
 
 

Planning Commission Meeting Agenda 

June 15, 2021 

7:00 PM 

 

 

Chairperson: Todd Culver 

Commissioners: Roger Bristol, Rhonda Giles, Jeremy Moritz, Kurt Kayner, Kent 

Wullenwaber and Susan Jackson. 

Meeting Location: Harrisburg Municipal Center @ 354 Smith St. 

 

PUBLIC NOTICES: 
 

1. This meeting is open to the public and will be tape-recorded. 
2. Copies of the Staff Reports or other written documents relating to each item on the agenda are 

on file in the office of the City Recorder and are available for public inspection. 
3. The City Hall Council Chambers are handicapped accessible.  Persons with disabilities wishing 

accommodations, including assisted listening devices and sign language assistance are 
requested to contact City Hall at 541-995-6655, at least 48 hours prior to the meeting date.  If a 
meeting is held with less than 48 hours’ notice, reasonable effort shall be made to have an 
interpreter present.  The requirement for an interpreter does not apply to an emergency meeting.  
ORS 192.630(5) 

4. Persons contacting the City for information requiring accessibility for deaf, hard of hearing, or 
speech-impaired persons, can use TTY 711; call 1-800-735-1232, or for Spanish voice TTY, call 
1-800-735-3896. 

5. The City of Harrisburg does not discriminate against individuals with disabilities, and is an equal 
opportunity provider. 

6. For information regarding items of discussion on this agenda, please contact City Administrator 
Michele Eldridge, at 541-995-2200. 

7. The Municipal Center is disinfected prior to meetings.  Seating is 6’ apart, and only 50 people can 
be in the room, dependent upon adequate spacing. 

8. Masks are required, and the City asks for anyone running a fever, having an active cough or 
respiratory difficulties to not attend the meeting.  

9. If you would like to provide testimony, and are unable to attend, please contact the City Recorder.  
We can accept written testimony up until 5:00 on the day of the meeting and can also call 
someone during the meeting if verbal testimony is needed.  

 

  

Page 1



Harrisburg Planning Commission Meeting Agenda 

June 15, 2021 

2 
 

CALL TO ORDER AND ROLL CALL 

CONCERNED CITIZEN(S) IN THE AUDIENCE.  (Please limit presentation to two minutes per 
issue.) 

APPROVAL OF MINUTES 
 

1. MOTION TO APPROVE THE MINUTES OF MAY 18, 2021 

PUBLIC HEARING 

2. THE MATTER OF THE BUTTERFLY GARDEN PRELIMINARY 24-LOT SUBDIVISION 
APPLICATION AND CONCURRENT VARIANCE AND SITE PLAN REVIEW 
APPLICATIONS (LU 429-2021) 

STAFF REPORT EXHIBITS:         

                        Exhibit A: Application Materials 

                        Exhibit B: Public Notice 

                        Exhibit C: Public Testimony 

ACTION:          MOTION TO APPROVE/APPROVE WITH CONDITIONS/MODIFY/DENY 
THE BUTTERFLY GARDEN PRELIMINARY 24-LOT SUBDIVISION, VARIANCE, AND 
SITE PLAN REVIEW APPLICATION (LU 429-2021), SUBJECT TO THE CONDITIONS OF 
APPROVAL CONTAINED IN THE JUNE 15, 2021 STAFF REPORT. THIS MOTION IS 
BASED ON FINDINGS PRESENTED IN THE STAFF REPORT TO THE PLANNING 
COMMISSION ON JUNE 15, 2021, AND ON TESTIMONY AND FINDINGS MADE BY THE 
COMMISSION DURING DELIBERATIONS ON THE REQUEST.  

APPLICANT:        Fred Property and Equipment LLC, 445 N 7th St, Harrisburg, Oregon 
97446  

3. THE MATTER OF THE VINCENT FERRIS CONSTRUCTION BUILDING SITE 
PLAN REVIEW AND FILL PERMIT (LU #430-2021) 

STAFF REPORT EXHIBITS:  

   Exhibit A: Application Materials  

  

ACTION:   MOTION TO APPROVE (APPROVE WITH AMENDED 
CONDITIONS/DENY) THE VINCENT FERRIS CONSTRUCTION BUILDING SITE 
PLAN AND FILL PERMIT (LU 430-2021) SUBJECT TO CONDITIONS OF 
APPROVAL CONTAINED IN THE JUNE 7, 2021 STAFF REPORT AND AFTER 
DUE CONSIDERATION OF WRITTEN AND ORAL PUBLIC TESTIMONY AND 
FINDINGS MADE BY THE COMMISSION DURING DELIBERATIONS ON THE 
APPLICATION 
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APPLICANT: Vincent Ferris 

OTHERS 

ADJOURN 
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Planning Commission Meeting Minutes 

May 18, 2021 

Chairperson: Rhonda Giles, Presiding 
Commissioners Present: Jeremy Moritz, Susan Jackson, Kurt Kayner and Kent Wullenwaber 
Absent: Todd Culver and Roger Bristol  
Staff Present: City Administrator/Planner Michele Eldridge, and Finance 

Officer/Deputy City Recorder Cathy Nelson 
Meeting Location: Harrisburg Municipal Center located at 354 Smith St. 

CALL TO ORDER AND ROLL CALL: Order was called at 7:01pm by Chairperson Rhonda Giles. 

CONCERNED CITIZEN(S) IN THE AUDIENCE.  Everyone present were there for items on the 
agenda. 

APPROVAL OF MINUTES 
Kayner motioned to approve the minutes for April 20, 2021 and was seconded by 
Moritz. The Planning Commission then voted unanimously to Approve the Minutes 
for April 20, 2021.  

OLD BUSINESS 
THE MATTER OF APPROVING THE TIME LIMIT ON THE WOODHILL CROSSING 
SUBDIVISION (LU 424-2020) FOR A PERIOD NOT TO EXCEED ONE YEAR. 

Staff Report: Eldridge reviewed the time extension request with the Planning 
Commission. She noted that this is a simple time extension for up to one year. 
 Moritz asked for clarification on the total time of the application with extension.

Eldridge stated it will be the original six (6) months plus an extra one year if
approved.

 The new engineer, Roy Hankins, addressed the Commission. He gave a brief
background for the reason for the extension. The developer hired recently, due to
the previous engineering not having the time to commit to the project. With the

UNAPPROVED
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changes in engineering the project will not be ready within the timeframe given with 
the original application. Therefore, they are requesting the one (1) year extension.  

 Kayner motioned to approve the Woodhill Crossing Subdivision Land Use 
Approval Time-Line Extension Request (LU-424-2020) for a year with a new 
expiration date of June 5, 2022. This motion is based on findings presented in 
the May 2, 2021 staff report to the Planning Commission and findings made by 
the Commission during deliberations on the request. He was seconded by 
Wullenwaber. The Planning Commission then voted unanimously to approve 
the Woodhill Crossing Subdivision Land Use Approval Time-Line Extension 
Request (LU-424-2020) for a year with a new expiration date of June 5, 2022.  

 
WORK SESSION 
THE MATTER OF REVIEWING RECENT SUBDIVISION AND ZONING CODE WORK SESSIONS 
 

Staff Report: Eldridge told the Planning Commission the purpose for this review is to prepare 
them for what we are going to be doing moving forward. We have already reviewed Zoning 
Districts, Allowed Uses, General Review Procedures back in July. In August we went over the 
Zoning Matrix, Site Design Review, and the Proposed Land Division Chapter. We brough the 
Revised Zoning Matrix, Site Plan Review, and new Zoning District Regulations in September. 
Lastly, in October we looked at the Conditional Use Permits, HMC 18.110. Jon Hitt will start 
working on the update again in June. We are hoping to bring the next section to you in July.  
 Moritz asked if the Planning Commission could get a printout of the new ordinances so they 

could begin creating their own books. Eldridge replied the staff was planning on presenting 
the entire code as amended and hold a public hearing with the Planning Commission and 
City Council. She noted that all the reviewed ordinances can be viewed and printed from the 
links on page 20 of the agenda packet.   

 
OTHERS  

 Eldridge said that we have two basic deadlines to address during the next meeting.  
1. Butterfly Gardens. Due to an 18% increase in price and the two (2) year backlog for 

manufactured homes they have decided to change to stick-built homes. The decision 
has made this an actual sub-division of townhouses. We will have a new plot-plan, 
subdivision, and variance. Staff expects public to be present for the public hearing. This 
sub-division will remain a 55+ community.   

2. Vincent Farris purchased property on S. 6th Street. He is putting in a warehouse for 
storage for his business. The City has had to contact him on several occasions because 
he was doing work without a permit which caused regulatory issues due to wetlands and 
drainage. We are having a pre-application meeting with him, and all agencies involved. 

 Moritz said he would not be at the next meeting. 

With no further discussion, the meeting was adjourned at the hour of 7:25 pm. 

