PLANNING COMMISSION

City of MEETING
Boardman July 17, 2025 at 6:00 P

Boardman City Hall Council Chambers

AGENDA

CALL TO ORDER

FLAG SALUTE

ROLL CALL

APPROVAL OF MINUTES
PUBLIC HEARINGS

A. Boardman Development Code Amendment, File Number 25-000299: City of
Boardman, applicant is requesting an amendment to Chapter 2 of the Boardman
Development Code (BDC) to establish standards for the use of shipping containers in
the residential, commercial, and industrial use zones. This request will be reviewed
under the criteria outlined in BDC Chapter 4.1.600 Type IV Procedures. This is the first
of at least two public hearings with the final hearing before the City Council.

6. DISCUSSION ITEMS
A. Planning Official Update
7. PUBLIC COMMENT

INVITATION FOR PUBLIC COMMENT — The commission chair will announce that any
interested audience members are invited to provide comments. Anyone may speak on any
topic other than: a matter in litigation, a quasi-judicial land use matter; or a matter scheduled
for public hearing at some future date. The commission chair may limit comments to 3
minutes per person for a total of 30 minutes. Please complete a request to speak card prior
to the meeting. Speakers may not yield their time to others.

8. COMMISSION COMMENTS
9. ADJOURNMENT
Zoom Meeting Link: https://us02web.zoom.us/|/2860039400?0mn=89202237716

This meeting is being conducted with public access in-person and virtually in accordance with
Oregon Public Meeting Law. If remote access to this meeting experiences technical difficulties
or is disconnected and there continues to be a quorum of the council present, the meeting will
continue.
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The meeting location is accessible to persons with disabilities. Individuals needing special
accommodations such as sign language, foreign language interpreters or equipment for the
hearing impaired must request such services at least 48 hours prior to the meeting. To make
your request, please contact a city clerk at 541-481-9252 (voice), or by e-mail at
city.clerk@cityofboardman.com.
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PLANNING COMMISSION
MEETING

City of
Boamman June 26, 2025 at 6:00 PM

Boardman City Hall Council Chambers

MINUTES

CALL TO ORDER

Commissioner David Jones called the meeting to order at 6:12 PM
FLAG SALUTE

ROLL CALL

Commissioners present: Commissioner Jennifer Leighton, Commissioner Mike Connell,
Commissioner Ragna TenEyck
Commissioner Sam Irons, Commissioner David Jones

Commissioners absent: Commissioner Jami Carbray (Unexcused), Commissioner Zack
Barresse (Unexcused)

APPROVAL OF MINUTES

A. Planning Commission Meeting Minutes May 29, 2025
Approval of Planning Commission Meeting Minutes May 29, 2025
Motion to approve meeting minutes for May 29, 2025, as presented.

Motion made by Commissioner Connell, Seconded by Commissioner TenEyck.
Voting Yea: Commissioner Leighton, Commissioner Connell, Commissioner TenEyck,
Commissioner Irons, Commissioner Jones

Timestamp - 1:07
Introductions
A. Norma Ayala, Code Compliance/Animal Control

Norma Ayala introduced herself and gave a brief summary of what she has done in the
last few months.

Timestamp - 1:38
PUBLIC HEARINGS

A. RVW25-000028: PNGD INC, applicant, and Prabhakar Dayal, owner. Property is
described as tax lot 500 & 600 of Assessor’'s Map 4N 25E 09DA and is zoned
Commercial — Tourist Commercial Sub District. The request is for a Hotel and
Maintenance shed. Criteria for approval are found at the Boardman Development
Code Chapter 4.2 - Development Review and Site Design Review with the standards
in 4.2.500 Site Design Review - Application Submission Requirements and 4.2.600 -
Site Design Review Approval Criteria. It is being processed as a Type Il decision.

Move to approve Site Design Review, RVW25-000028 with the agency name and
agency correction.
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Motion made by Commissioner Connell, Seconded by Commissioner Leightofr
Voting Yea: Commissioner Leighton, Commissioner Connell, Commissioner TenEyck,
Commissioner Irons, Commissioner Jones

Timestamp - 3:56

7. DISCUSSION ITEMS

A. Planning Official Update

Planning Official Carla McLane provided her staff report - Timestamp - 30:30

8. PUBLIC COMMENT

There were none.
9. COMMISSION COMMENTS

There were none.
10. ADJOURNMENT

Commissioner David Jones adjourned the meeting at 6:58 PM.

Commissioner Vice-Chair Planning Department
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FINDINGS OF FACT
PLANNING COMMISSION
AMENDMENT FILE NUMBER 25-000229

REQUEST: To amend the City of Boardman Development Code to add standards allowing the use of
Shipping Containers. Changes are proposed to Chapter 1.2 Definitions; Chapter 2.1 Residential; Chapter
2.2 Commercial Districts; Chapter 2.3 General Industrial; Chapter 2.4 Light Industrial; and Chapter 4.4
Conditional Use Permits.

APPLICANT: City of Boardman
Planning Official
Post Office Box 229
200 City Center Circle
Boardman, Oregon 97818

l. GENERAL INFORMATION: The current Boardman Development Code (BDC) is, for the most part,
over 20 years old and in significant need of an update. While that update process is being
planned and implemented there are some minor amendments that city Planning staff are going
to initiate. This amendment addresses the use of Shipping Containers to be repurposed for use
in all Boardman use zones.

To implement the proposed changes consistent with the City Council policy determination from
earlier this year the following is provided:

Chapter 1.2 Definitions: Four new definitions are proposed to be added to the Development
Code: Habitable Space, Occupiable Space, Shipping Container, and Shipping Container Reuse.

Chapter 2.1 Residential: In the Residential use zone Shipping Containers are proposed to only be
allowed for storage or as an alternative to a shed. As a part of the changes to the section on
Accessory Uses and Structures the intent is to further clarify the siting of not only Shipping
Containers but also structures within this category including the requirement for a Building
Permit.

Chapter 2.2 Commercial Districts: In the Commercial and Industrial use zones Shipping
Containers are currently allowed for storage with this amendment providing some clarity about
the approval process. New is the allowance for Occupiable Space which would allow the use of
Shipping Containers for retail and related uses with a Conditional Use Permit.

