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AGENDA  
REGULAR PLANNING COMMISSION MEETING  

128 S. MAIN STREET, CONDON, OR 97823  
TUESDAY, JUNE 20, 2023,  5:30 PM 

 
https://us02web.zoom.us/j/82711323547?pwd=TGkvK2tjNG1paitYc1BlbzVDbFIvdz09 

 
  1. CALL THE MEETTING TO ORDER/ROLL CALL 

  2. PUBLIC HEARING - Condon Early Learning Center Conditional Use Permit/Site Plan Review Application #633 

  2.1. Open Hearing 

  2.2. Staff Report - Read and/or Summarized 

  2.3. Applicants & Proponents Testimony 

  2.4. Opponents & Public Agency Testimony 

  2.5. Questions by Planning Commissioners to Applicant or Proponents 

  2.6. Close Hearing 

  2.7. Planning Commission Deliberation, Decision or Postpone 

  3. REVIEW & APPROVE MINUTES 

  3.1. April 18, 2023 Planning Commission Meeting Minutes 

  4. OTHER 

  5. ADJOURN 
 
If necessary, Executive Session may be held in accordance with ORS 192.660(2)() As this is a regular meeting of the Condon City Council, other matters may 
be addressed as deemed appropriate by the Council. Assisted listening device is available for persons with impaired hearing and should be scheduled for 
council meetings three working days prior to the Council meeting. The City of Condon is an Equal Opportunity Provider and Employer. Complaints of 
discrimination should be sent to City of Condon Administrator, PO Box 445, Condon, OR 97823. 
 

Agenda prepared and distributed June 13, 2023 
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P I L L A R  
CONSULTING 
GROUP, INC. 

Professional Engi neeri ng and Proj ec t Management 

 

ENGI NEE RING M E M ORA ND UM  
 

TO City of Condon 

FROM Jeff Schott, P.E. 

PROJECT Condon Early Learning Center Expansion  

SUBJECT Site Plan & Conditional Use Application- NARRATIVE  

DATE 4/25/2023 PROJECT # 2022-048 MEMO # EM-001  

 
This narrative is for a site plan and conditional use application associated with the 
proposed expansion of the Condon Early Learning Center at 311 East Bayard ST in 
Condon.  
 
The existing site is used as a childcare and early learning facility, and the proposed 
expansion will continue this use.  
 
The existing building is single story and has a plan area of about 4,082 SF and the 
proposed expansion is an addition of about 5,600 SF.   
 
Basic Provisions: 
 
Zoning:  C-Commercial 
Location:   311 East Bayard ST, Condon, OR 97823 
  Lots 4-8, block 32, East Addition 
Tax map: 04S21E10DB-8501 & 8506 
 
Adjacent Zoning: 

North (adjacent): C – Commercial; use is residential. 
West (adjacent):  C – Commercial; use is residential. 
South (adjacent): OS/P - School  
East (abutting): C – Commercial; use is residential. 
 

Article 3: Land Use Zones 
 

§ 152.303 Commercia Zone – C1. 
USES. Buildings or structures hereafter erected, structurally altered, enlarged, or 
moved and land hereafter used in the OS Open Space zone shall comply with the 
following regulations. 

(1) PERMITTED USES. Subject to site plan review. See § 152.412. 
f. All uses permitted in the Residential Zone (R-2) 
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There is currently no R-2 residential zone in Condon. There is R-1 zone which allows 
day care centers as conditional use.  
 
Since a day care facility is permitted in R-1 by conditional use, and R-1 uses are 
permitted by reference, we are proposing that proposed use is permitted as conditional 
use. 
 

(3) HEIGHT. Buildings, structures, or portions thereto, shall not be erected to exceed 
a height of three stories or 35 feet, whichever is less.  

 
The proposed building is < 35’ tall. 
 

(4) SETBACK REQUIREMENTS. In the Commercial zone, setbacks shall be as 
follows.  

a. No front or side yard setback is required.  
b. No buildings shall be constructed or located closer than five feet from the 

rear lot line.  
 
A nominal 15’ setback is proposed on the side facing the streets to allow for on-site 
storm water management.   Offsets from the back are > 25’ for the main building.  Since 
the development faces 3 streets the only rear lot line appears to be the east line of lot 
8506.  An agreement with the neighbor has been reached to construct a retaining wall 
and fence on the north and east side of lot 8506. 
 
The two tax lots will be combined via a replat as part of the development.  
 

(5) PARKING REGULATIONS. 
 

b. Off-Street Parking. See Supplemental Provisions ' 152.411. 
c. Parking Area Approval. Land used for commercial parking areas in this zone 

shall be developed in accordance with a plan approved in writing by the 
Planning Commission. The area must be surfaced with asphaltic concrete, or 
other type of surfacing approved by the Planning Commission and all parking 
spaces shall be individually marked. 

 
Condon Early Learning Center (CELC) proposes that parking for the facility be provided 
at two off-site, off-street parking locations as well as on-street parking. 
 

§ 152.305 HISTORIC RESOURCE COMBINING ZONE - HR. 
 
The proposed development is not shown in the historical commercial district. 
 

§ 152.306 FLOOD PLAIN OVERLAY ZONE - FP. 
 
The project is not shown to be in a flood plain per the FIRM map for Condon, OR. 
 
152.400 Supplementary Provisions 
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§ 152.401 MAINTENANCE OF MINIMUM CHAPTER REQUIREMENTS. 
 No lot area, yard or other open space existing on or after the effective date of this 
chapter shall be reduced below the minimum required for it by this chapter, and no lot 
area, yard or other open space which is required by this chapter for one use shall be 
used as the required lot area, yard or other open space for another use. 

 
The proposed use does not cause the minimum lot areas or open spaces to be reduced 
below the required area set forth in the planning ordinance. 
 

§ 152.402 ACCESS. 
Every lot shall abut a street, other than an alley, for at least 50 feet. 

 
The proposed lot has approximately 450 feet of street frontage. 
 

§ 152.403 GENERAL PROVISIONS REGARDING ACCESSORY USES. 
An accessory use shall comply with the requirements for a principal use, except as this 
chapter specifically allows to the contrary. 

 
The proposed use does not create a prohibited accessory use.  There are a couple of 
accessory buildings proposed on-site.   One is a storage building and one is a 
greenhouse for educational purposes.  
 

§ 152.404 FENCES. 
A fence or hedge within a front yard or a street side yard shall not exceed an elevation six 
feet above the base or ground elevation. Vision clearance areas shall be maintained. 

 
No fences are proposed along the street frontage.  An existing fence is in place between 
tax lot 8501 (the existing development) and 8505 (the neighbor to the north).  This fence 
will be extended around the north and east side of 8506. There will also be a fence 
surrounding the play area. 
 

§ 152.408 EARTH MOVEMENT AND REMOVAL. 
A written permit approved by the Planning Commission shall be required to  remove 50 
cubic yards or more of earth material from any individual property within a calendar year. 

 
More than 50 yards of earth will need to be removed from the property to support the 
proposed development. 
 

§ 152.409 VISION CLEARANCE AREAS. 
A vision clearance area shall be maintained at the corners of all property at the  
intersections of two streets or a street and a railroad. Such corner lots of parcels shall be 
provided with and maintain a vision clearance area. A vision clearance area is defined as 
a triangular area formed at a corner lot or parcel by the intersection of dedicated public 
rights-of-way lines and a straight line joining said lines through points 12 feet back from 
their intersection. The vision clearance area shall provide an area unobstructed vision 
from 3½ feet to 8 feet above the top of the curb. Natural topographic features, utility 
poles, and tree trunks are excluded from this requirement. 

 
The proposed development complies with the vision clearance area requirement.  The 
existing building on-site also complies with the vision clearance requirement. 
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§ 152.410 SIGNS. 
The purpose of this section is to provide standards and procedures for constructing or 
erecting signs in specific city zones. An outdoor display, message, emblem, device, 
figure, painting, drawing, placard, poster, billboard or other thing that is used, designed or 
intended for advertising purposes or to inform or attract the attention of the public. The 
term includes the sign supporting structure, display surface and all other component parts 
of the sign. When dimensions of the sign are specified, the term includes the panels and 
frames, and the term includes both sides of the sign of specified dimension or area, but 
the term shall not include a sign as reasonably necessary or required by any branch or 
agency of the government pursuant to any public law or regulation. 
 
(1) PROCEDURES. 

(A) Signs meeting the required standards in the residential and open space 
zones may be erected or placed on the property without a specific permit except 
as noted below.  
 
