buildings in
Silverton to identify a baseline of what features the Commission likes or does not like. He said
some cities have adopted a certain color palette. Commissioner DeSantis asked if and how the
Commission would omit certain design elements they do not prefer from the Code. The
Commission discussed other Cities, such as Mt. Angel and Sisters where there are consistent
design elements.
Commissioner Posegate said she enjoys the design of the Maps Credit Union building.
Community Development Director Gottgetreu displayed a photo of Willamette Valley Bank and
described the patterns of split face and smooth face block. Commissioner McKeon noted that
there are vertical and horizontal offsets, and he said typically both are needed.
The Commission discussed various elements within Silverton that they prefer, and considered
how to include those standards in the Code so that it is prohibitive to businesses. The
Commission concurred that they prefer more natural looking material. Chairman Flowers stated
that the CC and R’s in his neighborhood require each house to have 100- square feet of brick or
stone appearance on the front of the house. He said that houses are all different but met the
requirement. Commissioner Posegate indicated she would like to include designs that are
timeless. Commissioner DeSantis said he thinks that Silverton has more of a craftsman theme.
Commissioner Appleton said the area near C and Water Streets is closer to what the Downtown
District should look like and suggested to gradually transition the building designs as they move
further out from the downtown area. Commissioner McKeon noted that there should be
something in the standards that indicate equipment such as cooling equipment is screened and
not visible to the public. Community Development Director Gottgetreu said that condition is
included in the Code. The Commission considered whether a mural could be placed on the side
of a building to offset some of the conditions in place. The Commission continued to review the
slides and questioned whether to include color palettes in the design standards.
The Commission reviewed the area near Roth’s grocery store and discussed the possibility of
converting a residential building into a business. Community Development Director Gottgetreu
said that residences in commercial districts have a special status where it is an existing permitted
use. He said the General Commercial District allows stand-alone residences as a Conditional
Use. He said converting a residence into a commercial use would have to go through the Plan
Review process.
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Commissioner DeSantis said the Code indicates that landscaping trees must be three-inch
caliber, and he asked how long must they be in the ground before they can be removed.
Community Development Director Gottgetreu said the landscaping has to be maintained in
accordance with the standards. He said street trees are under City jurisdiction. He said if it is a
requirement of a condition of approval and the trees are removed, then the minimum landscaping
requirements must be met. The Commission considered adding an approved alternative if those
trees were removed. Commissioner Appleton said he is not sure a property owner should be
restricted, and suggested that such clause state something like, “must be replaced with a
reasonable tree/alternative.”
The Commission discussed meeting monthly to review the design standards. They decided to
begin Work Sessions with Tuesday, February 24. Chairman Flowers asked Community
Development Director Gottgetreu to see if the Commission and the Council should meet in a
joint Work Session.
VI.

ADJOURNMENT:
The meeting was adjourned at 9:10 P.M.
City of Silverton Planning Commission
Respectfully submitted,

/s/Lisa Figueroa
Community Development Administrative Assistant
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City of Silverton
Community Development
306 South Water Street
Silverton, OR 97381

APPLICANT:
DALE VAN LEDEGRAF
5514 COMMERCIAL STREET SE
SALEM, OR 97306

PC STAFF REPORT

APPLICANT’S REPRESENTATIVE
PROJECT DELIVERY GROUP

PROCEDURE TYPE III

3150 22ND STREET SE
SALEM, OR 97302

FILE NO. SU-15-01

CONTACT PERSON:

LAND USE DISTRICT:
R-1, SINGLE FAMILY RESIDENTIAL

PROPERTY OWNER:

MATT HENDRICK, 503-364-4404

PROPERTY DESCRIPTION:
ASSESSOR MAP#: 061W27DA
LOTS#: 00400 & 00500
SITE SIZE: 1.98 ACRES
ADDRESS: 1609 N 2ND STREET

DALE VAN LEDEGRAF
5514 COMMERCIAL STREET SE
SALEM, OR 97306

LOCATION: LOCATED ON THE WEST SIDE OF
NORTH SECOND STREET BETWEEN HOBART
ROAD AND JEFFERSON STREET

PROPOSED DEVELOPMENT ACTION: SUBDIVISION APPLICATION REQUEST TO DIVIDE TWO LOTS INTO EIGHT
LOTS AT 1609 NORTH SECOND STREET. THE SITE CONTAINS A TOTAL AREA OF 1.98 ACRES AND WILL BE
DIVIDED INTO EIGHT LOTS RANGING IN SIZE FROM 7,001 SQUARE FEET TO 8,000 SQUARE FEET.

DATE: __2-3-2015_
Attachments

A.
B.
C.
D.
E.
F.
G.

Vicinity Map and Site Plan
Applicant’s Findings
Conditions of Approval
Staff Report
Testimony
Appeal Information
General Design Requirements and Policies
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ATTACHMENT A: VICINITY MAP & SITE PLAN
Case File: SU-15-01
Vicinity Map and Surrounding Land Use Districts
North – R-1, Single Family Residential
East – R-1, Single Family Residential
South – R-1, Single Family Residential
West – GC, General Commercial
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Site Plan
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ATTACHMENT B: APPLICANT’S FINDINGS
RESPONSES TO REVIEW CRITERIA
AS SPECIFIED IN THE SUBDIVISION APPLICATION
1. The proposed preliminary plat complies with the applicable Developmental Code sections
and all other applicable ordinances and regulations. At a minimum, the provisions of this
Article, and applicable chapters and sections of Article 2 (Land Use Districts) and Article 3
(Design Standards) shall apply. Where a variance is necessary to receive plat approval, the
application shall also comply with the relevant sections of Article 5.
a. 2.2.110 Residential districts – Allowed land uses. Table 2.2.110.A identifies the
land uses that are allowed in the residential districts. The City of Silverton
Comprehensive Plan designation is Single Family Residential, the Zone is R-1
(Single Family Residential). The proposed development will be single family
detached development.
b. 2.2.120 Residential districts – Development standards. Table 2.2.120.A
identifies the development standards for residential districts. The Min. and Max.
Density (DU/acre) is 2 – 6 DU/acre. The proposed development will be
approximately 4 DU/acre. As a result, the proposed subdivision meets the criteria.
c. 2.2.120 Residential districts – Development standards. Table 2.2.120.A
identifies the development standards for residential districts. The Minimum Lot Area
is 7,000 sq. ft interior and 8,000 sq. ft corner for Zone R-1. The proposed
residential lots, as shown on the preliminary plat, meet these requirements. The two
lots proposed to be used as stormwater treatment and storage do not meet this size
requirement. These are not proposed for any purpose but to be owned by the city
and utilized for stormwater management. As a result, the proposed subdivision
meets the criteria.
Table 2.2.120.A identifies the development standards for residential districts. The
Minimum Lot Width is 50 ft. and the Minimum Lot Depth is 60 ft. for Zone R-1. The
proposed residential lots, as shown on the preliminary plat, have a minimum width
of approximately 80 ft. and a minimum depth of approximately 74 ft. The minimum
flag pole width at the cul-de-sac will be approximately 35 ft. The two lots proposed
to be used as stormwater treatment and storage do not meet the width requirement.
These are not proposed for any purpose but to be owned by the city and utilized for
stormwater management. As a result, the proposed subdivision meets the criteria.
d. 2.5 Floodplain Overlay District. The proposed subdivision is not located inside a
floodplain.
e. 2.6 Hillside Protection Overlay District. The proposed subdivision is not located
inside the district.
f. 2.7 Wetlands and Riparian Overlay District. The proposed subdivision does not
contain any wetlands or is located in a riparian corridor.
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g. 2.8 Public Overlay District. The proposed subdivision is not located in a riparian
corridor.
h. 3.1.100 Access and Circulation. The proposed subdivision abuts Second Street
North along the westerly side. This street is identified as a Collector road in the
City of Silverton’s TSP. An urban half street section or suitable equivalent that
satisfies the City’s requirements will be constructed. This will include an additional
pavement width, curb and gutter, sidewalk and any other required amenities. The
current right-of-way width is 50-feet. The requirements for a Collector is 70 feet
per the TSP. An additional 10-feet of right-of-way will be dedicated along the lot
frontage to meet the half width requirements for a Collector.
A new cul-de-sac meeting the City of Silverton Design Standards, connecting to
Second Street is proposed to serve the new lots. This street will be developed with a
50 foot right-of-way, a 28 foot pavement width, curb and gutter and sidewalk. The
cul-de-sac will have a 42 foot radius, curb and gutter and curb line sidewalk. In
addition, an 8 foot wide sidewalk is proposed, as required in the previous approval
for this site. I will be located between proposed lots 5 & 6 to provide connectivity
between the development and the adjoining property to the west.
All lots for the proposed subdivision will be provided driveway accesses from the
cul-de-sac that meet the standards of Chapter 3.1.
As a result of the above, the proposed subdivision meets the criteria of Chapter 3.1.
i. 3.2.200 Landscape Conservation. The existing landscape of the site is
predominately grass with some brush. There are no significant existing trees on the
site that would require preservation or protection. As a result, the proposed
subdivision meets the criteria.
j. 3.2.200 Street Trees. Street trees will be planted per the requirements of this
section. As a result, the proposed subdivision meets the criteria.
k. 3.3.300 Automobile Parking Standards. Each lot is anticipated to have driveway
and garage parking capabilities for two vehicles. In addition, the street section will
be at a width that allows for on street parking. As a result, the proposed subdivision
meets the criteria.
l. 3.4.100 Transportation Standards.
o Each lot will have frontage on an approved public street.
o The internal cul-de-sac street proposed for this land division will be fully
improved as required by the City of Silverton Design Standards.
o The proposed internal cul-de-sac street and the widening of Second Street
North will be dedicated to the City of Silverton.
o All new streets and street widening will be paved in accordance with the
City of Silverton Design Standards.
As a result, the proposed subdivision meets the criteria.
m. 3.4.200 Public use (park) areas. The City of Silverton Park Master Plan does not
show a park on this site. As a result, the proposed subdivision meets the criteria.
5 of 28
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n. 3.4.300 Sanitary sewers, water, street lights and fire protection. The proposed
development will have sanitary sewer, water, street lights and fire protection
constructed in accordance with the City of Silverton Design Standards. As a result,
the proposed subdivision meets the criteria.
o. 3.4.400 Storm drainage and erosion control. The proposed development with
have a storm drainage system constructed and provide erosion control in
accordance to the City of Silverton’s Storm Drainage Master Plan and Public
Works Design Standards. As a result, the proposed subdivision meets the criteria.
p. 3.4.500 Storm drainage and erosion control. The proposed development with
have sidewalk running parallel to the street and in accordance to the City of
Silverton’s design standards. An 8 foot wide sidewalk within a 20 foot wide
easement is proposed, as required in the previous approval for this site, between
proposed lots 5 & 6 to provide connectivity between the development and the
adjoining property to the west. As a result, the proposed subdivision meets the
criteria.
q. 3.4.600 Utilities Utilities will be constructed in accordance to the Silverton
Municipal Code and the City of Silverton’s design standards.
r. 3.4.700 Construction plan approval and assurances Prior to start of construction
of the required improvements, the development will obtain approved plans with
permit and provide any necessary performance guarantee for the installation of the
improvements. Installation shall conform to 3.4.800 of the Silverton Municipal
Code. As a result, the proposed subdivision meets the criteria.
s. 3.4.900 Easements A 10 foot wide utility easement that parallels the right-of-way
will be dedicated for franchise utilities.
2. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and surface water
management facilities are laid out so as to conform or transition to the plats of subdivisions
already approved for adjoining property or to provide for logical extension to future
properties as to width, general direction and in all other respects. All proposed public
improvements and dedications are identified on the preliminary plat.
3. The proposed subdivision is not located within an Overlay Zone or previously approved
Planned Development.
4. Any required State or federal permits will be obtained and evidence provided prior to plat
approval. An Oregon DEQ 1200-C permit will be obtained prior to start of construction.
No wetlands have been identified on the site.
5. There is existing public sanitary sewer and water along Second Street that is at a size and
depth to be able to connect and serve the proposed development. A storm water
conveyance system will be constructed on the site that will meet the requirements of the
Storm Water Master Plan and drain into the existing system along Second Street. There is
existing private utilities along the westerly side of Second Street that will provide a
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connection point for services to the development. Second Street has the capacity to serve
the development and will be improved to the City of Silverton’s standards along the
frontage.
6. Review Criteria #6 is not applicable.