 

__________________________________  ___________________________________ 

Chairperson      City Recorder 

UNAPPROVED
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Staff Report 
Harrisburg Planning Commission 

Harrisburg, Oregon 
 

 

 

THE MATTER OF THE BUTTERFLY GARDEN PRELIMINARY 24-LOT 
SUBDIVISION APPLICATION AND CONCURRENT VARIANCE AND SITE PLAN 
REVIEW APPLICATIONS (LU 429-2021) 
 

STAFF REPORT EXHIBITS:  

   Exhibit A: Application Materials 

   Exhibit B: Public Notice 

   Exhibit C: Public Testimony 

ACTION:   Motion to approve/approve with conditions/modify/deny the Butterfly 
Garden Preliminary 24-Lot Subdivision, Variance, and Site Plan Review Application 
(LU 429-2021), subject to the conditions of approval contained in the June 15, 2021 
Staff Report. This motion is based on findings presented in the Staff Report to the 
Planning Commission on June 15, 2021, and on testimony and findings made by the 
Commission during deliberations on the request.  
 
APPLICANT: Fred Property and Equipment LLC, 445 N 7th St, Harrisburg, 
Oregon 97446  
 

  LOCATION:  770 N. 7th St., 15S04W10CA00200 
     
  HEARING DATE:  June 15, 2021 
 
  ZONING:  R-2 – Medium Density Residential 
 
  OWNER:  Fred Property and Equipment LLC, 445 N 7th St, Harrisburg, 
Oregon 97446  
 
     

 
BACKGROUND 
 
The applicant is requesting Planning Commission approval for a Preliminary 24-Lot 
Subdivision on residentially zoned lands at 770 N 7th Street, with a concurrent Site Plan 
Review application, and a Variance application to allow for an alignment in conflict with 
current spacing standards. The subject site abuts the east side of N 7th Street, at the 
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east terminus of Erica Place. The applicant’s proposal would divide a 2.25-acre lot into 
24-lots. As shown on the applicant’s tentative plat, lots will range in size from 2,502 
square feet to 5,681 square feet.  
 
COMMENTS 
 
On May 27, 2021, City Staff requested public comments on the proposed applications, 
in compliance with HMC 18.125. The following comments were received by the June 
4th, 2021 deadline: 
 
Chuck Scholz, Public Works Director, City of Harrisburg, dated June 1, 2021 
“My only notes from what I see: 

• Interior Fire Hydrant should be located on East side of lot 18 

• Wastewater lateral stub outs shall have a clean out located behind the Y at the 
property lines behind the sidewalk in front of each lot.” 

 
Tim and Karen Salisbury, 354 Smith Street, Received June 4, 2021 
“Last winter, Tim Walter asked about our fence; whether we’d like to keep our own 
fence or if we’d go along with a new fence the developer would build on the property 
line. We told Mr. Walter that we’d accept a new fence the developer builds as long as it 
is tall enough for privacy and preferably it would be a masonry privacy and sound 
protection fence. We filled out property 47 years ago so it is about a foot higher than 
yours. Mr. Water is aware of the height difference of our land and yours and how it 
would affect the fence height. Unless you fill and drain your property, a 6’ fence on the 
property line would only be a 5’ fence on our side. That would not be acceptable. An 8’ 
high masonry fence would provide longevity of the fence, privacy, and sound protection, 
all the issues we’re concerned about. We’re asking you, the Planning Commission, to 
add the 8’ masonry fence to the plan requirements. Thank you” 
 
Terry and Christina Crabb, 793 N 7th Street, Received June 7, 2021 
“My concern with the new request for the 3 to 4 dwelling townhouses is that they will 
become rental properties, not owner occupied. This is, for the most part, an owner 
occupied subdivision and I would like to have it stay that way. Even if one of the current 
homes is rented out, it is still a single family dwelling, and the renters seem to have 
longevity in their stay. 
 
As stated above, I am against having townhouses built that will become rental 
properties.” 
 
Comments relative to the proposal are addressed within this report according to the 
specific criteria applicable to the concern.  
 
INTRODUCTION 
 
The following findings demonstrate that the submitted Site Plan Review application 
complies with all applicable approval criteria and related standards as set forth in the 
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Harrisburg Municipal Code. The following evaluation includes findings of compliance 
with the applicable criteria, with informational items noted where appropriate. The 
approval criteria and related standards are listed below in bold, with Staff findings 
addressing each. 
 
SUBDIVISION CRITERIA  
 
17.20.020 Submission of preliminary subdivision plat. 

The subdivider shall prepare a preliminary subdivision plat and other 
supplementary material as may be required to indicate the general program 
and objectives of the project. 

4. At the time of preparation of the preliminary subdivision plat, the 
subdivider shall get approval from Linn County for the proposed 
name of the subdivision. [Ord. 891, 2010; Ord. 739 § 3.020, 1998.] 

 
The applicant has provided concurrence from the Linn County Surveyors regarding the  
proposed Butterfly Garden subdivision name, as required by this section.  
 
17.20.030 Information on preliminary subdivision plat. 

ORS 92.050 requires that a plat for a subdivision or partition not be 
submitted until all of the requirements of ORS 92.050 and 209.250 have 
been met. The following information shall be shown on the preliminary 
subdivision plat or shall accompany it when it is submitted for approval. 

 
The applicant has submitted a preliminary plat in compliance with this section. 
 

17.20.040 Preliminary review of proposal. 
1. Upon acceptance of the preliminary plat, the City Recorder shall provide 
one copy of the preliminary subdivision plat and supplementary material to 
each of the following: 
 
2. These officials and agencies shall be given a reasonable period of time, 
not to exceed 15 days, to review the plat and to suggest any revisions that 
appear to be indicated in the public interest. 

 
 
3. In the event the proposed subdivision consists of five or more acres, the 
Parks Committee shall be allowed up to one month to review the proposal 
and advise the Planning Commission if any of the land might be necessary 
to meet the goals of the Parks Master Plan. [Ord. 891, 2010; Ord. 739 
§ 3.040, 1998.] 
 

The City Recorder provided notice in compliance with the above standards on May 27, 
2021. Therefore, these criteria have been met. 
 
17.20.050 Tentative approval of preliminary subdivision plat. 
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17.40.020 Streets. 
1. General. The location, width and grade of streets shall be considered in 
their relation to existing and planned streets, topographical conditions, 
public convenience and safety, and the proposed use of the land to be 
served by the streets. Where location is not shown in a comprehensive 
plan, the arrangement of streets in a subdivision shall either: 

a. Provide for the continuation or appropriate projection of existing 
principal streets in surrounding areas; or 
b. Conform to a plan for the neighborhood approved or adopted by 
the Planning Commission to meet a particular situation where 
physical conditions make continuance or conformance to existing 
streets impractical. 
 

The applicant has submitted a Preliminary Plan that complies with the above criteria. No 
City streets are planned within the project boundary. The proposed north-south right-of-
way will be stubbed to the existing property boundary at each end to allow for future 
connections should they become necessary. Therefore, these criteria have been met. 

 
2. Minimum Right-of-Way and Roadway Widths. 
 

The applicant has submitted a Preliminary Plat in compliance with this criterion. The 
City Engineer has confirmed that paving widths of 32 feet are appropriate for the 
intended use and essential service providers. Therefore, these criteria have been met. 
  

3. Reserve Strips. Reserve strips or street plugs controlling the access to 
streets shall be required for the protection of the public welfare or of 
substantial property rights. 

 
No Reserve Strips are shown on the preliminary plan, but will be required as part of this 
subdivision proposal as the dead-end streets warrant the following condition: 
 

1. Prior to Final Plat approval, the applicant shall revise the plan to show a 1 foot 
reserve strip at the terminuses of the proposed Monarch Way right-of-way.  

 
4. Alignment. As far as practical, streets other than minor streets shall be in 
alignment with existing streets by continuations of the center lines thereof. 
Staggered street alignment resulting in “T” intersections shall, wherever 
practical, leave a minimum distance of 200 feet between the center lines of 
streets having approximately the same direction, and otherwise shall not 
be less than 125 feet. 
 

The southern T intersection with Erica Place will be located approximately 121 feet from 
the centerline of the proposed Periander Way to the north, which is less than the 
minimum requirement. The applicant is requesting to reduce the 125-foot minimum 
standard between centerlines to 121 feet. This request is less than a 3% reduction in 
the standard and poses no safety concerns. A Variance application has been submitted 
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in concurrence with this Preliminary Subdivision application. As such, the following 
condition is warranted: 
 

2. Prior to Final Plat Approval, the applicant shall obtain Planning Commission 
approval for a Variance to the minimum alignment spacing standards at HMC 
17.40.020(4) for the proposed Periander Way to allow for a minimum spacing 
of 121 feet. 

 
5. Future Extension of Streets. Where necessary to give access to or permit 
a satisfactory future subdivision of adjoining land, streets shall be 
extended to the boundary of the subdivision, and the resulting dead-end 
streets may be approved without a turnaround. Reserve strips and street 
plugs may be required to preserve the objectives of street extensions. 

 
As noted above, The proposed north-south right-of-way will be stubbed to the existing 
property boundary at each end to allow for future connections should they become 
necessary. Additionally, as conditioned at 17.40.020(3), the applicant shall revise the 
plan to show a 1 foot reserve strip at the terminuses of the proposed Monarch Way 
right-of-way in compliance with this standard. 