(B) Signs meeting the required standards in the commercial and industrial zones 
must have a sign permit. Sign permits may be issued administratively by the city 
staff if the staff finds the sign being requested meets the standards described in 
this section and, further, that addition of the sign to a specific property will still be 
in compliance with these provisions. 

 
(2) STANDARDS AND SIZE REQUIREMENTS. 

(B) Commercial and Industrial Zones. Any signs erected or to be erected in 
commercial or industrial zones shall be reviewed and approved by the city and 
shall meet the standards outlined below. A sign application may be picked up at 
City Hall. 

1. Principal Signs. A principal sign advertising the business may be a 
combination of free-standing, flush-mounted or projecting signs. Free-
standing and projecting sign areas are computed by totaling both sides 
of the signs. 
2. Sign Area. The amount of area allowed for the sign is computed on a 
basis of one square foot of sign area for each lineal foot of frontage the 
property or business on the public right-of-way in the city up to a 
maximum of 200 square feet of sign area. In the case of multiple 
businesses within the same building, the amount of street frontage of the 
business within the building will be the determining factor. In the case of 
a corner lot, the sign size facing each street shall be limited to the 
amount of lineal frontage on each street. In no case shall the total 
signage area for each property exceed 200 square feet.  

 
An additional sign may be provided, but it will be attached to the building.  The sign 
dimensions will not exceed 36 SF.   
 

§ 152.411 OFF-STREET PARKING AND LOADING. 
(1) OFF-STREET PARKING REQUIREMENTS. At the time of construction, 
reconstruction or enlargement of a structure, or at the time a use is changed in  any zone, 
off-street parking spaces shall be provided as follows unless greater requirements are 
otherwise established. Where square feet of the structure or use are specified as the 
basis for the requirements, the area measured shall be the gross floor area primary to the 
functioning of the particular use of the property. When the requirements are based on the 
number of employees, the number counted shall be those working on the premises 
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during the largest shift at peak season. Fractional space requirements shall be counted 
as a whole space. 

 
USE  & MINIMUM REQUIREMENTS 

 
• Preschool, nursery, kindergarten: 2 spaces/teacher 

 
The CELC will employee approximately 8 teachers.  There will also be aids, 
administrators, a cook and a custodian.  The 16 spaces required appear consistent with 
the parking demands of the staff.  This parking is provided at adjacent off-site locations.  
 

(2) OFF-STREET PARKING AND LOADING. Buildings or structures to be built or 
substantially altered which receive and distribute materials and merchandise by trucks 
shall provide and maintain off-street loading berths in sufficient number and size to 
handle adequately the needs of the particular use. Off-street parking areas used to fulfill 
the requirements of this section shall not be used for loading and unloading operations 
except during periods of the day when not required to care for parking needs. General 
provisions are as follows: 

 
(C) Owners of two or more uses or parcels of land may agree to utilize jointly the 
same parking and loading spaces when the hours of operation do not overlap, 
provided that satisfactory legal evidence is presented to the city in the form of 
deeds, leases or contracts to establish the joint use. 
(D) Off-street parking spaces for dwellings shall be located on the same parcel 
with the dwelling. Other required parking spaces for commercial uses shall be 
located not farther than 500 feet from the building or use they are required to 
serve, measured in a straight line from the building. 

 
Childcare drop-off and pick-up will remain on Bayard ST.  A loading area is provided on 
the north side of the building to facilitate propane deliveries and for garbage service. 
 
Currently 12 spaces are provided in the parking lot on site.  This parking area will be 
demolished to make room for the expanded learning center.   There is no space on-site 
parking. 
 
Six (6), parking spaces are to be provided by Condon School District in the parking lot 
above the swimming pool.  Twelve (12) parking spaces are to be provided by or around 
the Condon Seventh-Day Adventist Church to the north.  Both these locations are 
approximately 250’ from the CELC. 
 
The peak use of the off-site parking areas coincide with the minimum use periods of the 
CELC and vice versa.  The CELC operates typically from approximately 7:30 AM – 5:00 
PM weekdays.  The peak demand at the school is during games, which typically occur in 
the evening and weekends.  The peak demand for the church is typically weekends and 
evenings.  The peak demands of the combined uses do not overlap.  An agreement is in 
place with the Condon School District, and an agreement is pending with the Condon 
Seventh-Day Adventist Church. 
 
One ADA space is proposed in the public way along East ST, on the west side of the 
proposed building. There are approximately five (5) additional on-street parking spaces 
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immediately to the east and west of the development.   No long-term parking is assumed 
on Bayard ST as this area is used for short term parking associated with dropping off 
and picking-up children. 
 
The CELC understands that residential neighbors to the east and west are likely 
concerned about parking directly in front of their property.  The CELC will instruct their 
employees not to park immediately in front of the neighbor’s property. 
 
The lack of on-site parking is not unprecedented in the commercial zone in Condon.  
The Gilliam County Library, Summit Springs Village, North Central ESD as well as many 
other businesses on Main Street operate with little or no on-site parking, and this rarely 
appears to create congestion or hinder commerce. 
 
§ 152.412 SITE PLAN APPROVAL 
 

(3) SITE PLAN REVIEW CRITERIA. The following criteria shall be used in evaluation 
proposals. 
 
(A) Natural Features. Where existing natural or topographic features are present, they 
shall be used to enhance the development; (i.e., the use of small streams in the 
landscaping design, rather than culvert and fill).  

 
The site is previously developed, and has no remarkable natural features.   
 

(B) Trees. Existing trees shall be left standing except where necessary for building 
placement, sun exposure safety or other valid purpose. Vegetative buffers should be left 
along major streets or highways, or to separate adjacent uses.  

 
There are a number of existing trees on-site that appear to have been placed during the 
2017 construction.  These will remain.   
 

(C) Grading. The grading and contouring of the site shall take place and on-site surface 
drainage and on-site storage of surface water facilities are constructed when necessary, 
so there is no adverse effect on neighboring properties, public rights-of-way, or the public 
storm drainage system.  
 
Graded areas shall be replanted as soon as possible after construction to prevent 
erosion. A construction erosion control plan may be required.  

 
The site historically drains to the south and west.  During the 2017 development, a claim 
was made that all storm water would be “maintained” on-site.  It is our opinion that the 
existing system can keep water on-site for some storm events, but in larger storm events 
(greater than 5–10-year recurrence interval), water will necessarily flow off-site.  Our 
analysis suggests that it is possible to manage the 2 year and possibly 5-year 
recurrence intervals on-site, but that in larger storm events, water will necessarily 
overflow off-site. 
 
We propose to utilize a similar storm water system to the current on-site system.  This 
system collects storm water in rock-lined swales along the south and west sides of the 
site, with most of the water being infiltrated. The swale being lost on the north side of the 
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existing parking lot is being replaced by a longer swale along the west side of the 
frontage. 
 

(D) Public Facilities. Adequate capacity of public facilities for water, sanitary sewers, 
storm drainage, fire protection, streets, and sidewalks shall be provided to the subject 
parcel. Development of on-site and offsite public facilities necessary to serve the 
proposed use shall be consistent with the Comprehensive Plan and any adopted public 
facilities plan(s). Underground utilities may be required. On-site detention or treatment of 
stormwater may be required. 

 
Domestic Water:   

The proposed facility will have a demand of about 45 gpm (depending on the 
type of toilets used). The Sensus SR 1” meter used by the City has a capacity of 
up to 50 GPM.  This is an increase from about 35 GPM on the current site.  
 
The current proposal is to use a 1” meter, but with 1 ½” service lines from the 
meter to the building.  This keeps the water velocity below 10 feet/second even 
at flows up to 50 GPM, and reduces pressure losses. 
 
Based on our review of the City water distribution maps, it appears that water is 
available.  
 

Sanitary Sewer:   
The proposed demand for the combined building is about 80 fixture units.  A 4” 
sewer has a capacity of about 216 fixture units.  The existing 6” public pipe 
appears to have adequate capacity for the proposed use. 
 
We propose to connect to the same manhole near the southeast corner of the 
property, at the intersection of Washington and Bayard ST.  We will combine the 
flows from the new expansion and the existing building into a single pipe.  This 
may require the replacement of the existing connection from the building to the 
manhole. 

 
Storm Drain:   

There are currently no public storm water facilities adjacent the site other than 
street gutter.  All surface flows collect in the gutters along Bayard ST and East 
ST. 
 