STANDARDS
1. All lots will comply with the requirements for lot area, setback and dimensional
requirements in Article 2 and identified in 1.c in the response to criteria statement above.
All lots will have frontage on an approved public street that connects to Second Street. All
street improvements will be in accordance with the City of Silverton’s Design Standards
and approved per 3.4.700 of the Municipal Code.
2. The lots will meet the required lot area and dimensional requirements of Article 2 allowing
for a standard single family residential house to be constructed on the lots at the required
set back distances from all sides of the proposed housing unit.
3. A new cul-de-sac meeting the City of Silverton Design Standards, connecting to Second
Street is proposed to serve the new lots. This street will be developed with a 50 foot rightof-way, a 28 foot pavement width, curb and gutter and sidewalk. The cul-de-sac will have a
42 foot radius, curb and gutter and curb line sidewalk. All lots for the proposed subdivision
will be provided driveway accesses from the cul-de-sac that meet the standards of Chapter
3.1. As a result of the above, the proposed subdivision meets the design standards of
Chapter 3.1.
4. Any required landscaping along the abutting properties will be installed or constructed to
meet the requirements of Chapter 3.1 of the Municipal Code.
5. No buildings will be located more than 150 feet from a public right-of-way.
6. All lots will have a single driveway. No common driveways will be necessary.
7. All applicable engineering design standards for streets, utilities, surface water management
and can be met. The public facilities will conform to the requirements of Chapter 3.4 of the
Municipal Code and be approved per Section 3.4.700.
8. The proposed subdivision is not located within a floodplain. The City of Silverton Park
Master Plan does not show a park on this site.
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ATTACHMENT C: CONDITIONS OF APPROVAL
1. All improvements on the site shall be in substantial conformance to the submitted plans

taking all conditions of approval and Attachment G into account.
2. All applicable building permits shall be obtained prior to any work that requires a building
permit.
3. Applicant will be required to dedicate 10 feet of right-of-way and construct road
improvements to City standards with a 5’ wide sidewalk located 1’ off property line, 4.5’
planter, Type A curb & gutter, and AC replacement to existing centerline of road.
4. All corner lots adjacent to collectors shall have driveways on the adjacent side street and as
far from the intersection as possible.
5. The developer shall provide all street signing, no-parking signing and striping per City

Engineer’s requirements. All required pavement markings shall be completed in
conjunction with any conditioned street improvements and comply with the current edition
of the Manual on Uniform Traffic Control Devices and City of Silverton standards.
6. The cul-de-sac shall have a 48’ radius or be another type of approved turnaround

determined by the Fire District.
7. In accordance with SMC 13.70.110 this development is not exempt from Transportation

SDC charges. Therefore all lots will be required to pay a transportation SDC charge at the
time when a building permit is issued.
8. Front yard landscaping meeting development code standards shall be provided for the all

new dwellings within 6 months of occupancy.
9. Street trees shall be spaced so that there is at least one tree planted for every 35 feet of

street frontage along the new public street and North Second Street, except where existing
utilities, vision clearance requirements or similar factors preclude such spacing.
10. The developer shall be responsible for planting street trees, including soil preparation,
ground cover material, staking, and temporary irrigation for one year after planting. The
developer shall also be responsible for tree care (pruning, watering, fertilization, and
replacement as necessary) during the first two years after planting, after which the adjacent
property owners shall maintain the trees.
11. The City shall require the developer to provide a performance and maintenance bond or
cash deposit in an amount determined by an estimate provided by the developer or by the
community development director, to ensure the planting of the tree(s) and care during the
first year after planting.
12. The type of street trees along the new public street shall be listed in the Silverton
Recommended Street Trees for Planting in 3’ to 4’ Parking Strips.
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13. 2 off-street parking spaces shall be provided for all new dwellings.
14. A new 8” sanitary main shall be constructed to serve all lots with the end manhole in
pavement at the cul-de-sac.
15. The project will be required to extend an 8-inch line within the new proposed local street to
serve all lots. Fire hydrants shall be located at the entrance to the subdivision and at the end
of the line within the cul-de-sac.
16. Any new dwellings will have to pay all applicable sanitary sewer and water SDC fees
during the building permit process.
17. Storm improvements and detention shall be provided per City Standards. Detention ponds
will not be accepted. The developer shall install adequate storm lines and storm laterals to
each lot to accommodate roof drains and house low point drain.
18. Prior to issuance of a permit to construct storm sewer and connect to the existing public
storm system, the developer’s engineer must submit a detailed plan of the drainage basin
used in the calculations which is acceptable to the City’s Public Works Director showing
storm drain pipe sizes, slopes, invert elevations, and materials. Additional detail drawings
and calculations must be submitted for connections to the existing system. Also submit
design calculations used to determine drainage quantities and pipe sizes. Downstream
conveyance is limited, the design engineer will be required to provide an analysis of the
downstream system (N. Side of Hobart Rd.) to ensure it can handle the added flow, or
determine if additional improvements are needed.
19. In accordance with SMC 13.70.110 this development is not exempt from storm SDC
charges. Therefore all new dwellings will be required to pay a stormwater SDC charge at
the time when a building permit is issued.
20. All utilities to the project shall be underground services. No overhead crossings of public
right of way shall be approved by the city.
21. Construction plans meeting City of Silverton Public Works Standards shall be submitted
and approved prior to the issuance of any development permits.
22. Any improvements that are to be installed shall conform to the requirements of this
Chapter, the approved construction plans, and to improvement standards and the
specifications adopted by the City.
23. The applicant shall dedicate a 10’ wide public utility easement along all street right-ofways.
24. Any federal or State permits that may be required as part of this development shall be
obtained prior to final plat approval.
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25. Any new development will have to pay all applicable park SDC fees to meet this
requirement during the building permit process.
26. The City will review the final plat as a Type I procedure and will not grant approval unless
all require conditions are met. The final plat shall be submitted within three years of the
approval of the preliminary plat.
27. A performance guarantee in accordance with section 4.3.180 will be required prior to
issuance of any Public Works permits.
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ATTACHMENT D: STAFF REPORT, SU-15-01
I. REVIEW CRITERIA
A. General Review Criteria. The city shall consider the following review criteria and may
approve, approve with conditions, or deny a preliminary plat based on the following; the
applicant shall bear the burden of proof.
1. The proposed preliminary plat complies with the applicable development code sections and
all other applicable ordinances and regulations. At a minimum, the provisions of this
article, and the applicable chapters and sections of Article 2, Land Use (Zoning) Districts,
and Article 3, Community Design Standards shall apply. Where a variance is necessary to
receive preliminary plat approval, the application shall also comply with the relevant
sections of Article 5;
2. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and surface water
management facilities are laid out so as to conform or transition to the plats of subdivisions
already approved for adjoining property or to provide for logical extension to future
properties as to width, general direction and in all other respects. All proposed public
improvements and dedications are identified on the preliminary plat;
3. If any part of the site is located within an overlay zone, or previously approved planned
development, it shall conform to the applicable regulations and/or conditions;
4. Evidence that any required state and federal permits have been obtained, or shall be
obtained before approval of the final plat;
5. Evidence that improvements or conditions required by the city, road authority, county,
special districts, utilities, and/or other service providers, as applicable to the project, have
been or can be met; and
6. If applicable, all proposed private common areas and improvements (e.g., homeowner
association property) are identified on the preliminary plat, and appropriate covenants,
conditions and restrictions (CC&Rs) are provided.
B. Layout and Design of Streets, Blocks and Lots. All proposed blocks (i.e., one or more lots
bound by public streets), lots and parcels conform to the specific requirements below:
1. All lots shall comply with the lot area, setback, and dimensional requirements of the
applicable land use district (Article 2), and the standards of SDC 3.4.100(G), Subdivision
Street Connectivity.
2. Setbacks shall be as required by the applicable land use district (Article 2).
3. Each lot shall conform to the standards of Chapter 3.1 SDC, Access and Circulation.
4. Landscaping or other screening may be required to maintain privacy for abutting uses. See
Article 2, Land Use (Zoning) Districts, and Chapter 3.2 SDC, Landscaping, Street Trees,
Fences and Walls.
5. In conformance with the International Fire Code, a 12-foot-wide paved fire apparatus
access drive within a 20-foot fire apparatus lane shall be provided to serve all portions of a
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building that are located more than 150 feet from a public right-of-way or other approved
access drive. See also Chapter 3.1 SDC, Access and Circulation.
6. Where a common drive is to be provided to serve more than one lot, a reciprocal easement
that will ensure access and maintenance rights shall be recorded with the approved
subdivision or partition plat.
7. All applicable engineering design standards for streets, utilities, surface water management,
and easements shall be met.
C. Open Space and Park Dedication. Requirements for open space and/or park dedication, as
provided in SDC 3.4.200, Public use areas, and SDC 4.3.110(J), Floodplain, Park, and Open
Space Dedication, are met.
D. Conditions of Approval. The city may attach such conditions as are necessary to carry out
provisions of this code, and other applicable ordinances and regulations, and may require
reserve strips be granted to the city for the purpose of controlling access to adjoining
undeveloped properties. See Chapter 3.4 SDC, Public Facilities.
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II. APPLICABLE STANDARDS
A. Silverton Development Code (SDC):
Article 4 – Administration of Land Use Development
Section 4.1.300 Type II Procedure (Limited Land Use Decision)
Section 4.3.140 Review Criteria: Preliminary Plat
Section 4.3.170 Public Improvements Required
Section 4.3.180 Performance Guarantee
Article 2 – Land Use Districts
Section 2.2.110 Residential Districts – Allowed Land Uses
Section 2.2.120 Residential Districts – Development Standards
Section 2.2.130 Residential Districts – Setback Yards and Build-To Line
Section 2.2.160 Residential Districts – Lot Coverage
Article 3 – Community Design Standards
Section 3.1.200 Vehicle Access and Circulation
Section 3.2.300 Landscaping
Section 3.2.400 Street Trees
Section 3.3.300 Automobile Parking Standards
Section 3.4.100 Transportation Standards
Section 3.4.300 Sanitary Sewers, Street Lights
Section 3.4.400 Storm Drainage and Erosion Control
Section 3.4.500 Sidewalks
Section 3.4.600 Utilities
Section 3.4.700 Construction Plan Approval and Assurances
Section 3.4.800 Installation
Section 3.4.900 Easements
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III. FINDINGS
A. Background Information:
1. The applicant submitted a Subdivision application request to divide two lots into eight
lots at 1609 North Second Street. The site contains a total area of 1.98 acres and will
be divided into eight lots ranging in size from 7,001 square feet to 8,000 square feet.
2. The subject property has frontage along North 2nd Street, a collector roadway under
Silverton jurisdiction. The site is zoned R-1, Single Family Residential.
3. No citizen testimony was received.
B. Silverton Development Code:
1. Article 4 – Administration of Land Use Development
Section 4.1.400