 
6. Intersection Angles. Streets shall be laid out to intersect at angles as 
near to right angles as practical but in no case shall the acute angles be 
less than 60 degrees unless there is a special intersection design. The 
intersection of arterial or collector streets with other arterial or collector 
streets shall have at least 100 feet of tangent adjacent to the intersection. 
Other streets, except alleys, shall have at least 50 feet of tangent adjacent 
to the intersections. Intersections which are not at right angles shall have a 
minimum corner radius of 20 feet along the right-of-way lines of the acute 
angle. 
 

The proposed streets intersect at right angles. Therefore, this criterion has been met. 
 
7. Existing Streets. Whenever existing streets adjacent to or within a tract 
are of inadequate width, additional right-of-way shall be provided at the 
time of subdivision. 

 
The existing right-of-way of N 7th Street is of sufficient width in accordance with it’s 
functional classification. Therefore, no additional right of way is required with this 
application beyond what is proposed.  

 
8. Half Streets. Half streets, while generally not acceptable, may be 
approved where essential to the reasonable development of the 
subdivision, when in conformity with the other requirements of these 
regulations, and when the Planning Commission finds it will be practical to 
require the dedication of the other half when the adjoining property is 
subdivided. Whenever a half street is adjacent to a tract to be subdivided, 
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the other half of the street shall be platted within such tract. Reserve strips 
and street plugs may be required to preserve the objectives of half street. 

 
No half streets are proposed with this application. Therefore, this criterion is not 
applicable. 
 

9. Cul-de-Sacs. A cul-de-sac shall be as short as possible and shall have a 
maximum length of 300 feet unless environmental features or permanent 
obstacles require a depth greater than 300 feet. Cul-de-sacs will not be 
permitted where the street would logically connect to a future street that 
has not been constructed. In these cases, for the case of future 
connectivity, the street shall be stubbed out. 
 

No Cul-de-Sacs are proposed with this application. Therefore, this criterion is not 
applicable.  

 
10. Street Names. Except for extensions of existing streets, no street name 
shall be used which will duplicate or be confused with the names of 
existing streets. Street names shall conform to the established pattern in 
the City and shall be subject to the approval of the Planning Commission. 
 

Street names have been provided on the Preliminary Plat for the newly created right-of-
ways. Periander Way is proposed for the East/West directional street. Monarch Way 
has been proposed for the north south right-of-way. However, two conflicts are present 
in similar alignment with the proposed street. Both 7th Place and Arrow Leaf Place are 
existing right-of-ways established within the City’s street pattern. Therefore, the 
Planning Commission has discretion in allowing the proposed name or requiring the 
applicant revise the preliminary plan to show compliance with the above standard.  
 

3. Prior to Final Plat approval, the applicant either receive Planning Commission 
approval for the proposed right-of-way name of Monarch Way or shall revise 
the plat to show compliance with the standards at 17.40.020(10).  

 
11. Curves. Center line radii of curves shall not be less than 300 feet on 
major arterials, 200 feet on secondary arterials, or 100 feet on other streets. 
 

All centerline radii detailed on the submitted preliminary Plat are shown in compliance 
with this criterion. Therefore, this standard is met.  

 
12. Streets Adjacent to Railroad Right-of-Way.  
 

No existing or proposed streets are adjacent to railroad right-of-way. Therefore, this 
criterion is not applicable. 

 
13. Bulb-Outs. 
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a. All residential neighborhoods shall have a five-foot bulb-out on 
each side of an intersection.  
b. A mid-block bulb-out shall be required if a block length exceeds 
630 feet. 

 
Block lengths shown on the preliminary plat are under 630 feet. No intersection or mid-
block bulb-outs are shown on the submitted Preliminary Plan as required by these 
criterion. The applicant has requested an exception request within their revised 
narrative for granting modifications to the Subdivision criteria. However, based on prior 
Planning Commission decisions, and Public Works direction, five-foot bulb-outs have 
not been required in for subdivision applications. While this is inconsistent with the 
current HMC, the Planning Commission has the authority to allow exceptions to this 
standard pursuant to HMC 17.05. Without Planning Commission approval of an 
exception, the following condition is warranted: 
 
4. Prior to Final Plat approval, the applicant shall revise the plat to show compliance 
with the standards at 17.40.020(13). Bulb-Outs shall be required at the intersections of 
N 7th Street and Periander Way, with the bulb portions extending within the proposed 
right-of-way.  

 
14. Mailbox Clusters. In a residential subdivision, mailboxes shall be 
installed by the developer in clusters of locked mailboxes or groupings of 
multiple mailboxes, in the manner required by Section 1111 of the Oregon 
Structural Specialty Code (2010), and as approved by the United States 
Postal Service and the City. The mailboxes shall not reduce the intended 
width of the public sidewalk. [Ord. 950 § 1 (Exh. A), 2017; Ord. 906 § 1, 
2012; Ord. 891, 2010; Ord. 739 § 7.020, 1998.] 
 

Mailbox clusters areas are shown on the submitted Preliminary Plan. Therefore, this 
criterion is met.  
 
17.40.030 Blocks. 

1. Size and Width. No block length shall be more than 630 feet. Except 
where cul-de-sacs are used, block perimeters will not exceed 1,800 feet. 

a. Exceptions to the maximum block length will be considered when, 
due to environmental constraints or permanent obstacles in the built 
environment, a longer block length is necessary. The exception will 
be considered on a case-by-case basis, with the difficulty of building 
around the environmental or built environmental feature the deter 
mining factor in permitting block length longer than minimum 
requirements. 
 

The proposed block length of Periander Way and Monarch Way are less than 630 feet. 
Therefore, these criterion are not applicable.  

 

 2. Easements. 
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a. Utility Lines. Easements for sewers, water mains, electric lines or 
other public facilities shall be dedicated whenever necessary. All 
public utilities shall be underground. 
b. Watercourses. If a subdivision or partition is traversed by a 
watercourse such as a drainage way, channel or stream, there shall 
be provided a storm water easement or drainage right-of-way 
conforming substantially with the lines of the watercourse and such 
further width as will be adequate for the purpose. 
c. Pedestrian Ways. Pedestrian walkways and access ways shall be 
included wherever possible to connect a new development to 
existing sidewalk networks. 
d. Bicycle Access. New development should accommodate safe and 
convenient pedestrian and bicycle access to surrounding residential 
and commercial development. [Ord. 891, 2010; Ord. 739 § 7.030, 
1998.] 
 

The submitted Preliminary Plat shows all proposed easement locations in compliance 
with this section. Pedestrian Ways are shown to accommodate safe and convenient 
travel to surrounding developments. No watercourses exist on site. Therefore, these 
criterion have been met.  

 
17.40.040 Lots. 

1. Size and Shape. Lot size, width, shape and orientation shall be 
appropriate for the location of the subdivision and for the type of use 
contemplated. 

a. No lot shall be dimensioned to contain part of an existing or 
proposed street. 
b. Lot depth shall not exceed two-and-one-half times the average 
width. 
c. These minimum standards shall apply with the following 
exceptions: 

(1) In areas that will not be served by a public water supply or 
by a public sewerage system, minimum lot sizes shall conform 
to the requirements of the Linn County Environmental Health 
Program. 
(2) In areas served by a public water supply and a public 
sewerage system, lot sizes and widths shall conform to the 
standards of HMC Title 18. 
(3) Depth and width of properties reserved or laid out for 
commercial and industrial purposes shall be adequate to 
provide for the off-street parking and service facilities required 
by the type of use contemplated. 
 

The submitted Preliminary Plat shows 24 residentially zoned lots in compliance with the 
above criteria. 
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2. Each lot shall abut upon a street other than an alley for a width of at least 
25 feet. 
 

All 24 lots shown on the Preliminary Plat have a minimum 25 feet of frontage upon the 
shown streets. Therefore, this criterion is met.  

 
3. Through Lots. Through lots shall be avoided except where they are 
essential to provide separation of residential development from major 
traffic arteries or adjacent nonresidential activities or to overcome specific 
disadvantages of orientation. A planting screen easement at least 10 feet 
wide and across which there shall be no right of access may be required 
along the line of lots abutting such a traffic artery or other incompatible 
use. 
 

No through lots are proposed with this subdivision application. Therefore, this criterion is 
not applicable.  

 
4. Lot Side Lines. The side lines of lots, as far as practicable, shall run at 
right angles to the street upon which the lots face. [Ord. 739 § 7.040, 1998.] 
 

All lot lines run at right angles to the street upon with they face. Therefore, this criterion 
is met.  
 
18.20.020 Uses Permitted Outright 

In an R-2 zone, the following uses and their accessory uses are permitted 
outright: 
1. A use permitted outright in an R-1 zone. 

18.15.030 Uses permitted outright. 
In an R-1 zone, the following uses and their accessory uses are 
permitted outright: 
1. One single-family dwelling per lot, or a duplex as allowed in HMC 
18.15.100. 

 
Townhomes, as defined by HMC 18.10.030 “Townhome” means three or more attached 
single-family dwellings or row houses that are individually owned. The applicant has 
proposed three and four attached single-family dwellings that are individually owned. As 
such, this criterion is met.  
 
