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GLADSTONE PLANNING COMMISSION AGENDA
GLADSTONE CITY HALL, 525 PORTLAND AVENUE

Tuesday, July 21, 2015

6:30 P.M. CALL TO ORDER
ROLL CALL
FLAG SALUTE

CONSENT AGENDA

All items listed below are considered to be routine and will be enacted by one motion.
There will be no separate discussion of these items unless a commission member or
person in the audience requests specific items to be removed from the Consent Agenda
for discussion prior to the time the commission votes on the motion to adopt the

Consent Agenda.

1. Approval of March 17, 2015, April 21, 2015 and June 16, 2015 Minutes.

REGULAR AGENDA

. Public Hearing: Z0222-15-D; Design Review: New Mixed Use Building —
Commercial/Residential, 220 Portland Avenue, at Corner of Portland Avenue and
W. Arlignton St. Property is Zoned C-2, Community Commercial, Todd Iselin.

. Public Hearing: Z0249-15-D; Multi-Building Apartment Complex, 122 Units along
with a Clubhouse; 18121 Webster Road; West Side of Webster, North of its
Intersection with Cason Road. Subject Property is Zone MR, Multi-Family
Residential, HT Investment Properties Inc.

. DISCUSSION: Potential Request to Increase Parking Requirements for Multi-
Family Development

. Work Session - Discussion of Draft Wireless Communication Facilities Ordinance
(no attachments - information provided prior to meeting)

BUSINESS FROM THE PLANNING COMMISSION

ADJOURN






CONSENT AGENDA







GLADSTONE PLANNING COMMISSION MEETING MINUTES of March 17, 2015
Meeting was called to order at 7:02 PM.

ROLL CALL:
The following city officials answered roll call: Commissioner Kirk Stempel; Commissioner

Michelle Kremers Commissioner Malachi de AElfweald; Commissioner Elliott Veazey; and
Commissioner Les Poole; Chairperson Tammy Stempel; Commissioner Kevin Johnson arrived at

7:06

ABSENT:
None

STAFF:
Jolene Morishita, Assistant City Administrator; David Doughman, City Attorney; Clay Glasgow,

City Planner

Chairperson Stempel read and reviewed the Duties of the Planning Commission.

CORRESPONDENCE:
None

CONSENT AGENDA:
1. Minutes of February 17. 2015

Commissioner Kirk Stempel made the motion to approve the minutes from February 17,
2015. Commissioner de AElfweald seconded the motion. Motion passed unanimously.

REGULAR AGENDA:

2. Reqguest for Extension of Desisn Review Approval, file Z0091-14-D, Armstrong
Volkswagen 20000 Mcl.oughlin Blvd.

Clay Glasgow, City Planner said that on April 227 2014, the Planning Commission
approved Armstrong Volkswagens proposal to remodel their showroom and reception
area and one of the conditions was that the work had to commence within one year of
approval. We are coming up on the one year date and work has not started yet. The
developers are here to request a one year extension, which is allowed by code section 17

at your discretion.

Commissioner Veazey asked if they knew when the work would begin. Kendra Kozak,
Axis Design Group A+E, Inc. said they are reviewing financing options right now and it
is taking longer than anticipated. The original completion date was supposed to be
December 2015 but with the delays in financing they would like to push that out one year

to December 2016.
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Commissioner Kirk Stempel asked if there was any change in design or is it just an
extension of time. Terry Olson No changes just an extension of time. He said that the
financing was being done through a family trust and there is a meeting April 15™ with the
trust, Volkswagen and the owners of the store and it’s just a matter of getting a-b-c-d-e
done to get the money lined up. Commissioner Kirk Stempel clarified that there was no
change in design or plan. Terry Olson said there are no changes.

Commissioner Kirk Stempel made the motion to extend the design review approval of file
20091-14-D. Commissioner Veazey seconded the motion. Motion passed unanimously.

. Consideration of Ordinance to Regulate Medical Marijuana Dispensaries

Commission Chair Tammy Stempel opened a public hearing to consider ordinance to
regulate medical marijuana dispensaries, it is 7:10 pm and she called for abstentions from
the planning commission, and asked if there was anyone who would like to abstain?
None. She continued asking if there any declarations of conflict of interest? None.

City Attorney Doughman gave a recap of where things are right now. Last year around
this time there was a lot of discussion and movement in the legislature about medical
marijuana dispensaries and about cities and counties to ban or regulate them etc.
Gladstone added an ordinance that said if someone wanted to have a business in the city
they would have to comply with federal regulations which essentially banned marijuana
dispensaries and other cities have done the same. That ordinance is still valid and on the
books and it is up to the council to decide what to do with that. For today and the
foreseeable future that ordinance will remain.

He continued saying after that ordinance was adopted the legislature gave cities under
state law the express authority to have a one year moratorium on any marijuana medical
dispensaries and required the city to adopt an ordinance and Gladstone as well as the
mass majority of Oregon cities did that as well and that expires on May 1% of this year.
The question now is with the moratorium ending under state law May 1, what now. The
lower case law has been siding with the cities saying they do have the right to ban them
and those are making their way up the ladder, so to speak. The larger case that everyone
is waiting and watching for ‘will shed some light on this as to whether through state or
federal law cities can ban them, and that case is coming out of Cave Junction and that is
at the court of appeals right now. There has been a briefing but who knows when that
decision will be made, but it definitely won’t happen before May 1%. We will eventually
have clarity on cities rights will be on banning or regulating it in their jurisdiction.

City Attorney Doughman said measure 91 also passed and that, under Oregon law,
permits recreational use of marijuana by adults. Part of that takes effect in July and then
retail sales and dispensaries won’t effectively take effect until early 2016. There is a
whole process the state has to go through in drafting rules and the Oregon Liquor Control
Commission (OLCC) is the body that is drafting those rules and they are in the process of
doing that right now.

Z:\New Files\PLANNING\2015\Minutes\planning minutes March 17, 2015.doc 2



He said they’re advising all of their clients to take a piecemeal approach to this. There are
some cities that are just throwing everything together and aren’t distinguishing between
medical marijuana or recreational. Their advice is to keep them separate for now and the
reason for that is, at last count, there 45 to 50 bills in the legislature this session that are
seeking to amend, not only the medical marijuana but also measure 91 legislation. Given
the fact that you aren’t going to have any retail movement happening for another nine
months to a year, he believes it best to wait and see what this legislation brings, then do
what may or may not need to be done in regards to measure 91.

City Attorney Doughman said that all the commission is considering tonight is an
ordinance that addresses medical marijuana dispensaries. The ordinance he drafted for
you is the one they began last year but put on a bench once they had the moratorium in
place, and the idea there was just to see what would happen over the intervening 12
months and there is some stuff happening now but not much. Where you are or what you
are faced with as far as a decision tonight is, you’re making a recommendation to the city
council. It’s not a decision, it’s legislative and council is going to have to have a hearing
and then adopt what they may or may not adopt. He said the way the ordinance is drafted
it will only be effective if ordinance 1446, the council ultimately repeals that ordinance
and that is the one that bans dispensaries. Again, he feels there won’t be any clarity

before May 1%

City Attorney Doughman said that what the commission has before them is a no frills
ordinance and that picks up where they left off last year. It says that in the light industrial
area that a marijuana dispensary would be a conditional use. It can go a lot further or it
could go no further, that’s a call that you as the planning commission and ultimately the
city council would make. They will get some answers on what cities can and can’t do but
their feeling is that cities will have the right to ban them if they want. It’s almost civics
101, federal law trumps state law. If the federal doesn’t strike down the entire law on
medical marijuana they will likely say that cities can if they want to yet are under no

obligation to have dispensaries.

With that, he doesn’t know that it is really worth spending a lot of time on the details
until they know one way or the other. Unless they actually do want them in Gladstone,
and that is a different conversation. He then advised that leaving it as a conditional use in
light industrial areas gives them a lot of leeway and a lot more options than coming up
with a lot of details and restrictions. That is his personal recommendation considering

where he feels this will ultimately go.

Commissioner Johnson questioned whether they were going to restrict where they could
go in relation to schools, daycares, parks, etc. City Attorney Doughman said they
absolutely said they can, he said he hadn’t done that in this ordinance. He said they never
got that far last year because the moratorium took affect so the conversation died.
Commissioner Johnson felt that is what they had discussed when this all started last year.
He said there are three light industrial areas in Gladstone and they had discussed only
allowing it in one of the three because of the proximity to schools of the other two. City
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Attorney Doughman said that state law prohibits dispensaries within 1000 feet of another
dispensary. And also prohibits a dispensary within 1000 feet of a K-12 school.

Commission Chair Tammy Stempel asked if they had also added a state certified day
care. City Attorney Doughman he answered he believes that has recently been proposed.
So right now there is no protection for a preschool or day care so you could absolutely
add those to your conditional use ordinance for dispensaries. And it would be good to go
with the state law of a state certified child care facility.

Commissioner Poole stated that they aren’t there to exclude everyone they just want to
follow the spirit of the law. He said he read the state law and its provisions and he
recommends everyone reads it because there is a lot of confusion out there. He agrees
that the medical marijuana and recreational should be handled completely differently. He
imagines that down the road, things will change and wonders if they will come after the
medical marijuana people. He read some of the comments online on the OLCC and he
isn’t going to go through and read 50 bills out there and he doesn’t normally like the wait
and see attitude but feels sometimes, this being one of them, it’s the right thing to do.

Commission Chair Tammy Stempel asked if everyone had heard what North Bonneville
is doing, and asked why Gladstone couldn’t also do that. She said that by them having
their own dispensary they don’t have to allow any others in their city, which for them is a
45 mile radius. So if Gladstone did their own could they also have the only dispensary
and then not have this battle with allowing or not allowing other dispensaries.

City Attorney Doughman answered saying they could do that. He said that the state won’t
give them the number of card holders there are in Gladstone but they will give them a
number based on a zip code because they don’t feel that would reveal any card holders
identities. He suggests they get that information to see how many card holders there are
in Gladstone to see what that would translate to in a customer base and value of having a
dispensary.

Commission Chair Tammy Stempel said it is a unique way to approach it and the cops
think it’s a good idea. Her concern was that having a dispensary would negate any federal
funding for the city and asked for confirmation. City Attorney Doughman answered yes it
would. If federal court said we will leave it up to states to regulate and figure it out it
would be a very different conversation but right now it is against federal law to use, let
alone sell for any purpose, including medical marijuana so unless that changes, there is
nowhere to go with this.

Commissioner de AElfweald reiterated that the ordinance is bare bones and that part of it
is compliance with state law but then there is additional stuff about zones. He asked why
it doesn’t just say comply with state law to keep it simple.

Commission Chair Tammy Stempel explained that that is what the commission decided
to add that last year to make sure it limits where they can go, to a zone. So they are not
allowed anywhere in red on the maps they are looking at. The commission wants to limit
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where they can go and they don’t want to just go with state law because there is no telling
what the state will come up with and this protects Gladstone with that in there.

Commissioner Poole stated that light industrial is where products are usually
manufactured and commercial is where products would be sold. He said that the county
passed an ordinance already and there are already three on McLoughlin and that may be
easier for them to set up shop on McLoughlin and we may not see many of them in
Gladstone and he said that they are already pretty limited.

Commissioner de AElfweald said that brings up an interesting point, growing might be
light industrial and selling in commercial, and asked if that would make a difference.

Clay Glasgow, City Planner said that what the county is doing is controlling the use with
setbacks and are more restrictive than the state and beyond that, it is a commercial use.
They are expanding the buffer between dispensaries and big setbacks but other than that
they are not distinguishing them from any other commercial use.

City Attorney Doughman said that the state law that allowed the moratorium also said
that counties and cities may impose reasonable restrictions on medical marijuana
dispensaries and reasonable restrictions include these types of things. He also said that
state law does allow them to be in light industrial zones.

Clay Glasgow showed Commissioner de AElfweald where the zones and their boundaries
are.

Commission Chair Tammy Stempel said that the other option commission has is to
continue with the moratorium and see what happens. She also asked if the moratorium
can be extended. City Attorney Doughman said that as of May first it is gone and cannot
be extended. He also told them that the ordinance that is in the packet is not the
moratorium, this is the ordinance council adopted that essentially banned dispensaries,
before the moratorium came into play. Once the moratorium is gone this ordinance will
still be effective unless or until we get word from the state supreme court or federal

supreme court saying banning dispensaries is illegal.

Commission Chair Tammy Stempel asked if they can recommend that council keeps the
ban. City Attorney Doughman said that they can, and wait to see what happens. He
warned that the risk is that if Gladstone doesn’t have this in place, the moratorium ends
and they don’t already have the protections setup, it may be too late, they may not be able
to once the final decisions are handed down. His feeling is that whoever loses the case in
Cave Junction will likely take it to the Federal Supreme Court and that will be the final
word and law on the issue. He also said that they are likely, between six to 24 months out
on that decision. In the interim the city still has this ban.

Commissioner de AElfweald brought up some conversations that took place in the budget

committee meeting. It was said that if the ban was in place they could not tax it.
Commissioner Johnson asked if taxes were a part of the Cave Junction case. City

I
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Attorney Doughman said it’s not. Commissioner Johnson then stated that’s another court
battle. City Attorney Doughman said yes, unless the legislature does something with that
during this session. He also said they would only need to add three or four words to make
it abundantly clear on taxation.

Attorney Doughman said that is a measure 91 issue. Commissioner de AElfweald said
that in the budget meeting they discussed whether they would or could tax the medical
versus recreational. Attorney Doughman said that was correct and said as a legal matter
measure 91 has language in it that seeks to preempt local taxes. It would only take two or
three words to fix that but since they aren’t, that is the big question for now. He also said
that as long as the state doesn’t clearly define a restriction or limitation, you can do it,
and that includes sales taxes. So there is no reason you couldn’t charge sales tax. Policy
wise, you can probably come up with reasons why you should and why you shouldn’t,
but legally he doesn’t see any reason you couldn’t tax medical marijuana.

Commissioner Poole said he appreciated City Attorney Doughman clarifying all that, it
took quite a bit of time but it has really helped him have a much better understanding of
how this all works. He stated that the OLCC is the ones making up the rules and knowing
how they work it’s likely going to be pretty difficult for cities to get any taxes on
anything. He thanked him for his help.

Commissioner de AElfweald asked Clay Glasgow, City Planner if he was suggesting that
the county’s ordinance is more limited than the states. Clay Glasgow, City Planner
answered saying yes and no. He feels the county is taking a permissive approach in that
they aren’t identifying this use separate from any other commercial use. He said they are
being stricter on buffers. You will see them in any commercial zones, they will be farther
apart from each other, you won’t see them near schools but anywhere there is any other
commercial use these may also be there. They will be limited to commercial zones and
this is medical marijuana only.

City Attorney Doughman said he read an article that was all about the counties, there was
even a quote from Jim Bernard, saying they are trying to keep them all on the
McLoughlin corridor. Clay Glasgow, City Planner said yes, but that is where he would
expect to see commercial uses. He said McLoughlin is the easiest place to have them and
they are even using parks as setbacks or buffers.

Commission Chair Tammy Stempel opened the floor to public testimony. First, those
who support the amendment and then those who oppose the amendment.

In Support:
Mindy Garlington, 7000 Debbie Court, Gladstone

She is all for it and she has looked at it all and measured it all out and said that the light
industrial is a great place for it and commends the commission for what they are doing.
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A couple of residents came forward to look at the zoning map to get a better picture of
where they are talking about. Clay Glasgow, City Planner put up a large map so everyone

can see it.

Amy Peradotta 5725 Duniway Ave. Gladstone, Oregon

She asked for clarification. So the areas in grey are where dispensaries would be allowed.
Commission Chair Tammy Stempel answered yes. Amy asked if Gladstone is trying not
to have them at all. Commission Chair Tammy Stempel answered they are currently
banned in Gladstone. Amy asked why. Commission Chair Tammy Stempel said the city
council placed that ban a year ago. City Attorney Doughman stated that the state law
allowed a moratorium because of the conflict between state and federal. There were too
many questions and not enough answers so they are waiting for more answers from
legislation and/or higher courts to know what they can and can’t do.

Amy Peradotta said she would like to see dispensaries in Gladstone, medical marijuana is
real and patients need more access to it. It helps with a lot of conditions, not that there’s
not abuse in the system because there is abuse in every system. There is legitimate
medical research that is out there and she supports that. She feels as a responsible parent
there are responsible ways to not attract children or draw attention to themselves. She
feels especially in Gladstone, it is not a particularly affluent area and access is very
important. A lot of people don’t have vehicles and she would really like to see them in

Gladstone.

City Attorney Doughman stated that there are processes in place that can rewrite code
and that make recommendations to city council. He feels that how the members of the
commission feel about it and whether it should or shouldn’t be regulated, that should
factor into it and then it goes to council and they weigh in. He feels that if the ultimate
consensus of the city is that they want to continue to prohibit them but eventually don’t
have the basis to do that anymore then there needs to be something in place to regulate
them. That is fine, it’s a policy call. Even if you just wanted to go with whatever the state

comes up with, you can do that too.

Commissioner de AElfweald asked Amy Peradotta about her desire for accessibility and
asked if the grey areas on the map are accessible enough. Amy Peradotta said it depends.
She said that if you totally rely on public transportation she said they would work. She
also asked if they were talking about taxing it as well. Commission Chair Tammy
Stempel said no, they are not they are only talking about the zoning.

Commission Chair Tammy Stempel called for more testimony and none came forward.

Commissioner de AElfweald pointed out two sections, the second whereas and the
second to last one, in the ordinance in their packet that he feels conflict with each other.
Commission Chair Tammy Stempel agreed and said that one says you can put it in
commercial and every place else and the other says just light industrial.
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City Attorney Doughman said that the second whereas could be clearer, and that what
that is stating is that under state law those facilities must be located within, so he can
certainly add that.