We propose to maintain storm water on-site for up to the 2-year event and likely 
the 5-year event.   However, for events beyond the 5-year event we propose that 
water will necessarily overflow into the public way.  This overflow will be end up 
in the gutter along Highway 206 (Bayard ST) where it will eventually make its 
way to the storm system along Highway 19.  We propose to use pipe weeps or 
ADA compliant trench drains and covers to provide overflow capacity to the 
gutter. 

 
The proposed development does not significantly change the impervious area of 
the site.  Approximately 7,700 SF of existing concrete and gravel parking areas 
are being replaced with about 8,800 SF of building, hardscape and graveled 
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area.  The storm water swales are going to be expanded and filled with open 
rock for storage and infiltration. 

 
Fire Water: 

There are two fire hydrants near the proposed development.  One is located 
across the street at the corner of Washington and Bayard, to the northeast of the 
high school. Another hydrant is located to the southwest across Bayard ST, at 
the northwest corner of the High School.  
 
Per the Oregon Fire Code, this development requires 2 hydrants and 2,500 GPM 
of fire flow.  Fire sprinklers will not be required. 

 
Franchise Utilities: 

The site is currently fed electrical power from the northeast off Washington ST.  
We have discussed this with Columbia Basin, and we propose to feed the 
building from the northwest.  The new building will feed the existing building and 
the existing service will be abandoned.  
 
The site will likely be equipped with a back-up generator for operation when the 
power goes out. 
 
Data will remain as it currently is supplied.  
 
Gas energy will be provided by a propane tank on-site located at the north east  
corner of the new development.  This tank will supply heat for the building as well 
as propane for the generator. The tank location meets the requirements of the 
Fire Code. 
 

Streets: 
The site is on the corner of Bayard ST and East ST. No major improvements are 
proposed other than to construct new sidewalks, curbs and gutters along the 
frontage of East ST. 
 

Sidewalks: 
New public sidewalks are proposed along East ST. 

 
(E) Traffic. The following traffic standards shall be applicable to all proposals. 
When evaluating traffic issues, consideration shall be given to the proposed 
usage (i.e., employees, customers, freight, service) and to the potential types of 
traffic (i.e., vehicles, pedestrians, bicycles). 

 
The proposed development does not appear to place an undue burden on the existing 
transportation system.  Drop-off and loading will remain along Bayard ST and no long-
term parking is proposed in this area. 
 
Pedestrian access is provided from the public sidewalk via private sidewalks to and 
around the site.    
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Accessible parking is to be provided on the west side of the building along East ST.  This 
parking area will be in the public way.  This is like the ADA parking at the Gilliam County 
Library and Summit Springs Village Memory Care Center. 

 
(F) Storage. All outdoor storage areas and garbage collection areas shall be 
screened through the use of vegetative materials or appropriate fencing. 
 

All storage areas are internal to the building or in future adjacent accessory storage 
buildings.  The propane tank and generator are pushed to the rear of the lot.  A provision 
for exterior trash enclosures is shown at the north end of the site. 

 
(G) Equipment Storage. Design attention shall be given to the placement or 
storage of mechanical equipment so as to be screened from view and that an 
adequate sound buffer will be provided to meet at a minimum the requirements of 
this Code of Ordinances relative to noise, if any. 
 

Mechanical equipment will be placed interior to the building and/or on the back side of 
the building away from the street.  Outdoor coil units for the new building are located on 
the north side of the building 

 
(H) The following criteria shall be applied to the maximum extent possible without 
causing significant adverse impacts on the operating efficiency of the proposed 
use: 
1. Compatibility. The height, bulk and scale of buildings shall be compatible with 
the site and the buildings in the vicinity. Use of materials shall promote harmony 
with surrounding structures and sites. 
 

The proposed development appears to be consistent with the surrounding properties 
and uses.  The proposed development is an expansion of an existing use. 
 

2. Design. Monotony design in single or multiple projects shall be avoided. 
Variety of detail, form and siting shall be used to provide visual interest. 

 
The proposed development has an alternating roof line as well as elements that are 
intended to match the existing building configuration. 

 
3. Orientation. Buildings shall have their orientation toward the street rather than 
the parking area. A main entrance shall be oriented to the street. For lots with 
more than two front yards, the buildings) shall be oriented to the two busiest 
streets. 
 

The front of the building, including the public entrance, face Bayard ST.  There is an 
alternate entrance / exit on East ST. 

 
4. Parking. Parking areas shall be located behind the buildings or on one or both 
sides 
 

Parking is provided off-site. 
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§ 152.413 LANDSCAPING AND DEVELOPMENT STANDARDS. 
(1) PURPOSE. 

(A) Landscaping standards apply to all new multi-family, commercial and industrial uses, 
including change of use, and parking lots of four spaces or more. The Downtown Master 
Plan shall govern the landscaping requirements in the downtown core area.  
 
(B) For sites which do not conform to these requirements, an equal percentage of the site 
must be made to comply with these standards as the percentage of building or parking lot 
expands, e.g. if the building or parking lot area is to expand by 25%, then 25% of the site 
must be brought up to the standards required by this chapter. 

 
(2) PROCEDURE. A landscaping plan shall be submitted to the city at the time of 
application for a building permit, conditional use permit, or site plan review for all new 
multifamily, commercial, industrial uses, including change of use, and parking lots of four 
spaces or more.  
 
(A) The design must conform to the Downtown Master Plan.  
 
(B) The city staff shall review all landscaping plans for compliance with the provisions of 
this chapter and notify the property owner of deficiencies in a submitted plan.  
 
(C) A building permit, conditional use permit, or site plan review shall not be issued until a 
landscaping plan has been approved. 
 
(D) The required landscaping shall be in place prior to issuance of a certificate of 
occupancy or a schedule for its completion prepared and approved. 

 
We request that the landscape and irrigation plan submittal be deferred until submittal 
for a building permit.  We have not progressed enough on detailed design to submit a 
final plan. 
 
The current site has over 50% landscaped (or otherwise non-impervious) and the 
proposed development will have approximately 42% of the site in landscaping and lawn 
including the play area.  The frontage landscape will include the large open river rock 
with low-maintenance plants intermixed in the ground cover like the existing site.  The 
open river-rock area will serve as part of the stormwater management system.  
 

(3) CONTENTS OF LANDSCAPING PLAN. A landscaping plan submitted to the city as 
required by this chapter shall identify the placement and type of plant materials to provide 
an effective means for evaluating whether the chosen plant materials will:  
(A) Survive in the climate and soils of the proposed site;  
 
(B) Satisfy the functional objectives of landscaping as detailed in this chapter, including 
erosion control, screening and shade within a reasonable time.  

 
All plants will be suitable for Condon’s environment. 
 

(4) GENERAL LANDSCAPING STANDARDS. The following landscaping standards apply 
to all new multi-family, commercial and industrial uses, including change of use, and 
parking lots of four or more spaces.  
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(A) The property owner shall be responsible for any future damage to a street, curb or 
sidewalk caused by landscaping.  
 
(B) Landscaping shall be selected and located to deter sound, filter air contaminants, 
curtail erosion, contribute to living privacy, reduce the visual impacts of large buildings 
and paved areas, screen, and emphasize or separate outdoor spaces of different uses or 
character. 
  
(C) Landscaping in parking areas shall be planted in combination along the perimeter and 
in the interior of the lot and shall be designed to guide traffic movement and lessen the 
visual dominance of the lot. 
 
(D) Plants that minimize, upkeep and maintenance shall be selected. 
 
(E) Plants shall complement or supplement surrounding natural vegetation. 
 
(F) Plants chosen shall be in scale with building development. 
 
(G) Minimum landscaping as a percent of gross site area shall be as follows: 

Multi-family 20% 
Commercial 15% 
Industrial 15% 
Parking Lots 10% 
 

The proposed development results in over 40% of the total site being landscaped. 
 

(H) Deciduous trees shall have straight trunks, be fully branched, have a minimum caliper 
of 1½ inches and be adequately staked for planting. 
 
(I) Evergreen trees shall be a minimum of three feet in height, fully branched and 
adequately staked for planting. 
 
(J) Shrubs shall be a minimum 18 inches in height and spaced not more than four feet 
apart for planting. 
  
(K) Ground cover, defined as living material and not including bark chips or other mulch, 
shall be planted on a maximum 18 inches on center between plants and rows.  
 
(L) Watering systems shall be installed to assure landscaping success. If plantings fail to 
survive, it is the responsibility of the property owner to replace them. 

 
The proposed development will include automatic irrigation. 