Chapter 2.3 General Industrial: See the description just above.
Chapter 2.4 Light Industrial: See the description above.
Chapter 4.4 Conditional Use Permits: The Occupiable Space in Commercial and Industrial use

zones requires a Conditional Use Permit. In this section the specific requirements for approval
are outlined.

Preliminary Findings of Fact Amendment File Number 25-000299 Page 1 of 3
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1. PROCEDURE: This amendment is being processed using Type IV procedures found within the
Boardman Development Code. The Type IV process requires a hearing before the Planning
Commission with a recommendation to the City Council. The final hearing will occur before the
City Council.

1. APPROVAL CRITERIA: The request has been filed under the BDC Chapter 4.1 Types of
Applications and Review Procedures, more specifically 4.1.600 Type VI Procedures (Legislative).
The criteria are identified below in bold type with responses in regular type.

G. Decision-Making Considerations. The recommendation by the Planning Commission and
the decision by the City Council shall be based on consideration of the following factors:

1. Approval of the request is consistent with the Statewide Planning Goals.
The Statewide Planning Goals applicable to this request are Goal 1, Citizen Involvement and
Goal 2, Coordination.

Goal 1 requires the City to “develop a citizen involvement program that insures the opportunity
for citizens to be involved in all phases of the planning process.” Because the proposed
legislative amendment will be heard by both the Planning Commission and the City Council,
there will be at least two opportunities for public comment to the proposed change. This
proposal has also been put forward by members of the community, one focusing on residential
use and the other commercial use. This proposal and the public hearing process are both
consistent with the City’s acknowledged citizen involvement program. (Goal 1, Policy 4: The
Planning Commission is officially designated as the Citizen Involvement Committee.)

Goal 2 requires the City to adopt a comprehensive plan and implement the plan through its
development code and by extension other planning level documents. The proposed
amendment is consistent with and will support the comprehensive plan relative to both
residential and employments lands. (Goal 2, Policy 3: The City has adopted the City of
Broadman Development Code, a unified zoning and subdivision land use code to facilitate the
development process and implement the land use goals of the City as outlined in the
Comprehensive Plan.)

For these reasons, the criterion is met.
2. Approval of the request is consistent with the Comprehensive Plan.

The Boardman Comprehensive Plan (BCP) has a variety of policies that support the proposed
amendment, and the process used to achieve it. Goal 1 policies support citizen involvement and
the public hearing process. Goal 1, Policy 4, designates the Planning Commission as the City’s
official Citizen Involvement Committee. Therefore, review by the Planning Commission ensures
compliance with the comprehensive plan.

While none of the Goal 2 Policies are specifically applicable to this action, staff assert that the
land use planning process required through Goal 2 is supported with the update of the BDC and

Preliminary Findings of Fact Amendment File Number 25-000299 Page 2 of 3
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that the adoption of these changes further supports that action. The desired result is a BDC that
provides for reasonable uses that are beneficial to the community and can be achieved in the
respective use zones.

For these reasons, the criterion is met.

3. The property and affected area is presently provided with adequate public facilities,
services and transportation networks to support the use, or such facilities, services
and transportation networks are planned to be provided concurrently with the
development of the property.

The proposed changes, to allow the use of Shipping Containers to be repurposed for storage in
all use zones and for occupiable uses in the Commercial and Industrial use zones, will not change
the use of public facilities, services, or the transportation network.

For these reasons, the criterion is met.

V. LEGAL NOTICE PUBLISHED: June 25, 2025
East Oregonian

V. DLCD 35-DAY NOTICE: June 16, 2025

VI. AGENCIES NOTIFIED: Dawn Hert, Department of Land Conservation and Development; Chief
Hughes and Fire Marshall Broadbent, Boardman Fire Rescue District; Glenn Mclntire, Building
Official; Mike Gorman, Morrow County Assessor; Lisa Mittelsdorf, Port of Morrow.

VII. HEARING DATES:

Planning Commission City Council
July 17, 2025 August 5, 2025
Council Chambers Council Chambers
Boardman City Hall Boardman City Hall
200 City Center Circle 200 City Center Circle
Boardman, Oregon 97818 Boardman, Oregon 97818
VIIL. PLANNING OFFICIAL RECOMMENDATION: The Planning Official recommends the Planning

Commission forward the request to the City Council with a ‘do adopt’ recommendation.

Zack Barresse, Chair Date
Planning Commission

ATTACHMENTS:

e Redlines of portions of Chapter 1.2 Definitions; Chapter 2.1 Residential; Chapter 2.2 Commercial
Districts; Chapter 2.3 General Industrial; Chapter 2.4 Light Industrial; and Chapter 4.4 Conditional
Use Permits.

Preliminary Findings of Fact Amendment File Number 25-000299 Page 3 of 3
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City of Boardman May 1

Driveway apron/approach - The edge of a driveway where it abuts a public way; usually constructed
of concrete. See Figure 3.1.200.K.

Drought-tolerant/drought-resistant plants - Refer to Sunset Western Garden Book (latest edition).
Drug Store - Refers to a store where the primary business is filling of doctor prescribed prescription
and the sale of drugs, medical devices and supplies, and non-prescription medicines, but where non-
medical products may be sold as well.

Duplex - A building with two attached housing units on one lot or parcel.

Dwelling unit - A “dwelling unit” is a living facility that includes provisions for sleeping, eating,
cooking and sanitation, as required by the Uniform Building Code (UBC), for not more than one

family, or a congregate residence for 10 or fewer persons. (See UBC section 205.)

Easement - A right of usage of real property granted by an owner to the public or to specific persons,
firms, and corporations.

Elevation - A building face, or scaled drawing of the same, from grade to roof ridgeline.
Environmentally sensitive areas - See “sensitive lands”.

Established residential area — An area within the Residential District that was platted prior to the
effective date of a land use or zoning ordinance. See Chapter 2.1, Section 120.F

Evidence - Application materials, plans, data, testimony and other factual information used to
demonstrate compliance or non-compliance with a code standard or criterion.

Family day care - See “child care facilities™.
Fire apparatus lane - As defined by the Uniform Fire Code.