Type III Decision Requirements

Findings: This application is being review as a Type III procedure. A public notice for
this request was mailed to all property owners within 700 feet of the site on January 21,
2015. The property was posted on January 30, 2015. A notice was published in January
28th edition of the Silverton Appeal. The Planning Commission is meeting in a duly
advertised meeting on February 10th to consider the application.
Section 4.3.140

Review Criteria: Preliminary Plat

A. General Review Criteria. The City shall consider the following review criteria and may
approve, approve with conditions or deny a preliminary plat based on the following:
1. The proposed preliminary plat complies with the applicable Development Code
sections and all other applicable ordinances and regulations. At a minimum, the
provisions of this Article, and the applicable chapters and sections of Article 2
(Land Use Districts) and Article 3 (Design Standards) shall apply. Where a
variance is necessary to receive preliminary plat approval, the application shall
also comply with the relevant sections of Article 5;

Findings: This review is being undertaken to ensure the proposed preliminary plat
complies with the applicable Silverton Development Code (SDC) sections and all other
applicable ordinances and regulations. The applicable SDC sections are listed above and
are all addressed in the staff report. The proposal has either been found to be compliant
with the applicable criteria and standards or conditions have been placed on the proposal to
achieve compliance. The proposal meets Criterion 1 based on the affirmative findings
found in the staff report that address all applicable SDC sections.
Article 2 – Land Use Districts
Section 2.2.110

Residential Districts – Allowed Land Uses

Findings: The proposal is to subdivide the site into 8 lots to be developed with single
family dwellings. Single family homes are allowed outright in the R-1 zone. All
14 of 28

18

improvements on the site shall be in substantial conformance to the submitted plans taking
all conditions of approval and Attachment F into account (Condition 1). All applicable
building permits shall be obtained prior to any work that requires a building permit
(Condition 2). The standard is met.
Section 2.2.120

Residential Districts – Development Standards

Findings: The site will be subdivided into 8 lots. The lots range in size from 7,001 square
feet to 8,000 square feet. The minimum lot area for interior lots is 7,000 square feet and
the minimum lot area for corner lots is 8,000 square feet. The proposed lots meet the
minimum area standards. The minimum lot width is 50 feet. Width is measured at the
front setback. The proposed lots meet the minimum width standards. The minimum lot
depth is 60 feet. Lots 3 and 8 are irregular in shape due to the cul-de-sac curve. The
eastern lot depth is 74.9 feet and the western lot depth is 59.15 feet. The SDC does not
define how to measure lot depth on irregularly shaped lots. The intent of the regulation is
to ensure an adequate building envelope. The lots are 104 feet wide with the eastern 75’
exceeding the 60’ lot depth, ensuring an adequate building envelope of 2,400 square feet in
the described area. The average lot depth for lots 3 and 8 is 67 feet. Given the SDC does
not define a means of measurement, the average lot depth is 67 feet and an adequate
building envelope exists, the Community Development Director is interpreting the standard
as met. The applicant submitted a development plan that indicates each lot will contain an
adequate building envelope given the setbacks in the R-1 zone. The standards are met.
Section 2.2.130

Residential Districts –Setbacks Yards

Residential setback yards provide space for private yards and building separation for fire
protection/security, building maintenance, sunlight and air circulation.

Findings: The applicant submitted a development plan that indicates each lot will contain
an adequate building envelope given the setbacks in the R-1 zone, thereby meeting the
standard.
Section 2.2.160

Residential Districts – Lot Coverage

The maximum allowable lot coverage shall be as provided in Table 2.2.120. Lot coverage
by buildings is calculated as the percentage of a lot or parcel covered by buildings and
structures exceeding thirty (30) inches above grade, including enclosed and unenclosed
structures (as defined by the foundation plane)

Findings: Any new development will be required to meet lot coverage standards. The
development plan submitted indicates meeting lot coverage standards is feasible.
Article 3 – Community Design Standards
Section 3.1.200

Vehicular Access and Circulation

This Section implements the access management policies of the City of Silverton
Transportation System Plan. The intent of this Section is to manage vehicular access and
on-site circulation to ensure the continued operational safety, capacity and function of the
transportation system.
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Findings: N. 2nd Street is a collector street under City of Silverton jurisdiction. The
current right-of-way width is 50 feet and approximate pavement width is 20 feet. Collector
streets (w/TL, w/BL, w/PK) require a minimum 70 feet of right-of-way and 38 feet of
pavement. Applicant will be required to dedicate 10 feet of right-of-way and construct
road improvements to City standards with a 5’ wide sidewalk located 1’ off property line,
4.5’ planter, Type A curb & gutter, and AC replacement to existing centerline of road
(Condition 3). All corner lots adjacent to collectors shall have driveways on the adjacent
side street and as far from the intersection as possible (Condition 4).
The proposed new local street is proposed to be 28’ curb to curb and shall be signed “No
Parking” on one side. The developer shall provide all street signing, no-parking signing
and striping per City Engineer’s requirements. All required pavement markings shall be
completed in conjunction with any conditioned street improvements and comply with the
current edition of the Manual on Uniform Traffic Control Devices and City of Silverton
standards (Condition 5). The cul-de-sac shall have a 48’ radius or be another type of
approved turnaround determined by the Fire District (Condition 6).
In accordance with SMC 13.70.110 this development is not exempt from Transportation
SDC charges. Therefore all lots will be required to pay a transportation SDC charge at the
time when a building permit is issued (Condition 7). The standard is met.
Section 3.1.300

Pedestrian Access and Circulation

Findings: The site plan contains an 8’ pedestrian walkway within a 20’ public access
easement at the terminus of the cul-de-sac. This will connect the existing development
with the commercially zoned property to the west that will allow pedestrian access to any
future development. The standard is met.
Section 3.2.300

Landscaping

Residential, Single-Family. All front yards (exclusive of access ways and other permitted
intrusions) are required to be landscaped with one tree at least six feet in height (two-inch
minimum caliper) and two five-gallon shrubs or accent plants per 1,000 square feet of
required yard area with the remaining area to be treated with an attractive ground cove

Findings: Front yard landscaping meeting development code standards shall be provided
for the all new dwellings within 6 months of occupancy (Condition 8).
Section 3.2.400

Street Trees

Street trees shall be planted in all new subdivisions and any project classified as a major
project.

Findings: Street trees shall be spaced so that there is at least one tree planted for every 35
feet of street frontage along the new public street and North Second Street, except where
existing utilities, vision clearance requirements or similar factors preclude such spacing
(Condition 9). The developer shall be responsible for planting street trees, including soil
preparation, ground cover material, staking, and temporary irrigation for one year after
planting. The developer shall also be responsible for tree care (pruning, watering,
fertilization, and replacement as necessary) during the first two years after planting, after
which the adjacent property owners shall maintain the trees (Condition 10). The City shall
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require the developer to provide a performance and maintenance bond or cash deposit in an
amount determined by an estimate provided by the developer or by the community
development director, to ensure the planting of the tree(s) and care during the first year
after planting (Condition 11). The type of street trees along the new public street shall be
listed in the Silverton Recommended Street Trees for Planting in 3’ to 4’ Parking Strips
(Condition 12).
Section 3.3.300

Automobile Parking Standards

Single Family Dwelling, 2 spaces per dwelling unit provided on-street parking is available.
If on-street parking is not available, then each unit must provide 3 spaces.

Findings: On-street parking will be available. Therefore, 2 off-street parking spaces shall
be provided for all new dwellings (Condition 13). The standard is met.
Section 3.4.100

Transportation Standards

Findings: Street standards were addressed previously. All new lots will have adequate
frontage on a public street. In addition to the proposed new street, the existing two parcels
have a 20 foot road easement recorded on the western side of both parcels. The easement
is part of a 40 foot road easement that has been recorded on the existing 10 tax lots that are
north of Jefferson Street and extend approximately 820 feet to the north, between Mt.
Angel Highway and Second Street. The intent of this easement appears to be to provide an
access alternative to the Highway for the two commercially zoned parcels that front on Mt.
Angel Highway as well as allow for a future road to be developed that would be parallel to
Second Street.
In reviewing this subdivision proposal, there was concern about requiring that this 40 foot
access be improved to a city street. The commercially zoned parcels that front on Mt.
Angel Highway currently do not have an ODOT approved access onto the highway,
although they do have a historical access to the property. ODOT cannot deny complete
access to any property and is likely to recognize the existing historical access if no other
access is available. If the 40 foot easement were improved to a city street then, alternative
access would be available and ODOT would be unlikely to allow a new access to the
highway.
The 40’ easement terminates on Jefferson Street, approximately 60 feet from the
intersection of Mt. Angel Highway and Jefferson Street. This distance is problematic since
it creates safety concerns with turning motions and stacking distance at the intersection.
The minimum separation distance between an Arterial Road and another road is 500 feet.
Allowing a new street to intersect so closely to a major intersection with the Mt. Angel
Highway is not recommended.
In summary, if the commercially zoned site is developed consistent with the zoning (e.g. as
a shopping center) then it would direct commercial traffic through this new residential
neighborhood. This is a situation that is inconsistent with Comprehensive Plan policies as
well as creates a negative impact on neighborhood livability. To avoid this situation, staff
is recommending that the subdivision be developed using a cul-de-sac street that is oriented
to connect with Second Street. The existing 20 foot of access easement will remain on the
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west side of lots 5 and 6 and may in the future be utilized for street purposes, if needed. In
balancing all of these factors, staff has determined that the cul-de-sac is the preferable
option in this instance due to concerns about introducing commercial traffic through a
residential neighborhood or allowing the development of an unsafe street intersection. The
standard is met.
Section 3.4.300

Sanitary Sewers, Water, Street Lights and Fire Protection.

Sanitary sewer system and water system improvements shall be installed with new
development in accordance with the City’s Sanitary Sewer Master Plan, Water System
Master Plan, and Public Works Design Standards. When streets are required to be stubbed
to the edge of the subdivision, sewer and water system improvements shall also be stubbed
with the streets, except where the Public Works Director finds that future extension is not
practical due to topography or other constraints.
Development permits for sewer and water system improvements shall not be issued until the
Public Works Director has approved all sanitary sewer and water plans in conformance
with City standards.