 
(M) Trees shall not be planted closer than 25 feet from the curb line of intersections of 
streets or alleys, and not closer than ten feet from private driveways (measured at the 
back edge of the sidewalk), fire hydrants, or utility poles.  
 
(N) Street trees shall not be planted closer than 20 feet to light standards. Except for 
public safety, no new light standard location should be positioned closer than ten feet to 
any existing street tree, and preferably such locations will be at least 20 feet distant.  
 
(O) Trees shall not be planted closer than two and one-half feet from the face of the curb 
except at intersections, where it should be five feet from the curb in a curb return area.  
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(P) Where there are overhead power lines, tree species that will not interfere with those 
lines shall be chosen.  
 
(Q) Trees shall not be planted within two feet of any permanent hard surface paving or 
walkway. Sidewalk cuts in concrete for trees shall be at least four feet by four feet; 
however, larger cuts are encouraged because they allow additional air and water into the 
root system and add to the health of the tree. Space between the tree and such hard 
surface may be covered by permeable nonpermanent hard surfaces such as grates, 
bricks on sand, paver blocks, cobblestones, or ground cover.  
 
(R) Trees, as they grow, shall be pruned to their natural form to provide at least eight feet 
of clearance above sidewalks and 12 feet above street roadway surfaces.  
 
(S) Existing trees may be used as street trees if there will be no damage from the 
development which will kill or weaken the tree. Sidewalks of variable width and elevation 
may be utilized to save existing street trees, subject to approval by the City Engineer.  
 
(T) Vision clearance hazards shall be avoided. 

 
See Site Plan 
 

§ 152.501 AUTHORIZATION TO GRANT OR DENY CONDITIONAL USES. 
 

The owner requests that the Conditional Use permit, if granted, be made valid for 24 
months, rather than 6 months.   Construction is currently scheduled to begin in early 
(March /April) 2024, but this is contingent on financing and several other considerations.  
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June 13, 2023 

City of Condon 
Planning Commission 
128 South Main Street 
Condon, Oregon 97823 

Reference: Condon Early Learning Center   
         Staff Report 

 

Report Prepared By:  Kirk Fatland, Contract Planner 

Applicant: 

Procedure Type: 

The City of Condon 

Quasi-Judicial 

Decision Date: June 20, 2023 

Location: Lots 4-8, block 32, East Addition to the City of Condon 
Tax Lots 8501 & 8506 of Map 04S 21E 10 DB  

Comprehensive Plan 
Designation: 

Commercial 

Zoning District: Commercial (C-1)  

 

Request and Background Information: The application under consideration is an 
expansion of the Condon Early Learning Center (CELC) located at 311 East Bayard Street. 
The proposal would increase the existing 4,082 sq. ft. footprint of the CELC by 5,600 sq. ft. 
The existing off-street parking would be replaced by the expansion, as a result, all required 
parking is proposed to be located off-site. An ADA parking stall is proposed to be located 
within the S. East Street right-of-way, immediately adjacent to the CELC.  

 
Notice: The requisite notices were mailed to adjacent property owners and published in the 
Times-Journal newspaper. 

Comments Received: No public comments were received by the writing of this report. 
Comments from the Oregon Department of Transportation are included with this report.  

Recommendation: Planning Staff recommends conditional approval based upon the 
following findings of fact. 
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' 152.303 COMMERCIAL ZONE - C-1. 
 
USES. Buildings and structures hereafter erected, structurally altered, enlarged or moved or 
land hereafter used in the C-1 Commercial Zone shall comply with the following regulations. 
 

(1) PERMITTED USES. Subject to site plan review. See ' 152.412. 
 

(F)   All uses permitted in the Residential Zone.  

FINDING: The proposed use is a childcare center, an allowed in the R-1 Zone and is to be 
processed as a Conditional Use. The request would expand the current use.  

 
(2) HEIGHT. Buildings, structures, or portions thereto, shall not be erected to exceed a 

height of three stories or 35 feet, whichever is less. 
 
FINDING: The application indicates that the height of the proposed structure will not 

exceed 35 feet.  
 

(3) SETBACK REQUIREMENTS. In the Commercial zone, setbacks shall be as follows. 
 

a. No front or side yard setback is required. 
 

b. No buildings shall be constructed or located closer than five feet from the rear 
lot line. 

 
FINDING: The childcare center facility is proposed to occupy four platted lots. A 

condition of approval is proposed to create a single parcel out of the existing 
lots. If a single parcel is to be created, all buildings would maintain 
approximately 25-foot setbacks from rear property lines abutting neighboring 
properties.   

 
(4) PARKING REGULATIONS. 

 
a. Residential Off-Street Parking. For residential uses, one parking space for each 

dwelling unit. 
 

b. Off-Street Parking. See Supplemental Provisions ' 152.411. 
 

c. Parking Area Approval. Land used for commercial parking areas in this zone 
shall be developed in accordance with a plan approved in writing by the 
Planning Commission. The area must be surfaced with asphaltic concrete, or 
other type of surfacing approved by the Planning Commission and all parking 
spaces shall be individually marked. 

 
FINDING: Section 152.411 requires two parking spaces per teacher for preschools, 

nurseries, and kindergartens. The applicant states that eight teachers will be 
employed at the CELC. The required 16 off-street parking stalls are proposed 
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to be provided off-site and are specifically addressed elsewhere in this report. 
One ADA accessible parking stall is proposed within the East Street right-of-
way immediately adjacent to the proposed building.  

 
' 152.411 OFF-STREET PARKING AND LOADING. 
 

(1)  OFF-STREET PARKING REQUIREMENTS. At the time of construction, reconstruction or 
enlargement of a structure, or at the time a use is changed in any zone, off-street parking 
spaces shall be provided as follows unless greater requirements are otherwise 
established. Where square feet of the structure or use are specified as the basis for the 
requirements, the area measured shall be the gross floor area primary to the functioning 
of the particular use of the property. When the requirements are based on the number of 
employees, the number counted shall be those working on the premises during the 
largest shift at peak season. Fractional space requirements shall be counted as a whole 
space. 
 

FINDING: Two parking spaces are required per teacher for preschools, nurseries, and 
kindergartens. Eight teachers will be employed at the CELC, the required 16 
off-street parking stalls are proposed to be provided off-site. 

(2) OFF-STREET PARKING AND LOADING. Buildings or structures to be built or substantially 
altered which receive and distribute materials and merchandise by trucks shall provide 
and maintain off-street loading berths in sufficient number and size to handle adequately 
the needs of the particular use. Off-street parking areas used to fulfill the requirements of 
this section shall not be used for loading and unloading operations except during 
periods of the day when not required to care for parking needs. General provisions are 
as follows: 

(A) The provision and maintenance of off-street parking and loading space is a 
continuing obligation of the property owner. Should the owner or occupant of 
any lot or building change the use to which the lot or building is put, thereby 
increasing off-street parking and loading requirements, it shall be a violation 
of this chapter to begin or maintain such altered use until such time as the 
increased off-street parking or loading requirements are complied with.  

(B) In the event several uses occupy a single structure or parcel of land, the total 
requirements for off-street parking shall be the sum of the requirements of the 
several uses computed separately.  

(C) Owners of two or more uses or parcels of land may agree to utilize jointly the 
same parking and loading spaces when the hours of operation do not 
overlap, provided that satisfactory legal evidence is presented to the city in 
the form of deeds, leases or contracts to establish the joint use. 

(D) Off-street parking spaces for dwellings shall be located on the same parcel 
with the dwelling. Other required parking spaces for commercial uses shall be 
located not farther than 500 feet from the building or use they are required to 
serve, measured in a straight line from the building. 
 

FINDING: The applicant proposes removing all existing on-site parking and meeting the 
required minimum parking off-site. Six parking spaces will be provided in the 
parking area adjacent to the Condon swimming pool, the remaining twelve are 
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located at the Condon Seventh-Day Adventist Church at 203 E. Court Street. 
Both sites are approximately 250 feet from the childcare center. As the applicant 
notes, the parking demand at the church will not conflict with the childcare 
center as it is primarily occupied on weekends. The overflow parking at the 
Condon School District site is generally in demand during sporting events in the 
evening and weekends, outside of the normal operating hours of the CELC 
which are 7:30 AM to 5:00 PM.  