18.20.050 Lot size and frontage. 

Except as provided in HMC 18.20.090 or 18.90.100, in an R-2 zone: 
3. For a duplex with each dwelling on a separate lot: 

a. The minimum lot size shall be 4,000 square feet. 
b. The minimum lot width at the front building line shall be 30 feet, 
except on a cul-de-sac the minimum lot width at the front building 
line shall be 25 feet. 
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4. For townhomes: 

a. The minimum lot area shall be 3,500 square feet for dwellings 
attached to one other dwelling and 2,500 square feet for dwellings 
attached to more than one other dwelling. 
b. The minimum lot width at the front property line shall be 25 feet. 
c. The minimum lot depth shall be 80 feet. [Ord. 882 § 3.140, 2010.] 
 

All lots shown on the Preliminary Plat are a minimum of 2,500 square feet, with the 
largest lot at 5,681 square feet. All lots show a minimum width at the building setback 
line of 25 feet or greater. All lots show a minimum depth of 80 feet or greater. Therefore, 
these criteria have been met. 

 
18.65.010 Local wetland protection and wetland notification. 

1. This chapter is applicable to all wetlands within the City of Harrisburg, 
whether on the Local Wetlands Inventory (LWI) map1 or not. 
2. Wetland review, as defined by this code, is applicable to development on 
parcels containing any wetland protection area. 
 

This property had no wetlands when reported during the previous land use action, and 
was reported again to DSL during this request.  No known wetlands exist within the 
project boundary. Therefore, these criteria are not applicable to this Preliminary 
Subdivision application.  
 
SITE PLAN REVIEW CRITERIA  
 
The applicant is concurrently requesting a Site Plan Review application in partnership 
with the Subdivision application. The following findings are for Planning Commission 
consideration: 
 
18.95.060 Decision criteria for site plan review. 
Site plan approval shall be completed prior to occupancy. The site plan shall be 
approved when all of the criteria listed in this section, or only those criteria 
relevant to an administrative review, have been met: 

1. Vehicular access to and from the site is adequate to serve the use and 
will not result in traffic-related problems on the street network in the 
immediate surrounding area. 
2. Off-street parking areas are suitable in terms of size and location to 
serve the proposed use. 
3. The size, design, and operating characteristics of the intended use are 
reasonably compatible with surrounding development. 
4. The utilities and drainage facilities intended to serve the proposed use 
are adequate to accommodate the proposed use and are reasonably 
compatible with the surrounding area. 
5. The intended use shall be adequately screened or buffered from adjacent 
or nearby properties. 
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6. Plans are adequate to control sediment runoff from impacting 
surrounding properties and the City drainage system. 
7. Security measures are adequate to protect the general public from injury 
on the work site. [Ord. 882 § 5.530, 2010.] 

 
North 7th Street is a fully developed City owned and maintained right-of-way with 
adequate width to safely serve the project site. The proposed alignment of Periander 
Way is not in compliance with minimum spacing standards, to which the applicant has 
submitted a Variance application for review. The applicant’s registered engineer has 
provided assurances that no safety impacts would result by a shortened distance of four 
feet. Further, there are numerous areas within the community with non-compliant 
alignment distances (e.g. N 6th St. and N 6th Pl., and N 6th St. and Dempsey St.). The 
proposed townhome developments are proposed with two parking spaces per unit in 
compliance with the minimum standard. Townhomes are a use permitted outright in the 
R-2 zoning district. The existing sewer and water facilities are of adequate size to serve 
the proposed development. A screening fence has been proposed for the perimeter of 
the site. An erosion control permit has been issued by the Department of Environmental 
Quality for the site. A construction fence will be in place during construction to prevent 
public injury. Therefore, the above standards have been met. 
 
18.95.090 Standards applicable to residentially zoned areas for site plan review. 

1. Buffer. A buffer shall be provided on each side of a property which abuts 
a lot which is zoned or used for residential purposes. The buffer area shall 
be a minimum of five feet in width, containing a continuous fence or wall a 
minimum of six feet in height so as to effectively screen the property from 
adjoining residential properties. A berm or trees or shrubs can be used 
instead of, or to supplement, a fence or wall so long as any planted trees or 
shrubs can reasonably be expected to provide an adequate buffer within 
three years after planting. 
 

All setbacks are shown to be in compliance with the above standard. A six foot 
continuous fence is proposed for the perimeter of the project site. However, public 
comments received have requested the Planning Commission consider a masonry type 
fence for the perimeter of the site for buffering both visual and audible impacts.  
 

2. Buffer areas may not be used for buildings, parking, or driveways, 
unless the area is the most suitable location for a driveway, but may be 
used for landscaping sidewalks or pathways and for utility placement. 
 

This criterion is not applicable to the current request.  
 
3. Landscaping. 

a. All areas intended for use as part of the building project shall be 
completely and permanently landscaped, except for buildings, areas 
used for refuse containers, and areas set aside for access driveways, 
off-street parking, sidewalks and pathways. 
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b. All landscaped and buffered areas shall be continually maintained 
in an attractive manner. 
 

The applicant is aware of this requirement. All areas other than building and access 
ways will be landscaped in compliance with this standard. 

 
4. Screening of Refuse Containers. Any refuse or recycling container or 
disposal area visible from a public street or abutting property zoned 
residential shall be screened from view by placement of a solid wood, 
concrete block or similar fence or evergreen hedge at least five feet in 
height. 
 

The applicant has stated that all refuse containers will be privately owned by individual 
property owners. No communal refuse areas are proposed. Therefore, this standard is 
not applicable.  

 
5. Fencing. Fences must meet the requirements set forth in HMC 18.80.010. 
 

The applicant is aware of this requirement.  
 
6. Parking. 

a. Off-street parking shall be provided in compliance with the 
standards of Chapter 18.85 HMC. 
b. Off-street parking areas shall be set back a minimum of 15 feet 
from lot lines abutting a street and 10 feet from lots zoned 
residential. 
 

Off-street parking areas are shown in compliance with the above standards.  
 

7. Access Driveways. The driveway with access onto a public street shall 
meet the following requirements: 

a. Driveways shall have a minimum width of 10 feet for one-way 
driveways, and 20 feet for two-way driveways. 
b. Adjoining lots may utilize a shared driveway with the consent of 
the City, but only if appropriate easement documents and 
maintenance agreements are entered into and recorded with Linn 
County. 
c. There shall be a minimum separation of 22 feet between driveways 
unless otherwise approved by the City. 
d. Driveways shall be at least 20 feet from the intersection with a 
minor street and 30 feet from the intersection with an arterial or 
collector street. [Ord. 882 § 5.560, 2010.] 
 

No access driveways are proposed as each lot will be served by a public right-of-way. 
Therefore, these criteria are not applicable.  
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18.20.010 Required standards for all new dwellings in R-2 zones. 

 
1. Each dwelling shall have a garage or carport unless there are more than 
four residential units in one building. 

a. The garage or carport shall be installed prior to occupancy. 
b. The garage or carport shall have exterior siding and roofing that, 
in color, material and appearance, are similar to the exterior siding 
and roofing materials commonly used on residential dwellings within 
the community or that are comparable to the predominant materials 
used on surrounding dwellings as determined by the City Planner. 
c. The garage or carport shall include an unobstructed area not less 
than 18 feet long and not less than 12 feet wide for a single garage or 
carport or an average of 10 feet wide per vehicle for a garage or 
carport designed for more than one vehicle. 
d. The garage or carport floor shall be concrete, or other surface 
approved by the City. 
 

All proposed units are to include one garage in compliance with the above standards, 
with additional parking included in front of each garage.  

 
2. All parking spaces and driveways shall be hard surfaced, except that 
HMC 18.15.020(3) shall apply for a driveway that is only for a single-family 
residence. 
 

All parking areas are shown to be hard surfaced in compliance with this standard. 
 
3. Eaves that extend a minimum of 12 inches from the intersection of the 
roof and the exterior walls. 
 

All eaves are to be constructed in compliance with this standard.  
 
4. Public improvements, including curbs, gutters, sidewalks and a paved 
street adjoining the property shall be installed in accordance with City 
standard specifications prior to occupancy unless an extension is granted 
in writing by the City. Prior to approving an extension, the City may require 
the responsible party to sign a waiver of remonstrance. 
 

Public facilities are shown to be installed in compliance with this standard. The 
proposed stormwater drainage facility to be dedicated to the City for ongoing ownership 
and maintenance will require an approved Development Agreement, including an 
adequate Landscape Plan prior to Final Plat approval. Additionally, Harrisburg Fire and 
Rescue has requested turnaround curb cuts at the end lots of the proposed Monarch 
Way for adequate fire apparatus maneuvering, specifically lot No. 7 (on the northeast 
corner of the parcel) and Lot No. 18 (on the southeast corner of the parcel). 
Therefore, the following conditions are warranted:  
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5. Prior to Final Plat approval, the applicant shall submit a landscape plan 
detailing compliance with 18.20.010(4) and 18.20.010(5). 