Flag lot - A lot or parcel which has access to a road, street or easement, by means of a narrow strip of
lot or easement. See Chapter 2.1, Section 140.

Floor area ratio — Floor area ratio (FAR) is measured by dividing the gross enclosed floor area of a
building by the land area of the development. See Chapter 2.2, Section 130.

Frontage- The dimension of a property line abutting a public or private street.

Frontage street or road - A minor street that parallels an arterial street in order to provide access to
abutting properties and minimize direct access onto the arterial.

Functional classification - The classification given to streets (e.g., “local/collector/arterial”) by the
City’s Transportation System Plan (TSP), by adopted County plans, and the Oregon Department of
Transportation.

Ground cover - A plant material or non-plant material (e.g., mulch, bark chips/dust) that is used to
cover bare ground. See also, Chapter 3.2 - Landscaping.

Habitable Space — Habitable space is any room within a structure designed for living. sleeping. eating,
or cooking. This includes spaces like living rooms. bedrooms, kitchens. and dining rooms.

City of Boardman Development Code Page 1.2.5 7




Section 5, Item A.

City of Boardman May 1

Neighborhood - A geographic area lived in by neighbors and usually having distinguishing character.

Neighborhood-scale design - Site and building design elements that are dimensionally related to
housing and pedestrians, such as narrower streets with tree canopies, smaller parking areas, lower
building heights (as compared to downtown areas) and similar neighborhood characteristics. These
features are generally smaller in scale than those, which are primarily intended to accommodate
automobile traffic.

Neighborhood commercial — Small scale commercial uses allowed within the
residential/neighborhood commercial district. See Chapter 2.1, Section 200.K.

Non-conforming use/non-conforming development — A land use/structure that exists which would
not be permitted by the regulations imposed by the code, but was lawful at the time it was established.
See Chapter 5.2.

Non-native invasive plants - See current Oregon State University Extension Service Bulletin for your
area.

Occupiable Space — a room or enclosed space designed for regular or non-regular human occupancy.
This includes spaces where people congregate for activities. work, or educational purposes. and that are
equipped with the necessary life safety features like egress. heat, light, and ventilation. It excludes spaces
primarily intended for other purposes, such as storage or equipment rooms.

Off-street parking - All off-street areas designed, used, required or intended to be used for the parking
of motor vehicles. Off-street parking areas shall conform to the requirements of Chapter 3.3.

On-street parking - Parking in the street right-of-way, typically in parking lanes or bays. Parking
may be “parallel” or “angled” in relation to the edge of the right-of-way or curb. See also, Chapter 3.3.

Open space (common/private/active/passive) - Land within a development which has been dedicated
in common to the ownership within the development or to the public specifically for the purpose of
providing places for recreation, conservation or other open space uses.

Orientation - To cause to face toward a particular point of reference (e.g., “A building oriented to the
street™).

Outdoor commercial use - A use supporting a commercial activity which provides goods or services,
either wholesale or retail, where the amount of site area used for outdoor storage of materials or display
of merchandise exceeds the total floor area of all buildings on the site. Examples of outdoor
commercial uses include automobile sales or services, nurseries, lumber yards and equipment rental
businesses.

Overlay zone/district - Overlay zones provide regulations that address specific
subjects that may be applicable in more than one land use district. See also Chapter 2.6.

Parcel - A unit of land that is created by a partitioning of land (ORS 92.010(6)). See also, Chapter 4.3.

Parking lot perimeter - The boundary of a parking lot area which usually contains a landscaped buffer
area.

Parking vs. storage - Parking is the area used for leaving motor vehicles for a temporary time up to 72
hours unless permitted as parking for longer by other municipal codes. Storage is to place or leave in a

City of Boardman Development Code Page 1.2.9 8
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City of Boardman May 1

Residence - Same as “dwelling”.

Residential caretaker unit - A dwelling unit for caretakers living on-site in the General Industrial
District. The unit must be served by water and sanitary sewage and conform with other applicable
building standards. See Chapter 2.3, Section 160.B.

Residential care home/Residential care facility —Residential treatment or training homes or adult
foster homes licensed by the State of Oregon. See Chapter 2.1, Section 200.G.

Residential trailer — A portable residence constructed prior to 1962.
Ridge line (building) - The top of a roof at its highest elevation.
Right-of-way - Land that is owned in fee simple by the public, usually for transportation facilities.

Roof pitch - The slope of a roof, usually described as a ratio (e.g., 1 foot of rise per 2 feet of horizontal
distance, or 1/2).

Roof-top garden - A garden on a building terrace, or at top of a building with a flat roof (usually on a
portion of a roof).

Senior housing - Housing designated and/or managed for persons over the age of 55. (Specific age
restrictions vary.)

Sensitive lands - Wetlands, significant trees, steep slopes, flood plains and other natural resource areas
designated for protection or conservation by the Comprehensive Plan.

Setback - The distance between a building (or other feature of development) and a property line.
Minimum and maximum setbacks may be required for front, side and rear yards.

Shared driveway - When land uses on two or more lots or parcels share one driveway. An easement
or tract (owned in common) may be created for this purpose.

Shared parking —Required parking facilities for two or more uses, structures, or parcels of land may be
satisfied by the same parking facilities used jointly, to the extent that the owners or operators show that
the need for parking facilities does not materially overlap (daytime versus nighttime primary uses). See
Chapter 3.3, Section 300.C.4.

Shipping Container — A standardized, reusable container designed for the efficient and secure
transportation of goods across different modes of transport.

Shipping Container Reuse — The practice of taking decommissioned shipping containers. those no
longer suitable for international transport, and giving them a new life as something else. Within the
Boardman Development Code, they can be used for storage purposes within the Residential Use Zone
and for primary and accessory uses within the Commercial and Industrial use zones.

Single-family attached housing (townhomes) - Two or more single family dwellings with common
end-walls. See also, Chapter 2.1, Section 110 and Section 200.

Single-family detached house - A single family dwelling that does not share a wall with any other
building. See also Chapter 2.1, Section 110.