(3) DESIGN AND IMPROVEMENT STANDARDS FOR PARKING LOTS.  
(A)  Areas used for parking for more than two vehicles shall have durable and 

dustless surfaces adequately maintained. 
(B) Except for parking in connection with a single-family residential dwelling, 

parking and loading areas adjacent to or within a residential zone or adjacent 
to a dwelling shall be designed to minimize disturbances to residents by the 
erection between the uses of a sight-obscuring fence or planted screen of 
not less than six feet in height except where vision clearance is required.  

(C) Parking spaces along the outer boundaries of a parking lot shall be 
contained by a bumper rail or by a curb which is at least four inches high and 
which is set back a minimum of one and one-half feet from the property line.  

(D) Artificial lighting which may be provided shall not shine or create glare in any 
residential zone or any adjacent dwelling.  

(E) Except for single-family and duplex dwellings, groups of more than two 
parking spaces shall be so located and served by a driveway that their uses 
will require no backing movements or other maneuvering with a street right 
of way other than an alley.  

(F) The standards set forth in the table shown below shall be the minimum for 
parking lots approved under this chapter (all figures are in feet except as 
noted); The recommended measurements for a standard American 
automobile parking space shall be 10 feet wide by 20 feet long. Proposals 
using less than that for parking spaces must be supported by data justifying 
the reduced spatial area. 
 

FINDING: The applicant intends to share existing parking areas previously approved by 
the City of Condon. No alterations to the parking areas are proposed.  

' 152.412 SITE PLAN APPROVAL. 
 

(1) PURPOSE. The purpose of the site plan approval process is to provide the city with a 
detailed drawing or drawings of a proposed land use. A site plan shall be provided for 
all proposed uses other than single-family or duplex residential uses and/or accessory 
structures. Where the proposed use is an outright permitted use within the zone in 
which the proposal is located, a site plan may be approved by the city staff, provided a 
proposal with a significant change in trip generation has been reviewed by ODOT and it 
is determined that the proposed use will not impose an undue burden on the 
transportation system. However, at the discretion of the city staff, such site plans may be 
referred to the Planning Commission in either an administrative or quasi judicial process 
such as a conditional use proceeding. Site plans for proposed conditional uses will 
become an integral part of the record and provide the basis for City staff reports, and 
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the basis of final review and approval by the Planning Commission or governing body. If 
an administrative review is undertaken, the process outlined in ' 152.804 shall be 
followed. 

 
(2) A site plan shall be drawn to scale and indicate the following: 

 
(A) Dimensions and orientation of the parcel. 

 
(B) Locations and heights of buildings and structures, both existing and proposed 

(scaled elevation drawings or photographs may be required). 
 

(C) Location and layout of vehicle and bicycle parking and loading facilities. 
 

(D) Location of points of entry and exit for pedestrians, motor vehicles and internal 
circulation patterns, including bikeways and walkways. 

(E) Location of existing and proposed walls and fences and indication of their 
height and materials. 

 
(F) Proposed location and size of exterior lighting. 

 
(G) Proposed location and size of exterior signs. 

 
(H) Site specific landscape plan including percentage of total net area. 

 
(I) Location and species of trees greater than six inches in diameter when 

measured four feet above the ground and an indication of which trees to be 
removed. 

 
(J) Contours mapped at two-foot intervals. (Five-foot contours may be allowed on 

steep slopes.) 
 

(K) Natural drainage. 
 

(L) Other significant natural features. 
 

(M) Legal description of the lot. 
 

(N) Percentage of the lot covered by any and all proposed and remaining 
structures to include asphalt concrete and Portland Cement concrete. 

 
(O) Locations and dimensions of all easements and nature of the easements. 

 
(P) Service areas for uses such as loading and delivery. 

 
(Q) Grading and drainage plan. 

 
(R) Other site elements which will assist in the evaluation of site development. 
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(S) A statement of operations shall accompany the site plan. A brief narrative on 

the nature of the activity, including: 
 

1. Number of employees. 
 

2. Method of import and export. 
 

3. Hours of operation including peak times. 
 

4. Plans for future expansion. 
 

(T) Distances to neighboring constructed access points, median openings, traffic 
signals, intersections and other transportation features on both sides of the 
property. 

 
(U) Number and direction of lanes to be constructed on the driveway, plus striping 

plans. 
 

(V) All planned transportation features (lanes, signals, bikeways, sidewalks, 
crosswalks, etc.) 

 
(W) Internal pedestrian and bicycle facilities connect with external or planned 

facilities or system. 
 

(X) Trip generation data' or appropriate traffic studies. 
 

(Y) Plat map showing property lines, rights-of-way, and ownership of abutting 
properties; and 

(Z) A detailed description of any requested variance. 
 
FINDING: The applicant has submitted a site plan and supplemental information 

providing sufficient information.  
 

(3) SITE PLAN REVIEW CRITERIA. The following criteria shall be used in evaluation 
proposals. 

 
(A) Natural Features. Where existing natural or topographic features are present, 

they shall be used to enhance the development; (i.e., the use of small streams 
in the landscaping design, rather than culvert and fill). 

 
FINDING: No notable natural features exist on site. The subject site is currently 

developed, the proposal seeks to expand the building footprint where the 
existing parking lot and stormwater facilities are located.  

 
(B) Trees. Existing trees shall be left standing except where necessary for building 

placement, sun exposure safety or other valid purpose. Vegetative buffers 
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should be left along major streets or highways, or to separate adjacent uses. 
 
FINDING: No trees are proposed to be removed nor planted as part of this proposal. 
 

(C) Grading. The grading and contouring of the site shall take place and on-site 
surface drainage and on-site storage of surface water facilities are constructed 
when necessary, so there is no adverse effect on neighboring properties, public 
rights-of-way, or the public storm drainage system. Graded areas shall be 
replanted as soon as possible after construction to prevent erosion. A 
construction erosion control plan may be required. 

 
FINDING: The applicant proposes removing over 50 cubic yards of material from the site 

requiring approval of the Planning Commission. The existing stormwater 
management swales to the north and south of the existing parking area are 
shown to be removed. Rock lined swales are proposed to be installed along 
the south and west sides of the site. Please see the relevant proposed 
condition of approval.  

 
(D) Public Facilities. Adequate capacity of public facilities for water, sanitary sewers, 

storm drainage, fire protection, streets, and sidewalks shall be provided to the 
subject parcel. Development of on-site and offsite public facilities necessary to 
serve the proposed use shall be consistent with the Comprehensive Plan and 
any adopted public facilities plan(s). Underground utilities may be required. 
On-site detention or treatment of stormwater may be required. 

 
FINDING:  

  
City Sewer  The proposed discharge of a new sewer service to the existing manhole 

southeast of the proposed development appears reasonable.  If a connection 
to the existing sewer service line upstream of the existing manhole in the 
intersection of E. Bayard and S. Washington Streets cannot be accommodated, 
a design drawing showing the intent of the new connection to the existing 
manhole and maintaining a watertight manhole will be needed prior to 
construction.  

   
City Water  The proposed connection of a 1-1/2” service line with a 1-inch meter appears 

to be appropriate for the application.  Water/sewer line separation in 
accordance with plumbing code and Oregon Health Authority requirements 
will need to be maintained.  

   
The developer has noted that a fire flow of 2,500 gpm is required for the 
development.  It is recommended that a fire flow test is conducted during the 
project design to verify that this flow can be provided by the City water system 
while maintaining a minimum pressure of 20 psi throughout the distribution 
system and meeting any plumbing code requirements.  

   
Storm Drain The proposed project proposes removal of two existing storm drain 
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swales.  The proposed site plan shows new rock lines swales being 
installed.  The proposed development will increase impervious area and 
stormwater runoff generated on the site.  Please see the relevant proposed 
condition of approval.  
 

Streets/Sidewalks The applicant proposes to construct new sidewalks, curbs and gutters 
along the frontage of East Street.  

 
(E) Traffic. The following traffic standards shall be applicable to all proposals. 

When evaluating traffic issues, consideration shall be given to the proposed 
usage (i.e., employees, customers, freight, service) and to the potential types of 
traffic (i.e., vehicles, pedestrians, bicycles). 

 
1. On-site traffic circulation shall be designed according to accepted engineering 

guidelines to be safe and efficient. 
 

2. The access point(s) between the subject property and the public street shall be 
reasonably safe. Minimal factors to be considered in evaluating the proposed access 
points include the average speed of the traffic on the public street(s), the proposed 
usage of the access points, the distance between the existing and proposed access 
points, vision clearance, and the pre-existing location of the access point(s) on the 
subject property. 