 
6. Prior to Final Plat approval, the applicant shall revise the Plat to show curb 

cuts at lot No. 7 (on the northeast corner of the parcel) and Lot No. 18 (on the 
southeast corner of the parcel) in compliance with Public Works design 
standards. 

 
5. Appropriate landscaping, other than weeds or bare ground, shall be 
installed within one year of occupancy. 
 

The applicant understands this requirement and has committed to installing compliant 
landscaping within one year of occupancy. 

 
6. High-density residential development can include up to 17 dwelling units 
per net acre (not including right-of-way). 
 

The site is approximately 2.25 acres in size. A total of 24 units are proposed. Therefore, 
10.66 dwelling units per acres are proposed in compliance with this standard. 

 
7. A receptacle for the delivery of mail by the United States Postal Service 
(USPS) shall be installed prior to occupancy unless (a) an extension is 
granted in writing by the City, or (b) the person who will be occupying the 
dwelling provides evidence to the City that a Post Office box has been 
obtained. The receptacle shall be of a design approved by the USPS and it 
shall be placed at a location approved by the USPS and the City. [Ord. 906 
§ 1, 2012; Ord. 882 § 3.105, 2010.] 

 
Mail receptacles will be installed in compliance with the above provision.  
 
VARIANCE CRITERIA 
 
The applicant has requested Variance approval to HMC 17.40.020(4), as the proposed 
right-of-way terminus is 121 feet north of the existing Erica Place right-of-way. The 
applicant is requesting a Variance to allow for a 4-foot reduction in the minimum 
alignment spacing. The follow findings are for Planning Commission consideration: 
 
17.50.040 Conditions for granting a variance.  
Before a variance may be granted, the Planning Commission shall first determine 
that all of the following conditions exist: 
 
 

1. That there are exceptional physical characteristics with the involved 
property over which the owner has no control;  
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Erica Place is an existing fully developed right-of-way. The applicant has no control of 
the location of this roadway. However, the proposed layout of the 24-lot subdivision has 
adequate depths to allow for a minimum alignment of 125 feet north of Erica Place, 
while ensuring a minimum lot depth of 80 feet for lots north of the proposed right-of-way. 
The applicant argues that strict application of the alignment standard would reduce the 
net useable land to the north of Periander Way and result in the loss of one lot. This 
would prevent the property owner in developing his property to the highest and best use 
and be in conflict with Oregon’s overall goal of increasing densities in urban areas. 
While the applicant makes this claim in good faith, no studies have been provided to 
show how a reduced alignment would affect traffic and safety patterns, nor how the 
property is constrained to the north as to warrant the reduced alignment distances. 
Therefore, the Planning Commission has discretion in determining compliance with this 
standard.  
 

2. That the strict application of the municipal code would deprive the 
owner of the reasonable use of the property rights compared to 
neighbors; 
 

Again, the applicant argues that strict application of the alignment standard would 
reduce the net useable land to the north of Periander Way and result in the loss of one 
lot. This would prevent the property owner in developing his property to the highest and 
best use and be in conflict with Oregon’s overall goal of increasing densities in urban 
areas. While there is merit to this argument, this does not speak to the property rights of 
neighboring sites in the same zone, nor the local jurisdictional authority and the 
Comprehensive Plan relative to urban density. Development patterns in the surrounding 
vicinity are single family homes. The applicant is requesting a 24-lot subdivision. It is 
Staff’s opinion that the loss of one lot would not deprive the owner of the reasonable 
use of the property rights compared to neighboring owners. Therefore, the Planning 
Commission has discretion in determining compliance with this standard. 
 

3. That the granting of the variance would not confer any special privilege 
upon the applicant;  

 
The granting of the variance would allow the owner to reduce the minimum alignment as 
required by HMC 17.40.020(4). As such, potential impacts to traffic flow patterns and 
overall safety have not been addressed. As noted above, the loss of one lot as 
proposed would not deprive the applicant of their rights under this Code. By granting the 
Variance, a special privilege would be conferred upon the applicant as they could 
otherwise meet the letter and intent of the HMC through alternate designs. Again, this is 
Staff opinion as it relates to the above criterion. The Planning Commission has 
discretion in determining compliance with this standard. 
 

4. That the variance would not violate a provision of law; and 
 

The granting of the variance would not violate a provision of law. Therefore, this 
standard has been met.  

Page 20

2.



16 

 

 
5. That substantial hardship would result if the variance were not granted. 

[Ord. 906 § 1, 2012; Ord. 739 § 9.030, 1998.] 
 

The property owner would potentially lose one lot, which could pose a financial 
hardship. However, the applicant has not provided evidences to show how this 
constitutes a substantial hardship, as this criterion requires. There, the Planning 
Commission has discretion in determining whether the loss of one lot constitutes a 
substantial hardship. 
 
CONCLUSIONS 
 
As shown in the above findings, the Preliminary Subdivision application contains areas 
subject to Planning Commission discretionary review that have not been satisfied prior 
to the June 15, 2021 Planning Commission hearing. 
 
As conditioned, the submitted application can be made to comply with minimum 
standards prior to Final Plat approval.  
 
PLANNING COMMISSION ACTION 
 
The Planning Commission has three options with respect to the subject applications. 
They can: 
 

1. Approve the request; 
2. Approve the request with conditions; or 
3. Deny the request. 

 
RECOMMENDED MOTION(S) 
 
THE MOTION IS LOCATED AT THE TOP OF THIS STAFF REPORT, AND THE 
PLANNING COMMISSION AGENDA 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 

1. Prior to Final Plat approval, the applicant shall revise the plan to show a 1 
foot reserve strip at the terminuses of the proposed Monarch Way right-of-
way. 

 
2. Prior to Final Plat Approval, the applicant shall obtain Planning 

Commission approval for a Variance to the minimum alignment spacing 
standards at HMC 17.40.020(4) for the proposed Periander Way to allow for 
a minimum spacing of 121 feet. 

 
3. Prior to Final Plat approval, the applicant either receive Planning 

Commission approval for the proposed right-of-way name of Monarch Way, 
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or shall revise the plat to show compliance with the standards at 
17.40.020(10). 

 
4. Prior to Final Plat approval, the applicant shall revise the plat to show 

compliance with the standards at 17.40.020(13). Bulb-Outs shall be required 
at the intersections of North 7th Street and Periander Way, with the bulb 
portions extending within the proposed right-of-way. 

 
5. Prior to Final Plat approval, the applicant shall submit a landscape plan 

detailing compliance with 18.20.010(4) and 18.20.010(5). 
 

6. Prior to Final Plat approval, the applicant shall revise the Plat to show curb 
cuts at lot No. 7 (on the northeast corner of the parcel) and Lot No. 18 (on 
the southeast corner of the parcel) in compliance with Public Works design 
standards. 

 
7. Consistency with Plans – Development shall comply with the plans and 

narrative in the applicant’s proposal, except where modified or added to by 
the these conditions of approval. 
 

8. Storm Drainage – Prior to issuance of a building permit, applicant shall 
submit an engineered stormwater management and detention plan, 
showing no impact on neighboring properties beyond historical storm 
water flow.  This plan must be approved by the City Engineer. 
 

9. Public Utilities - Prior to issuance of a building permit, applicant shall 
obtain approval of the City Engineer and/or public works director, and all 
required permits, for all public utility connections, road improvements, fire 
hydrant placement, and pedestrian walkways and other required site 
improvements whether publicly or privately owned.  
 

10. Signage – Prior to issuance of a building permit, applicant shall obtain a 
city sign permit for any proposed subdivision signage that meets the 
requirements of HMC 18.70. 
 

11.  City Development Agreement – The applicant and the City of Harrisburg 
shall enter into a mutual agreement for the placement and completion of all 
required infrastructure and utilities. In addition, the agreement shall require 
permanent access and maintenance of storm drain detention areas by the 
City with funding assistance provided by the applicant. 
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Staff Report 
Harrisburg Planning Commission 

Harrisburg, Oregon 
 

 

 

THE MATTER OF THE VINCENT FERRIS CONSTRUCTION BUILDING SITE PLAN 
REVIEW AND FILL PERMIT (LU #430-2021) 

STAFF REPORT EXHIBITS:  

   Exhibit A: Application Materials  

     

 

ACTION:   MOTION TO APPROVE (APPROVE WITH AMENDED 
CONDITIONS/DENY) THE VINCENT FERRIS CONSTRUCTION BUILDING SITE 
PLAN AND FILL PERMIT (LU 430-2021) SUBJECT TO CONDITIONS OF 
APPROVAL CONTAINED IN THE JUNE 7, 2021 STAFF REPORT AND AFTER 
DUE CONSIDERATION OF WRITTEN AND ORAL PUBLIC TESTIMONY AND 
FINDINGS MADE BY THE COMMISSION DURING DELIBERATIONS ON THE 
APPLICATION 
 
APPLICANT: Vincent Ferris 

  LOCATION:  1070 S. 6th St., Harrisburg, OR (15S04W16D, Tax Lot 000213) 
     
  HEARING DATE:  June 15, 2021 @ 7:00pm 
 
  ZONING:  M-1 (Limited Industrial) and M-2 (General Industrial) 
 
  OWNER:  Orrin Lehr/Shannon Goodpasture-Lehr 
 
     

 
BACKGROUND 
 
The applicant proposes a 7,200 sq. ft. construction building that will be primarily used 
for equipment and materials storage.  A part-time office area is also planned to be 
added in the future.  A 2,160 sq. ft. open sided, covered storage structure will also be 
constructed behind the main structure.   
 
