
If you have questions about Planning Commission meetings, please contact the City Recorder. CITYOFMAUPIN.ORG 
 

MEETING AGENDA 
Planning Commission 
Tuesday, January 9, 2024 
Held in person at the Maupin Civic Center (507 Grant Ave.) and on Zoom: 
https://us02web.zoom.us/j/88696740794?pwd=NWtZQkhka05WZmREQzZSZ09ES2FHUT09 or 
dial 1-253-215-8782 (Meeting ID: 886 9674 0794 Passcode: 572571) 

__________________________________________________________________________________________________ 
 
PUBLIC COMMENT: Individuals wishing to address Planning Commission on items not already listed on the Agenda may do so during 
the Public Comment item on the Agenda. The maximum amount of time for all public comments under the Agenda item will be 15 
minutes. Please limit comments from three to five minutes, unless extended by the Commission Chair. 
 
PLEASE NOTE: With the exception of Public Hearings, the Agenda is subject to last minute changes; times are approximate – please 
arrive early. Meetings are ADA accessible. For special accommodations please contact the City Recorder in advance at 541-395-2698. 
Las reuniones son ADA accesibles. Por tipo de alojamiento especiales, por favor póngase en contacto con la registrador de la ciudad 
541-395-2698. 
__________________________________________________________________________________________________ 
 

4:30 p.m. Call to Order / Roll Call of Planning Commission and Staff / Pledge of Allegiance 

 Consent Agenda 

 Public Comment 

 Consider: 511 Deschutes Avenue Proposed Change to Approved Site Plan 

 Public Hearing: McLucas Upriver Estates Subdivision Preliminary Plat 

 Communications 

 Adjourn 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://us02web.zoom.us/j/88696740794?pwd=NWtZQkhka05WZmREQzZSZ09ES2FHUT09


If you have questions about Planning Commission meetings, please contact the City Recorder. CITYOFMAUPIN.ORG 
 

CONSENT AGENDA 
 
 

__________________________________________________________________________________________________ 
 
Items of a routine and non-controversial nature are placed on the Consent Agenda to allow the Planning 
Commission to spend its time on significant items and issues. Any Planning Commission member may request 
that an item be withdrawn from the Consent Agenda and be placed in the business section of the Agenda.  
 
DOCUMENTS 
 
Draft of Planning Commission Minutes of November 28, 2023 Meeting 

 
MOTION  

I move to approve the Consent Agenda as presented.  
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MINUTES 
Planning Commission Meeting 
Tuesday, November 28, 2023 
Maupin Civic Center (507 Grant Ave.) and virtually on Zoom 

__________________________________________________________________________________________________ 

Call to Order / Roll Call of City Council and Staff / 
Pledge of Allegiance 

Acting Chair Riley called the meeting to order at 4:36 p.m. Roll 
Call of Planning Commission and Staff was conducted by 
Administrative Assistant Bronte Dod 
Presiding: Suze Riley 
Commission Present: Andy Kreipe, Jessy Rose, Michael Jones 
Commission Absent: Lauren Whitaker (excused absence) 
Staff Present: Administrative Assistant Dod 
Visitors Present: Leslie Hansen, Rowann Jackson, Colleen 
Strohm, Vicki Ballou, Medy Gantz 

Consent Agenda 

Commissioner Jones moved to approve the consent agenda as 
presented. Commissioner Rose seconded. No further 
discussion. The motion passed unanimously on a 4-0 vote. 
(Ayes: Kreipe, Riley, Jones, Rose; Nays: None) 

Public Comment No public comment. 

Public Hearing: RLK & Company Conditional Use 
Permit for 411 Deschutes Avenue 

Public notice of the hearing was published on the city website, 
posted locally, and mailed to property owners.  

Chair Riley opened the hearing to consider a conditional use
permit for additional outdoor seating on the adjacent lot to the 
existing Rainbow Tavern at 4:43 p.m. and read the guidelines.
No conflicts of interest were declared.

Administrative Assistant Dod reviewed the staff report. 

Leslie Hansen represented the applicant and reviewed the 
application. Ms. Hansen said the intent of the expansion 
outside is just to allow customers to sit outside (dogs will be 
allowed) in the spring, summer, and fall. They do not have plans 
to host live music and will follow the City’s rules about noise. 
Lighting will be minimal and the fence will only allow for 
emergency exit; customers cannot enter that way. Max seating 
will be 35-45 people. 

Commissioners asked about allowing minors outside and 
discussed need for family dining in downtown Maupin. The 
applicant said that it was not in the plans due to OLCC 
restrictions but may be amended in the future. Commissioners 
asked about materials and egress. Commissioners discussed the 
issues brought up from the letter submitted by Shane Devine. 
Ms. Hansen addressed the concerns and said they are in 
ongoing discussions with the neighbor about the issues with 
trash and that they would consider moving them. 
Commissioners discussed the fence issue and decided to 
continue with the City rule for a 6-foot fence height maximum. 
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The applicant asked about sidewalk improvement 
requirements; commissioners could consider other 
improvements that may address sidewalks.  
 
Acting Chair Riley asked for public testimony. 
Proponents: Jerry Edwards wrote a letter in favor of the 
proposal. Medy Gantz spoke in favor of the proposal.  
Opponents: Shane Devine wrote a letter opposing the proposal. 
His concerns included minimum requirements for parking; 
moving the dumpsters to the alley; increasing the fence height 
from 6 feet to 10 feet on the alley side.  
 
Chair Riley closed hearing at 5:13 p.m. and moved to 
commissioner deliberation. 
 
Commissioner Rose suggested that Commissioners put a 
condition of approval for RLK & Company to continue good 
faith discussions with the neighboring property owner about 
the dumpster location. Commissioners Jones and Kreipe said 
they would not support that in a motion. Commissioner Jones 
said no other neighbors had come forward. Commissioner Riley 
said commissioners could make a request for them to continue 
discussions but would not support a condition of approval. 
 