 
3. Access to all state highways will require a permit from ODOT. Access spacing and 

location shall address the Access Management Policies and standards of the 1999 
Oregon Highway Plan. Frontage improvements, such as curb and sidewalk to ADA 
standards, may be required by ODOT as a condition to access. 

 
4. The applicant may be required to provide a traffic impact report prepared by an 

Oregon licensed traffic engineer. 
 

The proposed use shall not impose an undue burden on the public 
transportation system. For developments that are likely to generate 
more than 400 average daily motor vehicle trips (ADT=s), the applicant 
shall provide adequate information, such as a traffic impact study or 
traffic counts, to demonstrate the level of impact to the surrounding 
street system. The developer shall be required to mitigate impacts 
attributable to the project. 

 
The determination of impact or effect and the scope of the impact study 
should be coordinated with the provider of the affected transportation 
facility. 

 
Dedication of land for streets, transit facilities, sidewalks, bikeways, 
paths, or accessways shall be required where the existing transportation 
system will be impacted by or is inadequate to handle the additional 
burden caused by the proposed use. 
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Improvements such as paving, curbing, installation or contribution to 
traffic signals, construction of sidewalks, bikeways, accessways, paths, or 
streets that serve the proposed use shall be required where the existing 
transportation system may be burdened by the proposed use. 

 
Every effort will be made to inform the applicant within 20 days of 
receiving a completed application whether a traffic impact report and/or 
a determination of the level of service will be required. Unforeseen 
circumstances could result in a delayed request for this information. 

 
FINDING: The proposal will not have a major impact on traffic in the area, as the use 

currently exists on-site. The site will be accessed via East Street for delivery and 
other services only. Please see the attached comments from ODOT regarding 
Highway 206.  

 
5. All proposed roads shall follow the natural topography and preserve natural 

features of the site as much as possible. Alignments shall be planned to minimize 
grading. 

 
FINDING: No roads are proposed.  
 

6. Access shall be properly placed in relation to sight distance, driveway spacing, and 
other related considerations, including opportunities for joint and cross access. 

 
FINDING: The proposal will eliminate all parking on site. Access for service vehicles will 

be provided at the northeast corner of the site via East Street.    
 

7. The road system shall provide adequate access to buildings for residents, visitors, 
deliveries, emergency vehicles, and garbage collection. 

 
FINDING: No new roads are proposed. See off-street parking requirements elsewhere in 

this report.   
 

8. An internal pedestrian system of sidewalks or paths shall provide connections to 
parking areas, entrances to the development, and open space, recreational and 
other community facilities associated with the development. Streets shall have 
sidewalks on both sides. Pedestrian linkages shall also be provided to the peripheral 
street system. 

 
FINDING: Both East and Bayard Streets will have sidewalks providing direct access to the 

buildings.  
 

9. Access shall be consistent with typical access management standards. 
 
FINDING: The proposal is an expansion of the existing use on site and is consistent with 

typical access standards.  
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(F) Storage. All outdoor storage areas and garbage collection areas shall be 

screened through the use of vegetative materials or appropriate fencing. 
 
FINDING: All outdoor storage will be contained within buildings. The proposed trash 

enclosure will be located adjacent to the service driveway.   
 

(G) Equipment Storage. Design attention shall be given to the placement or 
storage of mechanical equipment so as to be screened from view and that an 
adequate sound buffer will be provided to meet at a minimum the 
requirements of this Code of Ordinances relative to noise, if any. 

 
FINDING: All storage will be contained. No equipment will be stored outside of buildings 

on site.  
 

(H) The following criteria shall be applied to the maximum extent possible without 
causing significant adverse impacts on the operating efficiency of the proposed 
use: 

 
1. Compatibility. The height, bulk and scale of buildings shall be compatible with the 

site and the buildings in the vicinity. Use of materials shall promote harmony with 
surrounding structures and sites. 
 

FINDING: The proposed development is an expansion of the existing childcare center 
and is adjacent to the Condon Grade School and High School, structures 
similar in use and scale.  

 
2. Design. Monotony design in single or multiple projects shall be avoided. Variety of 

detail, form and siting shall be used to provide visual interest. 
 

FINDING: The proposed building is intended to match the existing building’s design. In 
this case, continuity appears to be more appropriate than variety of design.  

 
3. Orientation. Buildings shall have their orientation toward the street rather than the 

parking area. A main entrance shall be oriented to the street. For lots with more than 
two front yards, the buildings) shall be oriented to the two busiest streets. 

 
FINDING: The proposed building is oriented towards East Street, though the primary 

entrance is located in the existing building facing Bayard Street. No on-site 
parking is proposed.  

 
4. Parking. Parking areas shall be located behind the buildings or on one or both sides. 

 
FINDING: No on-site parking is proposed. See the relevant parking standards elsewhere 

in this report.   
 

(4) COMPLIANCE. After site plan approval or approval of a change to a site plan as 
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provided in this chapter, it shall be unlawful for any person to cause or permit the 
proposed use in any manner except in complete and strict compliance with the 
approved site plan 

 
' 152.413 LANDSCAPING AND DEVELOPMENT STANDARDS. 
 

(1) PURPOSE. 
 

(A) Landscaping standards apply to all new multi-family, commercial and industrial 
uses, including change of use, and parking lots of four spaces or more. The 
Downtown Master Plan shall govern the landscaping requirements in the 
downtown core area. 

 
FINDING: The proposed childcare center expansion is not listed as a commercial use and 

the parking lot will be removed from the site. The landscaping standards do 
not apply to this application. The applicant proposes 42% of the site to be 
landscaped including river rock, low ground cover plants and lawn.  

 
' 152.501 AUTHORIZATION TO GRANT OR DENY CONDITIONAL USES. 

 
(1) Conditional uses listed in this chapter may be permitted, enlarged, or otherwise 

altered upon authorization by the Planning Commission in accordance with the standards and 
conditions in this section. The site plan review requirements and procedure are incorporated 
into the conditional use requirements. A site plan showing the proposed conditional use will 
become a permanent part of the record. Applicants are encouraged to review the site plan 
review procedure and requirements in preparing a conditional use application. In permitting 
a conditional use or the modification of a conditional use, the Planning Commission may 
impose, in addition to those standards and requirements expressly specified by the chapter, 
any additional conditions which the Planning Commission considers necessary to protect the 
best interest of the surrounding property or the city as a whole. 

 
(2) STANDARDS FOR GRANTING CONDITIONAL USES. 

 
(A) The proposal will be consistent with the Comprehensive Plan and the objectives 

of the Zoning Code and other applicable policies of the city. 
 
FINDING: The propsal is an expansion of the existing Condon Early Learning center. As 

an allowed use in the R-1 Zone, Childcare centers are also permitted in the 
Commercial use. The proposal does not conflict with any policies of the City.  

 
(B) Taking into account location, size, design and operation characteristics, the 

proposal will have minimal adverse impact on the (a) livability, (b) value, and (c) appropriate 
development of abutting properties and the surrounding area compared to the impact of 
development that is permitted outright. 

 
FINDING: The proposed childcare center expansion will have minimal impact on the 

adjacent areas as it is an expansion of an existing use. Additionally, adjacent 
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properties include the Condon Grade School and Condon High School. The 
area is appropriate for this particular development.   

 
(C) The location and design of the site and structures for the proposal will be as 

attractive as the nature of the use and its setting warrants. 
 
FINDING: The proposed expansion is intended to match the existing structure on site and 

will be attractive as the setting warrants.  
 

(D) The proposal will preserve assets of particular interest to the community. 
 

FINDING: The proposal will expand the existing childcare center, an asset of particular 
interest to the community. The expansion is intended to ensure adequate 
childcare services for residents of Condon.  

 
(E) The applicant has a bona fide intent and capability to develop and use the land 

as proposed and has some appropriate purpose for submitting the proposal, and is not 
motivated solely by such purposes as the alteration of property values for speculative purposes. 
 
FINDING: It is the City’s understanding that the applicant is actively seeking funding to 

complete the proposed development in a timely manner and is not motivated 
by alteration of property values for speculative purposes.     

 
(3) PLACING CONDITIONS ON A PERMIT. In permitting a new conditional use or the 

alteration of an existing conditional use, the Planning Commission may impose conditions 
which it finds necessary to avoid a detrimental impact and to otherwise protect the best 
interests of the surrounding area or the community as a whole. These conditions may include 
the following. 

 
(A) Increasing the required lot size or yard dimension. 

 
(B) Limiting the height, size or location of buildings. 

 
(C) Controlling the location and number of vehicle access points. 