This property had been owned by the Harrisburg Fire/Rescue District, who had plans for 
a new fire station at this location.  It is zoned primarily as M-1 (Limited Industrial) but 
also has M-2 Zoning along the western most edge of the property.  No buildings are 
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proposed to be located in the M-2 zone.  There is an existing curb cut that will be the 
main access to this property.  This property has recently been used by the Diamond Hill 
Paintball Park Co., who leased the property for a few years.  
 
The site itself has a significant ditch on the southern lot line that leads to the Willamette 
River.  In addition, there is a wetland (emergent, seasonally flooded and farmed) area 
immediately adjacent to this property on the northwest property line.  The site is not 
subject to any other zoning or natural features overlay. Because of the placement of the 
ditch and the wetlands, the City was required to file a Wetland Land Use Notification 
with this site plan to the Department of State Lands.  The current Local Wetland 
Inventory does not show wetlands on the property, but the maps can be off by as much 
as 20’. While the applicant has stated that he contacted DSL who indicated that there 
were no issues to his building on this property, the City must have acknowledgment 
from DSL.   
 
INTRODUCTION 
 
The following findings demonstrate that the submitted Site Plan Review and Fill Permit 
application either currently complies with all applicable approval criteria, or can be 
brought into compliance, upon demonstration by the applicant of meeting the relevant 
conditions of approval. 
 
CRITERIA AND FINDINGS OF FACT 
 
HMC 18.95.060 – Site Plan Review Criteria 
 Site plan approval shall be completed prior to occupancy. The site plan shall be 

approved when all of the criteria listed in this section, or only those criteria relevant 
to an administrative review have been met: 

 
1. Criterion:  Vehicular access to and from the site is adequate to serve the use and will 

not result in traffic-related problems on the street network in the immediate 
surrounding area. 
 
Discussion: There is an existing curb cut for a driveway, with access onto S. 6th St. near 
the southeast corner of the property (Exhibit A.9). The width of the existing access onto S. 
6th St. is roughly 26 feet wide at this time.  The Site Plan shows a 30’ wide driveway, which 
will easily accommodate two-way vehicular movements into and out of the site and vehicle 
parking lot. The proposed warehouse building will be located to the west and adjacent to the 
proposed vehicle access while the covered storage building is located further back on the 
property, but still to the northwest of the proposed access driveway. 
 
The first 50’ of the proposed access driveway will be hard surfaced with concrete. All 
driveways over 100’ in length are required to have the ability to hold a 50,000 lb. emergency 
vehicle.  (Condition No. 3) The size, location, and surface types are discussed under 
Section HMC 18.95.100(5). Findings from that section are incorporated here by reference. 
 
Finding:  As proposed, vehicular access to and from the site will be adequate to serve the 
use and will not result in traffic-related problems on the street network in the immediate 
surrounding area. The criterion is met. 

Page 52

3.



3 

 

 
2. Criterion:  Off-street parking areas are suitable in terms of size and location to serve 

the proposed use. 
 
Discussion: The proposed warehouse building is shown on the site plan with a 6-space 
parking lot. While some of the parking will be off-site at construction locations, the standards 
as shown in HMC 18.95.100(4) require a space for every employee, plus 1 per 700 sq. ft. for 
any patron area. The applicant currently has 8 employees.  While there may not be patron 
area for some time, it should be planned for.  Based on this, the applicant shall be required 
to add 3 more parking spaces, one of which shall be ADA (Condition No. 4).  
 
An analysis of the required number of parking spaces is provided under Section 
18.95.100(4). Findings from that section are incorporated here by reference. 
 
Finding: As conditioned, the off-street parking areas are suitable in terms of size and 
location to serve the proposed use. The criterion is met. 

 
3. Criterion: The size, design, and operating characteristics of the intended use are 

reasonably compatible with surrounding development. 
 
Discussion: The existing site is roughly 3.05 acres in size and as proposed, will add a 
7,200 industrial warehouse building, off-street parking, on-site landscaping, and outdoor 
storage areas, including a 2,160 sq. ft covered storage area. The proposed buildings are 
intended to provide a space to store vehicles, equipment and materials out of the natural 
elements (Exhibit A.9). The building will have 2 employee restrooms, and will eventually 
hold a part-time office.  
 
Other than the 2 proposed storage buildings, no new improvements are proposed to be 
made to the property. There will be an additional 600 yards of granular fill that will be 
brought to this property, which will be addressed in the Fill Permit section of this staff report.  
This granular fill will result in further storage locations for heavy equipment.  
 
The subject site is zoned M-1(Limited Industrial) for the first 294’ of the property, while M-2 
(Heavy Industrial) accounts for approximately 172’ of property located to the west property 
line on this parcel. The properties to the north and west of the subject site are also zoned M-
1 and M-2. The property that is owned by JB RV Storage is primarily M-2, while the property 
to the north is zoned M-1, but is still farmed and leased by Arel Farms. The properties to the 
south of the subject site are inside the City limits and are also zoned both M-1 and M-2. This 
property is also being farmed by Arel Farms. Therefore, the proposed warehouse structure 
and storage building, as well as the operating characteristics of the use are reasonably 
compatible with the surrounding development. 
 
Finding:  As proposed, the size, design, and operating characteristics of the intended use 
are reasonably compatible with the surrounding development. The criterion is met. 

 
4. Criterion: The utilities and drainage facilities intended to serve the proposed use are 

adequate to accommodate the proposed use and are reasonably compatible with the 
surrounding area. 
 
Discussion: There is existing water, storm sewer, and sanitary sewer services in S. 6th St. 
abutting or near the subject site. The applicant proposes to make utility connections to the 
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proposed warehouse building. The size of this property requires it to meet DEQ 1200-C 
permit regulations. The applicant shall therefore submit a copy of their approved DEQ 1200-
C permit prior to the Building Permit being submitted.  The permit shall be reviewed and 
approved by the City’s Public Works Director.  (Condition No. 5).  
 
Storm drainage from impermeable surfaces is proposed to be gathered in a rain garden, 
which will then be routed and collected in a bioswale located on the northwest property line.  
From that point, storm drainage will continue into a ditch located along the northwest side of 
this property, and that will ultimately drain into the Willamette River.  The applicant stated 
some of the ways that he would be able to compensate for abnormal or excessive rain 
events on the property.  
 
Ultimately, the applicant must prove that they will not impact drainage from or to a 
neighboring property, and therefore shall submit an engineered stormwater management 
and detention plan, which shall include the details from the addition of 600 yards of granular 
fill, showing no impact on neighboring properties beyond historical storm water flow, prior to 
the Building Permit being submitted. This plan must be approved by the City Engineer 
(Condition No. 6). 
 
As stated above, this property is adjacent to wetlands located in the local wetlands inventory 
map.  This map can be off by more than 20’.  There is also a ditch on the south side of the 
property, that is a possible aquatic bed.  Therefore, the City of Harrisburg was required to 
file a Wetland Land Use Notice (WLUN) with the Department of State Lands (DSL).  the 
applicant shall obtain approval from the Department of State Lands for the development of 
this property, prior to the Building Permit being submitted.  (Condition No. 7).  No further 
construction, grading, excavation, fill/removal shall be permitted prior to submission of an 
acknowledgement from DSL.  
 
Finding: As conditioned, the utility systems are adequate to accommodate the proposed 
development. The applicant is proposing a bioswale and connections to the City’s drainage 
system that will not negatively affect the neighboring properties. The criterion is met. 

 
5. Criterion: The intended use shall be adequately screened or buffered from adjacent or 

nearby properties. 
 
Discussion: The screening and buffering standards are discussed under HMC 18.95.100(1) 
and (6) below.   The applicant does not show refuse or disposal areas on the site plan.  Prior 
to the issuance of a building permit, the applicant shall show where refuse will be located on 
the property, and how it will be shielded from view from residential areas.  (Condition No. 8)   
 
In addition, applicant proposes to install a fence around the property.  All servicing, 
processing and storage on a property abutting or facing a residential zone shall be screened 
from view by a permanently maintained sight-obscuring fence or dense evergreen 
landscape buffer, at least six feet in height. Prior to the issuance of a building permit, the 
applicant shall file a fence permit with the City that is sight obscuring from residential 
property located across S. 6th St. (Condition No. 9) Findings from under that section of the 
staff report are incorporated here by reference. As conditioned, staff found that the 
application complied with the screening and buffering requirements in HMC 18.95.100(1) 
and (6). 
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Finding: The proposed use will be adequately screened and buffered from adjacent and 
nearby properties due to the installation of a 6-foot sight-obscuring fence, that shall be 
permanently maintained. As conditioned, the criterion is met. 
 

6. Criterion: Plans are adequate to control sediment runoff from impacting surrounding 
properties and the City drainage system. 
 