Commissioner Kreipe made a motion to approve RLK & 
Company’s conditional use permit for additional outdoor 
seating on the adjacent lot to the existing Rainbow Tavern. 
Commissioner Rose second. No further discussion. The motion 
passed on a 4-0 vote. (Ayes: Jones, Riley, Rose; Nays: None) 

Public Hearing: RLK & Company OLCC Permit for 
411 Deschutes Avenue 

Public notice of the hearing was published on the city website, 
posted locally, and mailed to property owners.  
 
Chair Riley opened the hearing to consider a liquor license 
extension for the Rainbow Tavern at 5:21 p.m. and read the 
guidelines. No conflicts of interest were declared. 
 
Administrative Assistant Dod reviewed the staff report. 
 
Acting Chair Riley asked for public testimony. 
Proponents: Ms. Gantz spoke in favor of the request. 
Opponents: No opponents. 
 
Acting Chair Riley closed hearing at 5:25 p.m. and moved to 
commissioner deliberation. 
 
Commissioner Jones made a motion to approve RLK & 
Company’s liquor license extension for the Rainbow Tavern. 
Commissioner Rose second. No further discussion. The motion 
passed on a 4-0 vote. (Ayes: Jones, Riley, Rose; Nays: None) 

Discussion: STR Draft Ordinance Amendment Commissioner Jones stated that after doing more research into 
a lottery system for STR licenses, he does not think that the 
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commission should move forward with it because of the 
administrative burden. Commissioners discussed possible 
amendments to the short term rental ordinance and agreed to 
continue the discussion at a future meeting. 

Adjourn The next meeting will take place on Tuesday, December 12 at 
4:30 p.m. The meeting was adjourned at 5:40 p.m. 

 
Respectfully Submitted by Christine Wolfe, City Recorder 
 
 
SIGNED: __________________________________ 
 Lauren Whitaker, Planning Commission Chair 
 
 
ATTEST: __________________________________ 
 Christine Wolfe, City Recorder 



If you have questions about Planning Commission meetings, please contact the City Recorder. CITYOFMAUPIN.ORG 
 

CONSIDER: 511 DESCHUTES AVENUE PROPOSED CHANGE TO APPROVED 
SITE PLAN 

 
__________________________________________________________________________________________________ 
 
DOCUMENTS 
 
Staff Report and Site Plan Review 

 
  



 

 

 

 

August 29, 2023 

City of Maupin 
Maupin City Hall 
507 Grant Ave. 
Maupin, OR 97037 
 
RE: Woodside Gas Station Remodel 
  

Dear Bronte and Christine: 

Attached to this letter is an application submitted by Rodney Woodside proposing a remodel of 
the existing service station at 511 Deschutes Avenue. The remodel includes exterior renovations 
such as window and door replacement. The building footprint will not be altered, and no new use 
is proposed. The Maupin Zoning Ordinance does not regulate specific design choices in the GC 
Zone and the subject property is not designated as historic by the Comprehensive Plan. The 
application notes potential alterations to existing signage at a future date, however no new 
signage is included in this proposal.  

The fuel pump canopy is proposed to be reconstructed to a height approximately two feet above 
the existing height to allow greater clearance for vehicles. The property is located within the 
General Commercial Zone which allows a building height maximum of 35 feet. The proposed 
canopy is shown to be 16’-6” as measured to the peak and will not exceed the height of the 
primary building. The footprint of the canopy is not proposed to be expanded.  

As the proposed alteration complies with the relevant criteria of the Zoning Ordinance, planning 
staff recommend approval of the proposal. Please feel free to reach out with any questions.   

 

Sincerely, 
AKS ENGINEERING & FORESTRY, LLC 

 

Kirk Fatland, Contract Planner 
3775 Crates Way The Dalles, OR 
(541) 626-8022| fatlandk@aks-eng.com 

 



Richmond’s Service Station 
511 Deschutes Avenue 
 
From Architect/Project Manager Margo Rettig: 
After completing our code analysis, and speaking with the Wasco County AHJ, we are proposing 
elevating the new canopy to meet code requirements for fueling islands.  Structure must be 13’-6” 
AFF minimum.   Because the project is being funded through the Oregon Main Street program, we 
also spoke with the SHPO representative who approved this change. 
  
The ridge line will be approximately 3 feet higher than it is today.  (Please note, although not 
shown, we are still proposing to reinstall the existing signage in the same relationship to the roof). 
  
Attached is a preliminary elevation sheet which shows the original canopy configuration and the 
proposed. 
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PUBLIC HEARING: MCLUCAS UPRIVER ESTATE SUBDIVISION 

__________________________________________________________________________________________________ 

DOCUMENTS 

Staff Report  

MOTION 
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December 29, 2023 

City of Maupin 
Planning Commission 
507 Grant Avenue 
Maupin, Oregon 97037 

RE: McLucas Upriver Estates Subdivision – Staff Report 
 

Report Prepared by: Kirk Fatland, Contract Planner   

Reviewed and Updated by: 

Applicant: 

Owners: 

Dan Meader, Senior Contract Planner 

Rob Miles 

Robert Miles et. al., Michael & Gloria McLucas 

Location: East Maupin adjacent to US Hwy 197 

Zone: 

Procedure Type: 

Recreational Commercial 

Quasi-Judicial  

Decision Date: January 9, 2024 

  

Request and Background Information:  Mr. Miles proposes an 11-lot subdivision to be 
completed in a single phase entirely located within the Recreational Commercial Zone. The 
proposed lots range from 143,164 square feet (+/- 3.3 acres) to 5,000 square feet in size. 
Proposed lots one through nine front Highway 197, though access is to be provided from a 
private road to be extended from an existing road off Bakeoven Road. Proposed lots ten and 
eleven front Bakevoven road and contain the existing development of the Imperial River 
Company.  

Notice: The requisite notices were mailed to affected property owners, posted in public 
places as well as presented to the Department of Land Conservation and Development.  

Comments Received: No public comments were received by the writing of this report.  