Single-family detached zero-lot line house - A single family detached house with one side yard

City of Boardman Development Code Page 1.2.11 9
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oardman Apri-23-2013-September

2.1.190 - Special Standards for Certain Uses (continued)

F. Accessory Uses and Structures. Accessory uses and structures are of a nature customarily
incidental and subordinate to the principal use or structure on the same lot. Typical accessory
structures in the Residential District include detached garages, sheds, workshops, green houses and
similar structures. All accessory structures shall comply with all of the following standards: (For
standards applicable to Accessory Dwellings, please refer to Section 2.1.200.B.)

1. Primary use required. An accessory structure shall not be allowed before or without another
permitted use (e.g., as listed in Table 2.1.110.A).

2. Setbacks.
a) Accessory structures shall meet setbacks identified in 2.1.120 unless identified otherwise in
2.1.190(F)(2)(b-d) below.
b) Accessory structures of 40 square feet or fewer are allowed to be located in a rear yard or
side yard abutting a primary structure. Abutting an accessory structure to a primary structure is
allowed provided 6 feet are allowed for emergency access, as measured from the wall nearest
the property line of the accessory structure to the property line and no through wall openings
(doors, windows, vents, etc.) in the primary structure are obscured or covered by the accessory
structure.
¢) Accessory structures of 41-200 square feet or less in size are allowed 1 foot rear yard setback
and 1 foot side yard setback when placed in the rear yard of a lot, as long as structural features,
such as eaves, do not encroach on adjacent properties.
d) Accessory building shall not be placed within ten (10) feet of any primary structure on the
lot or adjacent lots with the exceptions noted in 2.1.190 (F)(2)(a-c) above.

3. Design Requirements.

a. _The accessory structure shall be efa-compatible-and-complimentary-nature-to-thein color,
matel ial. and appearance sun]lar to the primary structure. aﬂé—be—eeﬂas%eﬁt—xwﬂa—ef—me

) Lor 200 o foot shall | 1y of the-desi ieria identified
i 21-180(CY3Y-For accessory structures that are up to 200 square feet at least one design
criterion will be used:; accessory structures 201 to 400 square feet three design criteria will
be used: and accessory structures 401 square feet to 1.200 square five design criteria will
be used.

a-b. Shipping Containers can be placed on residentially zoned property only as an accessory
structure not for use as an occupiable or habitable structure. They shall be sited behind a
fence and within a backyard as to be not visible from the street. The double swing doors
shall not be oriented towards the front yard and corner side if on a corner lot. They shall
meet the design requirements outlined above. As an alternative path for approval, an
applicant may request discretionary review using the Type II decision process should the
proposed unit not conform with the requirements here and elsewhere within the
Development Code.

3-4.Restrictions. A structure shall not be placed over an easement that prohibits such placement.
No structure shall encroach into the public right-of-way.

4.5 Placement in easement. Only a portable accessory structure of 200 square feet or less in size
may be placed in an easement with the approval of the utilities affected within the easement.
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Letters of approval from the utility must be submitted to the City for approval of this type of
placement.

5-6. Compliance with land division standards. The owner may be required to remove an accessory
structure as a condition of land division approval when removal of the structure is necessary to
comply with setback standards.

6-7.Floor Area. The floor area of the accessory structure shall not exceed 1200 square feet;

7.8.Building Height. The building height of detached accessory structure shall not exceed 25 feet,
as measured in accordance with Section 2.1.160; and

9. Buffering. A minimum 4-foot hedge or fence may be required to screen the accessory structure
from dwellings on adjacent lots, unless a similar screen is provided or the distance to adjacent
dwelling(s) is greater than 50 feet.

8-10. Accessory structures over 200 square feet will be required to obtain a Building Permit.

. Bed and Breakfast Inns and Vacation Rentals.

1. Purpose. The purpose of this section is to provide standards for the establishment of a bed and
breakfast inn.

2. Accessory Use. A bed and breakfast inn must be accessory to a household already occupying
the structure as a residence.

3. Maximum size. The bed and breakfast structure is limited to a maximum of 4 bedrooms for
guests and a maximum of 6 guests per night.

4. Employees. The bed and breakfast facility may have up to 2 non-resident employees for the
facility.

5. Food Service. Food services may only be provided to overnight guests of the bed and breakfast
inn.

6. Owner-occupied. The bed and breakfast inn shall be owner-occupied and shall maintain the
exterior physical characteristics of a single-family dwelling. No separate structures shall be
allowed (except for usual residential accessory buildings such as sheds, or detached garages).

7. Signs. Signs must meet the standards in Chapter 3.6.500, Signs.

8. Monitoring. All bed and breakfast inns must maintain a guest log book. It must include the
names and home addresses of guests, guests’ license plate numbers if travelling by car, dates of
stay and the room number of each guest. The log must be available for inspection by City staff
upon request.

H. Master Planned Neighborhood Development

1. Purpose and intent. The purpose of this Section is to ensure the development of fully
integrated, mixed-use pedestrian-oriented neighborhoods. The intent is to minimize traffic
congestion, urban and suburban sprawl, infrastructure costs, and environmental degradation,
particularly as new development takes place on large parcels of land.

2. Applicability. This Section applies to:

a. Parcels, and development sites with more than one parcel, in the Residential District which
are 20 acres or larger; and

b. Development sites in the Residential District which are planned in accordance with the
procedures in Chapter 4.5.

3. Master plan required. Prior to land division approval, a master plan shall be prepared for all
sites meeting the criteria in subsection 2. Master plans shall follow the procedures in Chapter
4.5 - Master Planned Developments.

11
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Commercial buildings intended for use as professional, retail or other similar uses and

Public and institutional buildings, except that the standard shall not apply to buildings
which are not subject to site design review or those that do not receive the public; and

Mixed use buildings (buildings containing commercial and residential uses).

B. Guidelines and Standards. The purpose of these standards is to provide that all buildings are to

contribute to the appeal of the Commercial District and Sub Districts.

1.