 
(D) Increasing the street width. 

 
(E) Increasing the number of required off-street parking spaces. 

 
(F) Limiting the number, size, location and lighting of signs. 

 
(G) Requiring diking, fencing, screening, landscaping or other facilities to protect 

adjacent or nearby property. 
 

(H) Designating sites for open space. 
 

(I) Requiring proper drainage and pest control. 
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(J) Placing time limits on the use and requiring periodic reviews. 

 
FINDING: The Planning Commission may include additional conditions as part of an 

approval of the proposal.  

PROPOSED CONDITIONS OF APPROVAL 

1. The applicant shall complete a replat to create a single parcel from Lots 4-8, Block 
32, East Addition to the City of Condon prior to occupancy of the proposed 
expansion.    

2. The applicant shall provide a copy of a legal agreement between the Condon 
School District and Seventh-Day Adventist Church regarding the proposed parking 
plan.  

3. The developer’s engineer shall submit storm drain calculations showing that the 
runoff generated by a 25-year storm event on both the proposed and existing site 
(due to proposed modifications to existing storm drain swales) be less than or 
equal to the flows leaving the site prior to the development occurring. No increase 
in drainage runoff from the 25-year storm event to the City Right of Way or ODOT 
Right of Way will be allowed. 

4. The applicant shall comply with all requirements of Oregon Department of 
Transportation regarding the Highway 206 right-of-way. 

5. The applicant shall submit design details as required to maintain a watertight 
connection to the existing sewer system. 

6. The proposed ADA parking stall in the East Street right-of-way shall be asphalt 
rather than concrete to better accommodate future utility installations and 
maintenance.  

7. Loading/unloading areas shall be indicated with green curb paint.  
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TO Kirk Fatland, Planner, Tenneson Engineering  
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FROM Jeff Schott, P.E. 

PROJECT Condon Early Learning Center Addition 

SUBJECT Staff Review Responses 

DATE 6/12/2023 PROJECT # 2022-048 MEMO # EM-02 

 
The following are responses to comments (in italics) received from the City Engineer and 
the Oregon Department of Transportation. CELC refers to Condon Early Learning 
Center. 
 
City Engineer: 
 

An ADA parking stall and concrete parking, sidewalk, curb and gutter are all 
proposed to be installed in the City’s East Street Right of Way. Off street parking, 
both for ADA and standard parking purposes, associated with a privately operated 
facility is preferred to be provided on the private property. Public works staff would 
require any parking in the ROW to be asphalt rather than concrete to better 
accommodate future utility installations or maintenance. 

 
While we acknowledge that it would be ideal to have on-site parking, there is simply no 
space on-site.  CELC has pursued purchasing the current vacant/unoccupied abutting 
properties to the south to expand parking, but to no avail.  There are similar on-street 
ADA parking arrangements in the City of Condon at the South Gilliam County Medical 
Center, Summit Springs Village Memory Care, and Gilliam County Library.   
 
We will of course abide by the City’s recommendations, but it seems unlikely that there 
will be significant underground utility work in the proposed location of the ADA parking 
space.  We prefer concrete ADA parking spaces because it is much more reliable to 
accurately control grades and transition that are critical to ADA compliance with 
concrete.  While asphalt can be used, the shallow slopes required for ADA compliance 
often result in water puddling on the asphalt.   
 

ODOT provided staff comments suggesting that the parent pick-up/drop off be 
relocated to East Street rather than Bayard Street. This would result in the need for a 
revised layout of the East Street access and ADA parking layout.  
 

We have noted ODOT’s comments regarding the drop-off location.  The existing drop-off 
location on Bayard ST, approved in 2016 by the City of Condon for the original 
construction, is the preferred location.  CELC’s opinion is that relocating the drop-off to 
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East ST will create more congestion on the side-streets and present more disruption to 
the adjacent residential neighbors.  It would also make the operation of the facility more 
difficult since it increase the distance between the drop-off zone and the primary 
entrance.  Relocating the primary entrance is not an option for CELC. 
 

Off-site parking is noted to be provided both northwest and southwest of the 
proposed facility approximately ½ to 1 block away on lands not owned by the 
developer. If this is acceptable to the City, the City may wish to request copies of 
agreements with these offsite parking property owners authorizing parking in the 
indicated areas. This would increase pedestrian use of the East Street right of way so 
it will become more important to maintain crosswalks and sidewalks in the proposed 
development vicinity. 
 

If the City requires a copy of the parking agreements, they will be provided to the City. 
 

The proposed discharge of a new sewer service to the existing manhole southeast of 
the proposed development appears reasonable. A design drawing showing the intent 
of the connection to the existing manhole and maintaining a water tight manhole 
will be needed prior to construction. 

 
If the slope and elevation of the existing drainpipe allows for it, we will connect the 
addition’s drain to the existing building drain and not have to make a separate 
connection to the manhole.  If we must make a new connection to the manhole, we will 
submit a detail to the City for a sealed connection.  We hope to avoid a separate 
connection.   
 

The proposed connection of a 1-1/2” service line with a 1-inch meter appears to be 
appropriate for the application. Water/sewer line separation in accordance with 
plumbing code and Oregon Health Authority requirements will need to be 
maintained. 
 

No exception taken. 
 

The developer has noted that a fire flow of 2,500 gpm is required for the 
development. It is recommended that a fire flow test is conducted during the project 
design to verify that this flow can be provided by the City water system while 
maintaining a minimum pressure of 20 psi throughout the distribution system and 
meeting any plumbing code requirements. 
 

No exception taken.  The fire flow requirement is regulated by the Building Code and the 
Fire Code.  If requested by the building or fire authority having jurisdiction, we will 
perform a flow test.  
 

The proposed project proposes removal of two existing storm drain swales. It does 
not appear that replacement of the swales is shown on the proposed site plan. The 
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proposed development will increase impervious areas and stormwater runoff 
generated on the site.  
 
The City’s SUBDIVISION ORDINANCE - 151.111 IMPROVEMENT REQUIREMENTS 
requires the subdivider to “detain all stormwater generated by their project on-site, 
with off-site flow being less than or equal to predevelopment conditions. The 
stormwater facility should be designed for a 25-year/15-minute storm event per 
Oregon Department of Transportation (ODOT) standards. This form of detention 
must be installed prior to discharge to the existing city ditch [i.e. drainage] system.”  
The City’s ZONING ORDINANCE - 152.412 SITE PLAN APPROVAL -(3) SITE PLAN 
REVIEW CRITERIA - (D) Public Facilities, notes that “development of on-site and 
offsite public facilities necessary to serve the proposed use shall be consistent with 
the Comprehensive Plan and any adopted public facilities plan(s). Underground 
utilities may be required. On-site detention or treatment of stormwater may be 
required.” In this case, the stormwater runoff from the site would likely not drain to 
the City’s drainage system or right of way, but to ODOT’s. ODOT staff (per the 
comments attached) have indicated that the pre and post development flows are the 
same or less for the 25 year design storm to the highway right of way.  
Documentation showing this will be accommodated with the site development will 
need to be provided in the design phase. 
 
It is requested that the developer’s engineer submit (in the design phase) storm drain 
calculations showing that the runoff generated by a 25-year storm event on both the 
proposed and existing site (due to proposed modifications to existing storm drain 
swales) be less than or equal to the flows leaving the site prior to the development 
occurring. 
 

We do not intend to completely remove the existing storm-water swales.  We plan on 
eliminating portions of one swale but expand the other along the new addition and 
incorporate them into the landscaping using large open-graded rock to minimize the 
exposed depth of the swale.  We may fence off the open part of the swales to minimize a 
drowning hazard for children. 
 
The current system appears to function largely by infiltration of the storm swales.  We 
intend to use the same method in shallow swales. We are planning on doing some 
infiltration testing with the geotechnical investigation later this summer.  However, if we 
are required to detain to the 25-year event, we may need to install UIC’s (aka drywells) 
or a pumping system to discharge water earlier in the storm event. These will 
necessarily increase the cost and complexity of the project.  
 
The detention requirements in the City of Condon for this type of development appear to 
be flexible.  Other than in the subdivision provisions, (and this is not a subdivision), we 
are not aware of a specific detention requirement uniformly applied to all developments.  
There are many developments in the City that do not appear to have any detention 
provisions.   
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If we discharge directly to the ODOT ROW, it appears that we be obligated to comply 
with ODOT discharge design criteria.  
 