Discussion: The applicant proposes to account for unforeseen drainage issues during 
construction of the pre-storm system by providing silt fence control, temporary ditching, and 
hay bales as needed.  Condition of Approval 10 will require the applicant to provide the 
City with an erosion and sediment control plan with submission of their building permit that 
will demonstrate how the applicant proposes to keep sediment and runoff from the 
earthwork from impacting the City’s drainage system or other properties.   
 
Finding: As conditioned, the applicant will provide adequate measures to keep sediment 
from leaving the property and impacting surrounding properties or the City’s drainage 
system. The criterion is met. 
 

7. Criterion: Security measures are adequate to protect the general public from injury on 
the work site. 
 
Discussion: The applicant proposes that the subject site shall be contained by fencing, and 
includes barriers such as a construction fence and silt fence.  The applicant’s construction 
inside the fencing will provide security measures to protect the general public from injury 
caused by work site. 
 
Finding: As proposed, the applicant will provide security measures that will adequately 
protect the general public from injury on the work site. The criterion is met. 

 
 
HMC 18.95.100 - Standards Applicable to Commercial and Industrial Site Plan Review 

1. Criterion: Buffer. Where landscaping is not installed, buffering shall be considered 

with the following standards: 

a. A buffer shall be provided on each side of a property which abuts a lot 
which is zoned or used for residential purposes, and shall be a 
minimum of five feet in width. 

b. The buffer shall contain a continuous fence or wall a minimum of six 
feet in height, so as to effectively screen the property from adjoining 
residential properties. A berm or trees or shrubs can be used instead of, 
or to supplement, a fence or wall so long as any planted trees or shrubs 
can reasonably be expected to provide an adequate buffer within three 
years after planting. 

c. Buffers may not be used for buildings, parking, or driveways, unless 
there is no other suitable location for a driveway. 

d. Buffers may be used for landscaping, sidewalks, paths, or utility 
placement. 

Discussion: The nearest residence to the proposal is located across the street. There is 
also a residential use in the manager’s office building in the RV Storage business located to 
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the west of this property.  The proposed 6’ fence will need to be sight-obscuring on all sides 
except for the 89’ located on the west property line.   

 
Finding:  As proposed, the application complies with the requirements of HMC 
18.95.100(1). The criterion is met. 

 
2. Criterion: Landscaping. 

 
a. In addition to the buffer requirements in subsection (1) of this section 

and except as modified in subsection (2)(b) of this section, landscaping 
shall be placed and maintained as follows: 
(1) In an M-1 zone, landscaping shall comprise at least two percent of 

the gross property area. 
b. If the Planning Commission finds it appropriate, the applicant can 

mitigate the landscaping requirements in subsection (2)(a) of this 
section by providing artwork or other landscape/park contributions to 
the betterment of the City. 

c. All front yards exclusive of accessways, and other permitted intrusions 
(such as parking lots) shall be landscaped within one year of building 
occupancy. 

d. Plans shall be provided to show how landscaping will be irrigated. 
 

Discussion: The subject site plan shows a landscaping strip that is 25’ wide along the 
entire east property line.  This accounts for roughly 8.4% of the property that will be 
landscaped, and therefore more than exceeds the 2% requirement in the M-1 zone. The 
applicant will need to submit a landscaping plan that shows how the landscape will be 
irrigated and planted (Condition No. 11)    

 
Finding:  As conditioned, the application complies with the landscaping requirements in 
HMC 18.95.100(2). The criterion is met. 

 
3. Criterion: Fencing. Fences must meet the requirements set forth in HMC 18.80.010. 

The remainder of the criterion for fencing is referenced herein by reference.  
 
Discussion: The applicant has proposed fencing that will be on the property, and that has 
been addressed in the City’s findings above and referenced in Condition No. 8.   

 
Finding:  As conditioned, the fencing complies with the provisions of HMC 18.80. The 
criterion is met. 

 
4. Criterion: Parking. 

a. Off-street parking shall be provided in compliance with the standards in 

HMC 18.85.010. 

b. Off-street parking shall be set back a minimum of 15 feet from lot lines 

abutting a street, and 10 feet from lots zoned residential. 

c. In an M-1 zone, all areas for parking or maneuvering vehicles that are 

within 200 feet of a residence or residentially zoned property, or within 

50 feet of commercially zoned property or a public street, shall be hard 

surfaced.. 
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Discussion:  The off-street parking standard for the proposed use is 1 space per employee, 
plus one space per 700 sq. ft. of patron area. The applicant has proposed employee parking 
that will be located behind the main warehouse area. The applicant has 8 employees, and 
therefore will need to add another 3 parking spots, one of which shall be handicapped. 
(Condition No. 4). Because the parking area is located 140’ back on the property, and is 
located behind the proposed storage building, the applicant will not need to pave the parking 
area. As conditioned, the application complies with the standards in HMC 18.85. 
 
Finding: As conditioned, the application complies with the provisions in HMC 18.95.100(4). 
The criterion is met.  

 
5. Criterion: Access Driveways. A driveway with access onto a public street shall meet 

the following requirements: 
a. Driveways shall have a minimum width of 12 feet for one-way driveways 

and 24 feet for two-way. 
b. There shall be a minimum separation of 24 feet between driveways. 
c. Driveways shall be at least 25 feet from the intersection with a local 

street and 35 feet from the intersection with an arterial or collector 
street. 

d. Points of access from a public street to properties in an industrial zone 
shall be so located as to minimize traffic congestion and avoid, where 
possible, directing traffic onto residential streets. 

e. In a commercial zone, all driveways shall be hard surfaced. 
f. In an industrial zone, the first 50 feet of any new driveway, measured 

from where the driveway intersects with the public street, shall be hard 
surfaced. 

g. All driveways over 100 feet in length shall be capable of supporting 
emergency vehicles weighing up to 50,000 pounds, and shall be free of 
obstacles that would prevent emergency vehicles from using the 
driveway. 

 
Discussion:  The applicant proposes to utilize an existing 26-ft. wide driveway approach 
onto S. 6th St. for their site vehicle access and will expand the width to 30’. There are no 
other access driveways on the subject site, and the proposed driveway is far more than 35 
feet from a street intersection. The first 50’ of the driveway is proposed to be hard surfaced, 
as required by this criterion.  The remaining driveway will be gravel and must have the ability 
to support emergency vehicles weighing up to 50,000 pounds. (Condition No. 3) 
 
Finding: As conditioned, the application complies with the provisions in HMC 18.95.100(5). 
The criterion is met. 

 
6. Criterion: Screening Standards. 

a. Refuse containers or disposal areas which would otherwise be visible 
from a public street, customer or employee parking area, any public 
facility, or any residential area, shall be screened from view by 
placement of a sight-obscuring fence, wall or hedge a minimum of six 
feet in height. All refuse material shall be contained within the screened 
area. No refuse container shall be placed within 15 feet of a dwelling 
window. 
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b. Building entrances or other openings adjacent to or across the street 
from a residential zone shall be prohibited if they cause glare, excessive 
noise, or otherwise adversely affect land uses in the residential zones. 

c. All servicing, processing and storage on property abutting or facing a 
residential zone shall be screened from view by a permanently 
maintained sight-obscuring fence or dense evergreen landscape buffer, 
at least six feet in height. 

 
Discussion: The location for refuse containers is not shown on the site plan.  Therefore, 
prior to the issuance of a building permit, the applicant shall show where the refuse will 
be located on the property, and how it will be shielded from view from residential areas.  
(Condition No. 8)  
 
In addition, the applicant proposes a fence for meeting the screening requirements, as 
well as for security purposes.  As already conditioned in Condition No. 9, prior to the 
submittal or concurrently with a building permit application, the applicant shall file a 
fence permit with the City showing a sight obscuring and permanently maintained fence 
that is at least six feet in height, in order to shield the property from residential property 
located across S. 6th St. 
 

Finding: As conditioned, the application complies with the provisions in HMC 18.95.100(6). 
The criterion is met. 

 
Criterion: HMC 12.10 - Curbs, Gutters and Sidewalks 
As a condition of the issuance of a building permit for new construction within the City of 
Harrisburg, there shall be included in the permit the requirement that applicants shall 
construct curbs, gutters and sidewalks along the property.  In the event that there are no 
curbs, gutters or sidewalks within the block in which the new construction is taking 
place, then the applicant for the building permit shall sign a waiver of remonstrance as to 
the initiation of any of the aforesaid improvements to the real property, and will consent 
to the same upon initiation by the City or an adjoining property owner.  
 

Discussion:  S. 6th St. has curbs and gutters on the west side of the street, and only lacks 
sidewalks.  In HMC 12.10, “New construction” is defined as follows: 
1. The moving of a dwelling unit to a new location within a lot; 
2. The placement of a manufactured home onto a lot; 
3. The building of a new dwelling unit; and, 
4. The placement of a dwelling unit that has previously been removed and/or adding to or 
increasing the number of dwelling units inside an existing building.     
Because there is no contiguous sidewalk on this side of the street, let alone within a block 
of this property, the City shall have the applicant sign a Waiver of Remonstrance 
(Condition No. 12) for the provision of a sidewalk should property on either side of this 
parcel be developed in the future.  