Design of Buildings and Developments. The standards in the following section shall

apply to buildings and developments listed in Section 2.2.150. Buildings shall be
appealing and compatible with balance of the Commercial District and Sub Districts.

a) Buildings under 20,000 square feet (enclosed ground floor area) shall incorporate
at least five(5) of the architectural features as follows:

i)
ii)

ii)
iv)
V)
vi)
vii)
viii)
ix)

X)

Decorative cornice or facade (for a flat roof) or provision of eaves or
other similar decorative feature for pitched roofs;
Decorative display windows on ground floor;
Entrance canopy, breezeway or kiosk;

Changes in building color or texture;

Building articulation on street frontages;
Decorative wall or security lighting;

Regularly spaced and similarly shaped windows;
Decorative window hoods or trim;

Changes in building height along street frontages;
Decorative screening of roof mounted equipment;

b) Buildings with greater than 20,000 square feet of enclosed ground floor space
are considered “large scale buildings”.

i)

i)

Measurement for these buildings shall be as follows:

a. Multi-tenant buildings shall be counted as the sum of all tenant
spaces within the same building shell; and

b. Multiple building developments with a combined ground floor space
(enclosed) greater than 40,000 square feet (e.g., shopping centers,
public and institutional campuses, and similar developments).

Building and Site design for large scale buildings shall include at least

two (2) of the following to provide human scale design:

Incorporating changes in building direction (i.e., articulation);

Dividing large masses into varying heights and sizes;

Include building offsets projections;

Changes in elevation or horizontal direction;

Sheltering roofs or terraces;

Providing a distinct pattern of divisions in surface materials;

Use of windows, screening trees; small scale lighting (e.g., wall

mounted lighting, or up-lighting).

e

c) Shipping Containers can be used in Commercial use zones as either a primary or secondary
structure when meeting the following requirements and following prescribed siting procedures.

i)  Asan accessory structure for storage purposes they shall be painted a color complementary
to the primary structure and shall have all container markings removed or covered.
Damaged or rusty containers shall not be permitted. A Building Permit is required, and the
City of Boardman Development Code Page 2.2.5
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unit shall not be occupiable or habitable.

ii)  Asa primary or accessory structure to be occupiable Shipping Contain are permitted
through the Conditional Use Permit process as outlined in Chapter 4.4 Conditional Use
Permits, specifically 4.4.400.F Shipping Containers as Occupiable Structures.

2.2.160 Pedestrian Amenities

A. Purpose and Applicability. This section is intended to provide comfortable and inviting pedestrian

spaces within the Commercial District and Sub Districts. Pedestrian amenities serve as informal
gathering places for socializing and resting and contribute to the enjoyment of the City’s
Commercial area. This section applies to all of the following types of buildings:

9]

2)

3)

4)

5)

Public and institutional buildings, except that the standard shall not apply to buildings
which are not subject to site design review or those that do not receive the public (e.g.,
buildings used solely to house mechanical equipment, and similar uses); and

Three or more single family attached townhomes on their own lots (i.e., townhomes
subject to Site Design Review);

Duplex and tri-plex developments with more than one building (i.e., duplex and tri-plex
developments subject to Site Design Review);

Multi-family housing;

Commercial and mixed-use buildings subject to Site Design review.

B. Guidelines and Standards. Every commercial development listed above shall provide at least one

of the following amenities listed below. Pedestrian amenities may be provided within a public
right-of-way when approved by the applicable jurisdiction.

1.

A plaza, courtyard, square or extra-wide sidewalk next to the building entrance
(minimum width of 6 feet);

A sitting space, dining area, benches or ledges between the building entrance and
sidewalk at a minimum of 16 inches height and 30 inches width;

Building canopy, awning, pergola or similar weather protection (minimum projection
of 4 feet over a sidewalk or other pedestrian space);

Public art which incorporates seating (e.g., fountain, sculpture, etc.) or wall decoration.

2.2.170 Special Standards for Certain Uses

This section supplements the uses and standards contained in Sections 2.2.100 through 2.2.160.
Conditional Use approval is required for those uses listed as Conditional Use in Table 2.2.110.A. It is to
provide standards for the following land uses in order to control the scale and compatibility of those
uses within the Commercial District:

« Bed and Breakfast Inns

City of Boardman Development Code Page 2.2.6
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In simple terms, compatible means two things can exist or work well together witho

while complementary means two things enhance or complete each other when combined. Think
of compatible as fitting together, and complementary as adding to each other. &

Elaboration:

Compatible:
This implies a harmonious relationship where things can coexist without issues. For example, two software
programs that are compatible can run on the same computer without causing errors. In a relationship,

compatible partners share common values and goals, making for a smooth and enjoyable dynamic. &

Complementary:

This highlights how two things, often different, can enhance or complete each other. For example, a chef
might use complementary flavors to create a more complex and satisfying dish. In a relationship,
complementary partners have different strengths that, when combined, make for a stronger and more
balanced whole. They might not share all the same interests, but their differences allow them to learn from

each other and tackle challenges together. &

Key differences:
o Compatibility focuses on lack of conflict, while complementarity focuses on mutual enhancement.

o Compatible things may be similar, while complementary things are often different but work well
together.

o Compatibility suggests a good fit, while complementarity suggests filling in gaps or adding value.

14
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2.3.160 Special Standards for Certain Uses (continued)

b. Light/glare. Lighting and/or reflected light from the development exceeds ordinary
ambient light and glare levels (i.e., levels typical of the surrounding area).

¢. Dust and/or Exhaust. Dust and/or exhaust emissions from the development exceed
ambient dust or exhaust levels, or levels that existed prior to development.

d. Vibration. Vibration (e.g., from mechanical equipment) is sustained and exceeds
ambient vibration levels (i.e., from adjacent roadways and existing land uses in the
surrounding area).

Traffic. Uses which are likely to generate unusually high levels of vehicle traffic due to
shipping and receiving. “Unusually high levels of traffic”” means that the average number
of daily trips on any existing street would increase by 20 percent or more as a result of
the development and 100 vehicles per day. The City may require a traffic impact analysis
prepared by a qualified professional prior to deeming a land use application complete,
and determining whether the proposed use requires conditional use approval. Applicants
may be required to provide a traffic analysis for review by ODOT for developments that
increase traffic on state highways.