Findings: An 8-inch sanitary main exists on N. 2nd Street and should be deep
enough to serve this development with the developer to verify with field
measurements. A new 8” sanitary main shall be constructed to serve all lots with the
end manhole in pavement at the cul-de-sac (Condition 14). A new 10-inch ductile
iron water main exists on N. 2nd Street. The project will be required to extend an 8inch line within the new proposed local street to serve all lots. Fire hydrants shall be
located at the entrance to the subdivision and at the end of the line within the cul-desac (Condition 15).
Any new dwellings will have to pay all applicable sanitary sewer and water SDC fees
during the building permit process (Condition 16).
Section 3.4.400

Storm Drainage and Erosion Control

Findings: A storm drainage and erosion control plan meeting Public Works Design
Standards will be required prior to issuance of a development permit. A cobbled up 12”
pipe and ditch provides drainage on the west side of N. 2nd Street. The east side of N. 2nd
has an 18” concrete storm pipe. Storm facilities are not very deep and the drainage basin is
flat. Storm improvements and detention shall be provided per City Standards. Detention
ponds will not be accepted. The developer shall install adequate storm lines and storm
laterals to each lot to accommodate roof drains and house low point drain (Condition 17).
Prior to issuance of a permit to construct storm sewer and connect to the existing public
storm system, the developer’s engineer must submit a detailed plan of the drainage basin
used in the calculations which is acceptable to the City’s Public Works Director showing
storm drain pipe sizes, slopes, invert elevations, and materials. Additional detail drawings
and calculations must be submitted for connections to the existing system. Also submit
design calculations used to determine drainage quantities and pipe sizes. Downstream
conveyance is limited, the design engineer will be required to provide an analysis of the
downstream system (N. Side of Hobart Rd.) to ensure it can handle the added flow, or
determine if additional improvements are needed (Condition 18).
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In accordance with SMC 13.70.110 this development is not exempt from storm SDC
charges. Therefore all new dwellings will be required to pay a stormwater SDC charge at
the time when a building permit is issued (Condition 19). The standard is met.
Section 3.4.500

Sidewalks

Sidewalks shall be constructed on all public streets in the City by the owners of property
next adjacent thereto.

Findings: Sidewalks are proposed to be provided along N 2nd Street and along the new
public street. The standard is met.
Section 3.4.600

Utilities

All new utility lines including, but not limited to, those required for electric,
communication, lighting, and cable television services and similar facilities shall be placed
underground, except for surface-mounted transformers, surface-mounted connection boxes
and meter cabinets which may be placed above ground, temporary utility service facilities
during construction, and high-capacity electric lines operating at 50,000 volts or above,
subject to review and approval by the public works director.

Findings: All utilities to the project shall be underground services. No overhead crossings
of public right of way shall be approved by the city (Condition 20).
Section 3.4.700

Construction Plan Approval and Assurances

No public improvements, including sanitary sewers, storm sewers, streets, sidewalks, curbs,
lighting, parks, or other requirements shall be undertaken except after the plans have been
approved by the City, permit fee paid, and permit issued.

Findings: Construction plans meeting City of Silverton Public Works Standards shall be
submitted and approved prior to the issuance of any development permits (Condition 21).
Section 3.4.800

Installation

Improvements installed by the developer either as a requirement of these regulations or at
his/her own option, shall conform to the requirements of this Chapter, approved
construction plans, and to improvement standards and specifications adopted by the City.

Findings: Any improvements that are to be installed shall conform to the requirements of
this Chapter, the approved construction plans, and to improvement standards and the
specifications adopted by the City (Condition 22).
Section 3.4.900

Easements

The developer is responsible for making arrangements with the City, the applicable district,
and each utility franchise for the provision and dedication of utility easements necessary to
provide full services to the development.

Findings: The applicant shall dedicate a 10’ wide public utility easement along all street
right-of-ways (Condition 23).
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2. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and
surface water management facilities are laid out so as to conform or transition to
the plats of subdivisions already approved for adjoining property or to provide for
logical extension to future properties as to width, general direction and in all other
respects. All proposed public improvements and dedications are identified on the
preliminary plat;

Findings: The proposed street system was addressed earlier in the report. All proposed
improvements are identified on the preliminary plat. The standard is met.
3. If any part of the site is located within an, Overlay Zone, or previously approved
Planned Development, it shall conform to the applicable regulations and/or
conditions.

Findings: The subject property is not location within an Overlay Zone. The standard is
not applicable.
4. Evidence that any required State and federal permits have been obtained, or shall
be obtained before approval of the final plat;

Findings: Any federal or State permits that may be required as part of this development
shall be obtained prior to final plat approval (Condition 24). The standard is met.
5. Evidence that improvements or conditions required by the City, road authority,
County, special districts, utilities, and/or other service providers, as applicable to
the project, have been or can be met; and

Findings: All improvements and conditions required by the City have been determined to
be feasible. Any improvements have been condition to be constructed to City Standards.
6. If applicable, all proposed private common areas and improvements (e.g.,
homeowner association property) are identified on the preliminary plat and
appropriate Covenants, Conditions and Restrictions (CC&Rs) are provided; and

Findings: No common areas or improvements are proposed as part of this development.
B. Layout and Design of Streets, Blocks and Lots. All proposed blocks (i.e., one or more
lots bound by public streets), lots and parcels conform to the specific requirements
below:
1. All lots shall comply with the lot area, setback, and dimensional requirements of
the applicable land use district (Article 2), and the standards of Section 3.4.100.G Street Connectivity and Formation of Blocks.

Findings: Any development of the lots will be required to meet all applicable setbacks.
Considering the size of lots it has been determined feasible that a single family home
meeting all applicable setbacks can be constructed on the sites. Criterion 1 is met because
the proposed lots meet lot area and dimensional requirements for the R-1 zone.
2. Setbacks shall be as required by the applicable land use district (Article 2).

Findings: As noted above all setbacks are met and it has been determined feasible that a
single family home meeting all applicable setbacks can be constructed on all lots.
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3. Each lot shall conform to the standards of Chapter 3.1 - Access and Circulation.

Findings: The intent of Chapter 3.1 is to manage vehicular access and on-site circulation
to ensure the continued operational safety, capacity and function of the transportation
system. This standard was addressed earlier in the report.
There are no vertical or vision clearance conflicts associated with the existing development.
As this is a single-family detached development, the pedestrian access and circulation
standards are not applicable. Based on the above listed findings the proposal conforms to
the applicable standards of Chapter 3.1 therefore meeting Criterion 3.
4. Landscape or other screening may be required to maintain privacy for abutting
uses. See Article 2 - Land Use Districts, and Chapter 3.2 - Landscaping.

Findings: The development has been conditioned to meet landscaping standards.
.
5. In conformance with the International Fire Code, a 12-foot wide paved fire
apparatus access drive within a 20-foot fire apparatus lane shall be provided to
serve all portions of a building that are located more than 150 feet from a public
right-of-way or other approved access drive. See also, Chapter 3.1- Access and
Circulation.

Findings: An approved fire access road has been conditioned, therefore Criterion 5 is met.
6. Where a common drive is to be provided to serve more than one lot, a reciprocal
easement that will ensure access and maintenance rights shall be recorded with the
approved subdivision or partition plat.

Findings: No commons drives are proposed. The standard is not applicable.
7. All applicable engineering design standards for streets, utilities, surface water
management, and easements shall be met.

Findings: Any new development has been conditioned to install public utilities meeting
City standards; this includes, but is not limited to, new water and sanitary sewer services.
C. Open Space and Park Dedication. Requirements for open space and/or park
dedication, as provided in Section 3.4.200 (Public Use Areas) and Section 4.3.110.J
(Flood Plain, Park, and Open Space Dedication), are met.

Findings: Open space and/or park dedication is required for new development that results
in the creation of new residential dwelling units. Any new development will have to pay
all applicable park SDC fees to meet this requirement during the building permit process
(Condition 25).
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Section 4.3.170

Public Improvements Required

Before City approval is certified on the final plat, all required public improvements shall be
installed, inspected, and approved. Alternatively, the subdivider/partitioner shall provide a
performance guarantee, in accordance with Section 4.3.180. Temporary public facilities
will not be allowed.

Findings: The City will review the final plat as a Type I procedure and will not grant
approval unless all require conditions are met. The final plat shall be submitted within
three years of the approval of the preliminary plat (Condition 26).
Section 4.3.180

Performance Guarantee

On all projects where public improvements are required, the City shall require the
developer or subdivider to provide bonding or other performance guarantees acceptable to
the Public Works Director to ensure completion of required public improvements. The bond
or other assurance (e.g. letter of irrevocable credit) shall be equal to 110% of the of the
total construction cost estimate for all public infrastructure to be provided, as approved by
the Public Works Director, or designee. In addition, the construction cost estimate must
either be an engineer’s estimate, in writing, or a copy of the contractor’s price agreement
having sufficient detail for the Public Works Director, or designee, to verify reasonable
unit pricing.

Findings: A performance guarantee in accordance with section 4.3.180 will be required
prior to issuance of any Public Works permits (Condition 27).

III. CONCLUSION
The required findings have been made for all of the applicable Code sections. The
proposal as conditioned meets all applicable Silverton Development Code Review Criteria
and Standards. Therefore, Staff recommends the Planning Commission grant approval for
an 8 lot subdivision at 1609 North Second Street.
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ATTACHMENT E: TESTIMONY

MEMORANDUM
SILVERTON PUBLIC WORKS

DATE: January 23, 2015
TO:

JASON GOTTGETRAU, COMMUNITY DEVELOPMENT DIRECTOR

FROM: PAUL ECKLEY, PUBLIC WORKS DIRECTOR
JOHN CRAMER, SENIOR ENGINEER
RE:

CASTLEBROOK ESTATES

Based on a review of the materials submitted, Staff has prepared the following comments. These
comments are applicable to the subject application; any subsequent modifications may require
amendments and/or additions.
CONDITIONS
1. Specific Requirements To This Site:
A. Street:
1. The 8 lot subdivision proposal will not require a traffic impact analysis update.
2. N. 2nd Street is a collector street under City of Silverton jurisdiction. Current rightof-way width is 50 feet and approximate pavement width is 20 feet. Collector
streets (w/TL, w/BL, w/PK) require a minimum 60 feet of right-of-way and 38 feet
of pavement. Applicant will be required to dedicate 10 feet of right-of-way and
construct road improvements to City standards with a 5’ wide sidewalk located 1’
off property line, 4.5’ planter, Type A curb & gutter, and AC replacement to
existing centerline of road.
3. Proposed new local street shall be 28’ curb to curb. The cul-de-sac shall have a 48’
radius or if different be approved by the Fire District. Handi-cap ramps shall be
placed at all curb returns.
4. The developer shall be responsible to install all associated signing for this this
project.
5. Transportation SDC’s – To be collected prior to city issuing a home building
permit.
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B. Storm:
1. A cobbled up 12” pipe and ditch provides drainage on the west side of N. 2nd Street.
The east side of N. 2nd has a 18” concrete storm pipe. Storm is not very deep and
drainage basin is flat.
2. Storm improvements and detention shall be provided per City Standards. Detention
ponds will not be accepted. Developer shall install adequate storm lines and storm
laterals to each lot to accommodate roof drains and house low point drain.
3. Stormwater SDC’s – To be collected prior to city issuing a home building permit.
C. Sanitary:
1. A 8-inch sanitary main exists on N. 2nd Street. Sanitary main should be deep
enough to serve this development. Engineer to verify with field topo.
2. A new 8” sanitary main shall be constructed to serve all lots. End manhole in
pavement at the cul-de-sac.
3. Sanitary SDC’s – To be collected prior to city issuing a home building permit.
D. Water:
1. A new 10-inch ductile iron water main exists on N. 2nd Street. Project will be
required to extend an 8-inch line within the new proposed local street to serve all
lots.
2. Fire hydrants shall be located at the entrance to the subdivision and at the end of the
line within the cul-de-sac.
3. Water SDC’s – To be collected prior to city issuing a home building permit.
E. Parks:
1. Parks SDC’s – To be collected prior to city issuing a home building permit.
F. Franchise Utility Services:
1. All utilities to the project shall be served underground services. No overhead crossings
of public right of way shall be approved by the city.
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ATTACHMENT F: APPEAL INFORMATION
The applicant or owner of the subject property or any person who participated in the proceeding by
submitting oral or written comments have legal standing to appeal a Type III decision.
The decision, including conditions of approval, may be appealed and a public hearing held by
filing a signed, complete Notice of Appeal within 10 days of the date the Notice of Decision being
mailed.
The Notice of Appeal shall contain:
(1) An identification of the decision being appealed, including the date of the decision;
(2) A statement demonstrating the person filing the Notice of Appeal has standing to appeal;
(3) A statement explaining the specific issues being raised on appeal;
(4) If the appellant is not the applicant, a statement demonstrating that the appeal issues were raised
during the comment period;
(5) Filing fee of $500.00.
The decision will be final if an appeal is not filed by within 10 days of the date the Notice of Decision
being mailed.
The complete file is available in the Community Development Department at City Hall located at 306
South Water Street for review.
For further appeal information, contact Jason Gottgetreu at (503) 874-2212.
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ATTACHMENT G: GENERAL DESIGN REQUIREMENTS & POLICIES
General Requirements:
A. From the materials submitted, it appears that the storm drain, domestic water and sanitary
sewer facilities will be obtained from main line connections and/or extensions. Separate
engineering drawings reflecting the installation of these public utilities will be required.
B. No construction of, or connection to, any existing or proposed public utility/improvements
will be permitted until all plans are approved by Staff, all fees have been paid, all necessary
permits, bonding, right-of-way and easements have been obtained and approved by staff,
and Staff is notified a minimum of 24 hours in advance.
C. Staff reserves the right to require revisions/modifications to the public improvement
construction plans and completed street improvements, if additional modifications or
expansion of the sight distance onto adjacent streets is required.
D. All public utility/improvement plans submitted for review shall be based upon a 22”x 34”
format and shall be prepared in accordance with the City of Silverton Public Work’s
Standards.
E. All survey monuments on the subject site or that may be subject to disturbance within the
construction area, or the construction of any off-site improvements shall be adequately
referenced and protected prior to commencement of any construction activity. If the survey
monuments are disturbed, moved, relocated or destroyed as a result of any construction, the
project shall, at its cost, retain the services of a registered professional land surveyor in the
State of Oregon to restore the monument to its original condition and file the necessary
surveys as required by Oregon State law. A copy of any recorded survey shall be
submitted to Staff.
F. Plans submitted for review shall meet the following general format:
1. Composite public/private utility improvement and grading plan.
2. Detailed public/private utility improvement and grading plan.
3. Public/private utility improvements that are not contained within any public street shall
be provided a maintenance access acceptable to the City. The public/private utility
improvements shall be centered in a 15-ft. wide public easement and shall be conveyed
to the City on its dedication forms.
4. Design of any public/private utility improvement shall be approved at the time of the
issuance of a Public Works Permit.
5. All proposed on and off-site public/private utility improvements shall comply with the
State of Oregon and the City of Silverton requirements and any other applicable codes.
6. Design plans shall identify locations for street lighting, mailboxes, right-of-way
crossings for franchise utilities, and any other public or private utility within the general
construction area.
7. All new gas, telephone, cable, fiber-optic and electric improvements etc. shall be
installed underground.
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8. All existing wells or abandoned wells of record shall be identified on improvement
plans.
9. Any final site landscaping and signing shall not impede any proposed or existing
driveway or interior maneuvering site distance.
10. All plans, specifications, calculations, etc. prepared in association with proposed
public/private utility improvements shall be prepared by a Registered Professional
Engineer of the State of Oregon.
11. Erosion Control Plan that conforms to City of Silverton Public Works standards.
12. Existing/proposed right-of-way, easements and adjacent driveways shall be identified.
13. At the completion of the installation of any required public improvements the Engineer
shall perform a record survey. Said survey shall be the basis for the preparation of
'record drawings' which will serve as the physical record of those changes made to the
plans and/or specifications, originally approved by Staff, that occurred during
construction. Using the record survey as a guide, the appropriate changes will be made
to the construction plans and/or specifications and a complete revised 'set' shall be
submitted. The 'set' shall consist of drawings on photomylar (3 mils. minimum) and an
electronic copy in AutoCAD version 2015 or older.
G. The applicant shall contact the Oregon Water Resources Department and inform them of
any existing wells located on the subject site. Should the project abandon any existing
wells, they shall be properly abandoned in conformance with State standards.
H. All utilities will be stubbed out to the far end of each street for future extension. The
project shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever possible.
Any ‘stub-outs’ determined to be not needed for the proposed development or any future
development of the subject property shall be abandoned in accordance with the Public
Works Standards.
I. General Street Requirements:
1. The street names shall comply with City standards.
2. All corner lots adjacent to arterials and collectors shall have driveways on the
adjacent side street and as far from the intersection as possible.
3. Developer to provide all street signing, no-parking signing and striping per City
Engineer’s requirements. All required pavement markings shall be completed in
conjunction with any conditioned street improvements and comply with the current
edition of the Manual on Uniform Traffic Control Devices and City of Silverton
standards.
4. Improvement shall meet City’s and PGE current street and pedestrian path lighting
requirements for public rights-of-way.
J. General Storm Requirements:
1. To lessen the impact of the proposed project on the downstream storm drain system,
and adjacent properties, project run-off from the site shall be detained underground and
limited to the difference between a developed 50-year storm and an undeveloped 50year storm. In addition to the 50-yr stom, the detention facility shall also provide the
same function for the 2, 5, 10, and 25-yr events. The detention and flow control
facilities shall be designed and constructed in conformance with the standards of City’s

27 of 28

31

Public Works Department. The system shall be reviewed and approved by the City of
Silverton Public Works Department prior to issuance of Building Permits for the
development.
2. Prior to issuance of a permit to construct storm sewer and connect to the existing public
storm system, the developer’s engineer must submit a detailed plan of the drainage
basin used in the calculations which is acceptable to the City’s Public Works Director
showing storm drain pipe sizes, slopes, invert elevations, and materials. Additional
detail drawings and calculations must be submitted for connections to the existing
system. Also submit design calculations used to determine drainage quantities and pipe
sizes. Down stream conveyance is limited, the design enginer will be required to
provide an analysis of the downstream system (N. Side of Hobart Rd.) to ensure it can
handle the added flow, or determine if additional improvements are needed.
3. Construction of improvements on the property shall not block the historical or naturally
occurring runoff from adjacent properties. Site grading shall not impact surrounding
properties in a negative manner. The approved storm drainage plan must demonstrate
that the entire fully developed drainage area, as approved by the Public Works Director,
can be accommodated.
4. If required, the project shall install a manhole at each connection point to the public
storm system with City approved energy dissipaters and pollution control devices.
K. General Sanitary Requirements:
1. Lines must be extended to the far end of each stub street, unless approved by the
City Engineer.
2. If required, the project shall install a manhole at each connection point to the public
sanitary sewer system.
L. General Water Requirements:
1. Location of fire hydrants shall be approved by Silverton Fire District prior to
submittal of construction design plans.
M. General Easements:
1. The project shall relocate the existing overhead utility lines underground, as
feasible. The applicant shall be responsible for and make all necessary
arrangements with the serving utility to provide underground service(s).
2. The applicant shall obtain written approval from the appropriate source to construct
any utilities or improvements within the easement areas.
3. A 10-foot wide public utility easement shall be dedicated to the City adjacent to all
public right-of-way and no structures are allowed to encroach into the easement.
N. General Erosion Control:
1. The applicant shall install, operate and maintain adequate erosion control measures
in conformance with the standards adopted by the City of Silverton during the
construction of any public/private utility and building improvements until such time
as approved permanent vegetative materials have been installed.
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City of Silverton
Community Development
306 South Water Street
Silverton, OR 97381

APPLICANT:
O’REILLY AUTO PARTS
PO BOX 06116
CHICAGO, IL 60606

PC STAFF REPORT

APPLICANT’S REPRESENTATIVE
BUDDY WEBB & COMPANY
3057 EAST CAIRO
SPRINGDILD, MO 65802

PROCEDURE TYPE II

CONTACT PERSON:

FILE NO. DR-15-01

ROBERT DEAL, 417-877-1385

PROPERTY OWNER:

LAND USE DISTRICT:
GC, GENERAL COMMERCIAL

O’REILLY AUTO PARTS
PO BOX 06116
CHICAGO, IL 60606

PROPERTY DESCRIPTION:
ASSESSOR MAP#: 061W34AD
LOTS#: 01200
SITE SIZE: 31,000 SQ FT
ADDRESS: 120 C ST

LOCATION: LOCATED AT THE INTERSECTION
OF C ST AND N WATER ST

PROPOSED DEVELOPMENT ACTION: DESIGN REVIEW APPLICATION TO CONSTRUCT A NEW 7,385 SQUARE
FOOT COMMERCIAL BUILDING AT 120 C STREET.
PARTS STORE.