Oregon Department of Transportation (ODOT) Comments: 
 

It appears there was recent ADA upgrade work done along Bayard frontage from S 
East St to S Washington St.  Confirm these existing ADA ramps have passed 
inspection and don't require additional work to meet standards. Noted as a STIP 
project during meeting, Bill Martin would know. 
 

We are unclear if ODOT is asking the developer to confirm that the installation has 
passed inspection (by ODOT) or whether they were asking this internally?  From what 
we can observe, it appears that the installation has passed inspection or will be prior to 
our construction.    
 

Drawing notes "Primary loading/unloading area" on the highway. What is the intent 
for this area? If it is true parent pick-up/drop-off, suggest relocating to East Street. 
 

As previously discussed, we take exception to this recommendation.  It is the owner’s 
opinion that the pick-up/ drop-off zone should remain on Bayard.  We are unclear on 
what basis or criteria ODOT used to make such a recommendation.  Was this a 
recommendation during the original construction of the day care in 2016?   
 

The proposed stormwater plan notes to expand the existing swales and retain the 2 
or 5 year storm.  ODOT's criteria would be that the pre and post development flows 
are the same or less for the 25-year design storm.  Please provide documentation 
that shows this. 
 

If our design requires discharge to the ODOT right-of-way we will comply with the ODOT 
guidelines and provide documentation to ODOT.  



Condon Childcare Center
Drawings, Received May 4, 2023

Document Comment By Page Comment Anticipated Impact

Application

M. Matejsek

It appears there was recent ADA upgrade work done along Bayard 
frontage from S East St to S Washington St.  Confirm these existing ADA 
ramps have passed inspection and don't require additional work to meet 
standards. Noted as a STIP project during meeting, Bill Martin would 
know.

Application
D. Amiton C11

Drawing notes "Primary loading/unloading area" on the highway. What is 
the intent for this area? If it is true parent pick-up/drop-off, suggest 
relocating to East Street.

Application

W. Coatney Page 7

The proposed stormwater plan notes to expand the existing swales and 
retain the 2 or 5 year storm.  ODOT's criteria would be that the pre and 
post development flows are the same or less for the 25-year design storm.  
Please provide documentations that shows this.

Application

Development:
Review Phase:

ODOT COMMENTS - CELC Proposal



City of Condon
Planning Commission Meeting Minutes

Tuesday, April 18, 2023
5:30 PM

 1. CALL THE MEETTING TO ORDER/ROLL CALL

 Chair Cody Bettencout called the meeting to order at 5:30 p.m.

Present:  Planning Commissioners - Chair Cody Bettencourt, Vernon Grey, Haylee Potter, Mark Wilson and Rachel Weinstein (zoom); 
Staff - CA Kathryn Greiner and Contract Planner Kirk Fatland

Absent:  None

 2. PUBLIC HEARING - City of Condon Conditional Use Permit Application #632

 
 2.1. Open Hearing

 Chair Bettencourt opened the hearing at 5:31 p.m .

Chair Bettncourt asked if any commissioners had conflict of interest, ex part contact or a personal bias in the application. 
 Commissioner Grey stated that he drew up the plans but did not feel that it would effect his decision making on this application. 
 Chair Bettencourt asked if anyone in the audience (there was one person) wanted to challenge any planning commissioners on 
their ability to hear this application with no response. 

 2.2. Staff Report - Read and/or Summarized by City Planner Kirk Fatland

 Fatland summarized the staff report for the Conditional Use Permit application from the City of Condon to place a machine 
storage shed on their property.  The proposed building is approximately 4,000 square feet, which is approximately 20' at the 
peak.  The building will be six bays to store equipment and materials that currently are not in a covered storage facility.  Fatland 
summarized that this government building is allowed on Public Spaces/Open with a CUP, that at the building is similar to other 
buildings in that area, that the location is the least impact of other city buildings, that the equipment will now be stored inside a 
facility instead of outside, it will be adequate to store city equipment, that there is no negative impact on other city buildings and 
that the construction will be completed once the application is approved.  

Commissioner Wilson asked if there were going to be any sidewalk or landscaping requirements with this application.  Fatland 
stated that there would be no sidewalks. CA Greiner stated that the facility will have a concrete apron in front of the bays and a 
concrete stem wall.  Commissioner Potter asked where the equipment is currently stored and CA Greiner said that most is 
outside near the current shop building. 

 2.3. Applicants & Proponents Testimony

 No other testimony was given to the commission.

 2.4. Opponents & Public Agency Testimony

 No public testimony was given to the commission.

 2.5. Questions by Planning Commissioners to Applicant or Proponents

 No other questions of the commissioners or applicant were received.

 2.6. Close Hearing

 Chair Bettencourt closed the hearing at 5:39 p.m. 

 2.7. Planning Commission Deliberation, Decision or Postpone

 A motion was made by Commissioner Potter to approve the Conditional Use Permit Application #632 for the City of 



Condon. The motion was seconded by Commissioner Wilson and approved unanimously.

 3. REVIEW & APPROVE MINUTES

 
 3.1. Review & Approve March 21, 2023 Planning Commission Meeting Minutes

 A motion was made by Commissioner Grey to approve the March 21, 2023 planning commission meeting minutes. The 
motion was seconded by Commissioner Wilson and approved unanimously.

 4. DISCUSS FAIRWAY HOUSING SUBDIVISION PROCESS

 Commissioners received a tentative plan for the lots at the Fairway Housing project north of the golf course that was approved by the city 
council to move forward with the subdivision process.  Fatland explained that this is a preliminary design and that to start the subdivision 
process he will meet with the city's public works and CA Greiner to determine the steps to move forward.  This will require a tentative 
plan for the layout of lots, streets and infrastructure.  Commissioner Wilson asked about the property in the middle of the Fairway 
Housing subdivision and if it was purchased later, would it fit into the current plan.  Fatland stated that the plan was developed to include 
a 50' street on that property that could go to the 60' street width, which is in the rest of the development plan. Discussion was held 
regarding the floodplain and fill, storm drainage and if the project would be done in phases.  An update will be given at the May meeting. 

 5. DISCUSS MORATORIUM ON SHORT-TERM RENTALS

 CA Greiner stated that the council had approved a moratorium on short-term rentals (STR) starting May 1, 2023 for six months to review 
the issue and determine if changes needed to be made in the zoning or transient ordinances.  She said that the council is to schedule a joint 
work session on STR with the planning commission for discussion and determine if any actions will be taken on this issue.  Commissioner 
Grey asked if the discussion was regarding tourism or the limited housing stock and if there was a correlation between long and short-term 
rentals.
 
Fatland, who has been working on this issue with other cities in the region, provided a document from the city of Moro for supplementary 
provisions that allow for rules that would have STR registered annually.  He also included a draft of provisions for Condon that currently 
allows for STR in the R-1 zone with a completed application.  Fatland stated that the city needed to first address what the concerns are 
with having STR and mentioned parking, noise, nuisance or if it was from lack of rentals for residents.  Several of those items are 
addressed in other portions of the city's ordinances and would not have to add to any new regulations.  An example is that excessive noise 
is noted in another section of Condon's code.  

Fatland stated examples of STR's in Moro and Maupin and said both have had mixed success.    Condon has a unique issue, that there are 
residences in the Commercial zone and do not have a unique zone for STR.  Commissioner Grey asked if there are any nuisance issues 
with CA Greiner noting there have not been issues with the current STR properties.  Commissioner Wilson asked if there are any statistics 
on the housing stock.  CA Greiner said that city staff did an informal housing stock review in 2021 and provided the information to the 
commission.   Commissioner Weinstein stated that she did some work on the housing in Condon while she was at Gilliam County and 
they should have that data.  Commissioner Potter asked if the rentals are not being advertised due to the state fair housing regulations.

Gilliam County resident Barb Anderson, who owns multiple STR in Condon,  stated that most of her homes can be rented long term and 
that with them being registered with Air BnB there is good accountability.  She noted that several of her rentals are been reserved a year in 
advance and would need adequate time if there was an issue with an annual license.   Chair Bettencourt stated that  one of the issues was 
the transient tax and that if there was a nuisance or complaint it would be lodged not just at renewal time.  

Discussion  of the shortage of rentals for affordable work force housing and for families.  

 6. OTHER

 No other items were discussed.

 7. ADJOURN

 Chair Bettencourt adjourned the meeting at 6:25 p.m. 

________________________________Date ________
Jim Hassing, Mayor

ATTEST: ________________________________    Date  ______________



                  Kathryn Greiner City Administrator
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