Resource extraction, such as the operation of mineral and aggregate quarries and similar
uses, shall require a Conditional Use Permit. The applicant shall also be required to
prepare a site reclamation plan for review and approval by the City and other affected
agencies, prior to commencing resource extraction. The required scope of the
reclamation plan shall be identified by the Conditional Use Permit, and shall comply with
applicable requirements of State natural resource regulatory agencies.

B. Residential Caretakers. One residential caretaker unit shall be permitted for each primary

industrial use, subject to the following conditions:

1.

The unit shall be served with public water and sanitary sewerage disposal, in
conformance with City engineering requirements.

Caretaker units shall be required to meet applicable fire safety and building code
requirements, in addition to the applicable setback standards of this chapter.

C. Wireless communication equipment. Wireless communication equipment includes radio

(i.e., cellular), television and similar types of transmission and receiving facilities. The
requirements for wireless communication equipment are provided in Chapter 3.6.200.
Wireless communication equipment shall also comply with required setbacks, lot coverage
and other applicable standards of the Industrial District.

D. Shipping Containers. Shipping containers can be used in the General Industrial use zone as either a

primary or secondary structure when meeting the following requirements and following prescribed

siting procedures.

1.

As an accessory structure for storage purposes they shall be painted a color complementary to the
primary structure and shall have all container markings removed or covered. Damaged or rusty
containers shall not be permitted. A Building Permit is required, and the unit shall not be
occupiable or habitable.

City of Boardman Development Code 23.6
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1:2. As a primary or accessory structure to be occupiable Shipping Contain are permitted through the
Conditional Use Permit process as outlined in Chapter 4.4 Conditional Use Permits, specifically
4.4.400.F Shipping Containers as Occupiable Structures.

City of Boardman Development Code 23.7 16
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2.4.170 Special Standards for Certain Uses

A. High Traffic-Generating Uses.

Uses which are likely to generate “significant” levels of vehicle traffic (e.g., due to shipping,
receiving, and/or customer traffic) shall require a Conditional Use Permit, in accordance with
Section 4.4. “Significant traffic” means that the average number of daily trips, or the average
number of peak hour trips, on any existing street would increase by 20 percent or greater and 100
vehicles per day as a result of the development. The City may require a traffic impact analysis
(Chapter 4.10) prepared by a qualified professional prior to deeming a land use application
complete, and determining whether the proposed use requires conditional use approval. Applicants
may be required to provide a traffic analysis for review by the Oregon Department of
Transportation (ODOT) for developments that increase traffic on state highways. The Conditional
Use Permit shall include appropriate transportation improvement requirements, as identified by the
traffic analysis and/or ODOT, in conformance with Chapter 3.4.1.

B. Wireless Communication Equipment.

Wireless communication equipment, including radio (i.e., cellular), television and similar types of
transmission and receiving facilities are permitted, subject to the standards for wireless

communication equipment in Chapter 3.6.2. Wireless communication equipment shall also comply
with required setbacks, lot coverage and other applicable standards of the Light Industrial District.

C. Shipping Containers. Shipping containers can be used in the Light Industrial use zone as either a
primary or secondary structure when meeting the following requirements and following prescribed siting

procedures.

1. As an accessory structure for storage purposes they shall be painted a color complementary to the
primary structure and shall have all container markings removed or covered. Damaged or rusty
containers shall not be permitted. A Building Permit is required. and the unit shall not be occupiable
or habitable.

1.2. As a primary or accessory structure to be occupiable Shipping Contain are permitted through the
Conditional Use Permit process as outlined in Chapter 4.4 Conditional Use Permits, specifically
4.4.400.F Shipping Containers as Occupiable Structures

City of Boardman Development Code Page 2.4.7
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4.4.400 Criteria, Standards and Conditions of Approval (continued)

c. Ifthe city determination of inconsistency is made prior to a final decision on the conditional
use permit application, the applicant shall submit a plan/zoning amendment application for
joint review and decision with the conditional use permit application, along with a written
waiver of the ORS 227.178 120-day period within which to complete all local reviews and
appeals once the application is deemed complete; or

d. Ifthe city determination of inconsistency is part of a final decision on the conditional use
permit application, the applicant shall submit a new conditional use permit application, along
with a plan/zoning amendment application for joint review and decision.

4. Expiration. A Conditional Use Permit for Transportation System Facilities and Improvements

shall be void after three (3) years.

E. Medical Marijuana Dispensaries and Medical Marijuana Grow Facilities

1.

W

8.
9.

Facilities will not be sited within Minor Children Safety Areas as defined by Chapter 9.04 of the
Boardman Municipal Code.

No on-site consumption of products.

All Facilities must be licensed by the Oregon Health Authority.

Registry Identification Card and Oregon Health Authority license shall be displayed for public
view.

Grow Facilities must be indoors, or sufficiently screened and ventilated to show no outward
signs, or odors, of the grow operation.

Dispensary Facilities must be indoors, and sufficiently screened and ventilated to show no
outward signs, or odors, of any product manufacture for edible marijuana products.

Hours of operation shall be restricted 8 hours per day and no later than 8:00 PM on week days,
and no more than 6 hours per day and no later than 6:00 PM on weekends and holidays.

Shall not be sited within 1,000 feet of another marijuana dispensary.

Signs will be limited to 100 square feet per building face of the facility, with no more than two
faces signed.

10. No outdoor storage of products.
11.

Facilities shall be required to meet other applicable conditions found in Section 4.4.400 of this
Chapter.

Shipping Containers as Occupiable Structures

1,

Shipping containers can only be repurposed as an occupiable structure in the commercial or industrial use

ZOones.
As an occupiable structure they can be sited as either a primary or secondary structure.

All siting standards of the underlying use zone are applicable.

B

The occupiable structure, regardless of square footage, will require a Building Permit from the Building

Official and the submittal of engineered plans.

4.4.500 Additional Development Standards for Conditional Use Types

A. Concurrent Variance Application(s). A conditional use permit shall not grant variances to
regulations otherwise prescribed by the Development Code. Variance application(s) may be filed
in conjunction with the conditional use application and both applications may be reviewed at the
same hearing.

B. Additional development standards. Development standards for specific uses are contained in

City of Boardman Development Code Page 4.4.4 18




City of Boardman May 1

Section 5, Item A.