THE USE OF THE BUILDING WILL BE A RETAIL SALES AUTO

DATE: __2-3-2015_
Attachments

A.
B.
C.
D.
E.
F.
G.

Vicinity Map and Site Plan
Applicant’s Findings
Conditions of Approval
Staff Report
Testimony
Appeal Information
General Design Requirements and Policies
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ATTACHMENT A: VICINITY MAP & SITE PLAN
Case File: DR-15-01
Vicinity Map and Surrounding Land Use Districts

North – GC, General Commercial
East – GC, General Commercial
South – GC, General Commercial
West – GC, General Commercial

Site Plan
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ATTACHMENT B: APPLICANT’S FINDINGS
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ATTACHMENT C: CONDITIONS OF APPROVAL
1. All improvements on the site shall be in substantial conformance to the submitted plans

taking all conditions of approval and Attachment G into account.
2. All applicable building permits shall be obtained prior to any work that requires a building
permit.
3. Prior to occupancy, a pedestrian walkway meeting ADA standards shall be provided to the
North Water Street sidewalk that runs alongside the southern or northern edge of the
parking lot planter bay and connects to the existing sidewalk on North Water Street.
4. Where the walkway crosses the parking area, it shall be clearly marked with painted or
thermo-plastic striping or similar types of nonpermanent applications. Contrasting paving
materials (e.g., stamped or scored concrete or pavers inlaid between asphalt) are permitted.
5. Prior to occupancy, applicant shall remove the existing driveway apron on N Water Street
and replacement with curb and curb tight sidewalk to match surrounding improvements as
shown in the submitted plan.
6. Prior to occupancy, applicant shall relocate and install a stop sign with a no right turn sign
at the shared access on N Water Street.
7. Prior to occupancy, the applicant shall construct a 12 foot paved travel lane, type A curb
and gutter, and a 5 foot wide curb tight sidewalk to match in with surrounding
improvements along the site’s frontage of Front Street.
8. Prior to occupancy, the applicant shall construct an ADA ramp at the southern terminus of
the Front Street sidewalk.
9. In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from transportation SDC charges.
Final SDC’s will be calculated by the PW Director at time of plan and building permit
approval
10. As part of construction, the applicant shall verify with city the existence of an 8” sanitary
line crossing the northerly side of the property. If line exists and is still viable then
applicant shall connect to line. If line does not exist or is not viable then a new service
shall be installed.
11. In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from sanitary sewer SDC charges.
Final SDC’s will be calculated by the PW Director at time of plan and building permit
approval.
12. If the project connects to the Front Street water line the applicant will need to replace
approximately 30-40 feet of existing 4” water main with a new 8” main (CL 52 DI) starting
at C Street and heading south on Front Street in order to supply adequate water needs for
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the proposed building. The new line shall be connected to the existing 8-inch at C Street
and tie into the existing 4” on Front Street. Alternatively, the applicant may connect to the
water line in N Water St by obtaining all applicable permits and meeting all Public Works
Standards
13. As part of construction, the applicant shall install a reduced pressure backflow device on
the potable water service.
14. In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from water SDC charges. Final
SDC’s will be calculated by the PW Director at time of plan and building permit approval.
15. Prior to occupancy, a Knox Box shall be installed and the use will have to comply with all
other applicable Silverton Fire District regulations.
16. As part of construction, the applicant shall detain stormwater runoff for proposed and
future buildout conditions in accordance with City standards.
17. Surface runoff from site shall not drain across driveway aprons or sidewalks.
18. In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from stormwater SDC charges.
Final SDC’s will be calculated by the PW Director at time of plan and building permit
approval.
19. The new structure shall not impede or obstruct access to the underground splice vault and
single phase transformer per the easement recorded on reel 2961 page 56, the building shall
meet all applicable fire district regulations.
20. All new utility lines shall be placed underground.
21. No public improvements, including sanitary sewers, storm sewers, streets, sidewalks,
curbs, lighting, parks, or other requirements shall be undertaken except after the plans have
been approved by the City, permit fee paid, and permit issued. The City may require the
developer or subdivider to provide assurance, bonding or other performance guarantees to
ensure completion of required public improvements.
22. A Marion County Permit is required to implement traffic control on C Street under Marion
County maintenance authority at the west leg of the intersection with Water Street, which is
commensurate for conducting access improvements in the public right-of-way on Water
Street as depicted on the site plan
23. Improvements installed by the developer either as a requirement of these regulations or at
his/her own option, shall conform to the requirements of this Chapter, approved
construction plans, and to improvement standards and specifications adopted by the City.
Improvements shall be constructed under the inspection and to the satisfaction of the City.
The City may require minor changes in typical sections and details if unusual conditions
arising during construction warrant such changes in the public interest.
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24. A 10-foot wide public utility easement shall be dedicated to the City adjacent to all public
right-of-way along C Street and N Water Street and no structures are allowed to encroach
into the easement.
25. A 6-foot wide public utility easement shall be dedicated to the City adjacent to all public
right-of-way along Front Street and no structures are allowed to encroach into the easement
26. The developer is responsible for making arrangements with the City, the applicable district,
and each utility franchise for the provision and dedication of utility easements necessary to
provide full services to the development. Public main line utility easements shall conform
to City specification.
27. Any improvements to the site’s driveways will need to meet American Association of State

highway and Transportation Officials (AASHTO) sight distance requirements. This
includes providing adequate sight triangles at driveways that are clear of objects (large
signs, landscaping, parked cars, etc.) that could potentially limit vehicle sight distance.
Prior to occupancy, sight distance at the access points will need to be verified, documented,
and stamped by a registered professional Civil or Traffic Engineer licensed in the State of
Oregon.
28. Turn templates should be provided that show the on-site circulation maneuvers planned for

delivery trucks to ensure they can maneuver through the site.
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ATTACHMENT D: STAFF REPORT, DR-15-01
I. REVIEW CRITERIA:
Design Review: The City shall consider the following review criteria and may approve,
approve with conditions or deny a design review based on the following:
A. Complete. The application is complete, as determined in accordance with Chapter 4.1 Types of Applications and Section 4.2.500, above.
B. Zoning District. The application complies with all of the applicable provisions of the
underlying Zoning District (Article 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;
C. Conformance. The applicant shall be required to upgrade any existing development
that does not comply with the applicable zoning district standards, in conformance with
Chapter 5.2, Non-Conforming Uses and Development;
D. Design Standards. The application complies with all of the Design Standards in
Article 3:
1. Article 2 – Design standards and special use standards of the applicable district;
2. Chapter 3.1 - Access and Circulation;
3. Chapter 3.2 - Landscaping, Street Trees, Fences and Walls;
4. Chapter 3.3 - Parking and Loading;
5. Chapter 3.4 - Public Facilities;
E. Conditions of Approval. Existing conditions of approval required as part of a prior
land division (Chapter 4.3 SDC), conditional use (Chapter 4.4 SDC), planned
development (Chapter 4.5 SDC) or other approval shall be met.
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II. FINDINGS
A. Background Information:
1. The applicant submitted an application on January 16, 2015 requesting a Design
Review to construct a new 7,385 square foot commercial building at 120 C Street. The
use of the building will be a retail sales auto parts store.
2. Public Notice was mailed to all property owners and residents within 700’ of the site on
January 21, 2015. A Notice was advertised in the January 28th edition of the Silverton
Appeal. The site was posted January 30, 2015.
3. The site consists of 31,000 square feet and is zoned GC, General Commercial. The site
is currently vacant.
4. The applicant has made findings demonstrating compliance with applicable review
criteria and standards (Attachment B). This report will focus on any outstanding
criteria and standards.
B. Silverton Development Code:
1. Article 4 – Administration of Land Use Development
Section 4.2.600

Review Criteria – Design Review

The City shall consider the following review criteria and may approve, approve
with conditions or deny a design review based on the following:
A. Complete. The application is complete, as determined in accordance with
Chapter 4.1 - Types of Applications and Section 4.2.500, above.
Findings: The applicant submitted a Design Review application on January 16, 2015.
Design Reviews are classified as limited land use decisions (Type II). The Community
Development Director shall make a Type II written decision addressing all of the relevant
review criteria and standards. Alternatively, the Community Development Director may
refer the application to the Planning Commission for review in a public hearing. Given the
site is a highly visible lot at a key intersection that serves as a gateway to Downtown, the
application has been referred to the Planning Commission for review. All improvements
on the site shall be in substantial conformance to the submitted plans taking all conditions
of approval into account (Condition 1). All applicable building permits shall be obtained
prior to any work that requires a building permit (Condition 2).
B Zoning District. The application complies with all of the applicable provisions
of the underlying Zoning District (Article 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;
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2. Article 2 – Land Use Districts
Section 2.3.110

Commercial District – Allowed Uses

Findings: The property is currently zoned GC- General Commercial. The applicant is
requesting Design Review approval to establish an auto parts store in a proposed new
building. The use is classified as Retail Sales and Service, as found in SDC 1.6.250, which
is permitted outright in the GC zoning district. The criterion is met.
Section 2.3.120

Commercial District – Development Standards

Findings: The structure is below the allowable height and footprint. The applicant is
proposing more than the required landscaping and is below the allowable impervious
surface requirements. The Building Orientation standards will be discussed later in this
report. Based on the above findings the standards are met.
Section 2.3.130

Commercial District – Zero setbacks and build-to line

Findings: The applicant has made adequate findings for build-to lines. The lot is defined
as a reverse frontage lot. Buildings on reverse frontage lots, or lots that front onto more
than one street, shall be required to meet the build-to line standard on only one street. The
approval body may require that the build-to line apply to the highest-order street. The
structure is to be located within 20’ of Front Street. The C Street R-O-W is curved along
the property with the nearest portion of the building being located within 25’ of the ROW
line. The standard is met.
Section 2.3.140

Commercial District – Lot coverage and impervious
surfaces

Findings: Landscaping accounts for 8,815 square feet of the site. This is 28 % landscape
coverage, exceeding the 10% minimum. Impervious surfaces on the site do not exceed the
90% maximum. The standard is met.
Section 2.3.150

Commercial District – Building orientation and
commercial block layout

Properties Adjacent to North 1st, North Water and C Streets. This section applies
only to properties designated GC. For properties in the DC and DCF districts, the
standards of SDC 2.3.150(A) through (D) apply. A wide variety of site conditions
exist along North 1st, North Water and C Streets, making it difficult to apply
uniform design standards to the properties designated general commercial. Some
buildings are placed right up to the highway, while others are set back behind
parking. Therefore, the site layout should be designed to accomplish the following
objectives:
1. Improve safety for all modes of transportation;
2. Better integrate land use and transportation planning;
3. Protect and enhance aesthetic values;
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4. Promote human-scale development that is compatible with Silverton’s smalltown character.
Findings: The property is designated GC and has frontage on North Water Street, C
Street, and Front Street. The property falls under the code section where the typical
building orientation standards do not apply. The standard is subjective to allow flexibility
given the variety of conditions that exist within the area. The building is to be located in
the northeast portion of the lot, within the build-to line of Front Street. The parking lot is
located to the west of the building. The primary entrance of the building faces the corner
of North Water Street and C Street and is connected to C Street via a pedestrian connection.
The primary access to the site is via North Water Street and the primary entrance of the
building faces the primary entrance to the site. The building is located adjacent to Front
Street within the Build-to line and the applicant is proposing windows along the entire
façade of the Front Street side. The primary entrance is 60 feet from the sidewalk on C
Street. There is a variable width landscape buffer between the C Street and North Water
Street intersection that extends to 30 feet in width with the majority of the buffer being at
least 20 feet in width. The applicant has made adequate findings for the other standards
found in SDC 2.3.150. The standard is met.
Section 2.3.170

Commercial Districts – Pedestrian amenities

Findings: Pedestrian amenities are proposed as part of the application. Two seating areas
within a landscaped setting are proposed on the C Street and N Water St frontage of the
site. The standard is met.
Section 2.3.180

General Commercial District Design Standards

Findings: The applicant has made adequate findings regarding general commercial district
design standards. The building meets the orientation standards for properties Adjacent to
North 1st, North Water and C Streets. The primary entrance opens to the outside and is
connected to C Street with a passage that does not go through a parking lot. The entire
building is located within 20’ Front Street. Ground floor windows are provided along 50
percent of the buildings street facing elevations along C Street, North Water Street and
Front Street as well as the southern façade. Weather protection is provided along the
buildings street facing elevations along C Street, North Water Street and Front Street. The
building is one story with a flat roof with a cornice and flashing. The proposed building
has a dual tone lap siding with decorative accent lights on all facades. The façade
incorporates horizontal and vertical separation along all building sides. The other
commercial buildings in the area are of similar type and construction.
C. Conformance. The applicant shall be required to upgrade any existing development that
does not comply with the applicable zoning district standards, in conformance with
Chapter 5.2, Non-Conforming Uses and Development;
Findings: The site is currently vacant, this criteria is not applicable.
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D. Design Standards. The application complies with all of the Design Standards in
Article 3:
3. Article 3 – Community Design Standards
Section 3.1.200