Process: Two separate hearings will be held, the first will address the tentative partition plat, 
the second will address the proposed Zoning/Comprehensive Map amendment.  
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MAUPIN ZONING ORDINANCE 
 

There is no general minimum lot size for newly established lots in the Recreational 
Commercial Zone, however there are specific minimum lot sizes for automobile service 
stations, restaurants, cafes, motels, hotels, and RV parks. No such use is proposed in 
conjunction with this subdivision application. It is the understanding of planning staff that the 
proposed subdivision is intended for residential development. Residential uses are permitted 
in the RC Zone providing that all provisions of the Medium-Density Residential Zone are met. 
Below are the relevant criteria regarding lot size and dimensions of the MD-R Zone.  

SECTION 3.8 – RECREATIONAL COMMERCIAL “RC” 
It is the purpose of this zone to provide areas where businesses and services may be 
established to enhance the recreational and tourist industry in the city. 
Buildings and structures hereafter erected, structurally altered, enlarged, or moved and land 
hereafter used in the Recreational Commercial zone shall comply with the following 
regulations: 

 
 
C. DIMENSIONAL STANDARDS.   In the “RC” Recreation Commercial zone the following 

dimensional standards shall apply.  
 

1. Height.   Buildings, structures or portions thereof shall not be erected to exceed a 
height of two and one-half stories or 35 feet, excluding necessary public utilities 
and services. 

 
2. Area.   No minimum lot size is required except as follows: 

 
(a) The minimum area for automobile service stations, restaurants and cafes 

shall be 5,000 square feet. 
 
(b) The minimum lot area for motels, hotels, or RV parks shall be 10,000 

square feet. 
 
(c) Yards.   None required except where abutting a residential zone, the 

setback requirement of the residential zone shall apply to the abutting 
yards. 

FINDING: All proposed lots meet or exceed the minimum lot size required in the 
Recreational Commercial Zone. Proposed lots four through seven contain 
5,000 square feet specifically. An RV park has been approved within proposed 
lot nine, which exceeds the 10,000 square feet required for RV parks within the 
RC Zone. 

 
MAUPIN SUBDIVISION ORDINANCE 
Preliminary Subdivision Plat 
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Section 7.    Initial Submission.    Ten copies of the preliminary plat and explanatory 
information, Sections 10 and 11 of the Ordinance, for any proposed subdivision or partition, 
shall be submitted to the Recorder at least 45 days prior to the meeting of the Planning 
Commission, in which this consideration is desired, together with the filing fee.  Filing fees 
are set by the resolution of the City Council 
 
Section 8.    Preliminary Review. 
 

(1) The recorder shall transmit one copy of the preliminary plat to the engineer, 
And additional copies to the City manager, City superintendent and other 
City officials as he deems necessary. Each person, upon receipt of a copy of  
the preliminary plat, shall examine the plat for conformance with requirements 
coming within the authoritative scope of that person; and within seven days  
after receipt thereof, shall make a written report to the Recorder. The  
Recorder shall prepare a report on the plat for submission to the Planning 
Commission. The report shall include information on zoning in the area and 
on the location in the adjoining streets and property of existing sewer and 
water mains, culverts, and drain pipes, electric conduits, or lines proposed 
to be used on the lot to be subdivided, and invert elevations of sewers at 
points of proposed connections together with any other data as appears 
pertinent to the Planning Commissions review of the plat. 

 
(2) Copies of the preliminary plat shall be submitted to the following additional officials, 

and they shall be given at least 14 days to review the proposal and submit comments: 
 
A. The county surveyor and the county assessor. 
 
B. The county health department, if the property is inside the City and 

the installation of sanitary sewer is not contemplated, or if there is 
other indication of possible sanitation problems.  

 
C. The state highway department, if the property is adjacent to a state 

highway. 
 

D. The school district in which the affected property is located. 
 

FINDING: All relevant agencies have been provided with copies of the preliminary plat 
including the Oregon Department of Transportation.  

 
Section 9.    Preliminary Plat Scale.  Preliminary plats shall be to a scale of 1 inch 
equals 100 feet or less; except tracts over 100 acres, which may be to a scale of  
1 inch equals 200 feet, and shall be clearly and legibly produced. 
 
FINDING: The preliminary plat has been submitted in compliance with this criterion.   
 
Section 10   Information Required on Preliminary Plat.    The preliminary plat 
shall contain the following information:   
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(1) The proposed subdivision’s name, date, north point, scale, and 
sufficient description to define the location and boundaries of 
the proposed subdivision. 

 
(2) Name and address of record owner or owners of the proposed  

subdivision. 
 
   (3)    Name and address of the subdivider. 
 

         (4)    Name, business address, and number of the registered engineer or 
licensed surveyor who prepared the map of the proposed sub- 
division. 

 
(5) The locations, names, widths, approximate radii of curves, and 

grades of all existing and proposed streets and easements in the 
proposed subdivision and along the boundaries thereof, and the 
names of adjoining platted subdivisions and portions of sub- 
divisions as shall be necessary to show the alignment of streets and 
alleys therein with the streets and alleys in the proposed subdivision. 

 
(6) Names of the record owners of all contiguous land. 

 
(7) The approximate location and character of all the existing and proposed 

easements for public utility facilities, including proposed water, sewer, and storm 
drainage, to be used within the subdivision.   

 
(8) Approximate lot layout and approximate dimensions of each lot and 

each to be numbered.  
 

(9) Setback lines, if any, proposed by the subdivider. 
 

(10)    The outline of any existing buildings and their use, showing those 
           which will remain. 

 
(11)    Contour lines shall be provided at 2-foot intervals on slopes of 5-percent or less.  

For slopes greater than 5-percent, contours may be at 5-foot intervals. 
 

(12) City boundary lines crossing or bounding the subdivision. 
 

(13)    Approximate location of all areas subject to inundation or 
         storm water overflow and the location, width, high water  
         elevation flood flow and direction of flow of all watercourses. 
 

          (14)    Any areas proposed to be cut or filled or otherwise graded or 
           protected from flooding. 
 
(15) If impractical to show on the preliminary plat, a key map showing 

the location of the tract in relationship to section and township lines  
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and to adjacent property and major physical features, such as streets,  
railroads, watercourses, and cliffs. 
 

FINDING: All necessary information has been provided by the applicant for review of the 
preliminary plat.  