Chapter 4.4 - Conditional Use Permits

Sections:

4.4.100 - Purpose

4.4.200 - Approvals Process

4.4.300 - Application Submission Requirements

4.4.400 - Criteria, Standards and Conditions of Approval

4.4.500 - Additional Development Standards for Conditional Use Types

4.4.100 Purpose

There are certain uses which, due to the nature of their impacts on surrounding land uses and public
facilities, require a case-by-case review and analysis. These are identified as “Conditional Uses” in
Chapter 2 - Land Use Districts. The purpose of Chapter 4.4 is to provide standards and procedures

under which a conditional use may be permitted, enlarged or altered if the site is appropriate and if

other appropriate conditions of approval can be met.

4.4.200 Approvals Process

A. Initial Application. An application for a new conditional use shall be processed as a Type Il
procedure (Chapter 4.1.500). The application shall meet submission requirements in Section
4.4.300, and the approval criteria contained in Section 4.4.400.

B. Modification of Approved or Existing Conditional Use. Modifications to approved or existing

conditional uses shall be processed in accordance with Chapter 4.6 - Modifications.

4.4.300 Application Submission Requirements

In addition to the submission requirements required in Chapter 4.1, an application for conditional use
approval must include the following information (1-8), as applicable. For a description of each item,
please refer to Section 4.2.500 - Site Design Review Application Submission Requirements:

1. Existing site conditions;

2. Site plan;

3. Preliminary grading plan;

4. A landscape plan;

5. Architectural drawings of all structures;

City of Boardman Development Code Page 4.4.1
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4.4.300 Application Submission Requirements (continued)

6. Drawings of all proposed signs;
7. A copy of all existing and proposed restrictions or covenants.

8. Narrative report or letter documenting compliance with all applicable approval criteria in
Section 4.4.400.

4.4.400 Criteria, Standards and Conditions of Approval

The City shall approve, approve with conditions, or deny an application for a conditional use or to
enlarge or alter a conditional use based on findings of fact with respect to each of the following
standards and criteria:

A. Use Criteria.

1. The site size, dimensions, location, topography and access are adequate for the needs of the
proposed use, considering the proposed building mass, parking, traffic, noise, vibration,
exhaust/emissions, light, glare, erosion, odor, dust, visibility, safety, and aesthetic
considerations;

2. The negative impacts of the proposed use on adjacent properties and on the public can be
mitigated through application of other Code standards, or other reasonable conditions of
approval; and

3. All required public facilities have adequate capacity to serve the proposal.

B. Site Design Standards. The criteria for Site Design Review approval (Section 4.2.600) shall be
met.

C. Conditions of Approval. The City may impose conditions that are found necessary to ensure that
the use is compatible with other uses in the vicinity, and that the negative impact of the proposed
use on the surrounding uses and public facilities is minimized. These conditions include, but are
not limited to, the following:

1. Limiting the hours, days, place and/or manner of operation;

2. Review for compatibility with Boardman City Council established Minor Child Safety Areas.

3. Requiring site or architectural design features which minimize environmental impacts such as
noise, vibration, exhaust/emissions, light, glare, erosion, odor and/or dust;

4. Requiring larger setback areas, lot area, and/or lot depth or width;

5. Limiting the building height, size or lot coverage, and/or location on the site;

6. Designating the size, number, location and/or design of vehicle access points or parking areas;

7. Requiring street right-of-way to be dedicated and street(s), sidewalks, curbs, planting strips,
pathways, or trails to be improved;

8. Requiring landscaping, screening, drainage, water quality facilities, and/or improvement of parking
and loading areas;

8. Limiting the number, size, location, height and/or lighting of signs

City of Boardman Development Code Page 4.4.2
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4.4.400 Criteria, Standards and Conditions of Approval (continued)

9. Limiting or setting standards for the location, design, and/or intensity of outdoor lighting;

10. Requiring berms, screening or landscaping and the establishment of standards for their installation
and maintenance;

11. Requiring and designating the size, height, location and/or materials for fences;

12. Requiring the protection and preservation of existing trees, soils, vegetation, watercourses, habitat
areas, drainage areas, historic resources, cultural resources, and/or sensitive lands (Chapter 3.7);

13. Requiring the dedication of sufficient land to the public, and/or construction of a pedestrian/bicycle
pathways in accordance with the adopted plans. Dedication of land and construction shall conform
to the provisions of Chapter 3.1, Access and Circulation.

D. Transportation System Facilities and Improvements

1. City or County facilities and improvements. Construction, reconstruction, or widening of
highways, roads, bridges or other transportation facilities that are (1) not designated in the City’s
adopted Transportation System Plan (“TSP”), or (2) not designed and constructed as part of an
approved subdivision or partition, are allowed in all Districts subject to a Conditional Use Permit
and satisfaction of all of the following criteria:

a. The project and its design are consistent with the City’s adopted TSP, or, if the city has not
adopted a TSP, consistent with the State Transportation Planning Rule, OAR 660-012 (“the
TPR”).

b. The project design is compatible with abutting land uses in regard to noise generation and
public safety and is consistent with the applicable zoning and development standards and
criteria for the abutting properties.

c. The project design minimizes environmental impacts to identified wetlands, wildlife habitat,
air and water quality, cultural resources, and scenic qualities; and a site with fewer
environmental impacts is not reasonably available. The applicant shall document all efforts
to obtain a site with fewer environmental impacts, and the reasons alternative sites were not
chosen.

d. The project preserves or improves the safety and function of the facility through access
management, traffic calming, or other design features.

e. The project includes provisions for bicycle and pedestrian access and circulation consistent
with the comprehensive plan, the requirements of this ordinance, and the TSP or TPR.

2. State facilities and improvements. The State Department of Transportation (“ODOT”) shall
provide a narrative statement with the application demonstrating compliance with all of the
criteria and standards in Section 4.4.400.D. 1.b. — e. above. Where applicable, an Environmental
Impact Statement or Environmental Assessment may be used to address one or more of these
criteria.

