
 
MONROE PLANNING COMMISSION 

August 3, 2020   6:00 PM 
MONROE CITY HALL   MEETING ROOM  

 
Commission Members: Kathy Smith, Tim Eastridge, Dan Sheets, Fred Cuthbertson, Linda Fredricks, 
David Mills, John Greydanus   

Staff: Tracy Floyd 

1) OPENING: Call to Order/Pledge of Allegiance/Roll Call 

2) PUBLIC ITEMS AND COMMENTS: (please limit your comments to less than 3 minutes) 

3) APPROVAL OF MINUTES: Minutes of March 2, 2020 

4) PUBLIC HEARINGS: 

(a) A Public Hearing to receive public input regarding a site plan review application for a 
new RV pad in the Monroe City Park and allow for maintenance personnel to live on 
site to assist in the security of the park property and its amenities.  

(b) A Public Hearing to receive public input regarding a site plan review application to 
re-occupy the former Hard Times Distillery at 175 S. 5th St and divide the building 
into an artist studio, storage area and a retail sales room. The application is 
accompanied by building permits that will be for both inside and outside 
improvements.  

 

5) DECISION: Monroe City Park RV Pad  

6) DECISION: 175 S 5th Street  

7) OTHER BUSINESS: 

(a) SDC Methodology  
(b) Planning Project Updates  

8) ADJOURNMENT: 

The City of Monroe is an Equal Opportunity Provider and Employer 





 

MONROE PLANNING COMMISSION MINUTES 

March 2, 2020   6 PM  Monroe City Hall 
 

Present: Chair; Kathy Smith, Commissioners: Fred Cuthbertson, Tim Eastridge, David Mills, Dan Sheets.  Staff: 
Laurie Eastridge, Administrative Assistant, Patrick Depa, Benton County Associate Planner.  Audience: CP; 
Floyd Billings, and Steve Wilson, MonteVista Homes. 

Call to Order: Chair Smith called the meeting to order at 6:00 pm.  

Public Comments: None 

Approval of Minutes: Commissioner Eastridge moved to accept the December 3, 2019 minutes and 
Commissioner Mills seconded the motion.  Ayes: All 

PUBLIC HEARING: Chair Smith opened the Public Hearing at 6:02. Discussion on Draft System Development 
Charges Methodology. No script for the chair to follow was presented. Patrick Depa mentioned that from before 
when the SDC were developed it wasn’t through this methodology, rather just gathered information from other 
cities to use. This current draft is a more scientific version of what was done in the past. Commissioner 
Cuthbertson questioned if the Planning Commission was to determine to recommend this to the Council, but 
not the rate of the SDC fees. Commissioner David mentioned that the system was fine, but the charges are high. 
Commissioner Eastridge would like to send this plan to the council, with the stipulation to stay with the current 
fees. Commissioner Sheets said that when there was a work session with City Council it was discussed to keep 
the current fee, but every year a 2% increase. 

Staff Report: None given 

Public Testimony: Steve Wilson with MonteVista Homes, which is based out of Bend and currently the builders 
in the Red Hills Subdivision. He gave several reasons why building homes in Monroe was appealing, between 
Corvallis and Eugene and people wanting to live in a more relaxing life style community. SDC charges can 
significantly impact the affordable level of homes. Commissioner Eastridge commented that the Red Hills 
Subdivision is the most up-to-date and current set up: curbs, gutters, sidewalks, etc… for the City of Monroe. 
Steve replied that the idea for system development charge is for the impact of future homes have on the city, 
not to bring it up to a higher standard. Chair Smith said that she’s noticed that they are over in Red Hills, seven 
days a week. Commissioner Eastridge was impressed with the quality of the homes and how different each 
home looks. Steve replied that they have only so many plan designs, but each home can have different 
modifications to make it unique. Commissioner Cuthbertson asked Steve what is your target SDC fees? Steve 
comments: each community will be different depending on many factors; Land cost, material cost/delivery and 
labor. 

Other public comments:  CP Billings: this is the first group that encourages growth in the City. If we need to look 
at the SDC fees to keep growing, we need to look at it that way. 

Chair Smith closed public hearing 6:28 pm. 

Other discussion with the Draft SDC Methodology plan, included Fees, Transportation cost, increased city 
growth, etc…  It was suggested that the Red Hills development be “grandfathered” into the current SDC fees.  