Commission Chair Tammy Stempel added “under state law” to the second whereas and
“in Gladstone™ on the fifth whereas, on her copy.

Commissioner Johnson said he doesn’t have a problem with the ordinance with the one
change of “under state law”.

Commission Chair Tammy Stempel asked if someone needs to make a motion. City
Attorney Doughman said yes, he would make a motion to recommend the ordinance with
that change that the council consider and adopt.

Commissioner Johnson made a motion to recommend that council adopt ordinance with
the addition of “under state law” to the second whereas. Commissioner Poole seconded.
Commissioner de AElfweald said he doesn't feel they should limit it to light industrial.
Motion passed with one nay from Commissioner de AElfweald

Work Session: Gladstone Code Review

Commission Chair Tammy Stempel stated that the city council wants the planning
commission to continue with their code review. The next section they were supposed to
work on was the commercial zone, but because of the telecommunications issue that
came up in the last meetings, she asked if they could delve more deeply into that code
first. She also said that the city attorney’s office has someone in their office that
specializes in the telecommunications industry, they had asked the city attorney to get
more information to see if there is any more that they can do to regulate it more, to
prohibit it, to give them more control.

City Attorney Doughman said that Nancy, from their office, did a number of those and
most recently for the city of Salem and there is a copy of their currently adopted
ordinance in front of you. One of the questions that was asked at the last meeting was can
they ban cell towers outright. The answer is no. This is another example of federal law
coming into play. The Telecom act of 1996 basically says that cities get to worry about
aesthetics, and that they can place reasonable regulation on them but you cannot prohibit
them. He stated that the city has an ordinance in place that, relative to some jurisdictions
that isn’t all that bad. They have an ordinance in place that does encourage this concept
of co-location, which basically says if you are putting in a new tower you try to put it on
an existing equipment, whether it is a tower, building, power pole, etc.

He said they found out that there were some things the commission would like to have
done, with respect to the application they recently heard and weren’t in a position to do
anything. He said he found out today that that application is in appeal in council, so he
would like to avoid, as much as they can, the specifics of that application because
Councilor Sieckmann will be hearing an appeal on that sometime soon.
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City Attorney Doughman said but with respect to the general topic, the Salem ordinance
you’ll notice a number of things. It has a much more robust and detailed description
section that really goes into a lot of specificity about various aspects of these types of
facilities. He said again, for you it would be a policy issue. In Salem they felt that their
right of way was getting cluttered, not just with cell towers, but in general, so they gave
some carrots, as you will, for people to look outside of the right of way and made it a

little bit easier.

He started pointing out some of the ways that Salem’s is organized and laid out. He said
it really started on page 4 and how it talks about, with more strength and clarity than
Gladstone’s does. Gladstone’s requires that you must seek to co-locate and if not you
must report in great detail why you can’t. It doesn’t say they can’t do that but it is a last
resort to do that. But they have to go through a very laborious process for the applicant to
show this is the only way we can provide the service they need to provide and essentially

there is no other way.

He said that if you start looking at how this ordinance is structured relative to Gladstone’s
you can start to see the differences. He pointed out that Salem breaks theirs down into
priorities, in terms of where the city is looking to site them from their first to last priority.
Don’t look at what they want to see, it’s more about the structure and how yours could be
structured as well. And encouraging them by making the processes easier if they choose
to locate in the places where you really want them to go.

City Attorney Doughman said a type one review is a ministerial review, it would hardly
even be noticed. Gladstone wouldn’t have to do it that way but Salem figured that if we
are confident that if people are doing it this way that it’s going to be a quick process and

they can get the permit quickly.

Commission Chair Tammy Stempel questioned that the quick process is how Gladstone’s
is currently, they didn’t really have to see it. Clay Glasgow, City Planner said that he
works with several jurisdictions, not Salem, but the county also requires co-location but
after that it is a streamlined process, if you are co-locating in a commercial zone, etc., it
can be over the counter. He said that Gladstone’s isn’t clear like that, unfortunately it’s
fuzzy, when it comes to co-locating as far as who needs to review it. He brought that
directly to the commission because it’s of interest and people wanted to talk about it, but
he could have done that by staff. City Attorney Doughman questioned it still would have
been noted as a type two decision. Clay Glasgow, City Planner said it would have been,
but that it needed to be talked about. On the other hand he didn’t have to bring it to the
commission he could have done it ministerially.

City Attorney Doughman said that on page 8 with regards to sighting standards under 030
subsection they talk about right of way, they even start prioritizing right of way. Not to be
done on the busiest streets all the way down to a local street where they would least like
to see it. He said something along these lines might be good. He has no vested interest in
Salem’s ordinance but it is well laid out and it’s current, it was adopted about a year ago.
He said they will be making some little tweaks to it. Commissioner Johnson asked if he
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knew what the tweaks would be. City Attorney Doughman said they aren’t helping them
with their tweaks but his understanding is that it mostly has to do with a particular set of
streets that they are concerned about and they would like to dissuade further. It wouldn’t
really apply to Gladstone.

City Attorney Doughman explained that in Salem they have clear specifications on their
telecommunications industry for every detail and they feel confident that the majority of
those applying for new towers, etc. follow the guidelines and as long as they do, the
process will go quickly and smoothly. They do have the right to deviate from that but if
they do then the process gets much more arduous with a lot of justification and much
more work. He said they could do something similar with many less zones to worry about
but he would have to look at it more closely and he can bring other examples as well. He
said that Gladstone’s code does encourage co-location but does nothing about where you
want them to be and where you don’t want them to be. He also said they cannot ban
them.

Commission Chair Tammy Stempel asked if they could put up their own towers and then
companies could co-locate on their towers and they could decide where they will be.
Commissioner Poole said he likes the N. Bonneville approach. She said she is very
concerned that Verizon has saturation levels are down to a four block radius and with
their contract with PGE that means they could put them up every four blocks and they
can’t do anything about it.

Commissioner de AFElfweald said with PGE only allowing one carrier per pole that
means there have to be a lot more towers on a lot more poles.

Commissioner Poole said he was thinking the same thing and wondering how they can
address that and not end up with a Christmas tree because at some point they start getting
pretty top heavy.

Commission Chair Tammy Stempel stated that Jacob, Verizon Representative, said that
they have an exclusive contract with PGE and it that’s the case where are all of the other
carrier’s going to put their poles. And it’s not just the poles, it’s everything that has to go
in with them. They are also going to want to have the same coverage as Verizon.

City Attorney Doughman said he didn’t know that it was exclusive with PGE and if that
is the case that’s a pretty prize contract. As stated, it’s not just the poles, its buildings and
other structures, etc. and people can get pretty creative. He said it all has to do with
topography and he has no clue about that stuff, but it doesn’t need to be a very tall
building. He said they have clients that lease out a portion of their city halls for towers
and that is a money generator.

Commissioner de AElfweald said that to the point Attorney Doughman made earlier, they
could put stuff in their ordinance that could make it an easier process and to co-locate
with a building as opposed to building a new tower.
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Commissioner Johnson said they already have that to a degree. Commission Chair
Tammy Stempel said they already have that to a degree but they really make it tighter
with some teeth in it and to push them to co-location.

Commissioner Johnson said his concem is this pole is Verizon, this pole is AT&T, and
this pole is T-Mobile. He asked if there is a way to limit how many co-locations can be in
a certain distance, like a mile, half a mile, or whatever.

City Attorney Doughman is baffled with Verizon having an exclusive contract with PGE,
which seems to conflict with the telecom act of 96, the equal and open access to as many

poles as they want.

Commissioner Johnson said he may have misunderstood but he remembered it to be one
carrier per pole, not an exclusive contract with PGE. Commissioner de AElfweald said
maybe they should have asked PGE that question, not Verizon.

City Attorney Doughman said it’s an important point though and that would make more
sense if PGE’s policy is to lease to anybody if it makes sense, technologically and
financially, and say they will only allow one carrier per pole. It’s a very different
situation with that than to have an exclusive contract with one carrier. He said the benefit
to that is that other carriers will come in and add towers to the PGE poles but that is a
much better scenario than them coming in and saying we can’t co-locate on a PGE pole

so they have to build the big towers.

Commissioner Poole said that is a better option and a less expensive option as well. He
stated that it’s not about money and not only do they not want that, but they do want to
change Portland Avenue and aesthetics is going to matter. He asked if it is possible to
require battery backups and not allowing generators on Portland Avenue.

Commission Chair Tammy Stempel said they did that on the one they just had and said if
the technology is available.

Commissioner Poole said he as seen them in Portland and in fact in Sellwood they did
one of these right on Tacoma Street. He said it’s not pretty because there was no place to
hide the generator and it is on a platform about 15 feet up the pole.

City Attorney Doughman said he will check on that and he wouldn’t be surprised if the
telecom act says a city can’t mandate the backup power source but he will check into
that. The whole idea is to be blanketing the air with radio waves.

Commissioner Poole said he grew up in rural areas where the power outages were much
longer and electric backup batteries don’t work in severe cold, so the only real option was
generators, which aren’t an issue in the mountains but it is an issue here. He hopes that

they can have a lot of control over the aesthetics.
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City Attorney Doughman said it is totally clear to him that they could have at least one
work session on nothing but this issue, at least one. He is suggesting that at the next
meeting or earlier, better sooner than later, getting more familiar with the Salem
ordinance get some other examples, but maybe we can start pulling out things that we
like about it and start formulating it into a Gladstone ordinance.

Commission Chair Tammy Stempel asked if it would be worth contacting some of the
larger carriers to find out what they are looking for. City Attorney Doughman answered
sure.

Commissioner de AElfweald also suggested calling PGE to find out exactly what their
requirements are instead of taking it from a third party.

Commission Chair Tammy Stempel said she would really like to find out what the
carriers plans are, how many antennas, are they coming up with some stealth options
knowing that their saturation levels will be so high so it isn’t so obvious. That’s
becoming a huge concern, not just for the city but for everybody. What else is out there
that will make it look better.

City Attorney Doughman said he doesn’t know as technology advances things continue
to change, they will probably get smaller.

Commission Chair Tammy Stempel said that is what they said a few years ago, that they
would be able to use small boxes and they tried that at Providence Park and they didn’t
work and they went back to antennas. There is technology out there but the carriers just
aren’t in a position to invest in these new technologies. They know this technology, they
know how they work, what they cost, the longevity of the antennas, etc.

City Attorney Doughman said he does know that one of the carriers was very involved
with Salem’s ordinance, he doesn’t know which one but they were very instrumental in
putting it together. He said they probably weren’t happy with all of it but there was no
appeal. He said he thinks a good idea to reach out to the carriers and PGE to get their
input and perspectives. He said that they really need to have at least one work session
dedicated to just this issue.

Commission Chair Tammy Stempel said that it is an important issue that they need to
give it the time. She asked if that is what the commission would like to do. To do more
research and take the time to go through the Salem ordinance and then dedicate a whole
work session to this ordinance.

The consensus was yes.

Mindy Garlington, 7000 Debbie Court, Gladstone
She said she is not trying to push but she is very concemed about the time issue, how
long will it take to do the research, study and contact the carriers. They could potentially
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already have applications ready to put up more towers. She asked how much time they
reasonably have.

City Attorney Doughman explained the process and the most optimistic timeline, the
quickest it could get done. They have to give a 35 day advance notice to the state of
Oregon that the hearing will take place with the planning commission. Then the planning
commission has to hold the hearing and then make a recommendation to the city council.
Then the city council would have to adopt it and then the regulations are generally
effective in 30 days after adoption. Best case scenario, with one hearing, then council
hearing, then adoption, it’s at least a four month process.

Mindy Garlington asked how long does it take for the application process to go through.
Clay Glasgow answered that whatever the ordinances are the day that application is
received is the process that will occur. It doesn’t matter what the commission is working

on, only what it is at the time it is received.

City Attorney Doughman reiterated that if an application came in tomorrow, it could take
four months, give or take, and the current process would be what is stipulated in the

current ordinance.

Mindy Garlington said that really concerns her and she has another question. She said
that when they are talking about putting small restrictions on the boxes and poles, etc.,
she suggested they consider getting smaller diesel fuel tanks so they don’t have 77
gallons of diesel sitting in the middle of their city. She acknowledged that it’s protected
and double firewalled, but it’s there and how many of those do they want.

Commissioner de AElfweald he stated that fits right in with their comments on the
generator.

Clay Glasgow, City Planner said that from the planners standpoint, he works with those
all the time, city, county, borough, you name it, is dealing with this all the time. He said
they aren’t carving stone tablets, there is a lot of information out there, and in fact he may
be the only person in the room that isn’t part of the demand cause for this. Everyone uses
cell phones, you can’t say no to them, the best you can do is guide them to places you
want them to go, co-locate them, hide them to the extent you can so you can continue

using them.

City Attorney Doughman said he is the messenger here, and stated that if the hope is that
this process will keep them out, then that is an unrealistic hope. You can make it as
discouraging as you want for these people but at the end of the day they will come and if
they can produce a report saying the only way they can get the coverage they need is with
a monstrosity pole, they have the legal right to do it.

Commission Chair Tammy Stempel said they do this every day and they come up against
this argument all the time.
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Clay Glasgow, City Planner said yes, however generally speaking, the days of the big
gigantic tripods or even the big tall monopoles, are, if not gone, are certainly numbered.
It’s cheaper for them to co-locate, it’s cheaper for them to stick it to something that’s
already standing instead of building something else. They are getting smaller.

City Attorney Doughman said it’s the confluence of better technology and an
understanding that, they don’t exist in a vacuum, it’s a delicate balance, they don’t want
to have all of these hearings where people are upset about it and it’s not good for
business. He said he can only imagine that, even with increased demand, which is
happening, he doesn’t feel they will see a sea of new poles, but he feels it is good to have
more control over where they go.

Commissioner Veazey said he would like to encourage them to use the smallest of
technology, instead of brick phone lets install a smart phone, and let’s try and think 10
years down the road and they can use the battery backups and incentivize them. Maybe
there are things we can do to encourage the smaller and more streamlined and
aesthetically pleasing technology, and make that part of their approach as well.

Commission Chair Tammy Stempel said that she knows that Bloom Box is talking to
some of them about their fuel cells but she doesn’t know where they are on that.

Commissioner Poole said that things are changing, look at the Dish original six foot
round antenna and now they are quite small and discreet. He feels the sooner they can
have a work session the better and he is available to do that.

Commission Chair Tammy Stempel said that she has been in one of the shelters but can’t
remember where it was, maybe the Lloyd Center area, she thinks it’s a 10 foot by 20 foot
concrete bunker and it was so full of racking, wires and switches and they had two huge
air conditioners running all the time just to keep that thing cool. So they are limited on
how much more they can put in those structures. So there are some physical limitations.
On how many can co-locate equipment and even with the two air conditioners running
full time it was like a sauna in there.

Commissioner Veazey said he’s been out to the Sand & Sea condominiums in Seaside
and they have AT&T and T-Mobile co-located on their facility and you can see
downsizing even there. They used to have two racks for it and now there are only two. So
he feels that they can come up with incentives to encourage latest, greatest and smallest.

Commission Chair Tammy Stempel asked Clay Glasgow, City Planner if the black fiber
ring have any impact on the cell carriers at all, is that going to be an advantage to them,
to limit how many wires they’re going to have? Clay Glasgow said he doesn’t know
enough about the technology to answer.

Commission Chair Tammy Stempel asked the commission where they would like to go
from here, they can’t do anything concrete tonight because they all need to study over the
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Salem ordinance and start looking at things they would like to glean from it. And there is
more research to do as well.

Commissioner de AElfweald asked to have some discussion about the smart code you
mentioned. :

City Attorney Doughman asked what they would like to see at the next meeting. Chair
Stempel asked if they need to wait till the appeal is complete to see if there is anything
else that needs to be fixed. City Attorney Doughman said they don’t need to wait because
this ordinance is a four month process so if there is anything from that they need to
address there will be time to fit that in. He suggested that the commission take the time
and really go through the Salem ordinance so that at the next meeting they will have a
work session and figure out what they would like to take from Salem’s and put into
theirs, then they can send the notice to the state, schedule the hearing and go on from

there.

Chair Stempel asked if the commission want her to contact the carriers and get their input
on what their future intentions are. Commissioner Poole said either her or a family

member would be fine with them.

Glenda Scherer 1525 Columbia Avenue
She first wanted to thank them for volunteering their time and doing this. She then

questioned that the city council said they have given authorization for the commission to
do additional meetings above the normally scheduled meeting for a work session. Chair
Stempel answered yes. Glenda Scherer said she strongly, strongly recommends the
commission do a work session as soon as possible and not wait for next month’s meeting.
She said that time is of the essence and she feels they really need to get this going ASAP.
She doesn’t want them to call the other carriers, she feels that telling them that Gladstone
is making some changes and gives them the idea that they will want to get some towers in
much sooner and quicker and not wait to see what the changes are. She thanked them for

their time.

Clay Glasgow, City Planner suggested the commission goes online and look at the
ordinances of West Linn, Lake Oswego, Sandy and Wilsonville’s and not Portland’s.

City Attorney Doughman agreed and said the reason he brought Salem’s is because it was
the most recent road tested example. He said that Salem’s might be more than they need
and agreed with Clay Glasgow and recommended looking at Sandy’s and others as well.

Clay Glasgow, City Planner said they probably won’t get much from the carriers, it
would get into proprietary stuff pretty quickly so they won’t talk. The new technologies
coming out so quickly. They will be out with 6G and 7G soon and it’s moving too

quickly to keep up.
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Commissioner Veazey stated he’s always had a very hard time trying to talk to anyone at
a carrier. He was doing project at the Sand & Sea and they needed the carriers to come
and move their box or coax and it took him six months to talk to someone at AT&T.

He stated that they already know what they can do. He appreciates the comments but they
already know their rights and their rights are to co-locate. They are engineering and
planning months ahead of them. He said the gentleman he talked to had many projects of
many different technological levels across the state, so they know what they have here,
and he didn’t think contacting them would tip them off to anything. He feels they can get
the information they need online and by looking at the ordinances elsewhere.