Vehicle Access and Circulation

Findings: The applicant has made adequate findings regarding Vehicle Access and
Circulation. The site currently has access off North Water Street via a shared access
easement with the property to the south as well as a curb cut for a future driveway 40 feet
north of the shared driveway. The applicant proposes the closure of the northern access.
The applicant is proposing to use the existing southern access on North Water Street as
well as an eastern access onto Front Street.
A TIA was conducted by the City of Silverton’s On-Call Traffic Engineer. The TIA was
conducted for a previous application submittal. The size of the building did not change in
the new application so the existing TIA is still valid. The TIA indicates all study
intersections are expected to continue to meet mobility targets during the p.m. peak periods
for the future build conditions. The recommendations of the TIA have been integrated into
the current application. The recommendations included moving the end of the raised
median to the east (by the equivalent of two parking stalls) so there is additional open space
at the shared access between Subway and O’Reilly Auto Parts. And providing a driveway
on the east side (onto Front Street) that will allow drivers the option of using a different
driveway that will also reduce out-of-direction travel due in large part to the fact that N
Water Street serves only one-way traffic. While the new driveway would create a slight
offset with B Street, the offset would have negligible impacts because traffic volumes on
Front Street and B Street would be minimal and serve almost exclusively for local access.
Any improvements to the site’s driveways will need to meet American Association of State
highway and Transportation Officials (AASHTO) sight distance requirements. This
includes providing adequate sight triangles at driveways that are clear of objects (large
signs, landscaping, parked cars, etc.) that could potentially limit vehicle sight distance.
Prior to occupancy, sight distance at the access points will need to be verified, documented,
and stamped by a registered professional Civil or Traffic Engineer licensed in the State of
Oregon (Condition 27).
The proposed development infrastructure is considered to provide safe internal circulation
between public streets and project buildings. The majority of the customer parking stalls
are located close to the front of the dealership (west and south faces), with adequate space
provided for customers to pull into and out of the head-in stalls. Sufficient aisle width is
provided. One potential concern that should be addressed relates to delivery trucks. If
delivery trucks are unable to maneuver through the site, then they may resort to parking
and unloading on the roadway, which may create safety or operational concerns. Turn
templates should be provided that show the on-site circulation maneuvers planned for
delivery trucks to ensure they can maneuver through the site (Condition 28).
Section 3.1.300

Pedestrian Access and Circulation

14 of 29

46

Findings: The primary entrance of the building is connected to C Street via a pedestrian
connection. Walkways within developments shall provide safe, reasonably direct, and
convenient connections between primary building entrances and all adjacent streets. A
safe, direct and convenient walkway will have to be provided to North Water Street. A 5’
wide pedestrian walkway meeting ADA standards shall be provided to the North Water
Street sidewalk that runs alongside the southern or northern edge of the parking lot planter
bay and connects to the existing sidewalk on North Water Street (Condition 3). Where the
walkway crosses the parking area, it shall be clearly marked with painted or thermo-plastic
striping or similar types of nonpermanent applications. Contrasting paving materials (e.g.,
stamped or scored concrete or pavers inlaid between asphalt) are permitted (Condition 4).
There is only one building and parking area onsite. As conditioned, the standard is met.
Section 3.2.200

Landscape Conservation

Findings: No landscaping exists on the site.
Section 3.2.300

Landscaping

Findings: The applicant has made adequate findings regarding landscaping. The applicant
has submitted a detailed landscaping plan indicating a landscape coverage of 28%. The
minimum coverage landscape required by code is 10%. Nineteen trees are proposed to be
planted on the site. The applicant is proposing a mixture of Golden Flame Spirea and Little
Leaf Boxwood to be planted between the maneuvering and parking areas and the streets.
These species each have a mature height of at least 3’, thereby meeting screening
standards. The standard is met.
Section 3.3.300
A.

Automobile Parking Standards

The number of required off-street vehicle parking spaces is determined in
accordance with the standards in Table 3.3.300A.

Findings: The applicant has made adequate findings regarding parking. Retail uses
require 1 spot per 400 sq ft of floor area, thereby making the minimum spaces required 19.
The applicant is proposing 24 adequately sized paved parking spaces. Two van accessible
ADA spaces are provided. The standard is met.
Section 3.3.400

Bicycle Parking Standards

All uses that are subject to Land Use Review or Site Design Review, as applicable,
shall provide bicycle parking, in conformance with the standards in Table 3.3.400
Findings: The applicant indicates (2) two-bike capacity bike racks will be provided
adjacent to the primary building entrance. The standard is met.
Section 3.4.100

Transportation Standards

Developers are required to improve their frontage and, in some cases, provide offsite improvements depending upon their level of traffic generation and the impact to
the transportation system. Off-site mitigation measures can include, but are not
limited to, Master Plan projects identified in the TSP.
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Findings: The site has frontage along C Street, North Water Street and Front Street. C
Street is an arterial street under ODOT jurisdiction. The frontage along the street includes
curb tight sidewalk and street lighting that was developed as part of a city project. No
other improvements are required along this roadway. N. Water Street is an arterial street
under ODOT jurisdiction. The frontage along the street includes curb tight sidewalk that
was developed as part of a city project. The following conditions apply and all
improvements shall meet City and ODOT improvement standards:
Applicant shall remove the existing driveway apron on N Water Street and replacement
with curb and curb tight sidewalk to match surrounding improvements as shown in the
submitted plan (Condition 5).
Applicant shall relocate and install a stop sign with a no right turn sign at the shared access
on N Water Street (Condition 6).
Front Street is a local street under City jurisdiction. Current right-of-way width is 40 feet
and approximate pavement width is 24 feet. ROW dedication will not be required. No
additional street lighting will be required along this section of roadway. The following
conditions apply and all improvements shall meet City improvement standards:
Prior to occupancy, the applicant shall construct a 12 foot paved travel lane, type A curb
and gutter, and a 5 foot wide curb tight sidewalk to match in with surrounding
improvements along the site’s frontage of Front Street (Condition 7).
Prior to occupancy, the applicant shall construct an ADA ramp at the southern terminus of
the Front Street sidewalk (Condition 8).
In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from transportation SDC charges.
Final SDC’s will be calculated by the PW Director at time of plan and building permit
approval (Condition 9).
Section 3.4.300

Sanitary Sewers, Water, Street Lights and Fire Protection

Sanitary sewer system and water system improvements shall be installed
with new development in accordance with the City’s Sanitary Sewer
Master Plan, Water System Master Plan, and Public Works Design
Standards.
Findings: A 21-inch sanitary trunk line exists on N. Water Street. Proposed sanitary
sewer line improvements should be sufficiently deep to serve this site by gravity.
Applicant shall verify with city the existence of an 8” sanitary line crossing the northerly
side of the property. If line exists and is still viable then applicant shall connect to line. If
line does not exist or is not viable then a new service shall be installed (Condition 10).
In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from sanitary sewer SDC charges.
Final SDC’s will be calculated by the PW Director at time of plan and building permit
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approval (Condition 11).
The existing main in Front Street is a 4” CI pipe and will not provide the needed fire flow.
If the project connects to this line the applicant will need to replace approximately 30-40
feet of existing 4” water main with a new 8” main (CL 52 DI) starting at C Street and
heading south on Front Street in order to supply adequate water needs for the proposed
building. The new line shall be connected to the existing 8-inch at C Street and tie into the
existing 4” on Front Street. Alternatively, the applicant may connect to the water line in N
Water St obtaining all applicable permits and meeting all Public Works Standards
(Condition 12).
Applicant shall install a reduced pressure backflow device on the potable water service
(Condition 13).
In accordance with SMC 13.70.110 this design review does increase the impacts to the
public improvement facility and is therefore not exempt from water SDC charges. Final
SDC’s will be calculated by the PW Director at time of plan and building permit approval
(Condition 14).
Prior to occupancy, a Knox Box shall be installed and the use will have to comply with all
other applicable Silverton Fire District regulations (Condition 15).
Section 3.4.400

Storm Drainage and Erosion Control

The City shall issue a development permit only where adequate provisions
for storm water runoff and erosion control have been made in
conformance with the City of Silverton Storm Drainage Master Plan and
Public Works Design Standards.
Findings: A 30 inch storm main exists along the west side of Front Street. Proposed storm
line improvements shall be sufficiently deep to serve this site. Development is greater than
10,000 SF of impervious surface and applicant shall detain stormwater runoff for proposed
and future buildout conditions in accordance with City standards (Condition 16). Surface
runoff from site shall not drain across driveway aprons or sidewalks (Condition 17). In
accordance with SMC 13.70.110 this design review does increase the impacts to the public
improvement facility and is therefore not exempt from stormwater SDC charges. Final
SDC’s will be calculated by the PW Director at time of plan and building permit approval
(Condition 18). As conditioned, the standard is met
Section 3.4.500

Sidewalks

Sidewalks shall be constructed on all public streets in the City by the
owners of property next adjacent thereto. As such, sidewalks shall be
constructed in accordance with the specification hereinafter provided. All
development for which land use applications are required must include
sidewalks adjacent to public streets.
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Findings: Sidewalks exist along the frontage of North Street and C Street. As noted
above, a 5’ wide curb tight sidewalk is to be constructed along Front Street. As
conditioned, the standard is met.
Section 3.4.600

Utilities

All new utility lines including, but not limited to, those required for electric,
communication, lighting, and cable television services and similar facilities shall be
placed underground, except for surface mounted transformers, surface mounted
connection boxes and meter cabinets which may be placed above ground,
Findings: According to PGE, there is an easement for the underground electric lines in the
corner of C St and N Water. There is an underground splice vault and a single phase
transformer protected by barrier posts. The new structure shall not impede or obstruct
access to the underground splice vault and single phase transformer, per the easement
recorded on reel 2961 page 56, the building shall meet all applicable fire district regulations
(Condition 19). The equipment could be moved but at the owners expense. All new
utility lines shall be placed underground (Condition 20).