 
Commissioner Eastridge made a motion to accept the methodology with the current SDC fees. After much 
discussion, the motion was amended that we table this until we can have another meeting, with Civil West and 
get some clarification to our questions.  2nd the motion by Commissioner Cuthbertson, Vote: All Ayes. 
Commissioner Cuthbertson suggested that there be a meeting with Rick and City Council Members to make a 
list of questions before meeting with Civil West. 

Riparian Review: Patrick Depa led discussion on this. He will send Rick some information on this to give to all 
Planning Commissioners before the next meeting. Shaffer Creek and The Brickyard areas were mentioned.  

Training and Review and Preparation for the Development Code Composition Project. Patrick Depa talked 
about Oregon’s Statewide Planning Goals and Guidelines. Talked about the Planning Commission 
Responsibilities:  

• Understand land use planning 
• Reflect the values of the community 
• Educate the public on land use 
• Understand opportunities and limits of PC authority 
• Understand the legislative and quasi-judicial processes 
• Interpret and apply zoning ordinance provisions 
• Make decision/recommendations. 

Having a questionnaire for the community not just Monroe citizens might be something worthwhile to develop.  
Have a booth at Festival, Farmers Market, School events, etc… 

Other business: Commissioner Eastridge asked what happened to the resolution to send to the council about 
inspections of driveways, yards for new development, and a fee. Did anything happen with this? It was called a 
Site Development Review. We need to find out what happened with this.  Then Commissioner Eastridge asked 
about how many remonstrance accounts it has. 

Adjournment: Chair Smith adjourned the Planning Commission meeting at 7:45 pm. 

 

Minutes approved by Planning Commission action on April 6, 2020 

 

Chair Kathy Smith       Date: 

 

Submitted by:                                                                       Laurie Eastridge 

 

 

 



                                 

STAFF REPORT 
 
DATE:  July 28, 2020 
PROPERTY OWNER: City of Monroe   
NATURE OF REQUEST: RV Pad Approval    
PROPERTY LOCATION: 24811 HWY 99W, Monroe, OR 97456  
APPLICABLE CRITERIA: Section (s) 4.400, 4.151, 2.400 & 3.400 of the MDC 
ZONE DESIGNATION: P (Public Use) & Highway Corridor Overlay Zone (HZ)   
COMP. PLAN DESIGNATION: Public  
STAFF CONTACT: Patrick Depa, Associate Planner  
FILE NUMBER: P20-05 
 
 NATURE OF THE PROCEEDING 
 
The City of Monroe is proposing to add an RV pad to the east side of the old water 
treatment building in Monroe Park. This RV pad will be the site of a permanent park host. 
The City will set standard operating procedures for the park host, but essentially their 
function will be to monitor activity at the park and maintain the restrooms and picnic 
facilities.  In a P (Public) Zone, any use or structure is permitted subject to the Site Plan 
Review procedures of Section 2.400 provided that it is governmentally owned and complies with 
all applicable provisions of City Codes governing the type of use or structure proposed. A Site Plan 
Review requires a "Limited Land Use Review" by the Planning Commission in conformance with 
Section 3.400. 
 

COMMENTS 
 

No public comments have been received at the time the staff report was written. 
Public Works, Police and Fire did not submit any comments.  
 

BACKGROUND 
 

1. The RV Pad will have direct access from Hwy 99W via the park entrance. 
 

2. The City’s sewer lagoons are currently located at the northern end of the park. 
  

3. The City has just built a new restroom and picnic pavilion in Monroe Park to support 
the ball field and daily use of the park by its visitors.  
 

4. The old and new water treatment facility is also located in the Park and enclosed by 
a fence.  
 

5. The development code does not list specific public or semi-public uses allowed in 
the park but just that they be governmentally owned.  

 
 
 
 
 



Monroe Park RV Pad – SR  

DECISION CRITERIA/FINDING OF FACT 
 
Section 2.400(2) Site Plan Review RECOMMENDED FINDINGS APPLYING 
ORDINANCE CRITERIA. Decision Criteria. After an examination of the Site and prior 
to approval, the Planning Commission must make the following findings: 
 
(a) That the characteristics of the proposed development are compatible with the 
land use zone, the surrounding area and potential impacts have been mitigated to 
the maximum extent practical.  
 
The addition of a permanent host to live directly on the park property to monitor park 
facilities and serve as security for the City’s Public Utilities is compatible with the land use 
zone and surrounding area.  
  
(b) That the applicable provisions of city codes and ordinances are complied with. 
 
The applicant meets all of the provisions required by Section 4.151 – Public Use Zone. 
The property is also within the Highway Corridor Overlay Zone (HZ) however, the required 
attributes for the HZ zone don’t apply since there will be no permanent structures.  
 