Commissioner Johnson said he’s a little more curious about the PGE part of it.
Commissioner de AElfweald said he was too.

City Attomey Doughman said he has a couple of contacts at PGE and he would be happy
to call them. Commissioner de AElfweald asked if he could find out what their
requirements are so they can coordinate based on that. City Attorney Doughman said
absolutely they need to find out exactly what their policy is.

Commission Chair Tammy Stempel said that it would take some time to gather the
information so asked if the commission feels they should put the work session as agenda
item one and get this hammered out first. The answer was yes. Commissioner de
AElfweald asked if the zoning would be item number two. Chair Stempel said yes.

Commissioner Kirk Stempel asked if it was going to be a planning meeting or work
session. Chair Stempel said it would be a planning commission work session.
Commissioner Johnson said unless there is something else. Chair Stempel agreed and
said if they don’t it would just be a work session.

Clay Glasgow, City Planner said at this point it would be a work session because there
isn’t anything else. Commissioner Kirk Stempel said he doesn’t want to end up doing
business and then finding out there isn’t enough time to have a work session.

Chair Stempel said this will be a priority.

Commissioner Veazey asked Clay Glasgow, City Planner if an application came in
tomorrow for a co-location would you bring that to the planning commission. Clay
Glasgow answered yes. Commissioner Veazey acknowledged that he didn’t have to and
they appreciate that he did and will.

Commissioner Veazey stated that for the next few months, until the ordinance is created,
heard and adopted, they will have to continue seeing them and adding their conditions on
a case by case basis. Chair Stempel agreed and said the only thing they can really address
is the aesthetics for now.
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City Attorney Doughman said even though public hearings are not required it can yield
those things, you have community members with concerns and are voicing those
concerns. The applicant would rather not have to address any of those concerns but are
forced to in a public hearing setting, accommodating those kinds of things is usually not
that big of a deal for the applicant, and you’re talking million dollar corporations or so.
He thinks it’s way to get things you may not otherwise get. The outcome probably won’t

be much different.

Commissioner Johnson asked if there a way to restrict how many can go in a certain
radius. City Attorney Doughman said no, it’s more of a qualitative exercise and not
quantitative. He said they can try and dissuade them from going on Portland Avenue and
encourage them to go elsewhere, by making the process very laborious for Portland
Avenue but you can’t really stop them from it. You may be able to say only four in this
area and no more because if they can show that the only way they can get the necessary
coverage is to be on Portland Avenue then they have the right and you can’t stop them.

Commissioner Johnson questioned they can co-locate anywhere. Clay Glasgow, City
Planner said no, they are controlling it through zoning, they can be anywhere in a
commercial zone. Clay Glasgow said that it is allowed outright in a C2 zone. In other
zones it may be a conditional use which may be denied. You do control them somewhat

through land use.

Commission de AElfweald asked if they can have a zone on Portland Avenue that is
different than commercial. Clay Glasgow answered yes. In fact you have this whole
Portland Avenue plan that requires all utilities be underground. There are a variety of
planning issues that come into play including the underlying zone, as far as how or if it is
allowed at all on a certain property. Commercial zone just happens to allow co-locate

cellular towers as an outright use.

Commissioner Poole said the last thing he would add, like you said we aren’t reinventing
the wheel here. He said that if there was a way to limit the number there would be
something somewhere, they would have survived a court case or something. City
Attorney Doughman said he can confirm that, he is sure there is one. Commissioner
Poole said in case you stumble across something in your research there has to be
something out there, it would be interesting.

Commissioner Poole also asked that with the health issues that come with cell towers and
them having to be a certain distance above the ground, is there something about the
number of towers in an area that equates to having eight cell phones around your head.

Clay Glasgow, City Planner said it has been studied to death and there is so much other
electromagnetic radiation from all that other crap along Portland Avenue, particularly the
old electric trolley line with a bazillion volt line. That’s the one I'd be afraid of if I lived

close.
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City Attorney Doughman the lawyer answer is you have all that stuff out there, the feds
have said it’s a matter of law that you don’t get to consider it. The other thing is that the
telecom industry did a whopper with this act that was lobbying at its finest. The other
thing he pointed out is that the FCC issued a proposed rule recently which basically says,
that for co-locations, you have to make a decision on those within 60 days and that
includes any appeals. This is a proposed rule, and on day 61 if the ruling hasn’t been
made, the telecom provider can just go do it. This proposed rule is being appealed right
now. The deck is stacked and you have a narrow amount of authority in regulating these
things and even that is shrinking.

Commissioner Veazey said he is stuck on using the most modern technology and asked if
you can regulate their upgrades. He said driving up and down I-5 you see some of these
old towers that are 25 years old with the huge arrays, and that is some of the issues I’ve
had on some of the projects, obviously there is better technology. He asked if they could
build into their ordinances that every three to five years the technology has to be
upgraded. So if you have an array that is big and five years later they are half that size,
you are obligated to upgrade. And on the power supply too.

City Attorney Doughman said he doesn’t know the answer and he will check into it but
his feeling is that they couldn’t. He understands why they would want to, but his concern
is that would be a regulation on the telecom industry and wouldn’t be allowed. It’s a good
idea to get rid of the monstrosities and down size the eyesores. He will check it but his
gut is saying that they can’t.

Commissioner Poole said he feels that without getting too loose, they might have to
provide some incentives. He doesn’t feel they will get anywhere, and ultimately whether
not they like it, the applicants can legally challenge it and say that they are prohibiting
them or effectively prohibiting them from putting in their tower.

City Attorney Doughman agreed and said that with the language in there they can
actually say effectively prohibiting it by putting so many conditions or making it so
difficult, and they have done just that and won their cases. He said he understands them
not wanting the telecom industry there but they can and will pull you into court if they
feel any of the ordinance is hurting their bottom line. Generally, at some point in the
process, they will invite them in because they won’t advise you to do anything you may
get sued over, and they will advise you before you end up in federal court.

Commission Chair Tammy Stempel said that would not be nice. She said they will
discuss it at the work session at the next planning meeting next month.

Commission Chair Tammy Stempel said the next thing is the commercial zone. She said
she doesn’t even know where to start on that one and said that Clay Glasgow, City
Planner is the smart code guru. Chair Stempel stated that the reason she threw the smart
code in there is she felt it was a good example of something that could be easier for
people to understand, it’s more visual, and easier to navigate. She said this isn’t
necessarily what she would like to see but there are pieces she would like them to
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consider. She also informed them that she and Assistant City Administrator, Jolene
Morishita just submitted a grant application for $175,000 to help us pay for codes, code
review and design standards for Portland Avenue. The hope is that it will help them to
put together some good plans, and standards that has some meat to it, and have those who
are professional at this help guide them through the process. She said the decision is

made and awarded in June.

Clay Glasgow, City Planner asked who.the granting authority is. Chair Stempel said it’s
an ODOT grant, and they called it their refinement grant. Clay Glasgow asked if it was a
Transportation and Growth Management (TGM) grants and the answer was yes. Chair
Stempel said they paid for the first plan, the Portland Avenue Development Plan so this
one is a follow up. This money is for planning only, for the plan and only the plan.

Clay Glasgow, City Planner said that with that kind of money they could get Andres
Duany himself to come and talk about his smart code. Chair Stempel said she doesn’t
want to spend all the money on big guns, she wants to spend it on plans, schematics and
the froufrou stuff. She asked Clay Glasgow to give his spiel on smart codes.

Clay Glasgow educated the commission on zoning codes and said that what they have is
a conventional zoning. Land use zoning has been around for many years, and in fact he
recently saw some from the late 1700’s for Philadelphia. At the end of World War I,
when everyone came home they all got cars and it was at that time zoning became car
centric. And that is what you still have, it’s based on everyone having their own vehicle
to drive around in. So that is what allows you to have different zones for different uses.
So Home Depot is over there and the schools are east of that, and you don’t have to
worry about these conflicts with a wood mill and a kindergarten next to it. He said there
is a town in Ohio called Euclid, the name Euclidian zoning comes from that town from a
supreme court case in the 1920’s that said yes you can segregate uses with land use
regulations. And that is still what we use today.

He explained how form-based coding looks at things completely differently than
conventional. It doesn’t look at different uses, what’s important is how things work
together. Form-based zoning is based on the public realm, on public space, on the streets,
the parks, the open areas, and how everything else works around that. You don’t
segregate, you mix things together. He suggested they read the smart code, it’s hard to
explain, it was created by Andres Duany and his team and it is a form of form-based
zoning. If you look at form-based zoning you won’t see what is and isn’t allowed, its
happier zoning. It’s not what you can do it’s how you can do it. Conventional zoning is
unhappy zoning, it’s what you can’t do, and why things have to be this way and that, and
it’s strict separation of things. Ultimately form-based ends up a very mixed use type of
development where you’ve got a store on the first floor and you’ve got apartments above
that. It just naturally creates a situation where you never have to get into your car because

everything is close and convenient.

Clay Glasgow, City Planner said it was based on something called a transfect, boy this is
really, really complicated to explain.
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City Attorney Doughman said the way it was explained to him that made it easier to
understand-it. He said to think of modern society in terms of where we are going with
manufacturing and industrial uses. We’re not really the pig farm, the oil refinery, and the
steel mill, yes they exist but more and more the industrial uses isn’t necessarily dirty
things, and they may be totally compatible with what we consider commercial use. It’s
more about what form do those things take, and no longer splitting them to different areas
of town when some of them may easily coexist. It becomes more about what are your
parking standards, what does your building look like.

Clay Glasgow, City Planner stated it’s really all about how things look and work
together. It allows for a great deal of creativity, even though it looks like it wouldn’t
because it requires some very specific building design standards, very specific. On the
other hand it’s doesn’t really care about what’s going on in those buildings. There are
some uses that still need to be segregated, a lumber mill, a tannery, a feed lot. Some
things still need to be pushed out but transect deals with that too, it just gets pushed out to
the sides, but there’s no lines on a map where you put Thomason car lot here, houses
here, and a school here. That doesn’t happen with form-based zoning because it doesn’t
need to. Chair Stempel said that she feels it bring communities together instead of
dividing them.

Clay Glasgow said that one of the best examples are neighborhoods in Brooklyn, not so
much Manhattan, but the Bronx. He said it is a massive boroughs of city with millions of
people and yet there is an infinite number of neighborhoods and communities within
these large cities, it’s almost like small cities within cities. To him that is form-based.
They have the benefit of incredible mass transit and that helps, but that to him is a natural
occurring form-based situation, the really dense cities like that. He said when you get out
west we are very auto centric. He said if you’ve ever been to Houston or Atlanta, it’s just
these concentric circles of 50 lane highways, if you go form-based you don’t get that. The
closest we have to that in Clackamas is the Sunnyside Village. He said in his mind was a
failed experiment, but a good experiment to try. They never got the commercial aspect of
that enough, it’s too close to Portland. It’s a different philosophy and if you can keep that
in mind and go into it with that in mind, and get everything else out of your brain while
you’re reading it, it makes sense. Particularly the transect approach.

Commissioner de AElfweald said that he and Clay Glasgow had talked about this ahead
of time, and there was a comment that it doesn’t limit the choices it expands them and he
had asked you to clarify that because he was looking at that and where it was talking

about 30% opacity on the windows or specific or number of trees being specific, he asked
him to talk about that.

Clay Glasgow, City Planner said that is because form-based planning cares what it looks
like and conventional doesn’t. Conventional zoning cares about what it is, is it a school is
it a car lot is it a hospital. Form-based is what does it look like, not about what’s in it, but
what does it look like. It naturally allows for a lot of mixing whereas in conventional it is
strictly prohibited. The goal is to create neighborhoods, it doesn’t matter how big, like in
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New York City has 11,000,000 people there and you have all these cool little
neighborhoods, right in the middle of the city and a lot of these people never leave their
neighborhood, or if they do it’s like a vacation and it’s only couple of blocks away. He
said he is exaggerating a little bit but not a lot, if you’ve ever spent any time there.
Boston, there are some really great neighborhoods in the middle of Boston.

Commissioner Johnson asked where all of the businesses on McLoughlin will go. Clay
Glasgow said they stay where they are, they are where they belong. He said they have a
really big opportunity to do something really cool with Portland Avenue, it’s already
zoned C2. They’ve got this Portland Avenue development plan with all of these
grandiose whatever’s, focus on your little downtown. Commissioner Johnson said so you
don’t care about what goes in the building. Clay Glasgow said you care less about what
goes in the building, than you care about what the building looks like and how it interacts
with the building around it. Commissioner Johnson said so as long as we have a beautiful
building and it fits in with the buildings around it, we could have a strip club on Portland
Avenue. So in response to his question, yes you could have a strip club in every building.
He said it is a commercial use and he feels the same way about the marijuana.

City Attorney Doughman said it’s not immune to market reality. He said that Sandy did
some of this, they’ve got three commercial zones and three industrial zones, and they
took an industrial district and a commercial district, and for all intents and purposes they
are exact same zone. They really went to, less about this category of permanent uses and
conditional uses, etc., there were certain things that aren’t allowed, and said by in large,
any commercial or industrial use is allowed in those areas, but they’re subject to really
strict design standards. If you’re going to do that, fine we don’t care if you’re going to do
manufacturing or if you have retail, but you’re going to have to have a building that has
design elements that has this amount of parking, that has these amenities. The reality is
that when you setup that prescriptive, or must do, there are a lot of uses and businesses
that are going to go there because it makes a lot of financial sense to go there, and there

are others that don’t and won’t.

Clay Glasgow, City Planner said that the reality of the market is what ultimately drives it
no matter what you do with it. You could have a strip club here right now and the reason
there isn’t one is there isn’t a market for it, and that’s the only reason. He would argue
that the form-based zone would actually discourage that because of the way it has to
work with and fit in with the neighbors around it.

Commissioner Poole asked why their codes are so restrictive, what if they didn’t have
such finite codes in the first place couldn’t more of this automatically happen. Clay
Glasgow said that the whole Oregon land use system back in the 70’s, was for the time
and its time was very forward looking. He would argue that time has come and gone.

City Attorney Doughman said it forces you to analyze industrials land and set aside a
certain amount of industrial land, and look at your commercial land base and set aside a
certain amount of commercial land, and make sure your residential land has these needs
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met. And it’s all well-intentioned but you end up with everything split up into its own
individual zones.

Clay Glasgow, City Planner said that if they want to look at something a little more
forward thinking go to Los Angeles and go to their zoning code. Frankly they are miles
ahead of the Portland area or Oregon, they just came into the game a little bit later. He

said it is way too big of a topic to talk about this late at night but he really hopes and

encourages them to really take a look at it and give it a chance. Because what you have
right now is from the stone ages. And you’ve zoned yourself into little boxes and it limits
creativity, it’s not pretty, and you’ve got an amazing opportunity, particularly with
Portland Avenue and the timing might be right. He said there are parts of this city that
just isn’t realistic to do that. He said that Portland Avenue with all of its buffers back a
couple of hundred feet, this would be a perfect place to try it and see if the market will
support it, and it would really open thlngs up

Commissioner Kremers has a concern about something he mentioned, the word built, he
had said there’ve been many developments built around the smart code plan. So that’s
something that’s new but here we have an existing city, and she asked if this is something
that may generate interest in someone coming in.

Clay Glasgow, City Planner said he thinks it would. He said Portland Avenue is already
leaning this way. He said it’s fairly unique in the area, it’s a cozy little downtown main
street that you’ve got to work with, right in the middle of Portland, and to him that’s a bit
unusual. It presents an opportunity to allow somethings that aren’t currently allowed or
specifically allowed. And it would allow the market and creativity to take a little bit more
of the lead rather than putting a leash around everybody with zoning everybody into a
box.

Commission Chair Tammy Stempel said that with the development coming up in Oregon
City, that Gladstone is in the right place at the right time to tell people come home to
Gladstone. Go ahead and work at the Willamette Falls legacy project, work in downtown,
but come home to Gladstone because we have this small town feel to us and we’ve got
this great downtown core.

Clay Glasgow said I’m sorry but your C2 zone is leaning towards form-based zoning. He
said that their C3 zone blows but it needs to be there and where it is.

Commission Chair Tammy Stempel said she has a question that is a bit off topic. She was
at the economic development commission meeting a couple of weeks ago and everybody
was up in arms about this new legislation they were pushing through that will give all
municipalities an additional 500 acres of industrial land. She asked what came of that and
where are we going to get our 500 acres.

Clay Glasgow, City Planner said that Gladstone has the least amount, at least percentage
wise, of industrial land in all of the solar system. Chair Stempel asked if they are taking it
from somebody. Clay Glasgow said it depends if you want to build an industrial base that

Z:\New Files\PLANNING\2015\Minutes\planning minutes March 17, 2015.doc 22



you don’t have. He said that they can create the conditions that when the market is ready
it will come, it will happen.

Commission Chair Tammy Stempel said they have a lot to digest and work on and said
she is very thankful that Clay Glasgow is so knowledgeable on it.

Commissioner de AElfweald said that one thing on the smart code that caught his
attention was about succession and he asked Clay Glasgow if he could talk about it. Clay
Glasgow said he could not sensibly talk about it in the time they have available.

Clay Glasgow, City Planner said everyone really needs to study through this stuff and
they can talk about it at the next meeting. He said because it is so different and you really
need to be in the right mindset to absorb it. It will require much more time and it will be
easier once everyone is more familiar with it and he will bring examples next month and
it will be much easier to understand being able to see it.

Commissioner de AElfweald said that the two main things he thought about that was,
Portland Avenue for example if it was intrinsic, according to that in 20 years they would

have to bump it up to the next level.

Commission Chair Tammy Stempel said they don’t have to take all of that, and that is a
piece they wouldn’t need.