Section 3.4.700

Construction Plan Approval and Assurances

No public improvements, including sanitary sewers, storm sewers, streets,
sidewalks, curbs, lighting, parks, or other requirements shall be undertaken except
after the plans have been approved by the City, permit fee paid, and permit issued.
Findings: No public improvements, including sanitary sewers, storm sewers, streets,
sidewalks, curbs, lighting, parks, or other requirements shall be undertaken except after the
plans have been approved by the City, permit fee paid, and permit issued. The City may
require the developer or subdivider to provide assurance, bonding or other performance
guarantees to ensure completion of required public improvements (Condition 21). A
Marion County Permit is required to implement traffic control on C Street under Marion
County maintenance authority at the west leg of the intersection with Water Street, which is
commensurate for conducting access improvements in the public right-of-way on Water
street as depicted on the site plan (Condition 22). General Design Requirements and
Policies can be found in Attachment G of this report.
Section 3.4.800

Installation

Improvements installed by the developer either as a requirement of these
regulations or at his/her own option, shall conform to the requirements of this
Chapter, approved construction plans, and to improvement standards and
specifications adopted by the City.
Findings: Improvements installed by the developer either as a requirement of these
regulations or at his/her own option, shall conform to the requirements of this Chapter,
approved construction plans, and to improvement standards and specifications adopted by
the City. Improvements shall be constructed under the inspection and to the satisfaction of
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the City. The City may require minor changes in typical sections and details if unusual
conditions arising during construction warrant such changes in the public interest
(Condition 23).
Section 3.4.900

Easements

Findings: A 10-foot wide public utility easement shall be dedicated to the City adjacent to
all public right-of-way along C Street and N Water Street and no structures are allowed to
encroach into the easement (Condition 24). A 6-foot wide public utility easement shall be
dedicated to the City adjacent to all public right-of-way along Front Street and no
structures are allowed to encroach into the easement (Condition 25). The developer is
responsible for making arrangements with the City, the applicable district, and each utility
franchise for the provision and dedication of utility easements necessary to provide full
services to the development. Public main line utility easements shall conform to City
specification (Condition 26).
E. Conditions of Approval. Existing conditions of approval required as part of a prior land
division (Chapter 4.3 SDC), conditional use (Chapter 4.4 SDC), planned development
(Chapter 4.5 SDC) or other approval shall be met.
Findings: There are no existing conditions of approval required as part of a prior land use
decision. The City of Silverton has an adopted Downtown Signage Master Plan that
indicates a possible gateway sign in the northwest corner of the site. A 10 foot easement
exists in the northwest corner of the site for underground electric lines. It is recommended
that future work on the entry signage consider this northwest area.

III. CONCLUSION
The required findings have been made for all of the applicable Code sections. The
proposal as conditioned meets all applicable Silverton Development Code Review Criteria
and Standards. Therefore, Staff recommends the Planning Commission grant approval for
a Design Review (DR-15-01) application for establishment to build a 7,385 square foot
commercial building at 120 C Street. The use of the building will be a retail sales auto
parts store, subject to the Conditions of Approval.
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ATTACHMENT E: TESTIMONY
COMMENTS FROM PGE
Please be advised that there is an easement for the underground electric lines - in the corner of C St and
N Water.
There is a underground splice vault and a single phase transformer protected by barrier posts.
The new structure shall not impede or obstruct access to this equipment - minimum of 10 ft clearance
shall be maintained around these pieces of equipment. The equipment could be moved but at the
owners expense - no clue as to the cost, but expensive.
Attached is a schematic area
Any questions call Rock 463-4355 - PGE Service and Design Project Manager
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Jason,
Thank you for the opportunity to review and comment on the attached land use
notice for O’Reilly Auto Parts. ODOT has no objections to the proposed
development. However, the developer will need a construction permit, and Use
Permit, from ODOT for improvements on N. Water Street (State Highway 140). If
possible, we would appreciate the approval and occupancy permit be conditioned on
obtaining a Use Permit from ODOT for the improvements on N. Water Street.
Thank you,
Matt Caswell, P.E.
Oregon Department of Transportation
Development Review Coordinator
Region 2, 455 Airport Rd SE, Bldg. B
Salem, OR 97301-5395
503.986.2849 (Office)
503.986.2630 (FAX)
e-mail: matthew.c.caswell@odot.state.or.us
Hi Jason,
We have reviewed the modified site plan, and PC Staff Report related to DR-14-01. The only comment we
have at this time is to add verbiage to PC Staff Report Comment #23 for the current resubmittal that says in
so many words:
"A Marion County Permit is required to implement traffic control on C Street under Marion County
maintenance authority at the west leg of the intersection with Water Street, which is commensurate
for conducting access improvements in the public right-of-way on Water street as depicted on the
site plan."
We find that this component of construction is not surprisingly often overlooked by contractors.
Thanks,
John
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ATTACHMENT F: APPEAL INFORMATION
The applicant or owner of the subject property or any person who participated in the proceeding by
submitting oral or written comments have legal standing to appeal a Type III decision.
The decision, including conditions of approval, may be appealed and a public hearing held by
filing a signed, complete Notice of Appeal within 10 days of the date the Notice of Decision being
mailed.
The Notice of Appeal shall contain:
(1) An identification of the decision being appealed, including the date of the decision;
(2) A statement demonstrating the person filing the Notice of Appeal has standing to appeal;
(3) A statement explaining the specific issues being raised on appeal;
(4) If the appellant is not the applicant, a statement demonstrating that the appeal issues were raised
during the comment period;
(5) Filing fee of $500.00.
The decision will be final if an appeal is not filed by within 10 days of the date the Notice of Decision
being mailed.
The complete file is available in the Community Development Department at City Hall located at 306
South Water Street for review.
For further appeal information, contact Jason Gottgetreu at (503) 874-2212.
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ATTACHMENT G: GENERAL DESIGN REQUIREMENTS & POLICIES
DESIGN REQUIREMENTS & POLICIES
a. General Requirements:
A. From the materials submitted, it appears that the storm drain, domestic water and sanitary
sewer facilities will be obtained from main line connections and/or extensions. Separate
engineering drawings reflecting the installation of these public utilities will be required.
B. No construction of, or connection to, any existing or proposed public utility/improvements
will be permitted until all plans are approved by Staff, all fees have been paid, all necessary
permits, bonding, right-of-way and easements have been obtained and approved by staff,
and Staff is notified a minimum of 24 hours in advance.
C. Staff reserves the right to require revisions/modifications to the public improvement
construction plans and completed street improvements, if additional modifications or
expansion of the sight distance onto adjacent streets is required.
D. All public utility/improvement plans submitted for review shall be based upon a 24”x36” or
22”x 34” format and shall be prepared in accordance with the City of Silverton Public
Work’s Standards.
E. All survey monuments on the subject site or that may be subject to disturbance within the
construction area, or the construction of any off-site improvements shall be adequately
referenced and protected prior to commencement of any construction activity. If the survey
monuments are disturbed, moved, relocated or destroyed as a result of any construction, the
project shall, at its cost, retain the services of a registered professional land surveyor in the
State of Oregon to restore the monument to its original condition and file the necessary
surveys as required by Oregon State law. A copy of any recorded survey shall be
submitted to Staff.
F. Plans submitted for review shall meet the following general format:
1. Composite public/private utility improvement and grading plan.
2. Detailed public/private utility improvement and grading plan.
3. Public/private utility improvements that are not contained within any public street shall
be provided a maintenance access acceptable to the City. The public/private utility
improvements shall be centered in a 12-ft. wide public easement and shall be conveyed
to the City on its dedication forms.
4. Design of any public/private utility improvement shall be approved at the time of the
issuance of a Public Works Permit.
5. All proposed on and off-site public/private utility improvements shall comply with the
State of Oregon and the City of Silverton requirements and any other applicable codes.
6. Design plans shall identify locations for street lighting, mailboxes, right-of-way
crossings for franchise utilities, and any other public or private utility within the general
construction area.

26 of 29

58

7. All new gas, telephone, cable, fiber-optic and electric improvements etc. shall be
installed underground.
8. All existing wells or abandoned wells of record shall be identified on improvement
plans.
9. Any final site landscaping and signing shall not impede any proposed or existing
driveway or interior maneuvering site distance.
10. All plans, specifications, calculations, etc. prepared in association with proposed
public/private utility improvements shall be prepared by a Registered Professional
Engineer of the State of Oregon.
11. Erosion Control Plan that conforms to City of Silverton Public Works standards.
12. Existing/proposed right-of-way, easements and adjacent driveways shall be identified.
13. At the completion of the installation of any required public improvements the Engineer
shall perform a record survey. Said survey shall be the basis for the preparation of
'record drawings' which will serve as the physical record of those changes made to the
plans and/or specifications, originally approved by Staff, that occurred during
construction. Using the record survey as a guide, the appropriate changes will be made
to the construction plans and/or specifications and a complete revised 'set' shall be
submitted. The 'set' shall consist of drawings on Bond and an electronic copy in
AutoCAD version 2000.
G. The applicant shall contact the Oregon Water Resources Department and inform them of
any existing wells located on the subject site. Any existing well shall be limited to
irrigation purposes only. Proper separation, in conformance with applicable State
standards, shall be maintained between irrigation systems, public water systems, and public
sanitary systems. Should the project abandon any existing wells, they shall be properly
abandoned in conformance with State standards.
H. All utilities will be stubbed out to the far end of each street for future extension. The
project shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever possible.
Water for domestic and fire protection shall be looped through the proposed site. Any
‘stub-outs’ determined to be not needed for the proposed development or any future
development of the subject property shall be abandoned in accordance with the Public
Works Standards.
I. General Street Requirements:
1. Developer to provide all street signing, no-parking signing and striping per City
Engineer’s requirements. All required pavement markings shall be completed in
conjunction with any conditioned street improvements and comply with the current
edition of the Manual on Uniform Traffic Control Devices and City of Silverton
standards.
2. The project shall provide pedestrian linkages from the front doors of each building
to the public sidewalks.
3. The applicant shall provide adequate sight distance at all project driveways by
driveway placement or vegetation control. Specific designs to be submitted and
approved by the City Engineer.
4. Improvement shall meet City’s and PGE current street and pedestrian path lighting
requirements for public rights-of-way.
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J. General Storm Requirements:
1. To lessen the impact of the proposed project on the downstream storm drain system,
and adjacent properties, project run-off from the site shall be detained underground and
limited to the difference between a developed 25-year storm and an undeveloped 25year storm. The detention and flow control facilities shall be designed and constructed
in conformance with the standards of City’s Public Works Department. The system
shall be reviewed and approved by the City of Silverton Public Works Department prior
to issuance of Building Permits for the development.
2. Prior to issuance of a permit to construct storm sewer and connect to the existing public
storm system, the developer’s engineer must submit a detailed plan of the drainage
basin used in the calculations which is acceptable to the City’s Public Works Director
showing storm drain pipe sizes, slopes, invert elevations, and materials. Additional
detail drawings and calculations must be submitted for connections to the existing
system. Also submit design calculations used to determine drainage quantities and pipe
sizes.
3. Construction of improvements on the property shall not block the historical or naturally
occurring runoff from adjacent properties. Site grading shall not impact surrounding
properties in a negative manner. The approved storm drainage plan must demonstrate
that the entire fully developed drainage area, as approved by the Public Works Director,
can be accommodated.
4. If required, the project shall install a manhole at each connection point to the public
storm system with City approved energy dissipaters and pollution control devices.
K. General Sanitary Requirements:
1. Lines must be extended to the far end of each stub street, unless approved by the
City Engineer.
2. If required, the project shall install a manhole at each connection point to the public
sanitary sewer system.
L. General Water Requirements:
1. Location of fire hydrants shall be approved by Silverton Fire District prior to
submittal of construction design plans.
M. General Easements:
1. The project shall relocate the existing overhead utility lines underground, as
feasible. The applicant shall be responsible for and make all necessary
arrangements with the serving utility to provide underground service(s).
2. The applicant shall obtain written approval from the appropriate source to construct
any utilities or improvements within the easement areas.
3. A 10-foot wide public utility easement shall be dedicated to the City adjacent to all
public right-of-way and no structures are allowed to encroach into the easement.
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N. General Erosion Control:
1. The applicant shall install, operate and maintain adequate erosion control measures
in conformance with the standards adopted by the City of Silverton during the
construction of any public/private utility and building improvements until such time
as approved permanent vegetative materials have been installed.
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