 
Section 11.    Explanatory Information. The following information shall be  
included as a part of the preliminary plat, but may be submitted in the form of 
statements in lieu of being included as a part of the detailed map: 
 

(1) A general explanation of the improvements and public utilities, 
including water supply and sewage disposal, proposed to be in- 
stalled. 

 
FINDING: The applicant has provided information regarding public utilities. Please see 

the attached information as well as the City Engineers’ report.  
 

(2) Deviations from this ordinance, if any. 
 
FINDING: The applicant proposes a private road to serve proposed lots one 
through eight. The roadway is shown to vary in width from 20’-35’. This is a deviation 
from the requirement specifying that all private streets are to be developed to the 
same standard as public streets.  

 
(3) Public areas proposed, if any. 

 
FINDING: No public areas are proposed. 
 

(4) Tree planting proposed, if any. 
 
FINDING: No trees are proposed to be planted as part of this proposal.  
 

(5) A preliminary draft of restrictive covenants proposed, if any. 
 
FINDING: No restrictive covenants are proposed.  
 

(6) The provisions to be made for sewage disposal, drainage and 
flood control.   
 

FINDING: All lots are proposed to be connected to the City of Maupin sewer system. 
Please see the attached detailed plans and engineer report.  
 
Section 12.    Planning Commission Approval of Preliminary Subdivision Plat. 
The Planning Commission shall determine whether the preliminary plat is in conformity with 
the provisions of law and of this ordinance.  A public hearing conducted by the Planning 
Commission to approve, conditionally approve, or disapprove the proposed subdivision plat 
shall be held.  The City shall render a final decision within 120 days from the date the 
application is deemed complete.  Approval of the preliminary plat shall indicate the Planning 
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Commission’s intent to approve the final plat, provided that there is no change in the plan of 
subdivision as shown on the preliminary plat and there is full compliance with all 
requirements of this Ordinance. The action of the Planning Commission shall be noted on 
three copies of the preliminary plat. One copy shall be returned to the subdivider, one shall 
be transmitted to the engineer, and the other retained by the Recorder together with a 
memorandum setting forth the action of the Commission 
 
FINDING: The Planning Commission will hold a public hearing to consider the proposal as 

required by this criterion.  
 
Approval of Streets and Ways 
Section 23.    Creation of Streets and Ways. 
 

(1) The creation of all streets shall be in conformance with requirements for subdivision, 
except the Planning Commission may approve the creation of a street to be 
established by deed without full compliance with the regulations applicable to 
subdivisions, with any conditions as are necessary to preserve the standards 
established by Sections 23 to 31; provided either of the following conditions exist: 

 
A. The establishment of the street is initiated by the City Council and is declared 

essential for the purpose of general traffic circulation, and the dividing of land is 
an incidental effect other than the primary objective. 
 

FINDING: The proposed street is included as part of an application submitted by Mr. Miles 
and was not initialed by the City Council.  

 
B. The tract in which the street is to be dedicated is an isolated ownership of one acre 

or less.   
 
FINDING:  The proposed private street is indicated to serve multiple properties exceeding 

one acre in size. Therefore, a variance is required to allow a private street that 
does not meet the public standards.  

 
         (2)    In those cases where approval of a street is to be without full compliance with the  

    regulations applicable to subdivision, a copy of the proposed deed shall be 
submitted to the      Recorder at least 5 days prior to the Planning Commission meeting 
at   which consideration is desired. The deed shall obtain administrative review, as the 
Recorder directs. The deed and information as may be submitted by the Recorder shall 
be reviewed by the Planning Commission, and, if not in conflict with the standards of 
Sections 23 to 31, shall be approved with the conditions as are necessary to preserve 
the standards.   

 
FINDING: A deed will be required to be submitted if a variance to the standards is 

approved by the Planning Commission.  
 

    (3)     Any easement (of) way providing access to property which is created in order to 
allow  
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partitioning of land for the purpose of transfer of ownership or building 
development, whether immediate or future, shall be in the form of a street approved 
in accordance with Section 23, except that the creation of a private easement of way 
to be established by deed without full compliance with these regulations shall be 
approved by the Planning Commission, provided the easement is the only 
reasonable method by which the rear portion of an unusually deep lot large enough 
to warrant partitioning into two parcels may be provided with access and shall not 
be less that 25 feet in width. If the existing lot is large enough so that three or more 
parcels meeting the lot size minimums of the zoning ordinance may be created, and 
two or more of the parcels would not have frontage on an existing street, an 
easement of way will not be acceptable and a street must be dedicated. The 
Planning Commission shall require the applicant to provide for the improvement 
and maintenance for said access way and to file an easement for said access way 
which includes the right to passage and the installation of utilities. Such 
requirements shall be submitted to and approved by the City attorney. 

 
Finding: Access to the proposed parcels is required to be a street per this section. The 
proposed private street must demonstrate compliance with the local street standards set 
forth in this section. 
 

(4) The procedure for approval of allowed private easements or way shall be as 
provided in Section 23 (2) for streets, except the easement need only comply with 
the standards set forth in Section 23 (2) and assure utility access to the resultant lot.   

 
Finding: Access to the proposed parcels will be provided by a private street. The proposed 
parcels will access exiting utilities adjacent to the subject site.  
 

(5) The location, width and grade of streets shall be considered in their relation to,  
topographical conditions, to public convenience and safety, and to the proposed 
use of the land to be served by the streets. Where location is now shown in a  
comprehensive development 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 topographical or other 
conditions make continuance or conformance to existing streets impractical. 

 
Finding: As there are no adjacent roads aside from Spey Road and no existing street plan, 
the Planning Commission may consider approving a street plan for the area.  

 
(6) Minimum right-of-way and roadway widths. The width of rights-a-way and roadways 

shall be adequate to fulfill City specifications as provided for in this Ordinance, and 
unless otherwise indicated on a comprehensive development plan, shall not be less 
than the minimum widths in feet shown in the following table: 
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(a) Exclusive of side slope easements which may be required in addition for cuts or fills in 
rough terrain. 

(b) Width standards will be defined in improvement specifications adopted by the City. 
 