Clay Glasgow, City Planner said that smart code word for word will never be applied
anywhere. It’s a set of guidelines and you take what you need and what will work and
you make it very specific to your community and that’s one of the best things about form-
based zoning, you can really tailor it to Gladstone. Chair Stempel added, fairly easily too,
which is what she likes about it because instead of having to reinvent the wheel from
scratch the commission has something that kind of walks them through it and they can
adopt it, tweak it, toss it, do whatever they want to with it.

Commissioner Kremers asked if he considers Orenco Station a co-development. Clay
Glasgow said that because of the mass transit aspect, that is one of the ways they sold it.
City Attorney Doughman noted that is has a solid mix of residential and commercial. But
that’s not unique anymore. Commissioner Kremers mentioned Intel being nearby as well.
Clay Glasgow said that was fortuitous timing and location, is why that one worked a little
bit better than some of the other ones, although that one did and still does have significant
issues. He feels they took too big of a bite as well.

Chair Stempel said she is a Disney Land fan and they have that city in Florida that was
based on transect. Clay Glasgow said that was probably the first. Commissioner Poole
said he thought that was Disney World. Chair Stempel said it’s not, it’s actually a city
and she thinks it’s called Celebration. Clay Glasgow said it is actually a community not a
city, and it kind of worked, at least well enough to try to apply it elsewhere, but again the
best way to do this is to tailor it, make it a Gladstone form-based code. It’s not going to
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look like smart code 9.2 but it’s going to have a lot of the elements. Chair Stempel said
she loves the format because it’s so easy to follow.

Commissioner Kirk Stempel said he’s got something for Councilor Sieckmann. He would
like council to look at and straighten out the city boundaries. He feels they are ridiculous.
The lines are so cut up and all over the place, they don’t make sense.

Councilor Sieckmann said in answer to his question what he is actually asking would
require annexing property into the city and most of that is done by request by the property
owners. Once a property owner requests to be annexed in, they are welcomed in and it is
almost impossible to stop. He believes the reason it’s currently chopped up is because
this property owner wanted to be annexed because if I’'m in Gladstone it’s cheaper. So a
lot of that has happened that way. In order to bring in a large section like that would take
a lot of work. City Attorney Doughman said it’s a difficult process without buy-in from
the property owner.

Councilor Sieckmann said he knows they have some real hot topics to deal with but the
council would like the commission to try and come up with a timeline for the code review
as soon as possible.

Chair Stempel asked if Councilor Sieckmann is going to the Main Street Convention.
Councilor Sieckmann he said he believes he is, he was told he was but hasn’t got the
information on it yet. Chair Stempel said it is at the end of the month.

BUSINESS FROM THE PLANNING COMMISSION
Not attended

ADJOURN:

Commissioner Poole moved to adjourn the meeting. Commissioner Kremers seconded. Motion
was passed and the meeting was adjourned at 9:32 pm.

Minutes approved by the Planning Commission this day of )
2015.

Tamara Stempel, Chair

[~ 4
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GLADSTONE PLANNING COMMISSION MEETING MINUTES of April 21, 2015

Meeting was called to order at 7:01 PM.

ROLL CALL:
The following City officials answered roll call: Commissioner Kirk Stempel, Commissioner

Michele Kremers, Commissioner Malachi de AElfweald, Commissioner Les Poole,
Commissioner Kevin Johnson, Chairperson Tammy Stempel.

ABSENT:
None

STAFF:
Jolene Morishita, Assistant City Administrator; David Doughman, City Attorney; Clay Glasgow,

City Planner

Chairperson Stempel made a few comments regarding the duties of the Planning Commission.

CONSENT AGENDA:
Chairperson Stempel asked if anyone had any comments or discussion on the consent agenda.

Commissioner Johnson made a motion to pass the consent agenda. Commissioner de AElfweald
seconded the motion. Passed unanimously.

LETTER OF RESIGNATION FROM COMMISSIONER VEAZEY:
Chairperson Stempel asked when they would be advertising to fill the vacant position. The
information will be included in the newsletter and listed on the City’s website, along with the

application.

CELL PHONE TOWER:
City Councilor Steve Johnson thanked the Planning Commission for their work on the cell phone

tower. He said the questions they raised were all excellent and made his job easier. The Verizon
representative said they will be using batteries and not generators. He’d like to encourage the
Planning Commission, as they look at code review for this item, to consider codifying it
somehow. Verizon has now set a precedent by saying that it can be done and he expects there to
be many more cell phone towers. He hopes to get this into the code very quickly.

City Councilor Kim Sieckmann also thanked the Planning Commission for their hard work on
this and he would also like to get this into the code. Commissioner de AElfweald asked if the
Council made any changes that they should be aware of. The use of diesel generators was
removed from the approval criteria. The other item was the term “mature” plantings. Verizon
will be submitting a landscaping plan to the City Planner and it’s his understanding that they will

use fully grown plants for the buffering.

Chairperson Stempel said that the City Council has asked them for a timeline on when they want
these items accomplished. She and Jolene Morishita have submitted two grants. One was a
$175,000 TGM grant to pay for the Portland Avenue refinement plan, which is going to include

[,
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code review, revision and a design standard. If we get the grant it could have a big impact on our
commercial zone review because we would be able to hire professionals to assist us. The other
grant is the Transportation System Plan grant. We are in a good position to receive both grants
as long we can show them that we can manage them. There is a plan in place for that. The
grants would be available for the next budget, July 1¥. Chairperson Stempel asked Councilor
Sieckmann if the commercial zone piece could be pushed out a little bit more even though that
seems to be what we need most desperately. She doesn’t want to give up the potential of this
money that could help us do it right. Councilor Sieckmann said he didn’t believe that would be
an issue.

WORK SESSION FOR THE GLADSTONE CODE REVIEW:

Telecommunications tower — David Doughman, City Attorney, was asked if there was any more
that we could do to restrict it. He spoke with some co-workers in his firm regarding the topic of
retrofitting the equipment once new technology becomes available. There is a similar case going
through the federal courts right now. The ordinance his firm worked on for the City of Salem is
about as state of the art as it gets in Oregon. It was met with initial resistance, but they worked
through it with the wireless carriers and it was put through without challenge. His co-worker
will get back to him on that. Commissioner de- AElfweald asked about the option of upgrading
the system you already have. David said he thought that was possible. He also spoke with PGE
and their lawyer was very helpful. She was unaware of any exclusivity that PGE has with any
carrier on any pole. Commissioner Johnson said the problem is we’re only allowing them to go
20 feet taller than the existing poles so another carrier can’t come in and want to put antennas on
that same pole because it will be too close to the power line. David Doughman said there could
be practical limitations — engineering problems or mechanical issues. He said his initial
understanding was that Verizon had the exclusive right to put things on any PGE pole — and that
is not correct. Commissioner Johnson asked if PGE isn’t going to limit them, can we limit them
to one company per location? Chairperson Stempel said that we’re already saying that we prefer
co-location over new tower so that may be contradicting what we’re trying to do. David
Doughman said if the goal is to co-locate then we want to make sure there are as many
opportunities to co-locate as possible. Commissioner Poole asked if we can be more restrictive
in certain districts, such as commercial areas. Can we mandate that we have battery back-ups
and see how it goes? David Doughman said you probably could, especially if that didn’t seem to
be an issue for Verizon.

David Doughman asked if the Planning Commission had concerns that there was going to be a
flood of requests now. Chairperson Stempel and Commissioner de AElfweald both said that the
new technology is requiring a cell tower every four blocks in urban areas. David Doughman said
it was a good time to get the code updated. Chairperson Stempel asked which items they needed
to change or look into. Clay Glasgow said they may want to clarify the review process. The
way the code is written now it is a Planning Director review so if the Planning Commission
wants to look at each request the code needs to be changed. Commissioner de AElfweald said
that he liked the way Salem did theirs where there are different classes of permits depending on
which type of install they were doing. It makes it very clear whether it’s an upgrade, a new
install, co-locating, etc., and is a lot more comprehensive than ours. David Doughman
recommended starting with Salem’s ordinance. Chairperson Stempel asked if someone could
email the ordinance to all of them so they can review it before the next meeting. David
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Doughman will email it to Jolene Morishita and she will forward it to the Planning Commission
members. It will be gone over in detail at the next meeting. Chairperson Stempel asked the City
Councilors if they wanted the Planning Commission to go ahead and move this particular Title
17 through and get it done or wait until everything else is hashed out as well. Councilor Johnson
said his preference would be to get this one done first. Councilor Sieckmann asked what the
expense would be. David Doughman said the notice to the State and the public notice would be
a minimal eXpense, but there would be some questions regarding if it would trigger a Measure 56
notice, which is required when you either change the zoning on property or you limit uses that
were previously allowed on the property. Chairperson Stempel suggested they wait until the
next meeting to discuss these issues.

COMMERCIAL ZONE: Clay Glasgow thought it would be a good idea to have a combined
work session with the Planning Commission, the City Council, and the grant people. He said
that Mayor Jacobellis has a lot of ideas. They have applied for a grant for fagade improvements
along Portland Avenue. The Portland Avenue plan will require undergrounding of all utilities,
which will affect cell phone towers. He doesn’t feel that the Planning Commission is ready to
look at Portland Avenue yet because it may be different than what the Mayor and the City
Council wants. Chairperson Stempel said a joint work session may be the perfect idea so that
we’re moving forward on the same path. Commissioner Johnson suggested the professionals
that are paid from the grant be involved in this meeting. Chairperson Stempel said that they need
to find out from City Council if they want the Planning Commission to do this and to what extent
and then they can make that determination. She will contact the Mayor and City Administrator
to schedule a joint work session. Commissioner Stempel suggested having Code Enforcement

Officer Sean Boyle attend any meetings that would apply to him.

BUSINESS FROM THE PLANNING COMMISSION:

Clay Glasgow had a pre-application involving the piece at Arlington and Portland Avenue. He
said it’s a gateway piece to the actual downtown. There will be a roof garden and greenhouse
on the second floor balcony. The top floor is one apartment occupied by the owners, the second
floor will be three apartments, and there will be two or three commercial tenants on the bottom
floor. The zone limits the height to 35 feet. They have under-structure parking. They want to
cantilever the balconies over the property line/right of way. The way the code is written the
property line is horizontal and vertical and it allows zero setbacks in the C-2 zone along Portland
Avenue, but doesn’t allow negative setbacks. His question is would you be willing to pursue a
text amendment to allow that? There were no objections. There was a discussion.

Commissioner Stempel asked if anyone had any objections to meeting earlier, like 6:30. No one
had any objections.

Commissioner Stempel made a motion to change the meeting start times to 6:30 PM.
Commissioner Poole seconded the motion. Motion passed.

The new meeting time will begin next month.

ADJOURN: Commissioner Kremers made a motion to adjourn the meeting. Commissioner
Poole seconded. Motion was passed and the meeting was adjourned at 8:10 PM.
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Minutes approved by the Planning Commission this day of
2015.

Tamara Stempel, Chair
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GLADSTONE PLANNING COMMISSION MEETING MINUTES of June 16, 2015
Meeting was called to order at 6:31 PM.

ROLL CALL:
The following City officials answered roll call: Commissioner Kirk Stempel, Commissioner

Malachi de AElfweald, Commissioner Linda Neace, Commissioner Kevin Johnson, and
Chairperson Tammy Stempel. Late arrival: Les Poole 6:35.

ABSENT:
Commissioner Michele Kremers - unexcused

STAFF:
Jolene Morishita, Assistant City Administrator; David Doughman, City Attorney; Clay Glasgow,

City Planner

Chairperson Stempel made a few comments regarding the duties of the Planning Commission.

CONSENT AGENDA:
There was no discussion. Commissioner Neace made a motion to accept the consent agenda.

Motion was seconded by Commissioner Kirk Stempel. Motion passed unanimously.

REGULAR AGENDA:
1. Public Hearing: Z0179-D: Design Review. Renovations to Existing Mazda of Gladstone,

19405 McLoughlin Boulevard, LRS Architects:

Commissioner de AElfweald was the only commissioner who has not visited the site.
There were no questions/challenges from the audience. City Planner Clay Glasgow
presented the staff report. Commissioner de AElfweald had questions regarding
materials being used, signage, and parking spaces. City Planner Glasgow clarified.
Chairperson Stempel asked about changes being made without prior approval and if those
would be brought back before the Planning Commission. City Planner Glasgow said that
he will be checking on the progress. Commissioner Poole wanted the contractors to take

into consideration the noise levels for nearby residents.

Applicant: Rocco Terry, a representative from the Smith Auto Group, said that the
materials they will be using are very high-end. They are willing to add landscaping.
Daniel Drake from LRS Architects went over a list of the building materials.
Mike Funk, Fire Marshall, asked if they could make the address number larger.

Public Testimony: None.

Commissioner Johnson made a motion to close the public hearing. The motion was
seconded by Commissioner Neace. Motion passed unanimously.

Discussion: Everyone agreed that the plan looks great.
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Commissioner Poole made a motion to approve the application Z0179-D for the
renovations to Existing Mazda of Gladstone. Commissioner de AElfweald made a motion
to revise the motion to approve the application Z0179-D and to include the addition of
Item #8, the applicant to work with the Fire Department regarding address signage in
order to deal with the safety issues. Motion was seconded by Commissioner Poole.
Motion passed unanimously.

2. Public Hearing: Z0185-15-C & D: Conditional Use/Desion Review, Tri-Plex. Subject

property is zoned R-7.2. Single-Family Residential and located at 19105 Oatfield Road,
between Heather Way and Kenmore Street.
City Planner Glasgow presented the staff report. This is essentially the same plan that
was approved in 2007, but had expired. He had a question regarding windows.
Commissioner de AElfweald asked if the parking was going to change. Mr. Glasgow
said that it would. Commissioner Johnson had questions regarding exterior walls and
sewage lines. Both are required under City code. Mike Funk, Fire Marshall, had some
concerns regarding the 150 ft. limitation requirement for fire hoses and the
approach/accessibility. He would also like to ask for address numbers on the garages.
There was a discussion regarding sidewalk/driveway strength and traffic/visibility. With
the exception of Commissioner de AElfweald, everyone has been by the site.
Applicant: Dale Crittenden, the owner of the property, said they would honor all the
requests that were brought up. He said this may not be the final plan. It was agreed that
the Planning Commission would make their final decision at the next meeting when Mr.
Crittenden presents them with a final plan.

Commissioner de AElfweald made a motion to hold over Z0185-15-C &D until the July
21%, 2015 meeting when the applicant can present a final plan, including site elevations,
and work with the Fire Department and Public Works regarding the issues discussed.
Motion was seconded by Commissioner Neace. Motion passed unanimously.

3. Work Session: Gladstone Code Review — City of Salem’s Ordinance — Wireless
Communications Facilities.
Commissioners went over the code and discussed changes that needed to be made.
City Attorney Doughman will send a revised version of the ordinance to Commissioners
for their review and schedule a hearing in August.

BUSINESS FROM THE PLANNING COMMISSION

There was a discussion regarding garage sales. Other cities have better ordinances to address
issues. Mr. Glasgow suggested taking it out of “Nuisance” and putting it under Title 17. Other
cities require a permit and charge a fee.

There was a discussion regarding the agenda items coming up at the next meeting.

ADJOURN
Commissioner Neace made a motion to adjourn the meeting. The motion was seconded by
Commissioner de AElfweald. Motion passed unanimously.

-

O
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‘Meeting adjourned at 8:29 PM.

Minutes approved by the Planning Commission this
2015.

Tamara Stempel, Chair
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II.

II1.

Vicinity Description: This area along Portland Avenue/Arlington Street is a
mix of commercial and residential uses. Immediately north of the subject is in
commercial use. East, across Portland Avenue is also commercial (dentist
office.). South, across Arlington is currently in residential use. West of the
subject is a house, then further west commercial. ~ Subject property has been
vacant over ten (10) years. Typical urban infrastructure is in place to serve the

proposal.

FINDINGS

This request is subject to Chapter 17.18, C-2, Community Commercial
District; Chapter 17.80, Design Review; and Division IV, Development
Standards of Title 17 of the Gladstone Municipal Code (GMC).

CONCLUSIONS

Planning staff has reviewed this request in reference to the applicable
provisions of the GMC. Based upon this review, staff makes the
following conclusions:

1. Chapter 17.80 of the GMC establishes the requirements for design
review. Pursuant to Subsection 17.80.021(1), site development in the
C-3 zoning district is subject to design review.

Section 17.80.061 lists submittal requirements for Design Review. The
application as submitted satisfies these requirements.

Section 17.80.100(1) provides for approved design review to remain
valid for one year. If construction has not begun by that time, the
approval may be renewed once by the Planning Commission for not
more than one year.

2. Chapter 17.18 of the GMC establishes basic requirements for the
Community Commercial District. Section 17.18.020 identifies uses
permitted outright in the District, and includes Mixed use development
as proposed through this application. “Mixed Use” is defined by the
Gladstone Code to include mixed commercial/residential use. This

criterion is met.

Section 17.18.050 establishes Limitations on Use, and includes specific
requirements for development along Portland Avenue. The proposal
includes ground floor windows and primary entrance along Portland
Avenue as required through this section. Other limitations as listed are

met.



Section 17.18.060 discusses dimensional standards. Building setbacks
and height standards are met with this proposal. Off-street parking
meets required setbacks from property lines.

Staff is able to find applicable standards from Chapter 17.18 of the
GMC are met with this proposal.

Chapter 17.44 of the GMC identifies standards for building siting and
design.

These standards apply to all development that is subject to Design
Review.  Section 17.44.020(1) deals with siting specifically, and
requires that, where there are no conflicts with other design standards
or requirements in Title 17, to site buildings to maximize solar access
where practical, using such techniques as maximizing east-west street
length; orienting buildings within twenty degrees of true south as well
as maximizing their south-facing dimension; placing higher buildings
on the north portion of the site while protecting solar access for
adjacent sites, and placing major yard spaces on south side of buildings.