(c) That traffic congestion is avoided, pedestrian and vehicular safety is protected, 
and future street rights-of-way are protected. 
 
The RV Pad will be entirely on the park’s property outside of the public right of way and 
proposes no sight or vision obstructions. 
  
(d) That proposed signs or lighting will not, by size, location or color, interfere with 
traffic, limit visibility or adversely impact adjacent properties. 
 
No additional signs to the park are proposed.   
 
(e) That adequate water, sewage disposal system and utilities for the proposed use 
are available. 
 
The RV will have access to existing electric service which will be entirely on its own meter. 
The RV will be attached to the existing rest room sewage system and will have its own 
water tap.  
 
(f) That drainage-ways are protected and drainage facilities provided. 
 
The RV Pad will not impact the onsite storm water system or adjacent drainage ways. 
  
(g) That the extent of emissions and potential nuisance characteristics are 
compatible with the land use zone, adjacent land uses, and the standards of all 
applicable regulatory agencies having jurisdiction. 
 



Monroe Park RV Pad – SR  

The RV will be stationary for the most part and will not create noise, excessive light or 
any emissions that could be seen as a nuisance.  
 

CONCLUSION 
 
Staff concludes: The applicant meets all of the applicable provisions required by Section 
2.400 – Site Plan review and Section 4.151 – Public Use Zone siting standards. The RV 
Pad and its host will be an asset to Monroe Park as it will help ensure the cleanliness and 
security of the Park.   
 

RECOMMENDED MOTION AND CONDITIONS 
 

Staff concludes that the site plan review for the proposed RV Pad can be approved as 
presented. 
 
Recommended Motion:  

I MOVE TO APPROVE the application by the City of Monroe to allow the installation of a 
RV Pad in its proposed location based on the findings of fact and the results of the 
approval criteria contained in the staff report dated July 28, 2020.    
 

























                                 

+STAFF REPORT 
 
DATE:  July 28, 2020 
PROPERTY OWNER: Nystrom Holdings, LLC   
NATURE OF REQUEST: Art Studio and Retail Shop    
PROPERTY LOCATION: 175 S 5th Street, Monroe, OR 97456  
APPLICABLE CRITERIA: Section (s) 4.400, 4.121, 2.400 & 3.400 of the MDC 
ZONE DESIGNATION: C (Commercial) & Highway Corridor Overlay Zone (HZ)   
COMP. PLAN DESIGNATION: Commercial   
STAFF CONTACT: Patrick Depa, Associate Planner  
FILE NUMBER: P20-13 
 
 NATURE OF THE PROCEEDING 
 
The applicant is proposing to renovate and re-occupy the former Hard Times Distillery 
building located in Monroe’s Downtown Commercial District for the purposes of 
establishing an Art Studio with a retail component. An art studio and retail shop are a 
permitted use in the commercial district however, the property is also in the city’s Highway 
Corridor Overlay Zone (HZ) and all land use actions in the HZ are subject to the Site Plan 
Review procedures of Section 2.400. A Site Plan Review requires a "Limited Land Use Review" by 
the Planning Commission in conformance with Section 3.400. 
 

COMMENTS 
 

No public comments have been received at the time the staff report was written. 
Public Works, Police and Fire did not submit any comments.  
 

BACKGROUND 
 

1. The current building on the site was built in 1980. 
 

2. On May 22, 2017 the City of Monroe’s City Council adopted the Highway Corridor 
Overlay Zone (HZ). 
 

3. The proposed Art Studio and retail shop is in line with the policies of the City’s new 
comprehensive plan.   
 

4. The art studio will continue to use the existing approach and will have direct access 
from Hwy 99W.  
 

5. The existing building will mostly remain but with minor improvements that bring it 
closer in line with the requirements of the HZ District.  
 

6. The property owners also own the one acre vacant parcel adjacent to the river and 
the development if the owners ever decide to expand.  

 
 



Monroe Park RV Pad – SR  

DECISION CRITERIA/FINDING OF FACT 
 
Section 2.400(2) Site Plan Review RECOMMENDED FINDINGS APPLYING 
ORDINANCE CRITERIA. Decision Criteria. After an examination of the Site and prior 
to approval, the Planning Commission must make the following findings: 
 
(a) That the characteristics of the proposed development are compatible with the 
land use zone, the surrounding area and potential impacts have been mitigated to 
the maximum extent practical.  
 