(c) The minimum roadway width may be varied by the action of the Planning Commission 

taking into consideration the unique characteristics of the land, to include geography, 
topography and its relation to land developments already present in the area. 
 
Where existing conditions, such as the topography or the size or shape of land parcels,  
make it otherwise impractical to provide building lots, the Planning Commission may 
accept a narrower right-of-way, ordinarily not less than 50 feet.  Typical street cross 
sections attached as Maps 3, 4, and 5. If necessary, special slope easements may be 
required. 

 
Finding: The nature of the site allows for the private road to be constructed to City standards. 
The proposed street must meet the local street standards as described in this section.  
 
General Regulations and Design 
Section 24.    Streets. 
 
(1) Streets and highways conform with plans and standards. In addition to conformance with  

state laws and the standards provided by this Ordinance, the subdivision shall conform as 
to design and improvements to any master plan approved by the City Council and to any 
proceedings affecting the subdivision which may have been initiated by the City Council 
or approved by the council upon initiation by other legally constituted bodies of the City, 
county or state. In addition, consideration shall be given to preliminary plans by the City. 

 
Finding: The proposed street will serve both proposed parcels.  
 
(2) Future streets. Whenever the Planning Commission shall have determined that, in   

conformity with the master plan, a street is necessary for the future subdivision of the 
property as shown on the subdivision map, but that the present dedication and 
construction of such street is not warranted, the Commission may require that the 
location, width, and extent of such street shall be shown on the final plat or on an 

 
Classification Right-of-Way 

Width 
Roadway 
Width1 

Roadway 
Surface 

Shoulder 
Width 

Shoulder 
Surface 

Arterial Street 60-120 ft. 40-82 ft.2 paved 4-8 ft. paved 
Collector Street 50 ft. 24-28 ft. paved 2-4 ft. paved or 

gravel 
Local Street 50 ft. 24 ft. paved 2-4 ft. paved or 

gravel 
Radius for cul-de-sac 
turn-around 

50 ft. 45 ft. 
Radius 

paved 2-4 ft. paved or 
gravel 

1Roadway width excludes shoulder width. 
2Roadway width can vary to accommodate passing lanes and/or left-turn refuge lanes. 
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approved map of record as a future street. Improvement of such future street may not be 
required of the subdivider by the Planning Commission. 

 
Finding: The Planning Commission may require that the applicant provide a plan for future 
streets, as both proposed parcels may be further divided.  
 
(3)    Future extension of streets. Where necessary to give access or permit a satisfactory future  

subdivision of adjoining land, streets shall extend to the boundary of the subdivision, and 
the resulting dead-end streets may be approved without a turn-around. Reserve strips, 
including street plugs, may be required to preserve the objectives of street extensions. 

 
Finding: The proposed street does not extend to the boundary of the partition, nor is a turn-
around shown on the preliminary plat. The applicant will demonstrate compliance with this 
section prior to approval of the final plat. Please see proposed Conditions of Approval 2 and 
3.  
 
(4)    Service Roads. When any lot fronts on a major street, the Planning Commission may  
         require the subdivider to dedicate a service road at the front of the lot. 
 
Finding: The proposed parcels front a State highway. The applicant is proposing a private 
street to access both parcels. No service roads are proposed.  
 
(5)    Reserve strips.  No reserved strips controlling the access to public ways will be approved 
         unless the strips are necessary for protection of the public welfare or of substantial 
property 
         rights, and in these cases they may be required. The control and disposal of the land  
         comprising the strips shall be placed within the jurisdiction of the City under conditions 
         approved by the Planning Commission.  
 
Finding: No reserve strips are proposed.  
 
(6)    Half-street.  Half-streets shall be prohibited, except they 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, the other half 
of  
         the street shall be platted within the tract. Reserve strips may be required to preserve the 
         objectives of half-streets. 
 
Finding: No half-street is proposed.  
 
(7)    Non-access and planting strips. When the rear or side of any lots border any major street, 
         the Planning Commission may require the subdivider to execute and deliver to the City 
an 
         instrument deemed sufficient by the City attorney prohibiting the right of ingress and 
         egress to the lots across the side lines of the street. When the street is a freeway, state 
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         highway, or parkway, the subdivider may be required to dedicate and improve a planting 
         strip adjacent to the street. 
 
Finding: Both proposed parcels front Highway 197, neither parcel’s side or rear boundaries 
border major streets.  
 
(8)    Alleys.  When any lots are proposed for commercial or industrial usage, alleys at least  
         20 feet in width may be required at the rear thereof with adequate ingress and egress for 
         truck traffic, unless alternative commitments for off street service truck facilities without 
         alleys are approved. Intersecting alleys shall not be permitted. 
 
Finding: No alleys ae proposed.   
 

(9)    Private streets. The design and improvement of any private street shall be subject to all  
requirements prescribed by this Ordinance for public streets. The subdivider shall 
provide for the permanent maintenance of any street required for access to property in 
a private street subdivision. 

 
Finding: The proposed private street will be required to demonstrate compliance with all 
criteria that apply to public streets prior to final approval. Please see Condition of Approval 2.  
 
   (10)   Street names. Except for extensions of existing streets, no street name shall be used   
 which will duplicate or be confused with the name of an existing street. Street names 
and   

number shall conform to the established pattern in the City and shall be subject to the 
approval of the City Council. 

 
Finding: The proposed street will demonstrate compliance with this criterion prior to final 
approval. Please see Condition of Approval 2.  
 
   (11)  Alignment. As far as practical, streets other than minor streets shall be in alignment with 
           existing streets by continuations of the centerlines thereof. Staggered street alignment 
           resulting in “T” intersections shall, whenever practical, leave a minimum distance of 200 
           feet between the centerlines of streets having approximately the same direction, and  
           otherwise shall not be less than 100 feet. 
 
Finding: The preliminary plat does not show the distance between the proposed street and 
the adjacent Highway 197. The applicant must demonstrate compliance with this standard 
prior to final approval. Please proposed Condition of Approval 2.  
 