The subject property is roughly square in shape. Applicant states and
site plan information bears out that the building will be oriented in
such a way and with windows placed so as to take advantage of solar
exposure.

Section 17 .44.020(2) requires buildings to have energy efficient
designs.

The proposed design includes abundant windows to provide natural
lighting. The building will be required to meet the energy codes of the
Oregon Structural Specialty Code, which will be evaluated through the
building permit process (as designed this will exceed those
requirements.)

Section 17.44.020(3) of the GMC addresses compatibility in building
design. This subsection encourages the arrangement of structures and
use areas to be compatible with adjacent developments and surrounding
land uses.

The proposed building will be somewhat more massive than others
along Portland Avenue, though it is designed to be compatible and
“blend in” with adjacent developments and surrounding land uses.
The mixed-use nature will further this compatibility. The structure is
designed to enhance the pedestrian experience along Portland Avenue,
as discussed by the applicant.

Section 17.44.020(4) of the GMC deals with building materials. That
Section requires buildings be constructed using high-image exterior



materials and finishes such as masonry, architecturally treated tilt-up
concrete, glass, wood or stucco. Screening of roof-mounted equipment
is also discussed in this section.

Refer to submitted building elevations for detail. As shown and
discussed by the applicant this criterion is satisfied.

Section 17.44.020(5) of the GMC establishes lighting standards.
17.44.020(6) establishes illumination level standards. It requires all on-
site lighting to be designed, located, shielded ore deflected so as not to
shine into off-site structures or impair the vision of the driver of any
vehicle.

Applicant notes lighting for the sidewalks and parking areas will be
provided by wall mounted fixtures. Fixtures used will not created light
trespass beyond property lines and will promote dark skies.

Section 17.44.020(7) regarding equipment and facilities establishes that
all utility lines shall be placed underground. All roof-mounted fixtures
and utility cabinets or similar equipment, which must be installed above
ground, shall be visually screened from public view. A condition of
approval shall require compliance with this subsection for new utility
lines, roof-mounted fixtures, utility cabinets or similar equipment
installed aboveground.

Section 17.44.020(8) regarding trash disposal and recycling collection
requires new construction to incorporate functional and adequate space
for on-site storage and efficient collection of mixed solid waste and
source separated recyclables prior to pick-up and removal by haulers.

The proposed plan identifies a recycling/trash enclosure, discussed as
being a 6’ high masonry structure with steel framed gate. A condition
of approval will require the applicant submit a letter to the file from the
franchise hauler indicating approval of a plan for trash/recline storage
and collection.

Section 17.44.024 establishes design standards for nonresidential
construction. These provisions require that new, non-residential
buildings, with the exception of buildings housing institutional,
warehouse or manufacturing uses shall be subject to the following
design standards:

(1) Ground floor windows. Ground floor windows shall be required
on walls fronting a public street and shall comply with the following
standards:

(a) The windows shall cover at least 50% of the length and 25% of the
ground level wall area. Ground level wall areas include all exterior
wall area up to nine feet above the finished grade. The bottom of
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required window shall be no more than 4 feet above the adjacent
exterior finished grade.

(b) Required windows shall be windows that allow views into work
areas or lobbies, pedestrian entrances or display windows set into the
wall. Display cases attached to the outside wall shall not qualify.

Applicant provides response to this criterion in the form of drawings
and colors/materials. First floor elevation along Portland avenue is
shown as having multiple pedestrian oriented store-front type windows,
meeting/exceeding dimensional requirements. That portion fronting on
Arlington also meets these standards.

Staff finds the proposal as submitted satisfies applicable provisions
from Chapter 17.44 of the GMC, Building Siting and Design.

Chapter 17.46 of the GMC identifies landscaping standards and states
that these standards are applicable to all developments subject to design
review.

Subsection 17.46.020(1) requires a minimum of fifteen percent of the
lot area be landscaped.

This is a 10,000 square foot parcel, requiring a minimum of 1,500
square feet of landscape. The site is relatively small and the proposed
development relatively dense. As shown on submitted site plans and
discussed in the narrative, the minimum required landscape area will
still be exceeded, in part through the use of a rooftop terrace and
greenhouse above the garages (see site plans.) A condition of approval
is warranted to require submission and approval of a landscape plan
showing satisfaction of this subsection.

Subsection 17.46.020(2)(a) requires that a parking or loading area
providing ten or more spaces shall be improved with defined
landscaped areas totaling no less than ten square feet per parking space.
This does not apply to this proposal.

Subsection 17.46.020(3) requires that provisions for irrigating planting
areas be made where needed. A condition of approval to this effect is
warranted.

Subsection 17.46.020(4) requires landscaping to be continuously
maintained. This standard can be met with conditions.

Subsection 17.46.020(5) pertains to the planting of trees under
overhead utility lines or near sidewalks or curbs.



Three (3) street trees will be planted along Portland Avenue and two
(2) along Arlington.

Subsection 17.46.020(6) indicates that sight-obscuring plantings,
fencing or berming may be required to screen parking lots, outdoor
storage or other unsightly features from the road or neighboring
properties. This should be discussed by the Planning Commission.

Subsection 17.46.020(7) pertains to grading and states, “The natural
form of the site shall be preserved insofar as practicable unless berming
or contouring of land is required.”

The site itself will see minor changes but no fill/grading. Subsection
17.46.020(8) requires that land within the public right-of-way not
developed as sidewalks or driveways be landscaped and maintained by
the abutting property owner. The proposal meets these conditions.

Subsection 17.46.020(9) provides for street trees to be required of any
development and states that, if planted, street trees shall be of a species
compatible with the width of the planting strip and nearby street tree

species.

The narrative submitted with the application states three (3) street trees
will be planted along Portland Avenue and two (2) along Arlington.
Actual landscape plan does not reflect this. This should be clarified at
the Planning Commission hearing. The County Arborist will be
consulted prior to approving species of street tree (o ensure
compatibility.

Chapter 17.48 of the GMC regulates off-street parking and loading. At
time of construction, enlargement or change of use of any structure ore
development subject to Design Review, and except as provided for in
the C-2 District, off-street parking spaces shall be provided as
described in this Chapter unless greater requirements are otherwise
established in the Gladstone Code.

Based on use types/square footage, a minimum of 15 parking spaces
are required for the development. Applicant responds at length to this
criterion, to include a request to reduce required parking by 25% (4
spaces). Logic being this is an infill property on a major transit street
intersection and Portland Avenue has adequate on-street parking to
support the anticipated retail use. It is expected the upper level
residences will share the parking space provided on site having off-
peak hours from the projected retail development. This Chapter of the
GMC provides for the Planning Commission to consider up to twenty-
five (25%) reduction in parking, per Section 17.80.090 (minor
exception).




Section 17.48.040(1)(a) requires parking and loading areas to be paved
with asphalt and/or concrete meeting city standards, maintained
adequately for all-weather use and so drained as to avoid flow of water
across public sidewalks. This standard is met.

Section 17.48.040(1)(c) requires areas for standing and maneuvering
vehicle, other than for the off-street parking and storage of truck
tractors and /or semi trailers, to be paved. Not applicable.

Section 17.48.040(2)(a) states that required parking spaces must be
located within two hundred feet of the building or use they are required
to serve. This standard is met.

Section 17.48.040(2)(b) states that required parking shall be provided in
the same zoning district or a different zoning district of a more
intensive use. Required parking is parking are within the same zoning
district.

Section 17.48.040(2)(c) prohibits parking for a commercial or industrial
use from being located in a residential district except in the case of a
conditional use. As noted above, all parking will be located in the C-2
district.

Section 17.48.040(2)(d) requires groups of more than four parking
spaces to be permanently marked and so located and served by
driveways that their use will require no backing movements or other
maneuvering within a street right-of-way other than an alley. This
standard it met as shown.

Section 17.48.0402)(f).(g) and (i) establish the minimum width of
access aisles and the minimum dimensions of parking spaces. The
parking lot proposal has the required 24 feet aisle width for 90 degree
parking spaces.

Section 17.48.040(2)(h) requires parking areas to be designed to the
maximum extent practicable, to avoid large, umnterrupted rows of
parking spaces. Not applicable.

Section 17.48.040(3)(b),(c) and (d) establish requirements for loading
areas and states, in part — buildings or structure to be built which
receive and distribute material or merchandise by truck shall provide
and maintain off-street loading berths in sufficient numbers and size to
adequately handle the needs of the particular use.

As noted, this is a relatively small site. Based on typical size for a
truck loading berth along with required maneuverability, development



potential would be limited if a berth is required. Staffis of the mind the
commercial element does not rise to the level requiring a permanent
loading berth, and, in fact if a berth was to be required the useable
portion of the site would fall well below that which would need a
loading berth. Planning Commission should discuss this issue.

Section 17.48.050 establishes requirements for bicycle parking. Bicycle
parking is proposed to be lighted and under cover at the arcade at the
parking lot side of the building. A standard powder coated steel loop
type bicycle rack for (4) bicycles is proposed. Additional bicycle
parking for residential tenants can be accommodated in the oversized

automobile garages.

Chapter 17.50 of the GMC establishes the requirements for vehicular
and pedestrian circulation. Subsection 17.50.020(1) requires that
provisions be made for the least amount of impervious surface
necessary to adequately service the type and intensity of proposed land
uses within developments as well as providing adequate access for
service vehicles. Based on submitted site plan information, staff is able
to find that impervious surface is limited to that required by other
sections of the Code and the urban nature of the site. This standard is

met.,

Subsection 17.50.020(2) requires provisions to be made, when feasible,
for a separation of motor vehicular, bicycle and pedestrian traffic.
This standard is met.

Subsection 17.50.020(3) requires curbs, associated drainage and
sidewalks within the right-of-way or easement for public roads and
streets.

Applicant notes sidewalks/curbs will be repaired and/or replaced as
required.

Subsection 17.50.020(4) requires provisions to be made to
accommodate any increased volume of traffic resulting from the

development.

Minimal traffic volume expansion is expected to occur as a result of
this development.  Existing transportation network functions at
acceptable levels.

Subsection 17.50.020(5) requires provisions to be made for the special
needs of the handicapped. This Subsection is met as shown.

Subsection 17.50.020(6) pertains to pedestrian access. This Subsection
is met with the proposal.
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Subsection 17.50.020(7) deals with new development requiring full site
design review that, when completed, generate an average daily traffic
count of 1000 trips or greater. In such case, a transit stop shall be
provided. There is no evidence to indicated this proposal will result in

‘an ADT of 1000 trips or greater.

Section 17.50.040, Streets and Roads Generally: Many portions of this
Section do not apply.  Right-of-way is adequate along Portland
Avenue and Arlington Street, and full improvements are in place for all
expected modes of transport.

Applicable portions of this criterion are met.

Chapter 17.52 of the GMC establishes sign requirements. No
information has been provided relative to signs. A condition of
approval will require signage to meet requirements from Chapter 17.52.

Chapter 17.54 of the GMC establishes clear vision requirements. These
standards will continue to be met and maintained.

Chapter 17.56 of the GMC establishes drainage requirements.
Applicant to work with city regarding any new impervious surface.

Chapter 17.58 of the GMC establishes standards for grading and fill
and requires enforcement of the Uniform Building Code (UBC). The
city contracts with Clackamas County for administration of grading
permits. The county enforces its own Excavation and Grading
Ordinance in lieu of Chapter 70 of the UBC. No additional grading has
been proposed.

Chapter 17.60 of the GMC establishes requirements for utilities. All
utilities shall be installed consistent with the standards of this Chapter.

REQUEST FOR COMMENTS:

City of Gladstone Public Works, Gladstone Fire,

RESPONSES RECEIVED:

Gladstone Fire Department: The Fire Department does not have any problems with
the proposed new 3 story Commercial/Residential building.



The project has been checked for accessibility and found to be OK.

The proposed building is planned to be fully sprinkled. The FD will continue to have
open conversation with the builder as to the FDC location and fire hydrant location.
The owner/builder must be aware that the building may require a fire hydrant on the
same side of the street as the new building without blocking a street.

Sprinkler system should be planned to be sized so as to not limit the type of
commercial business allowed on the first floor.

Landscaping should not be placed in areas that will prohibit access to the 2™ and 3
stories in the event of window rescue.

The new building will need to comply with all local fire, building, and life safety
codes. All permits need to be obtained prior to starting new construction.

No other comments received as of this report.

IV. RECOMMENDATION

The Planning Commission is authorized to approve design review applications
pursuant to Subsection 17.94.060(2)(c) of the GMC. Planning staff
recommends the Planning Commission approve this application for design
review, based on the submitted application materials, subject to the following

conditions:

1. This approval shall remain valid for one year following the date of
approval. If construction has not begun by that date, this approval shall
expire unless the Planning Commission pursuant to Section 17.80.100
of the GMC grants an extension.

2. The applicant shall obtain required permits from Clackamas County.
The applicant shall comply with the requirements of the permits.

3. New mechanical equipment and garbage receptacles shall be screened
as required by the GMC.
4. On-site lighting shall comply with Subsections 17.44.020(4) and (5) of

the GMC, including compliance with IES standards as demonstrated
in an engineered site light plan which must be submitted to staff.

5. New utility lines shall be placed underground unless prohibited by the
utility service provider. New roof-mounted fixtures and utility cabinets
or similar equipment shall be visually screened from public view as
required by GMC Subsection 17.44.020(6).

10




10.

11.

12.

13.

14.

15.

The applicant shall submit a letter to the city from the franchise hauler
indicating approval of a plan for trash/recycling storage and collection.
Alternatively, the applicant may submit calculations demonstrating
compliance with the minimum standards method described in GMC
Subsection 17.44.020(7).

Landscaping shall be continuously maintained. Landscape
maintenance shall be the responsibility of the owner. Street trees to be
as approved by County arborist.

Signs for the use shall comply with Chapter 17.52 of the GMC

This approval is subject to the development complying with the
provisions of the Americans with Disabilities Act (ADA

‘Construction of storm drainage improvements associated with the

development shall be consistent with city standards and comply with
the drainage requirements of the plumbing code administered by
Clackamas County.

Water and sanitary sewer improvements shall be constructed to city and
Tri-City Service District standards, respectively. Plans to be submitted
to the city for approval prior to construction and utilities shall be
developed in accordance with the requirements of Chapter 17.60. For
sanitary sewer, the development is subject to the rules and regulations
and standard specifications of Tri-City Service District. This property
may be subject to a System Development Charge (SDC) for additional
impacts to the system. Contact City of Gladstone. This property is not
allowed to connect directly into the Tri-City force main.

For storm drainage: the site is located within the Gladstone City limits.
WES provides the erosion control plan review for this area. An erosion
control plan is required to be submitted to Water Environment Services
for review and shall be implemented prior to and throughout the
construction period.

Applicant to submit letter to the city from the Fire Department
indication all requirements from that agency have been satisfied.

Final certificate of occupancy shall not be granted until all conditions
of the design review approval have been met.

Any changes in the approved design review plans shall be submitted
and approved prior to execution. Any departure from the approved
design review may cause revocation of building permits or denial of the
final certificate of occupancy.

11
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PROJECT SUNMMARY

The project consists of a new mixed use infill building to replace a building that burned down over
10 years ago. The project will consist of 3,436 sq. fi. of retail space and 3 private garages on the
main level facing Portland Ave. The second level will have two luxury apartments and a rooftop
terrace/ garden above the garages. The third level will have a penthouse apartment to be occupied
by the Building Owners.

The building exterior will be brick with cast stone accents at the main level and traditionally detailed
cement board siding at the upper levels to emulate historic wood siding. The roof will be pitched
with gable and shed accents and clad with a durable concrete tile with a slate appearance.
Windows at the main level will be pre-finished aluminum storefront and upper level windows will be
fiberglass/ wood composite units. Balconies with ornamental iron guardrails will project from the

second and third floors.




PROJECT INFORMATION

Site Address: 220 Portland Ave, Gladstone, Oregon
22E20CA, Tax Lot 2300

Site Area: .23 Acres
Zone: c-2

Proposed Building Area:

Main Level: 3,436 sq.ft.  (Retail- M 6ccupancy)
335sq.it.
1,286 sq. ft.  (Private Garages- U occupancy)
Second Level: 4,159 sq.ft. (Apartments- R-2 occupancy)
Third Level: 4,308 sq. ft. (Apartment- R-2 occupancy)
Total Building Area: 13, 524 sq. ft.

Compliance with Gladstone City Code by Section
Division Il. Zoning Districts

17.18.010 C-2 Zone Purpose.

The purpose of a C-2 district is to implement the comprehensive plan and to provide for the establishment
of a community shopping center serving most of the occasional retail and specialty shopping needs of area
residents and thus service a much larger area and a much larger population than is served by the C-1, local
commercial district.

The proposed development with provide space for specialty retail or restaurant use in an attempt to
stimulate more redevelopment and commercial use of the historic downtown area along Portland
Ave.

17.18.020 Uses allowed outright.

In a C-2 zoning district, the following uses and their accessory uses are allowed outright:
(1) Retail trade establishment, except when listed as a conditional use.

(2) Business, governmental or professional office.



(3) Medical clinic.
(4) Financial institution.

(5) Personal and business service establishments such as a barber shop, tailoring shop, printing shop,
laundry or dry cleaning, sales agency, or photography studio, except as listed as a conditional use.

(6) Eating or drinking establishment.
(7) Hotel or motel.
(8) Small appliance repair including radio, television and electronics repair.

(9) Community service facility such as a fire station, library, community center, park, utility facility or

meeting hall.
(10) Mixed use development.

The proposed mixed use development is a use allowed outright without any Conditional Use
required.

17.18.030 Residential accessory uses.

Accessory uses allowed in a residential zoning district shall be allowed in connection with single- family,
two-family and multi-family dwellings in this zoning district. Such accessory use shall comply with the
standards applicable to accessory uses allowed in the R-5 zoning district.