3. Proposal inconsistent with TSP/TPR. If the City determines that the proposed use or activity or
its design is inconsistent with the TSP or TPR, then the applicant shall apply for and obtain a plan
and/or zoning amendment prior to or in conjunction with conditional use permit approval. The
applicant shall choose one of the following options:

a. If the city determination of inconsistency is made prior to a final decision on the conditional
use permit application, the applicant shall withdraw the conditional use permit application; or

b If the city determination of inconsistency is made prior to a final decision on the conditional

use permit application, the applicant shall withdraw the conditional permit application, apply for a

plan/zone amendment, and re-apply for a conditional use permit if and when the amendment is

approved; or

City of Boardman Development Code Page 4.4.3
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4.4.400 Criteria, Standards and Conditions of Approval (continued)

c. If the city determination of inconsistency is made prior to a final decision on the conditional
use permit application, the applicant shall submit a plan/zoning amendment application for
joint review and decision with the conditional use permit application, along with a written
waiver of the ORS 227.178 120-day period within which to complete all local reviews and
appeals once the application is deemed complete; or

d. If the city determination of inconsistency is part of a final decision on the conditional use
permit application, the applicant shall submit a new conditional use permit application, along
with a plan/zoning amendment application for joint review and decision.

4. Expiration. A Conditional Use Permit for Transportation System Facilities and Improvements
shall be void after three (3) years.

E. Medical Marijuana Dispensaries and Medical Marijuana Grow Facilities

1.

wn

© ©

Facilities will not be sited within Minor Children Safety Areas as defined by Chapter 9.04 of the
Boardman Municipal Code.

No on-site consumption of products.

All Facilities must be licensed by the Oregon Health Authority.

Registry Identification Card and Oregon Health Authority license shall be displayed for public
view.

Grow Facilities must be indoors, or sufficiently screened and ventilated to show no outward
signs, or odors, of the grow operation.

Dispensary Facilities must be indoors, and sufficiently screened and ventilated to show no
outward signs, or odors, of any product manufacture for edible marijuana products.

Hours of operation shall be restricted 8 hours per day and no later than 8:00 PM on week days,
and no more than 6 hours per day and no later than 6:00 PM on weekends and holidays.

Shall not be sited within 1,000 feet of another marijuana dispensary.

Signs will be limited to 100 square feet per building face of the facility, with no more than two
faces signed.

10. No outdoor storage of products.
11. Facilities shall be required to meet other applicable conditions found in Section 4.4.400 of this

Chapter.

4.4.500 Additional Development Standards for Conditional Use Types

A. Concurrent Variance Application(s). A conditional use permit shall not grant variances to
regulations otherwise prescribed by the Development Code. Variance application(s) may be filed
in conjunction with the conditional use application and both applications may be reviewed at the
same hearing.

B. Additional development standards. Development standards for specific uses are contained in
Chapter 2 - Land Use Districts.

City of Boardman Development Code Page 4.4.4
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MEMORANDUM
To: Mayor Keefer and members of the City Council
Cc: Brandon Hammond, City Manager

From: Carla McLane, Planning Official
Date: May 27, 2025
RE: Planning Department Monthly Update

Strategic Planning Program: Since | last provided an update, the following has occurred: on
June 2"¥ a Comprehensive Plan/Development Code (CP/DC) PAC was held, then on June 3™ a
TSP Joint Work Session was held with the City Council and Planning Commission, and a number
of Project Management Team meetings (meetings with staff and the respective consultants)
have been held on several of the projects. As always you can follow these projects at this
location on the City’s website.

e Transportation System Plan (TSP): The consultant team is now at work on the DRAFT
TSP which will be headed to hearings this fall starting with a joint City/County Work
Session in late August or early September. You can follow the TSP Update and the PAC
here.

e Economic Opportunity Analysis (EOA): We have received DRAFT memorandums
concerning the Buildable Lands Inventory which, after staff review, will be provided to
the PAC for discussion at a future meeting. You can follow the EOA PAC here.

e Housing Needs Analysis (HNA): Still on hold. Appointment of the PAC coming soon.

e Parks Master Plan (PMP): The timeline for this project has been extended with the
consultant team working on preparing the DRAFT Parks Master Plan. An additional PAC
meeting has been added and is slated to be held soon. You can follow the PMP PAC
here.

e Boardman Development Code (BDC) and Comprehensive Plan (CP): We are in Phase Il
of this project with a summer outreach event being planned for the End of Summer
celebration on August 22. More to come soon! You can follow the CP/BDC PAC here.

e System Development Charge (SDC) Update: Still on hold.

e Membership on Various PACs: There are a couple of changes to the PAC membership
that | need to share with you:

o On the TSP PAC Daisy Goebel has been replaced with Kaitlin Kennedy, both
Morrow County Planning Department employees.
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o Leslie Pierson has resigned from the EOA PAC. We are working on a replacement.
o Walter Ross has resigned from the CP/DC PAC. We are working on a replacement.

Other Programmatic work: Work is also progressing on other projects with a planning focus.
Those include the:

o Boardman Municipal Code (BMC):

= Addressing Ordinance: Work continues at the staff level.

= Business License Ordinance: Next version will be available for discussion at the
August City Council meeting.

= Shipping Containers: Proposed language has been drafted and sent to the
Department of Land Conservation and Development initiating the adoption
process.

o Tower Road: We have withdrawn our application for the division of the subject property.

o Code Enforcement and Animal Control Program: Lots of dogs are at large with the
warmer weather. This has resulted in at least two dogs being hit and killed in the last
couple of weeks. We have had a great response from landowners with vacant lots
mowing or at least providing a fire break. Work to address abandoned vehicles in the
right-of-way is ongoing with success in removing them from our streets.

Planning Reviews and Approvals: My intent here will be to add Planning Department actions
that end in an approval for development. | will be cautious to protect the City Council’s role as

the appeal body for any local decisions. And if there haven’t been any decisions this section may
be blank.

v" Homes, homes, and more homes: During the first six month of 2025 we have issued 17
Development Review permits for homes — 15 new and 2 replacement.

v' Commercial Development: During the first six months of 2025 we have issued 7
Development Review permits and three Site Design Review lll permits for commercial
development. There are currently three Site Design Review Il permits and one Site
Design Review lll permits for commercial development pending approval.
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