  (12)  Intersection angles. Streets shall be laid out to intersect at angles as near to right angles 
           as practical except where topography requires a lesser angle, but in no case shall the 
acute 
           angle be less than 80 degrees unless there is a special intersection design.  An arterial 
or 
           collector street shall have at least a 100 feet of tangent adjacent to the intersection 
unless 
           topography requires a lesser distance. Intersections which contain an acute angle of less 
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           than 80 degrees or which include an arterial street shall have a minimum corner radius  
           sufficient to allow for a roadway radius of 20 feet and maintain a uniform width and the 
           right-of-way line. Ordinarily, the intersection of more than two streets at any one point 
           will not be approved. 
 
Finding: The proposed private street intersects with Highway 197 at a 90-degree angle in 
compliance with this criterion.  
 
  (13)   Grades and curves. Grades shall not exceed six percent on arterials, ten percent on  
            collector streets or 12 percent on other streets. 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, and shall be to an even ten feet. Where existing conditions, particularly the 
            topography, make it otherwise impractical to provide buildable sites, the Planning 
            Commission may accept steeper grades and sharper curves. In flat areas, allowance 
shall  
           be made for finished street grades having a minimum slope, preferably of at least 0.5 

percent. 
 
Finding: The applicant will demonstrate compliance with this standard prior to final 
approval. Please see proposed Condition of Approval 2.  
 
  (14)   Streets adjacent to railroad right-of-way.  Whenever the proposed land division 
contains 
 or is adjacent to a railroad right-of-way, provision may be required for a street  
 approximately parallel to and on each side of such right-of-way at a distance suitable 
for 
 the appropriate use of the land between the streets and the railroad. The distance shall 
be  
 determined with due consideration at cross streets of the minimum distance required 
for 
 approach grade separation and to provide sufficient depth to allow screen planting 
along 
 the railroad right-of-way. 
 
Finding: The proposed private street is not adjacent to railroad right-of-way.  
 
   (15) Marginal access streets.  Where a land division abuts or contains an existing or 

proposed arterial street, the Planning Commission may require marginal access 
streets, reverse frontage lots with suitable depths, screen planting contained in a 
nonaccess reservation along the rear or side property line, or other treatment 
necessary for adequate protection of residential properties and to afford separation of 
through and local traffic. 

 
Finding: The proposed private street does not abut an existing or proposed arterial street.  
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    (16)   Cul-de-sac.    A cul-de-sac shall be as short as possible and shall have a maximum 
length of 400 feet and serve building sites for not more than 18 dwelling units. A cul-
de-sac shall terminate with a circular turn-around. 

 
Finding: No cul-de-sac is proposed, the applicant will provide further details regarding 
vehicle turn around as the proposes street is shown to dead end prior to Spey Road.  
 
    (17)   Connectivity 

 
A. The road system of proposed subdivisions shall be designed to connect with 

existing, proposed, and planned roads outside of the subdivision as provided in 
this Section. 

Finding: The proposed private street is not shown to connect with Spey Road, the only existing 
and adjacent street.   

B. Wherever a proposed development abuts unplatted land or a future development 
phase of the same development, road stubs shall be provided to provide access 
to abutting properties or to logically extend the road system into the surrounding 
area.  All road stubs shall be provided with a temporary turn-around unless 
specifically exempted by the City Council, and the restoration and extension of the 
road shall be the responsibility of any future developer of the abutting land. 

Finding: The proposed street abuts and passes through proposed parcel 1 which is 
undeveloped. The purpose of the street is to access proposed parcel 2, any future development 
may be accessed from the proposed street.  

C. Minor collector and local residential access roads shall connect with surrounding 
roads to permit the convenient movement of traffic between residential 
neighborhoods or facilitate emergency access and evacuation.  Connections shall 
be designed to avoid or minimize through traffic on local roads.  Appropriate 
design and traffic control such as four-way stops and traffic calming measures are 
the preferred means of discouraging through traffic. 

 
Finding: The applicant will demonstrate compliance with local street standards including 
connectivity an appropriate signage. Please see proposed Condition of Approval 2.  
 
    (18)   Pedestrian Pathways 

 
A. Whenever a proposed development abuts a pedestrian path as identified in the 

Local Street Network Plan, as a condition of approval, the development shall be 
required to construct the pedestrian path through and adjacent to the 
development. 

B. Except in the downtown area, the pedestrian pathway shall be detached from the 
street by an 8-foot strip.  The pedestrian pathway may either be located within a 
street right-of-way or in a pedestrian easement. 

C. The pedestrian pathway shall be constructed of either concrete or asphaltic 
concrete to be determined by the City Council at time of approval of a 
preliminary plat or minor land partition.   



P a g e  13 | 18 

 

D. The pedestrian pathway shall have a minimum width of six (6) feet. 
 
Finding: The proposed street does not abut an existing pedestrian path. No pedestrian 
pathway is required.  
 
Section 25.    Utility Easements.    Easements for sewage, drainage, water mains, public  
utility installations, including overhead or underground systems, and other like purposes, 

shall be 
dedicated, reserved or granted by the subdivider in widths not less than five feet on each 

side  
of rear lot lines, alongside lot lines, and in planting strips wherever necessary; provided that  
easements of lesser width, such as for anchorage, may be allowed when the purposes of  
easements may be accomplished by easements of lesser width approved by the City. 
 
FINDING: All utilities are proposed to be located in the street, no easements are 
proposed.  
Section 26.    Lots.     
 

(1)  The size and shape of the lots shall conform to zoning regulations. Where there are 
unusual topographic conditions, curved or cul-de-sac streets, or other special  
conditions, modifications which meet the intent of the width and depth requirements 
may be granted by the Planning Commission. 

 
(2) In areas that will not be served by a public sewer disposal facility, minimum lot sizes 

shall be greater than the minimum herein specified. The lots shall conform to the 
requirements of the Oregon Department of Environmental Quality and take into 
consideration problems of sewage disposal, problems of soil structure and water 
table as related to sewage disposal by septic tank. 

 
FINDING: All proposed lots are to be served by the City sewer system.  
 