The accessory uses allowed for private garages and outbuildings (proposed greenhouse) will be in
compliance with the standards for accessory uses allowed in the R-5 zone as proposed.

17.18.040 Conditional uses allowed.

In a C-2 zoning district, the following uses and their accessory uses are allowed subject to GMC Chapter
17.70 (conditional uses):

(1) Automobile service station.

(2) Dwelling subject to GMC Subsections 17.12.050 (1) through (5) except that the minimum lot area
for a two-family dwelling shall be five thousand square feet.

(3) Funeral home.
(4) Small scale amusement or recreational facility such as a billiard or pool hall.
(5) School and associated buildings, structures and facilities.

(6) A use listed as a permitted outright use but not meeting the limitations of GMC Section 17.18.050
(limitations on use).

(7) Planned unit development (PUD).

(8) Foster homes.




(9) Day care center.
(10) Recreation vehicle park, subject to GMC Section 17.62.100 (recreation vehicle park).

(11) Business activities conducted in conjunction with a use allowed outright under GMC Section
17.18.020 (uses allowed outright), not conducted wholly within an enclosed building and not specifically
provided for under GMC Subsections 17.18.050(1) through (3).

(12) Uses operating between 12:00 a.m. and 5:00 a.m.
Chapter does not apply. No Conditional Use is being sought as part of this proposal.

17.18.050 Limitations on use.

All business activities, including service, repair, processing, storage and merchandise display shall be
conducted wholly within an enclosed building except for the following:

(1) Drive-through windows accessory to a use allowed outright;
(2) Outdoor play areas accessory to a community service facility;

(3) Display of merchandise along the outside of the walls of a building provided such display does not
extend more than three feet (3') from the walls and-does not obstruct required pedestrian or bicycle access,
emergency access or off-street parking areas; and

(4) Activities approved in conjunction with a conditional use allowed under GMC Section 17.18.040
(conditional uses allowed).

(5) The following limitations apply to-developments along Portland Avenue:

(a) All development shall provide ground floor windows along Portland Avenue. Required window
areas must be either windows that allow views into working areas or lobbies, pedestrian entrances or display
windows. Required windows may have a sill no more than 4 feet above grade. Where interior floor levels
prohibit such placement, the sill may be raised to allow it to be no more than 2 feet above the finished floor
level, up to a maximum sill height of 6 feet above grade.

(b) All buildings shall have their primary entrances face Portland Avenue. Primary entrance is defined as
the principal entry through which people enter the building. A buxldmg may have more than one primary entry,
as defined in the Uniform Building Code.

(6) The use of Portable Storage Containers as defined in Chapter 5.22.

All business activities are anticipated to be entirely contained within the proposed structure with no
drive thru use or conditional use is sought. This building will front Portland Avenue and have
approximately 73% of this 98' frontage with glazing at grade level or less than 30" above the
sidewalk level. Primary entrances for all retail spaces will front Portland Ave. The lobby for the
upper level residential units will be accessed from the parking lot. No portable storage containers
will be utilized other than needed for secure storage during construction.

},é}(‘“‘%
-



17.18.060 Dimensional standards.

Except as provided in GMC Chapter 17.38 (planned unit development), Chapter 17.72 (variances), and
Chapter 17.76 (exceptions), the following dimensional standards shall apply in a C-2 zoning district:

(1) Setbacks. There shall be no minimum setback requirements, except a maximum setback of five feet
(5') shall be maintained along Portland Avenue frontages.
The new building is proposed to be setback 1' from Portland Ave, Arlington St and the adjacent property to the
northwest.

(2) Off-Street Parking. The boundary of any area developed or intended for off-street parking shall be
located a minimum of five feet (5") from all property lines. An exception to the minimum setback standard for
off-street parking shall be made for existing parking when the use complies with GMC Section 17.18.070 (off-

street parking standards).
Off street parking will be located 5' from Arlington St and 10’ from the adjacent residential property to the
southwest to provide a landscape buffer, required landscaping and on-site stormwater mitigation.

(3) Building Height. The maximum building height shall be thirty-ﬁve feet (35". This restriction may be
varied as follows:

(a) Maximum building height may be increased by one (1) story if the building is provided with an
approved automatic sprinkler system throughout as provided in Section 506 of the Oregon Structural Specialty
Code or its successor;

(b) Vertical projections such as chimneys, spires, domes, elevator shaft housings, towers, aerials,
flagpoles and similar objects not used for human occupancy are exempt from the maximum building height
standard;

(¢) Maximum building height may be increased if the city fire department reports that it possesses

_sufficient fire-fighting capability to provide emergency response to a structure of the height proposed.

A building height of 53' is proposed to accommodate a pitched roof and three stories. The building will be
fully sprinklered. The fire marshal has given preliminary approval for this increase in building height given
the location and fire department access and apparatus at their disposal.

(4) Equipment Setbacks. There shall be no minimum setback requirements for central air conditioners,
heat pumps and similar equipment except when a lot line abuts a residential zoning district, in which case the
minimum setback requirement from the lot line abutting the residential zoning district shall be ten feet (10).

All mechanical equipment will be located at least 10 from the residential property located to the northwest of
this property.
(5) Density. Residential density shall not exceed that allowed in the R-5 zoning district.

A density of 1 dwelling unit/ 2,500 s.f. lot area is allowed in the R-5 zoning district. This property of 10,019
sq. ft. allows a maximum of 4 dwelling units. Three individual dwelling units are proposed.

(6) Hotels and Motels:
(a) The minimum lot area shall be five hundred (500) square feet per dwelling unit;

(b) The minimum frontage shall be one hundred feet (100").




Criterion do not apply. No hotel or motel is proposed.

(7) Eences and Walls. The following standards shall apply to fences and walls of all types whether open,
solid, wood, metal, masonry or other material.

(a) When located between the front lot line and the front building line, fences and walls shall not exceed
three feet (3") in height.

(b) Fences and walls not subject to Subsection (7)(a) of this Section shall not exceed six feet (6") in
height. '

(c) An exception may be granted to the maximum fence or wall height standards pursuant to review of
an application for conditional use; alteration, expansion or change of use of a nonconforming use; or design
review and when an exception is found necessary to provide adequate screening for the use.

(d) Fences and walls shall comply with GMC Chapter 17.54 (clear vision).
A 6" highwood fence is proposed from the garage to the northwest property corner and along the westerlji
property line to a point 20’ from Arlington St to screen the existing residence. A wood fence is proposed since
this residence is zoned C-2 and likely to be redeveloped in the future.

17.18.070 Off-street parking sta'nkda;rds.

(1) Where one commercial use allowed-outright is substituted for another in an existing building and the
building is not expanded by more than ten percent (10%) of the floor area used for commercial purposes-on
January 1, 1980, no more off-street parking shall be required than was possessed by the previous commercial
use. Where successive expansions of a building.are proposed, the total area of all expansions shall not exceed
the ten-percent (10%) standard.

The proposed building is not an expansion of an existing building. Proposed parking will meet current
standards for new development.

(2) When an existing residence in the C-2 zoning district along Portland Avenue is converted to
commercial or mixed use development, additional off-street parking shall not be required, subject to the
following standards:

(a) The new commercial use shall not exceed a “B” occupancy rating as described in the Oregon
Structural Specialty Code or its successor and shall be identified in GMC Section 17.18.020 (2), (5) or (8);

(b) Signs shall be on-building and indirectly illuminated;
(c) The use shall generate low traffic volumes and require minimal off-street parking; and
(d) Structures and landscaping shall retain a residential appearance.

Criterion is not applicable. Project does not involve any existing residential use.

17.18.080 Exceptions in case of large scale development.

The standards and requirements of the regulations of this section may be modified by the Planning
Commission in the case of a plan and program for a planned unit development, or a large scale shopping
center, providing the modifications are not detrimental to the public health, safety and welfare and providing




the Planning Commission determines there is provision for adequate public spaces and improvements for the
circulation, recreation, light, air and service needs of the developed tract and its relation to adjacent areas and
for such covenants or other legal provisions as will assure conformity to and achievement of the plan.

This code section does not apply. No planned unit development or large scale shopping center is proposed.

Division lll. Land Divisions and Property Line Adjustments

This Division does not apply. No land division or property line adjustment is proposed.

Division IV. Development Standards
17.42 General Provisions

17.42.010 Purpose.

This chapter sets forth the general standards for development of property and associated facilities within
the city. The purpose of these chapters is to:

(1) Carry out the comprehensive plan with respect to development standards and policies.

(2) Promote and maintain healthy environments, protect against noise, air and visual pollution, and
minimize development impacts upon surrounding properties and neighborhoods.

(3) Allow for incentives and flexibility within development requirements.

This proposed infill development is designed to comply with the City of Gladstone Comprehensive Plan and
development standards. ‘

17.42.030 Improvements.

Improvements installed by a developer, either as a requirement or at his or her option, shall conform to
the standards of this title, GMC Chapter 12.02 (street excavation requirements) and to any supplemental
design and construction specifications adopted by the city for such improvements. Improvements shall be
installed in accordance with the following procedure:

(1) Improvement work shall not begin until plans have been checked for adequacy and approved by the
city. :

(a) To the extent necessary for evaluation of the proposal, the plans may be required before land use
approval is issued.

(b) Plans shall be prepared in accordance with the requirements of the city.
All improvements within the Public Right of Way necessary for this project will be constructed per City
standards in accordance with plans prepared a registered civil engineer and approved by the City of
Gladstone.

(2) Improvement work shall not begin until the city has been notified, and if work has been discontinued
for any reason, it shall not be resumed until the city has been notified.

All public improvements will be coordinated and scheduled with the City.




(3) Improvements shall be constructed under the inspection and to the satisfaction of the city.

(a) The city may require changes in typical sections and details in the public interest if unusual
conditions arise during construction to warrant the change.

All improvements related to this project will be inspected and accepted by the City prior to project completion,
including any modifications required by the City if unusual conditions arise during construction.

17.44 Building Siting and Design
17.44.010 Applicability.

Building siting and design standards shall apply to all development that is subject to design review.

This development is subject to design review and the requirements. of this section.

17.44.020 Genera_l stand_ards,

Building siting and design standards are as follows: .

(1) Siting. Where there are no‘conflicts with other design standards or requirements in this Title, site
buildings to maximize solar access where practical, using such techniques as:

(a) Maximizing east-west street length so that principal building fagades will face south;

(b) Orienting buildings within twenty degrees of true south as well as maximizing their south-facing
dimension; :

(c) Placing higher buildings on the north portion of the site, while protecting solar access. for adjacent
sites;

(d) Placipg rhajor yard ‘spageé on south side of Buildings.

The proposed building is sited to front Portland Ave which is approximately 64 degrees from true south. This
streetscape orientation makes maximizing the east west length impractical. The garage with the rooftop
terrace and greenhouse is oriented approximately 16 degrees from true south and designed to optimize solar
access.

(2) Energy Efficient Design. Where there are no conflicts with other design standards or requirements in
this Title, design buildings that are conducive to energy efficiency and conservation, using techniques
including, but not limited to, those listed below which are most appropriate to the development:

(a) Concentrate window areas on the south side (within twenty degrees of true south) of buildings where
there is good southern exposure, and provide overhangs, balconies, or other shading devices to prevent
excessive summer heat gains;

(b) Use architectural features, shapes or buildings, fences, natural landforms, berms and vegetation to
catch and direct summer breezes for natural cooling and minimize effects of winter winds;

(c) Provide skylights or clerestory windows to provide natural lighting and/or solar heating of interior
spaces.



This new building will be designed to be more energy efficient than the requirements of the Oregon Energy
Efficiency Code. The pitched roof with generous overhangs will provide shading and glazing will have a solar
heat gain coefficient in excess of the Code minimum requirement to reduce cooling loads. Windows are
generously sized to provide natural lighting. No natural features or existing buildings adjacent to the property
can be utilized for any passive advantage.

(3) Compatibility. Arrange structures and use areas to be compatible with adjacent developments and
surrounding land uses, considering the following design and siting techniques:

(a) Locate and design structures to protect scenic views or vistas from adjacent properties and public
thoroughfares. Setbacks, building height and bulk should be considered;

(b) Design structures to provide visual order and avoid monotony in layout and design;

(¢) Orient major service activity areas (e.g., loading and delivery areas) of the proposed project away
from existing residences; ‘

(d) Provide opaque enclosures and gates for all refuse storage areas;

(e) Screen mechanical equipment, except solar collection apparatus, from view or place such equipment
in locations where it will not be viewed by the public. Screening shall be accomplished by the use of a sight-
obscuring fence or hedge, a landscaped earth berm, building placement or other design techniques;

(f) Buffering and/or screening shall be used to mitigate adverse visual impacts, dust, noise and
pollution, and to provide for compatibility between dissimilar adjoining uses. Special consideration will be
given to the buffering, screening and siting of commercial and industrial uses to ensure that noise and odors
are not detectable to normal sensory perception on adjacent residential properties. All development shall
comply with GMC Chapter 8.12 (noise control).

The proposed building has been designed to enhance the pedestrian experience of Portland Ave by providing a
rhythm of glazing and recessed entries at the street level and by breaking up the upper levels of this relatively
long facade with ordered, human scale projections and recesses accentuated by cantilevered balconies.
Service activities are all planned for the parking lot (rear) of the building away from the major Portland Ave
and Arlington St facades. All mechanical equipment will be obscured from view from any right of way or
adjacent properties.

(4) Building Materials. Buildings shall be constructed using high-image exterior materials and finishes
such as masonry, architecturally treated tilt-up concrete, glass, wood or stucco. Buildings shall not be
constructed with metal siding material, except as approved by the design review committee for specific high-
image materials, except for:

(a) Canopies, awnings, screening for roof-mounted fixtures, or other architectural features:

(b) Utility equipment cabinets:

(c) Structures no greater than two hundred (200) square feet in floor area and ten (10) feet in height: and,
(d) Buildings, the portions of buildings, that are not visible from a road or adjacent property.

Building materials proposed to be used are masonry at the main level. Fiber cement siding at the upper
levels, Aluminum storefront windows at the main level and fiberglass/ wood units at the upper levels. The
pitched roof will be concrete tile with a slate appearance and balcony railings will be decorative iron. No
prohibited materials are proposed.




(5) Lighting. Adequate exterior lighting shall be provided to protect public safety and shall be deflected
so as not to shine on a lot in a residential district.

Lighting for the sidewalk and parking areas will be provided by wall mounted fixtures designed to provide
adequate illumination for walking/ driving areas and security. Fixtures have been selected and placed to
illuminate the major building facades while not creating light trespass above the top of the building or beyond
the property.

(6) On-site Lighting. All on-site lighting shall be designed, located, shielded, or deflected so as not to
shine into off-site structures or impair the vision of the driver of any vehicle. When required, engineered site
lighting plans shall be developed consistent with Illuminating Engineering Standards (IES) including, but not
limited to, average maintained illumination and maximum to minimum ratios. A master plan for on-site
lighting shall include the design, height, and location of all proposed exterior lights, including:

(a) Parking and loading area lighting;

(b) Pedestrian walkway lighting;

(c) Internal access road lighting; -

(d) Lighﬁng of ‘publ'ic entrances into buildings;

(e) Flood hghts illuminating bulldmgs or 51gn1ﬁcant natural features.

Refer to Site Lighting Plan and photometrics for fixtures and illumination levels. Lighting has been deszgned
fo create levels necessary Jor security and be even enough to minimize glare

) Equipment and Facilities. All utility lines shall be placed underground. All roof-mounted fixtures
and utility cabinets or similar equipment which must be installed above ground shall be visually screened from
public view.

All new power, cable and phone lines serving the building will be underground. Existing overhead utilities
serving other properties will remain, since they are impractical to relocate. All exterior HVAC equipment will
be screened from view.

® Trash Disposal and Recycling Collection. In addition to the preceding standards, new construction
requiring full site plan review shall incorporate functional and adequate space for on-site storage and efficient
collection of mixed solid waste and source separated recyclables prior to pick-up and removal by haulers.

(a) Minimum storage area for trash and recyclables shall be established by one of the following
methods: minimum standards method or franchise hauler review method.

(A) Franchise Hauler Review Method. The applicant shall submit plans for storage and collection of
solid waste and recyclables that are acceptable to the city’s franchise solid waste hauler; acceptance may be
indicated on the site plan and/or by separate attachment; or

(B) Minimum Standards Method. The applicant shall submit plans for storage of solid waste and
recyclables in accordance with the following: )

(1) Multi-family complexes containing ten (10) or fewer dwelling units shall provide a minimum fifty
(50) square feet; developments containing more than ten (10) residential units shall provide an additional five
(5) square feet per dwelling unit above ten (10).



(i1) Nonresidential developments shall provide a minimum storage area of ten (10) square feet plus:
(aa) office - 4 square feet /1,000 square feet gross floor area (GFA)

(bb) retail - 10 square feet /1,000 square feet GFA

(cc) wholesale/warehouse/manufacturing - 6 square feet /1,000 square feet GFA

(dd) educational & institutional - 4 square feet / 1,000 square feet GFA

(ee) Other - 4 square feet /1,000 square feet GFA

(C) The storage area requirement is based on the predominate use of the building, as described above in
subparagraph (a)(B)(ii) of this subsection. If a building has more than one use and that use occupies twenty
percent (20%) or less of the floor area of the building, the floor area occupied by that use shall be counted
toward the floor area of the predominate use. If a building has more than one of the uses listed in subparagraph
(a)(B)(ii) of this subsection, and that use occupies more than twenty percent (20%) of the floor area of the
building, then the storage area requirement for the whole building shall be the sum of the requirement for the

area of each use.

(D) The specific requirements shall meet the Uniform Fire Code and are based on an assumed storage
height of four feet (4') for solid waste/recyclables. Vertical storage higher than four feet (4’) but not higher
than seven feet (7') may be used to accommodate the same volume of storage in a reduced floor space.