 
Finding:  As conditioned, the application complies with the provisions in HMC 12.10. This 
criterion has been met.  

 
Criterion:  HMC 12.20 – Street Trees 

7. Street trees shall be required within a public right-of-way that abuts new 
construction of a structure that is over 1,000 square feet in size, and 
where after construction there will be a planter strip at least 48 inches 
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wide. The remainder of the criterion for street trees is referenced herein 
by reference.  

 
Discussion: The only other property that has been developed on the west side of S. 6th St., 
has an easement access onto S. 6th St.  They also had existing trees next to that access 
point.  S. 6th St. is a Minor Arterial, and therefore, the City’s Code specifies that it should 
have a 7’ planter or utility strip, along with a 5 ½ foot sidewalk.  As noted above, without a 
sidewalk, which is not required at this time, the addition of a planter or utility strip would be 
difficult at best.  As such, the Waiver of Remonstrance shall include the requirement to 
install a 7’ planter strip with Street Trees as required in HMC 12.20 (Condition No. 12).   

 
Finding: As conditioned, the application complies with the provisions in HMC 12.20. The 
criterion is met. 

 
HMC 15.05. – Building Codes; Excavation, grading, fill – Application procedures 

Criterion:  HMC 15.05.070 (5). If the fill permit involves 100 cubic yards or more of fill, the 
application shall be reviewed by the Planning Commission: 

a. Staff will mail a public notice to property owners within 100 feet of the involved 
property. 
b. The Planning Commission shall approve, approve with modifications, or deny the 
application after a public meeting. 
c. Conditions of approval may be imposed if deemed necessary to resolve drainage 
concerns or to protect surrounding properties. 

Discussion:  Public notices were mailed to property owners located within 100’ of the involved 
property; and prior to this staff report, no notices were received by staff.  The fill permit will affect 
the storm drainage on this property, and therefore, Condition No. 6 includes that the 
engineered stormwater management and detention plan, shall include the details from the 
addition of 600 yards of fill on this property.  This plan shall be approved by the City Engineer.   

Findings:  As Conditioned, the application complies with the provisions in HMC 15.05.  The 
criterion is met.   

HMC 18.40.010 Uses permitted outright. 

Criterion:  In an M-1 zone, the use proposed is subject to the site plan review standards 
and procedures of Chapter 18.95 HMC.  These are addressed above.  

Findings:  The applicant has applied for a site plan and HMC Chapter 18.95 has been 
addressed.  This criterion is met.  

HMC 18.40.030 Setback requirements. 

Criterion:  In an M-1 zone, the yards shall be as follows: 
1. The yard along a street, other than an alley, shall be a minimum of 20 feet, unless 
otherwise specified by the Planning Commission. 
2. The size of other yards shall be a minimum of 10 feet, except where the lot abuts a 
residential zone the yard shall be a minimum of 20 feet.   
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Findings:  The applicant has set the construction warehouse 75’ from the road, and therefore, 
has met the requirements of HMC 18.40.030.  This criterion is met.  

HMC 18.40.040 Lot coverage. 

Criterion:  In an M-1 zone, buildings shall not occupy more than 80 percent of the lot 
area. 

Findings:  At 3.5 acres, this property is quite large.  The proposed buildings only come to 7% of 
the total lot area, and therefore, have met the requirements of HMC 18.40.040.  This criterion 
has been met.  

 
HMC 18.45 – M-2 Zoning Standards 

 

Criterion:  Uses permitted -In an M-2 zone, the following uses and their accessory uses 

are permitted, subject to the site plan review standards and procedures of Chapter 18.95 

HMC: 

1.  A use permitted outright in a M-1 zone. 

2. Any other industrial use, except a use listed in HMC 18.45.020 or which has been 

declared a nuisance by statute, by action of the County, or by a court of 

competent jurisdiction. 

3. 3. Uses that were legally in existence or approved prior to July 10, 2013, shall not 

be classified as nonconforming uses unless they have been discontinued for a 

period of at least one year, in which case the requirements of HMC 18.100.030 

shall apply. Expansions and enlargements shall comply with all other applicable 

code requirements 

Findings:  The proposed use is permitted outright in a M-1 zone, therefore, this criterion has 

been met.  

 

Criterion: Setback requirements - In an M-2 zone, setback requirements shall comply with 

HMC 18.40.030.  

Findings:  There are no buildings located in the M-2 zone, which is approximately 290’ back on 

the property. Therefore, these standards do not apply.  

 

HMC 18.45.040 Lot coverage. 

Criterion:  In an M-2 zone, lot coverage requirements shall comply with HMC 18.40.040.  

Findings:  There are no buildings located in the M-2 zone, therefore, these standards do not 

apply.  
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HMC 18.90.050 (2) Exceptions to yard requirements. 
 
Criterion:  To permit or afford better light, air and vision on more heavily traveled streets 
and on streets of substandard width; to protect arterial streets; and to have the location 
of structures compatible with the need for the eventual widening of streets, a yard shall 
be provided abutting the streets and portions of streets hereinafter named which shall be 
greater than the required yard dimension specified in the zone. The building setback line, 
from the property line, will be as follows: 
 
Street, or Portion of Street  Setback 
S. 6th St. (Smith St. south to  25’ 
City limits.) 
 
Findings:  The applicant has placed their structure 75’ back from the road and has proposed no 
structures within the setback area.  Therefore, this criterion has been met.   
 
CONCLUSIONS 
 
The applicant requests approval of a site plan for a new 7,200 sq. ft. building, a 2,160 sq. ft 
open sided storage structure, and the addition of 600 cubic yards of granular fill. As 
demonstrated by the above discussion, analysis and findings, the application, as conditioned, 
complies with the applicable criteria from relevant Harrisburg Municipal Code and state 
requirements. 
 
 
PLANNING COMMISSION ACTION 
 
The Planning Commission has three options with respect to the subject applications. They can: 
 

1. Approve the request; 
2. Approve the request with conditions; or 
3. Deny the request. 

 
Based upon the criteria, discussion, and findings of facts above, Staff recommends the Planning 
Commission Approve with Conditions, LU 430-2021.  The proposed motion is at the top of this 
staff report, as well as in the agenda.  
 
RECOMMENDED CONDITIONS OF APPROVAL 
 

1. Consistency with Plans – Development shall comply with the plans and narrative in the 
applicant’s proposal, except where modified or added to by the following conditions of 
approval. 

 
2. Building Permits – Prior to construction, the applicant shall obtain all necessary 

building permits for the construction of the proposed additions.  
 

3. Access Driveway - All driveways over 100 feet in length shall be capable of supporting 
emergency vehicles weighing up to 50,000 pounds and shall be free of obstacles that 
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would prevent emergency vehicles from using the driveway.  Applicant shall apply for a 
right-of-way permit prior to paving the access driveway.  
 

4. Parking – With the submission of the building permit, the applicant will show 9 parking 
spaces, one of which will be an ADA space.   Spaces will be marked clearly on the 
gravel surface.  

 
5. DEQ 1200-C Stormwater Permit - Prior to the Building Permit being submitted, the 

applicant must show that he has complied with DEQ regulations, by showing the City the 
approved the 1200-C Stormwater permit, which regulates storm water run-off, and is 
required for any property more than 1-acre in size.   

 
6. Storm Drainage – Prior to the Building Permit being submitted, the developer shall 

submit an engineered stormwater management and detention plan, showing no impact 
on neighboring properties beyond historical storm water flow. The plan shall include the 
details from the addition of 600 cubic yards of granular fill.  This plan must be approved 
by the City Engineer. 
 

7. Wetlands – Because this property is adjacent to wetlands located in the City of 

Harrisburg, the applicant shall obtain approval from the Department of State Lands 
(DSL) for the development of this property, prior to the Building Permit being submitted.  
No further construction, grading, excavation, fill/removal shall be permitted prior to 
submission of an acknowledgement from DSL.  
 

8. Refuse Disposal - Prior to the issuance of a building permit, the applicant shall show 

where the refuse will be located on the property, and how it will be shielded from view 
from residential areas.   
 

9. Fence Permit - Prior to the issuance of a building permit, the applicant shall file a fence 
permit with the City showing a sight obscuring and permanently maintained fence that is 
at least six feet in height, in order to shield the property from residential property located 
across S. 6th St. 
 

10. Erosion & Sediment Control Plan – Prior to the submittal of the building permits, the 
applicant shall submit for review and approval an erosion and sediment control plan that 
demonstrates how the applicant will prevent sediment and runoff from the earthwork 
from impacting the City’s drainage system or other properties. This plan shall be 
reviewed and approved by the City’s Public Works Director.  
 

11. Landscaping – Prior to the issuance of the building permit, the applicant shall submit for 
review and approval a landscaping plan, showing how the landscape will be maintained 
and irrigated.   
 

12. Waiver of Remonstrance – Prior to the issuance of a Building Permit, the applicant 
shall sign a Waiver of Remonstrance for 5 ½’ wide sidewalks, and a 7’ planter strip, with 
Street Trees.  If either neighboring property is developed, the work will likely need to be 
completed at that time.  
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