(3) The side lines of all lots, so far as possible, shall be at right angles to the street which 
the lots face, or radial or approximately radial if the street is curved. Provided 
however, 
where topographic or other natural features warrant variation from this provision, the 
Planning Commission may approve such variations. 

 
FINDING: All lots are proposed at right angels to the planned street, except those 

abutting the cul-de-sac.  
 

(4) Lots without frontage on a street will not be permitted. 
 
FINDING: All lots will front the proposed street.  
 

(5) Through lots will be permitted only where necessitated by topographic or other 
 unusual physical conditions. 

 
FINDING: No through lots are proposed. 
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Section 27.    Blocks. 
 
(1)  The length, width and shape of blocks shall take into account the need for adequate  

building site, site and street width and shall recognize the limitations of the 
topography. 

 
(2)  Except for blocks adjacent to major streets, blocks shall not exceed 1,320 feet in  
        length. 

 
(3)   Walkways.    The subdivider may be required to dedicate and improve 10-foot  
     walkways across blocks over 600 feet in length, or to provide access to schools, 
parks, 
       or other public areas. 

 

Section 28.    Watercourses.    The subdivider shall, subject to riparian rights, dedicate a  
right-of-way for storm drainage purposes, conforming substantially with the lines of any 
natural 
watercourse or channel, stream, or creek that traverses the subdivision; or, at the option of 
the  
subdivider, provide by dedication further and sufficient easements or construction, or both, 
to 
dispose of the surface and storm waters. 
 
Section 29.    Land for Public Purposes. 
 

(1) The planning Commission may require the reservation for public acquisition, at a cost 
not to exceed the value of the land in the area prior to the subdivision, of appropriate 
areas within the subdivision for a period not to exceed one tear; providing the City 
has 
an interest or has been advised of interest on the part of the state highway 
commission, 
school district, or other public agency to acquire a portion of the area within the  
proposed subdivision for a public purpose, including substantial assurance that 
positive 
steps will be taken in the reasonable future for the acquisition. 

 
(2) The Planning Commission may require the dedication of suitable areas for the parks 

and 
playgrounds that will be required for the use of the population which is intended to 
occupy the subdivision. 

 
Section 30.    Unsuitable Land.    The Planning Commission may refuse to approve a 
subdivision when the only practical use which can be made of the property proposed to be 
subdivided is a use prohibited by this Ordinance or law, or if the property is deemed 
unhealthful or unfit for human habitation or occupancy by the county or state health 
authorities. 
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Section 31.    Land Subject to Inundation.    If any portion of any land proposed for  
development is subject to overflow, inundation, or flood hazard by storm drains, levees, 
dikes, and pumping systems shall be provided.   
  
Improvements 
Section 32.    Improvement Standards and Approval.    In addition to other requirements, 
all 
improvements made by a subdivider either as a requirement of this Ordinance or at his own 
option shall conform to the requirements of this Ordinance and any other improvement 
standards or specifications adopted by the City, and shall be installed in accordance with the 
following procedure: 

 
(6) Improvement work shall not be commenced until plans have been reviewed for 

adequacy and approved by the City. To the extent necessary for evaluation of the 
subdivision proposal, the plans may be required before approval of the final plat. All 
plans shall be prepared in accordance with requirements of the City. 

 
(7) Improvement work shall not be commenced until the City has been notified in 

advance, 
and if work has been discontinued for any reason, it shall not be resumed until the 
City has been notified. 

 
(8) All required improvements shall be constructed under the inspection and to the  

satisfaction of the City. The City may require changes in typical sections and details 
if unusual conditions arise during construction to warrant such change in the interests 
of the City. 

 
(9) All underground utilities, sanitary sewers, and storm drains installed in streets shall be 

constructed prior to the surfacing of such streets. Stubs for service connections for all 
underground utilities and sanitary sewers shall be placed to such length as will 
obviate the necessity for disturbing the street improvements when service 
connections are made, 

 
(10) A plat showing all public improvements as built shall be filed with the Recorder 

upon completion of the improvements.  
 
Section 33.    Specifications for Improvements.    The recorder shall prepare and submit to 
the City Council specifications to supplement the standards of this Ordinance based on 
engineering standards appropriate for the improvements concerned. Specifications shall be 
prepared for the design and construction of the required public improvements, and other 
public facilities as the developer may elect to install, and public streets. 
 
Section 34.  Improvement Requirements. The following improvements shall be installed at 
the expense of the subdivider and at the time of the subdivision. 
 

(1) Streets. All streets shall be improved to City standards. The subdivider shall improve 
the extension of all subdivision streets with which subdivision streets intersect. 
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Finding: The proposed parcels will be served by a private street with access to a State 
highway. The applicant will be required to demonstrate that the proposed street meets all 
standards of a local street. Please see proposed Condition of Approval 2.  
 

(2) Structures. Structures specified as necessary by the City for drainage, access, and  
               public safety shall be installed. 
 
Finding: Access to Highway 197 will be provided along with a private street passing through 
proposed parcel 1. Please See proposed Condition of Approval 1.  
 

(3) Sewers. Sanitary sewer facilities connecting with the existing City sewer system shall be 
installed to serve each lot. Storm water sewers shall be installed as required by 

               the City. 
 
Finding: Proposed parcel 2 will access existing stormwater facilities from Spey Road. Storm 
water infrastructure will be required as part of any future development of either parcel.  
 

(4) Water.  Water mains and fire hydrants of design, layout, and locations approved by 
               the City shall be installed. 
 
Finding: Proposed parcel 2 will receive water services from the existing main adjacent to the 
Highway.  
 

(5) Railroad Crossings. Provisions shall be made for all railroad crossings necessary to 
provide access to or circulation within the proposed subdivision, including the 
preparation of all documents necessary for application to the Oregon State Public 
Utility Commissioner for the establishment and improvement of such crossing. The cost 
of such railroad crossing improvements including, but not limited to, the construction of 
signals and other protective devices required by the Public Utilities Commissioner, 
shall, except for that portion payable by the railroad company, be borne by the 
subdivider.   

 
Finding: There are no railroad crossings within or adjacent to the proposed partition. 
 