A 6' high masonry garbage enclosure with durable steel framed gate is proposed to contain the garbage/
recycling receptacles for the building. It will be 120 sq. ft. This is in excess of the 90 sq. ft required for fewer
than 10 multi-family units (50 sq. ft.) plus that required for 4,000 s.f. of retail ( 40 sq. f1.).

17.46 Landscaping
17.46.010 Applicability.

Landscaping standards shall apply to all development that is subject to design review.
This project is subject to design review and will comply with all landscape standards.

17.46.020 Standards.

Landscaping requirements shall be as follows:
(1) Minimum Requirement. A minimum of fifteen percent (15%) of the lot area shall be landscaped,
except when a greater percentage is required elsewhere in this title.

1500 sq. fi. of this 10,000 sq. ft. parcel are required to be landscaped. A total landscape area of 1,684 sq. fi. is
provided through 940 sq. ft. at grade level and an additional 744 sq. fi. above the garage at the second level.

(2) Parking and Loading Areas. The following landscape requirements shall apply to off-street parking
and loading areas:

(a) An off-street parking and loading area providing ten (10) or more parking spaces shall be improved
with defined landscaped areas totaling no less than ten square feet per parking space;
This criterion does not apply. Fewer than ten parking spaces are proposed. Four surface parking spaces and
three within the garage are being proposed. »




(b) A parking or loading area shall be separatéd from any lot line adjacent to a street by a landscaped
strip at least ten feet (10’) in width, and any other lot line by a landscaped strip at least five feet (5) in width;

The off-street parking area will be separated from the adjacent property by a 10" wide landscaped strip. A five
foot wide landscape strip is proposed adjacent to Arlington St with additional width provided by the planting
strip. This is proposed due to the constrained site and to provide additional manuevering space for access to
the private garages and for garbage/ recycling service. '

(c) A landscaped strip separating a parking or loading area from a street shall contain:

(A) Street trees spaced as appropriate to the species, not to exceed twenty-five feet (25') apart, on the
average,

(B) Low shrubs not to reach a height greater than three feet (3°) spaced no more than five feet (5') apart,
on the average, and

(C) Vegetative ground cover.
(d) If a fence or wall is required or proposed, it shall be located behind required landscaped strips where
such strips are adjacent to a street. ‘

The landscape strip between the street will contain two street trees, low shrubs and vegetative ground cover.
Refer to landscape plan. No fence or wall is proposed at landscape strip adjacent io streels.

(3) Irrigation. Provision shall be made for watering planting areas where such care is required.

All landscape areas will be provided with automatic irrigation systems.

(4) Maintenance Required. Landscaping shall be continuously maintained.

All landscape areas will be continuously maintained.

(5) Plant Species. The general characteristics of tree species shall be considered when planting under
overhead utility lines or near sidewalks or curbs to assure that damage will not result when maturity is reached.
Proposed street trees have been selected to have a mature height of less than 20’ to avoid conflict with existing
overhead utility lines, allow unobstructed fire access and not create damage to sidewalks and streets.

(6) Grading. The natural form of the site shall be preserved insofar as practicable unless berming or
contouring of land is required.
The natural grade for the site is flat. Grading will be limited to filling in the existing basement on the site and
that as required to provide drainage. :

(7) Public Rights-of-Way. Land within the public road right-of-way, not developed as sidewalks or
driveways, shall be landscaped and maintained by the abutting property owners. Landscaping will be of the
variety that would not create a road hazard or impair sight distance.

Planter strips will be integrated with stormwater design for this project. The property owner will maintain all
areas between the street and the property line on both Portland Ave and Arlington St frontages.
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(8) Street Trees. Street tree planting may be required of any development and, if planted, shall be
according to city requirements and of a species compatible with the width of the planting strip, and nearby

street tree species.
Three street trees will be planted along Portland Ave and two along Arlington. Refer to Landscape Plan.

(9) Exceptions. The following exceptions apply to properties with frontage on McLoughlin Blvd.:

(a) The use of sod along McLoughlin Blvd. shall be encouraged in landscape plans for development of
McLoughlin Blvd.;

(b) The use of sod along McLoughlin Blvd. may be allowed in lieu of required street trees;

(¢) The ten-foot (10") wide landscape strip along McLoughlin Blvd. may be allowed in the nght-of—way
if applicant agrees to relocate the ten-foot (10) strip whenever the right-of-way is improved. This strip may be
included in total landscape area calculations.

Criteria do not apply. Property is not located on McLoughlin Blvd.
(10) Nonconforming Uses and Nonconforming Development. Additions or alterations to nonconforming

uses and nonconforming development on a commercial or industrial site which does not comply with the
landscaping requirements of this title must provide landscaping in a scale with the modification, as follows:

(a) Major remodeling, or structural additions of less than 1,000 square feet, require at least an additional
three percent (3%) landscaping, up to the minimum landscaping requirements for new development in the
district.

(b) Structural additions of 1,000 to 1,999 square feet are required to landscape at least an.additional five
percent (5%) of the developed site area, up to the minimum landscaping requirements for new development in

the district.

(¢) Structural additions of 2,000 to 4,999 square feet are required to landscape at least an additional ten
percent (10%) of the developed site area, up to the minimum landscaping requxrements for new development

in the district.

(d) Structural additions of 5,000 square feet or more are required to meet the current minimum
landscape requirements for new development.

(e) Where successive structural additions occur the landscape requirement shall accumulate until total
conformance is reached.

Criteria do not apply. Project does not include any non-conforming use.




17.48 Off-Street Parking and Loading
7.48.010 Applicability.

Off-street parking and loading standards shall apply to all development permits.
Off-street parking and loading standards will be met with this development..

17.48.020 Single-family and two-family residential standards.

At the time of construction or substantial exterior improvement of a single-family dwelling, a minimum
of one (1) off-street parking space shall be provided. At the time of construction or substantial exterior
improvement of a two-family dwelling, a minimum of one and one-half (1 1/2) off-street parking spaces per
dwelling unit shall be provided. The off-street parking space or spaces shall be located on the same lot as the
dwelling.

Code Section does not apply. Development is not a one or two family dwelling.

17.48.030 Standards for developments subject to design review.

At the time of construction, enlargement, or change of use of any structure or development subject to
GMC Chapter 17.80 (design review), except as provided in the C-2 district, off-street parking spaces shall be
provided as follows unless greater requirements are otherwise established under this title:

(1) Calculation of parking requirements.

(a) Square Footage as Basis for Requirement. Where square feet of the structure or use is specified as
 the basis for the parking requirement, the calculation shall be based on the gross leasable area (GLA).

(b) Number of Emp‘l‘oyees as Basis of Requirement. When the number of employees is specified as the
basis for the parking space requirement, the calculation shall be based on the number of employees working on
the premises during the largest shift at peak season.

(c) If more than one use occupies a single structure or lot, the total minimum and maximum parking
requirements for the structure or lot shall be the sum of the requirements for each use computed separately.

(d) When calculation of a minimum or maximum parking requirement results in a fractional space
requirement, such fraction shall be rounded down to the nearest whole number.

(e) Owners of two or more uses, structures or lots may agree to utilize jointly the same parking and
loading spaces when the peak hours of operation do not substantially overlap. Satisfactory legal evidence shall
be presented to establish the joint use. Shared parking spaces shall be included in the calculation of the
minimum parking requirement for each of the joint users. For the purpose of calculating the maximum
permitted parking for each of the joint users, shared spaces shall be apportioned between the joint users.

(f) On-street parking may count towards fulfilling up to one-quarter of the off-street parking
requirements where on-street parking is allowed and the applicant can demonstrate that on-street parking is
available.

(g) Parking spaces fulfilling the minimum off-street parking space requirement shall not be used for
display or storage and shall not be rented, leased or assigned to any other person or organization, except as
authorized under Subsection 17.48.030(1)(e).




Parking for this development has been calculated based on the square footage requirement for the retail
component and the number of unils for the multi-family portion of the project. No shared parking has been
assumed. On-street parking along Portland Ave has been included to meel the minimum requirement.

(2) Minimum and maximum permitted parking.

(a) The number of surface parking spaces provided at no charge for a particular use shall not be less than
the minimum nor exceed the maximum parking ratios identified for that use in Table 1. Minimum parking
ratios for those uses not identified in Table 1 (below) shall be determined by the Planning commission during
design review.

(b) For purposes of the maximum parking ratios identified in Table 1 (below), Zone A shall include
those areas where 20-minute peak hour transit service is provided within a one-quarter (1/4) mile walking
distance for bus transit stops or stations or one-half (1/2) mile walking distance for high capacity transit stops
or stations. Zone B shall include all other areas.

(c) The following types of parking spaces are exempt from the maximum parking ratios:
(A) Parking spaces in parking structures;

(B) Fleet parking spaces;

(C) Parking spaces used to store vehicles that are for sale, lease or rent;

(D) Employee carpool parking spaces that are clearly delineated with signs;

(E) Dedicated valet parking spaces.

(d) Upon expansion of a nonconforming development or nonconforming use that does not comply with
minimum or maximum parking ratios,

The project site is well served by transit. Zone A table has been utilized to calculate minimum and maximum
values. v
additional pérking spaces shall be provided as follows:

(A) If the existing number of parking spaces is less than the minimum parking ratio in Table 1 (below),
the number of additional parking spaces required shall be based only on the floor area or capacity added and
not on the area or capacity existing prior to the expansion.

(B) If the existing number of parking spaces exceeds the maximum parking ratio in Table 1 (below),
additional parking spaces may only be provided if compliance with the maximum parking ratio will be met for
the entire development or use following the expansion.

(e) Exceptions to the minimum and maximum parking ratios may be granted pursuant to GMC Section
17.80.090 (minor exception). Exceptions exceeding twenty-five percent (25%) of the requirement shall be
subject to GMC Chapter 17.72 (variances).

A reduction of 4 parking spaces from the required minimum parking of 15 spaces is being sought for this
project from the Planning Commission. If the project was a single family residence or existing commercial
development with a 10% increase in area along Portland Ave, no off-street parking would be required for the
development. This infill property is on a major transit streel intersection and Portland Ave has adequate on-
street parking to support the anticipated retail use. It is anticipated that the upper level residences will share
the parking spaces provided on site having off peak hours from the projected retail development.




ZONE A MAX.
ALLOWED

Sy

ZONE B MAX. ALLOWED

Hotel or Motel

1 space per guest room or suite
plus 1 additional space for the
owner or manager and 1 space per

2 employees

Not Applicable

(a) Single-Family Dwelling 1 space Not Applicable Not Applicable
(b) Two-Family or Multi-Family Dwelling {1.5 spaces per dwelling unit Not Applicable - Not Applicable
(c) Rooming-house or Boarding-house Spaces equal to eighty percent  [Not Applicable Not Applicable
(80%) of the number of guest ' '
accommodations plus one. -
additional space for the owner or
manager
(d) Senior Housing Center .5 spaces per residential suite Not Applicable Not Applicable

Not Applicable

1.5 spaces per bed

1 space per 6 seats or 8 feet of

(a) Welfare or Correctional Institution, 1 space per 10 beds for patients or |Not Applicable Not Applicable
Nursing Home or Homes for the Aged |inmates plus 1 space per 2
employees
(b) Convalescent Hospital 1 space per 4 beds Not Applicable Not Applicable
(c) Hospital Not Applicable Not Applicable

(a) Church .6 space per seat or 1.33 feet {.8 space per seat or 1.33 feet of
_{bench length in the main of bench length in the main  [bench length in the main
auditorium or 75 square feet of  Jauditorium or 12.5 square  Jauditorium or 12.5 square feet of
floor area of a main auditorium  feet of floor area of amain  [floor area of a main auditorium
not containing fixed seats auditorium not containing  |not containing fixed seats
fixed seats

(b) Library, Reading Room 1 space per 400 square feet plus 1 |Not Applicable Not Applicable
space per 2 employees

(c) Preschool, Nursery, Kindergarten, Day {2 spaces per full-time staff person [Not Applicable Not Applicable

Care Center
-




Room, Community or Senior Center

bench length in an assembly room
or 75 square feet of floor z_xfea of
lan assembly room not containing
fixed seats, plus 1 space for each
administrative employee, plus |
space for each classroom for

lounge, plus requirements for

other uses included in the building

USE MINIMUM REQUIRED ZONE A MAX. ZONE B MAX. ALLOWED
ALLOWED
(d) Primary or Middle School 1 space per classroom plus 1 Not Applicable Not Applicable
space per administrative employee
plus 1 space per 4 scats or 8 feet
of bench length in the main
auditorium or 75 square feet of
floor area of a main auditorium
not containing fixed seats
(e) High School, College or Commercial |1 sﬁace per classroom plus 1 v 1.5 spaces per classroom plus 1.5 spaces per classroom plus 1.5
School for Adults space per administrative employee|1.5 spaces per administrative |spaces per administrative
plus 1 space for each 6 students or jemployee plus 1.5 s;iaces for jemployee plus 1.5 spaces for each
1 space per 4 seats or 8 feet of  |each 6 students or 1.5 spaces |6 students or 1.5 spaces per 4
bench length in the main per 4 seats or 8 feet of bench [seats or 8 feet of bench length in
|auditorium, whichever is greater {length in the main the main auditorium, whichever is
auditorium, whichever is greater
greater
(f) Non-School Auditorium, Meeting 1 space per 6 seats or 8 feet of  |Not Applicable Not Applicable

.5 space per seat or 2 feet of bench

(a) Stadium, Arena, Theater 1 space per 4 seats or 8 feet of  |.4 space per seat or 2 feet of
bench length » bench length length
(b) Bowling Alley 3 spaces per alley Not Applicable . Not Applicable
(c) Dancehall - 1 space 100 square feet plus 1 Not Applicable Not Applicable
space per 2 employees
(d) Skating Rink 1 space per 200 square feet plus 1 [Not Applicable Not Applicable
space per 2 employees
(e) Sports Club/Recreation Facility 4.3 spaces per 1,000 square feet 5.4 spaces per 1,000 square  |6.5 spaces per 1,000 square feet
feet
(f) Tennis/Racquetball Court 1 space per 1,000 square feet 1.3 spaces per 1,000 square {1.5 spaces per 1,000 square feet

feet




MINIMUM REQUIRED

ZONE A MAX.
ALLOWED

(a) Manufacturing and Processing

(a) Retail Store 1 space per 300 square feet 1 space per 196 square feet |1 sSpace per 161 square feet
(b) Service or Repair Shop, Retail Store 1 space per 600 square feet 1 space per 294 square feet |1 space per 161 square feet

Handling Exclusively Bulky

Merchandise Such as Automobiles or

Furniture
(c) Bank 1 space per 300 square feet - "1 space per 185 square feet |1 space per 154 square feet
(d) Office K 1 space per 370"sq9ar¢ feet 1 space per 294 square feet {1 space per 244 square feet
(e) Medical, Dental Clinic 1 space per 256.square feet 1 space per 204 square feet {1 space per 170 square feet
(f) Eating or Drinking Establishment 1 space per 300 square feet 1 space per 52 square feet 1 space per 44 square feet

Except Fast Food Restaurant with o ' '

Drive-Thru
(g) Fast Food Restaurant with Drive-Thru |1 space per 300 square feet 1 space per 81 square feet 1 space per 67 square feet
(h) [Mortuary 1 space per 6 seats or 8 feet of ~ {Not Applicable Not Applicable

‘ bench length in chapels

Less than 25,000 square feet 1 space per 600 square feet Not Applicable Not Applicable
Greater than or equal to 25,000 square feet and less}! space pEr 700 square feet Not Applicable Not Applicable
than 50,000 square feet :

Greater than or equal to 50,000 square feet and less]1 space per 800 square feet ~ [Not Applicable "INot Applicable
than 80,000 square feet ' t

Greater than or equal to 80,906 square feet and less {1 space per 1,000 square feet Not Applicable Not Applicable
than 200,000 square feet '

Greater than or equal to 200,000 square feet 1 space per 2,000 square feet Not Applicable Not Applicable
(b) Warehousing and Distribution

Less than 50,000 square feet 1 space per 2,000 square feet Not Applicable Not Applicable
Greater than or equal to 50,000 square feet and less|1 space per 5,000 square feet Not Applicable Not Applicable
than 150,000 square feet

Greater than or equal to 150,000 square feet 1 space per 5,000 square feet Not Applicable Not Applicable
(c) Rail and Trucking Terminal 1 space per employee Not Applicable Not Applicable

R



USE MINIMUM REQUIRED ZONE A MAX, ZONE B MAX. ALLOWED
ALLOWED

(d) Wholesale Establishment 1 space per employee plus I space[Not Applicable Not Applicable
per 700 square feet of patron

service area

Parallel Parkmg -A5° _Parkin'g _
Minimum Turning Rédi"us S T SE 160°V'Pa‘rldhgi '
:90° Parking -

Based on Tablel, 17.480.030, a total minimum of 15 and a total maximum of 2 1parking spaces are required
Jfor the three dwelling units (1.5/ D.U.) and 3,436 sq. fi. of retail space (1/300 s.f. and 1/196 s.f). A total of
eleven spaces are proposed for this development. Three spaces are proposed in covered garages, four swface
spaces at the rear parking lot and four on-street spaces along Portland Ave.

17.48.040 Design requirements for permanent off-street parking and loading.

All structures and developments subject to design review shall provide permanent off-street parking and
loading as follows:

(1) Parking and Loading;

(a) Parking and loading areas shall be paved with asphalt and/or concrete meeting city standards,
maintained adequately for all weather use and so drained as to avoid flow of water across public sidewalks;

All parking areas will be paved with asphalt and designed and maintained to drain properly.

(b) Off-street parking and loading areas shall be screened from abutting properties located in a
residential zoning district unless such abutting properties are developed with nonresidential uses. Required
screening shall be accomplished by building placement, a landscaped earth berm or a sight-obscuring fence or
hedge. Required screening shall be a minimum of six feet (6") high and shall not conflict with GMC Chapter
17.54 (clear vision).