The proposed upgrades to the building and its amenities is compatible with the land use 
zone and surrounding area. Improvements include a new entrance way, new paved 
parking, street and parking area landscaping, new decorative lighting & signage that 
includes a mural.  
  
(b) That the applicable provisions of city codes and ordinances are complied with. 
 
The applicant meets all of the provisions required by Section 4.121 – Commercial Zone. 
The property is also within the Highway Corridor Overlay Zone (HZ) where new and 
renovated structures shall be compatible with the existing pattern in architectural design. 
The proposed improvements meets the intent of the HZ for this scale of development.  
 
(c) That traffic congestion is avoided, pedestrian and vehicular safety is protected, 
and future street rights-of-way are protected. 
 
The existing approach meets ODOT standards with plenty of room to pull completely off 
the highway and clear the driveway into the parking lot. The parking lot is completely being 
paved with a total of seven parking stalls which include an ADA space and plenty of room 
to expand to the east side of the site if needed. The paved parking area will ensure that 
vehicles will not be constantly bringing gravel from the site to HWY 99W.   
  
(d) That proposed signs or lighting will not, by size, location or color, interfere with 
traffic, limit visibility or adversely impact adjacent properties. 
 
All proposed lighting is directed downward to not interfere with vehicles traveling on HWY 
99W. The applicant is proposing to reuse the existing ground signage structure and paint a 
mural on the side of the building which will not limit visibility or impact adjacent properties.  
  
 
(e) That adequate water, sewage disposal system and utilities for the proposed use 
are available. 
 
The current building has access to the City’s existing water and sewer infrastructure.    
 
(f) That drainage-ways are protected and drainage facilities provided. 
 



Monroe Park RV Pad – SR  

The new parking area is designed with a storm water system that will not impact adjacent 
properties or other offsite and adjacent drainage ways. 
  
(g) That the extent of emissions and potential nuisance characteristics are 
compatible with the land use zone, adjacent land uses, and the standards of all 
applicable regulatory agencies having jurisdiction. 
 
The proposed use of an art studio and retail shop will not create noise, excessive light or any 
emissions that could be seen as a nuisance.  
 

CONCLUSION 
 
Staff concludes: The applicant meets all of the applicable provisions required by Section 
2.400 – Site Plan review and Section 4.121 – Commercial Zone siting standards. The 
proposed building interior and exterior renovations and the onsite improvements will have 
a positive impact to Monroe’s downtown corridor.   
 

RECOMMENDED MOTION AND CONDITIONS 
 

Staff concludes that the site plan review for the proposed Art Gallery can be approved as 
presented. 
 
Recommended Motion:  

I MOVE TO APPROVE the application by Nystrom Holdings LLC to allow the renovation 
and re-occupancy at 175 S 5th Street for the use as an Art Studio and retail shop based on 
the findings of fact and the results of the approval criteria contained in the staff report 
dated July 28, 2020.    
 

















































 2020 Planning Files

2020-1 Red Hills Phase II Final Plat

2020-2 720 Orchard St. Metal Garage

2020-3 Red Hills Lot #1; 310 S. 10th Street

2020-4 Monroe Farmers Market Seasonal Sign

2020-5 Monroe City Park RV Pad

2020-6 Monroe Mini-Stor  440 Oak St.

2020-7 Red Hills Lot #25, 810 Aldrich Way

2020-8 Red Hills Lot #8

2020-9 870 Main St. New House

2020-10 Red Hills Lot #11, 480 S. 10th Street

2020-11 180 N. 5th St, Long Timber Walk-in Cooler

2020-12 Red Hills Lot #34,  975 Aldrich Way

2020-13 Art Studio, 175 S. 5th Street

2020-14 Red Hills Lot #33,  955 Aldrich Way

2020-15 Red Hills Lot #19, 950 Aldrich Way

2020-16 Red Hills Lot #3, 360 S. 10th St.

2020-17 Red Hills Lot #31, 340 S. 9th St.

2020-18 Benny's Paint/Siding

2020-19 Scare and Share

2020-20 Red Hills Lot #28 - 855 Aldrich Way

2020-21 Red Hills Lot 29 - 875 Alrdich Way 

2020-22 Red Hills Lot 23 - 850 Aldrich Way 

2020-23 Red Hills Lot 22 - 870 Aldrich Way 

2020-24 Red Hills Lot 32 - 925 Aldrich Way 

2020-25 Red Hills Lot 17 - 425 S. 10th St 

Possible Buildable Lots on 8th and Main Street 

Possible Rezoning of Brickyard estates 

Two annexations 

FEMA Flood Insurance Study 
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