(6)  Abutting streets.   If any part of the property within the proposed subdivision abuts an 
existing dedicated street not improved to the ultimate width and other standards for 
streets within subdivisions, the abutting portion of said street shall be improved to such 
standards by the construction of a sidewalk, curb, and gutter along the side adjacent to 
the subdivision and also by paving the roadway from said curb to 12 feet beyond 
centerline, or to such lesser distance beyond centerline as the commission may deem 
necessary to provide a safe and adequate paved roadway for two-way vehicular traffic; 
provided, that if said street is an arterial street, or is otherwise so classified that the 
established policy of the City is to specially assess less than the entire cost of an 
improvement thereof, the commission may reduce the paving required hereunder to 
such extent as appears fair and equitable. 
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Finding: Though both parcels abut Spey Road, an existing city street, neither parcel will access 
the road. The proposed partition will have no impact on Spey Road, staff do not believe that it 
is necessary to improve Spey Road as part of this proposal. The subject property does not abut 
any other city streets.  
 

(7) Underground utilities. This provision shall apply only to utility lines to be installed to 
provide service within the area to be subdivided. Utility lines, including, but not limited 
to, electricity, communications, street lighting, and cable television, shall be required to 
be placed underground. Appurtenances and associated equipment such as surface 
mounted transformers, pedestal-mounted terminal boxes, and meter cabinets may be 
placed above ground. The Planning Commission may waive the requirements of this 
section if topographic, soil, or other conditions make such underground installations 
unreasonable or impractical. The subdivider shall make all necessary arrangements 
with the serving utility or agency for underground installations provided hereunder: all 
such installations shall be made in accordance with the tariff provisions of the utility, as 
prescribed by the State Public Utilities Commissioner.  

 
Finding: All proposed utilities including wastewater and water services will be located 
underground.  
 

(8) Street Lighting. Ornamental street lighting of an approved type shall be installed on all 
streets at locations approved by the City. 

 
Finding: No street lighting is proposed.   
 

(9)  Street name signs. All streets shall be legibly marked with street name signs, not less 
than two in number at each intersection, according to specifications furnished by the 
City. 

 
Finding: All street name signs must be shown to be in compliance with this section prior to 
final approval. Please see proposed Condition of Approval 2.   
 

(10)  Improvement of Easements. Whenever the safety of adjoining property may demand,  
any easement for drainage or flood control purposes shall be improved in a manner 
approved by the City. 

 
Finding: All flood control or stormwater management will be addressed prior to approval of 
future development on either parcel.  
 

(11) Off-site street improvements. All off-site street improvements, where required, shall 
    conform to the standards of the City. 
 
Finding: No off-site street improvements are requested at this time.  
 
Section 35.    Monuments.     
 

(1) In addition to requirements of the state law and other provisions of this Ordinance, 
permanent monuments of a type approved by the City shall be set in the following 
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locations: 
 
A. At each boundary corner of the subdivision, at the beginning and end of the  

property line curves, and at any other points as may be required by the City. 
                 

B. At intersections of street centerline tangents or offsets therefrom, and where 
such 
intersect on private property, at the beginning and end of the centerline curve 
or 
offsets there from. 
 

(2) Any required monument that is disturbed or destroyed before acceptance of all 
improvements shall be replaced by the subdivider. 

 
(3) Complete field notes in a form satisfactory to the City, showing references, ties, 

locations, elevations, and other necessary data relating to monuments and bench 
marks set in accordance with the provisions of this Ordinance shall be submitted  
to the City to be retained by the City as a permanent record. 
 

 
 
 
Proposed Conditions of Approval 

1. The applicant will demonstrate final ODOT approval of the proposed highway 
approach prior to final plat approval.  

2. The applicant will demonstrate that the proposed private street will meet all standards 
of a local public street prior to final plat approval. The final plat must be accompanied 
by a deed or legal description clearly describing the proposed private street.  

3. The proposed private street must be completed prior to final plat approval.  



Imperial River Company 
304 Bakeoven Rd. 
Maupin, OR 97037 

 

November 22, 2023 

 

City of Maupin, Planning Commission 
507 Grant Ave 
Maupin, OR 97037 
 
Dear Planning Commission, 

 
I have submit ed an applicaƟon for a subdivision in East Maupin. There are four parcels owned by myself 
and one by Mike and Gloria McLucas. The five current parcels will be subdivided into 11 total parcels. 
There will be eight parcels that become residenƟal lots. Seven will be owned by me, and one will be 
retained by McLucas. The other three parcels will consist of the RV Park West of the bridge, the raŌ 
building, and the lodge. All of the area is zoned RC. 

 
The residenƟal lots will have Hwy 197 as their front yards with access via the back yard. The first seven 
residenƟal lots will have access to Bakeoven Road via the current Imperial driveway and RV Park Road 
that will be developed with the project. They will not have access to Hwy 197 due to ODOT sight line 
restricƟons. The eighth lot will be accessed from Hwy 197 via the current gravel driveway leading to 
Kerry Downs’ house. They will be provided with water from a new mainline brought down from 
Bakeoven Road under the bridge terminaƟng in a fire hydrant to the West. Wasco Electric connecƟons 
will be provided on the North side of the lots. The sewer is already on the eight residenƟal lots. Fiber 
internet conduits will be installed to all lots. 

 
The access road will be maintained by Imperial River Company and the RV Park collecƟvely. The road 
from the current raŌ building West will be compacted gravel. Runoff from the residenƟal lots will be 
controlled with swales on the South side of the RV Park.  

 
I look forward to our discussion at the December planning commission meeƟng.  

 

Sincerely, 

 

Rob Miles, Imperial River Co. 
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If you have questions about Planning Commission meetings, please contact the City Recorder. CITYOFMAUPIN.ORG 

ADJOURN 

__________________________________________________________________________________________________ 

NEXT MEETING TIME & DATE 

Tuesday, February 13, 2024 at 4 :30 p.m. 

SUGGESTED TOPICS FOR NEXT MEETING 

Short Term Rental Ordinance Amendments 
Introduction to Second & Staats Area  

CHAIR ADJOURNS THE MEETING 