The residential property (zoned commercial) located to the southeast will be screened by a 6’ high wood fence
and landscaping.




(c) Areas for standing and maneuvering vehicles, other than for the off-street parking and storage of
truck tractors and/or semitrailers, shall be paved with an asphalt and/or concrete surface meeting city
standards. The parking of truck tractors and/or semitrailers in off-street parking areas used exclusively for the
parking and/or storage of said vehicles may be allowed utilizing a durable and dustless surface other than an
asphalt and/or concrete surface. Such surface must be graded, compacted and surfaced in such a manner that it
will adequately support these vehicles, including trailer standing gear, will not produce dust, will not produce
tracking of mud or other materials onto adjoining streets or properties, and otherwise complies with other
applicable provisions of this code.

All paving areas will be paved with asphalt. No truck tractor or semi-trailers will be utilizing parking areas.
(2) Parking:

(a) Required parking spaces shall be located not further than two hundred feet from the building or use
they are required to serve, measured in a stralght line from the bulldmg,

All required parking spaces are located on—szte or on-street ad]acent to the property.

(b) Required parking shall be provided in the same zoning district or a different zoning district of a more
intensive use;

All required parking will be within the C-2 Zone.

(¢) In no case shall required parking for a commercial or industrial use be provided in a residential
district, except for approved conditional uses;
No parking is proposed in a residential district.

(d) Groups of more than four parking spaces shall be permanently marked and so located and served by
driveways that their use will reqmre no backing movements or other maneuvering within a street right- of-way
other than an alley;

All parking spaces will be permanently marked and served by an access drive that does not requzre

maneuvering within the right of way..

(e) Parking spaces along the outer boundaries of a parking lot shall be contained by a curb at least four
inches (4") high and setback a minimum of five feet (5" from the property line. A bumper rail may be
substituted for a curb;

The parking area will have a continuous 6" curb at the perimeter and all parking spaces will have wheel
stops.

(f) Off-street parking and loading areas, including parking spaces and access aisles, shall meet or
exceed the minimum dimensional standards identified in Tables 2 and 3 and Figure 1 (of this chapter). Access
aisles shall be of sufficient width for all vehicular turning and maneuvering;

Parking spaces and access aisles meet the minimum dimensional standards in the code. Refer to Site Plan.

(g) Up to fifty percent (50%) of required parking spaces may be provfded for compact cars;
14% of the on-site parking spaces (I out of 7) are proposed to be compact spaces.



(h) Parking areas shall be designed, to the maximum extent practicable, to avoid large, uninterrupted
rows of parking spaces.

The site is constrained with limited parking. No large uninterrupted rows of parking are proposed or possible.
(3) Loading:
(a) A driveway designed for continuous forward flow of passenger vehicles for the purpose of loading

and unloading passengers shall be located on the site of any school having a capacity greater than twenty-five
(25) students;

Code Section does not apply. No school is proposed as part of this development.

(b) Buildings or structures to be built or substantially altered which receive and distribute material or
merchandise by truck shall provide and maintain off-street loading berths in sufficient numbers and size to
adequately handle the needs of the particular use. If loading space has been provided in connection with an
existing use or is added to an existing use, the loading space shall not be eliminated if elimination would result
in less space than is required to adequately handle the needs of the particular use;

No loading berth is proposed for this small retail and multi-family complex. Loading can be accommodated
on street on off peak hours.

(c) 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 take care of parking needs;

On-street loading and unloading can be reasonably utilized for prospective tenants of this buzldmg during off-
peak parking areas. Signage can be added at a future date if conflicts arise.

(d) Loading facilities shall be located at least twenty feet (20") from residential property. Loading spaces
shall be located on the site and directly accessible to the main structure.

The proposed garages to be located on site will be used for loading for the residential component of this
property.

Parking Angle Stall Width Stall Depth Aisle Width
45° 9.5 ' 18.0° 14.0°
60° 9.5 : 18.0° 16.0°
90° 9.5 18.0° 24.0'




Parking Angle Stall Width Stall Depth Aisle Width
45° 8.5' 16.0' 14.0
60° 8.5 16.0' 16.0"
90° 8.5 16.0 24.0'

17.48.060 Car pool and van pool parking.

New industrial, institutional and office developments requiring full site design review, including
government offices, with fifty (50) or more employee parking spaces, shall designate at least ten (10%) percent
of the parking spaces for car pool or van pool parking. The car pool/van pool spaces shall be clearly marked
“reserved - car pool/van pool only.” » v
Code Section does not apply. Project is not industrial, institutional or office development with more than 50
employee parking spaces.

17.48.050 Bicycle parking standards.

(1) Standards for bicycle parking apply to full-site design review of new construction for multi-family
residential (four units and larger) and new commercial/industrial developments. The Planning Commission
may grant exemptions to bicycle parking requirements in connection with temporary uses or uses that are not
likely to generate the need for bicycle parking.

Bicycle parkzng will be prowded in accordance with the provisions of this Code Section.

(2) Required bicycle parking must be lighted and be located within fifty feet (50") of an entrance to the
building: :

(a) Location. Bicycle parking may be provided within a building if the location is easily accessible for
bicycles;

(b) Covered Spaces. Cover for bicycle parking can be accommodated by buildings or roof overhangs,
awnings, bicycle lockers, bicycle storage within buildings or free-standing shelters;

(c) Signs. If the bicycle parking is not visible from the street or main building entrance, then a sign
conforming to the city’s standards for on-site traffic control, Section 17.52.060(1), shall be posted indicating
the location of the parking facilities;

(d) Rack Type and Dimensions:

(A) Bicycle racks must hold bicycles securely by the frame and be securely anchored,;

(B) Bicycle racks must accommodate:

(i) Locking the frame and one wheel to the rack with a high-security U-shaped shackle lock, or
approved substitute; or

(ii) Locking the frame and both wheels to the rack with a chain or cable not longer than six feet (6);




(C) The Planning Commission may approve alternate bicycle racks provided they are convenient and
secure;

(e) Bicycle parking spaces must be at least six feet (6") long and two feet (2') wide, and in covered
situations the overhead clearance must be at least seven feet (7'). An aisle five feet (5") wide for bicycle
maneuvering must be provided;

(f) Areas set aside for required bicycle parking must be clearly marked and reserved for bicycle parking
only;

(g) Required parking in all developments required to comply with this section shall provide a minimum
five percent (5%) bicycle parking spaces based on the city’s required minimum number of automobile parking
spaces: .

Bicycle parking is proposed to be lighted and under cover at the arcade at the parking lot side of the building.
A Standard powder coated steel loop type bicycle rack for (4) bicycles is proposed. Additional bicycle parking
Jor residential tenants can be accommodated in the oversized auto garages.

(A) All development shall have a minimum two (2) bicycle parking spaces;

(B) If more than seven (7) bicycle parking spaces are required, fifty percent (50%) of the spaces shall be
covered. One hundred percent (100%) of all bicycle parking spaces for multi-family development of four (4)
units and more shall be covered.

17.50 Vehicular and Pedestrian Circulation
17.50.010 Applicability.

Vehicular and pedestrian circulation standards shall apply to all land divisions and to all development
that is subject to design review. ,
Vehicular and pedesirian circulation will be provided in accordance with the provisions of this Code Section.

17.50.020 Vehicular and pedestrian circulation generally.

Vehicular and pedestrian circulation facilities, including walkways, provisions for the handicapped,
interior drives and parking as provided under GMC Chapter 17.48 (off-street parking and loading), shall be
designated as follows:

(1) Impervious Surface. Provide for least amount of impervious surface necessary to adequately serve
the type and intensity of proposed land uses within developments as well as providing adequate access for
service vehicles.

This is an urban style development of an infill lot. To accommodate the density of development desired and
related vehicular areas 90% of the site will be impervious. Prior to redevelopment this site had more than
95% impervious area. The impervious site area is being mitigated to the greatest extent possible by
incorporating current engineering practices and by utilizing the rooftop area above the garages as a green
space.

(2) Traffic Separation. Provide when feasible, a separation of motor vehicular, bicycle and pedestrian
traffic.




Separation of vehicles and pedestrian/ bicycle area will be provzded with raised curbs, differentiation of
pavement and appropriate markings and signage.

(3) Curbs and Sidewalks. Provide curbs, associated drainage, and sidewalks within the right-of-way or
easement for public roads and streets.

Existing curbs and sidewalks will be repaired and/ or reconstructed as required as part of this project along
the existing right of ways fronting the project site.

(4) Traffic Volume Expansion. Provision shall be made to accommodate any increased volume of traffic
resulting from the development. If streets adjacent to or serving the site are inadequate, widening, dedication
of property for future widening, or other street improvements may be required. The development shall be
designed to minimize traffic volume increases on minor streets and underdeveloped streets.

Minimal traffic volume expansion is projected due to this development. "Existing transportation infrastructure
is functions at acceptable levels with both Portland Ave and Arlington St having adequate right of way. No
widening or dedication is proposed.

(5) Handicapped Needs. Provide for the special needs of the handicapped such as wheelchair ramps and
Braille signs.

The building and associated site components will all be ADA compliant in accordance with current ANSI
standards.
(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for new

nonresidential and multi-family developments and for new buildings added to existing nonresidential and
multi-family developments. The system shall comply with the following standards:

(a) The system shall connect all adjacent streets to the main entrances of nonresmentlal bmldmgs and to
unit and/or building entrances of multi-family developments;

Pedestrian circulation will connect all commercial and multi-family entries for the building to the street at
grade.

(b) The system shall connect all buildings and other areas of the site, such as parking areas, bicycle
parking, recreational areas, common outdoor areas and any pedestnan amenities.

The pedestrian circulation route connects the parkzng area and incorporates bicycle parkmg Common
outdoor area for multi-family tenants above the garages will be accessible by stairs and elevator.

(c) The system shall be hard-surfaced. For nonresidential development, the system shall be a minimum
of six feet (6") wide. For multi-family residential development, the system shall be a minimum of five feet (5')
wide.

The pedestrian circulation will be hard surfaced consisting of a combination of cast in place broom finish
concrete and concrete pavers. The sidewalks along Portland Ave and Arlington St; serving the commercial
portion of the project will be 7' wide. The walkway connecting the parking lot and Arlington to the multi
family will be 6' wide. This width is narrowed to 4"-6" at column supporting the upper level. Refer to Site
Plan.

(d) The system and off-street parking and loading areas shall be designed to avoid, to the maximum
extent possible, the system’s crossing off-street parking and loading areas. Where the system crosses
driveways or off-street parking and loading areas, the system shall be clearly identifiable through the use of
elevation changes, speed bumps, a different paving material or other similar method. Striping shall not fulfill
this requirement;




On site vehicular circulation and pedestrian circulation do not cross, are separated by 6" high curbs and
differentiated by changes in materials.

(¢) Where the system is parallel and adjacent to an auto travel lane, the system shall be a raised path or
be separated from the auto travel lane by a raised curb, bollards, landscaping or other physical barrier. If a
raised path is used, the ends of the raised portions shall be equipped with curb ramps;

Where pedestrian circulation is parallel and adjacent to vehicular circulation it is raised 6" and additional
safety is provided by installation of wheel stops at vehicle parking areas.

(f) The system shall comply with the Americans with Disabilities Act (ADA).

All components of vehicular and pedestrian systems are fully compliant with ADA standards.

(7) New industrial, institutional, retail and office developments requiring full site design review that,
when completed, generate an average daily traffic of 1,000 trips or greater based on the most recent edition of
Institute of Transportation Engineers Report on Generation shall provide either a transit stop on-site or
connection to a transit stop along a transit route when the transit operator requires such an improvement.

This project will generate feweér than 1,000 trips a day and is.adequately served by existing transit systems.
No transit related improvements are necessary.

17.50.030 Streets and roads generally.

(1) The location, width and grade of streets shall be considered in their relation to existing and planned
streets, to the topographical conditions, to public convenience and safety, and to the proposed use of land to be
served by the streets. The street system shall assure an adequate traffic or circulation system with intersection
angles, grades, tangents and curves appropriate for the traffic to be carried considering the terrain. Where
location is now shown in a development plan, the arrangement of streets 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.

(2) For new residential and mixed-use development on vacant land of five acres or more in the R-5, R-
7.2, MR and C-2 zoning districts, street connections and access ways shall be provided as follows:

(a)' Full street connections, of at least local street classification, shall be provided at intervals of no more
than five hundred thirty feet (530°), except where prevented by topography, barriers such as railroads or
freeways, or environmental constraints such as major streams and rivers;

(b) Access ways for pedestrians, bicycles or emergency vehicles shall be provided on public easements
or right-of-way where full street connections are not possible, with spacing between full streets or access way
connections of not more than three hundred thirty feet (330"), except where prevented by topography, barriers
such as railroads or freeways, or environmental constraints such as major streams and rivers;

No new streets or roads are being created or imporved as part of this infill development. Criteria do not

apply.
17.50.040 Street and road standards.
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The design and improvement of streets within a development and streets adjacent but only partially
within the development shall comply with improvement specifications adopted pursuant to GMC Section
17.42.030 and with the following standards:

(1) Right-of-Way and Roadway Widths. Minimum right-of-way and roadway widths shall be as follows:

R.0.W Width Roadway Width
Type of Street : '
(in feet) (in feet)
Major arterial 80'to 120 72’ to 80"
Minor arterial 60 to 80" Minimum 42’
Collectors ‘ 150" to 60’ Minimum 36"
Local Minimum 40 | , Minimum 32" w/5'-foot utility easement
V on each side
Alley/Access way Mini‘mum 20 o Mjrrimum 20’

(2) Alignment. All streets other than minor streets or cul-de-sacs, as far as practical, shall be in
alignment with existing streets by continuations of the center lines thereof. The staggering of street alignments
resulting in T intersections shall, wherever practical, leave a minimum distance of two hundred feet between
the center lines of streets having approximately the same direction and otherwise shall not be less than one
hundred feet (100"). : ’

(3) Future Extension of Streets. Where necessary to give access to or permit a satisfactory future
subdivision of adjoining land, streets shall be extended to the boundary of the subdivision and the resulting
dead-end streets may be approved with temporary turnarounds. Such temporary turnarounds shall be formed as
an easement and will not affect building setback lines. The removal of a temporary turnaround shall occur
when the street is extended and shall be paid for by the person extending the street. Reserve strips (street
plugs) may be required to preserve the objectives of street extensions.

(4) Reserve Strips. Reserve strips or street plugs controlling the access to streets will not be approved
unless necessary for the protection of the public welfare or of substantial property rights and in these cases
they may be requlred The control and dlsposal of the land composing such strips shall be placed within the
Junsdrctron of the city under conditions approved by the Planning Commission.

&) Intersection Angles. Streets shall be laid out to intersect at angles as near to rxght angles as practical,
except where topography requires lesser angles, but in no case less than sixty degrees (60°) unless a special
intersection design is approved. Streets shall have at least fifty feet (50") of tangent adjacent to intersections
unless topography requires lesser distances. Intersections which are not at right angles shall have minimum
corner radii of fifteen feet (157) along right-of-way lines which form acute angles. Right-of-way lines at
intersections with arterial streets shall have minimum curb radii of not less than thirty-five feet (35"). Other
street intersections shall have curb radii of not less than twenty feet (20°). All radii shall maintain a uniform
width between the roadway and the right-of-way lines. Ordinarily, the intersection of more than two streets at
any one time will not be allowed.

(6) Existing Streets. Whenever existing streets adjacent to or within a tract are of inadequate widths,
additional right-of-way shall be provided at the time of development.
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(7) Cul-de-sacs and Hammerheads. The use of cul-de-sac designs and closed-end street systems shall be
limited to situations where topography, existing development, barriers such as railroads or freeways, or
environmental constraints such as major streams and rivers prevent full street extensions. If cul-de-sacs are
used, they shall be as short as possible and shall have maximum lengths of two hundred feet (200") except
where topography, existing development, barriers such as railroads or freeways, or environmental constraints
such as major streams and rivers prevent full street extensions. Closed-end street systems shall serve no more
than twenty-five (25) single-family dwellings and terminate with adequate vehicle turnaround.

(8) Street Names. No street names shall be used which will duplicate or be confused with the names of
existing streets. Street names and numbers shall conform to the established pattern in or near the city and shall
be subject to the approval of the Planning Commission.

(9) Grades and Curves. Grades shall not exceed ten percent (10%) on major or minor arterials, fifteen
percent (15%) on connector streets, or twenty percent on any other street unless specifically approved. In fault
areas, finished street grades shall have a minimum slope of 0.5 percent. Center line radii of curves shall not be
less than three'hundred feet (300’) on major arterials, two hundred feet (200") on minor arterials, or one
hundred feet (100') on other streets. On arterials there shall be a tangent of not Iess than one hundred feet
(100" between reversed curves.

(10) 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 depth,
screen planting contained in a nonaccess reservation along the rear or side property line, or such other
treatment as may be necessary for adequate protection of residential properties and for separation of through

and local traffic.

(11) Alleys. Alleys may be provided in commercial and industrial districts unless other permanent
provisions for access to off-street parking and loading facilities are made as approved by the Planning
Commission. While alley intersections and sharp changes in alignment shall be avoided, the corners of
necessary alley intersections shall have radii of not less than ten feet (10).

(12) Private Streets. Private streets may.serve development where a finding can be made that such streets
are of adequate width, alignment, grade and restricted length to afford the same degree of public safety as
public streets and that extension of the public street system is impractical due to lot size or shape, topography,
the location of existing structures to be retained or other similar circumstances and where no more than six (6)
dwelling units will take access from the private streets. In no case shall a private street be less than twenty feet
(20" in width. Greater width may be required where necessary to provide for public safety, accommodate
traffic volume, or provide for underground utilities. A street maintenance agreement, acceptable to the city and
duly recorded, shall be required.

(13) Painting of Curbs and Sidewalks. Except where required for safety purposes or for the identification
of house numbers, painting of curbs and sidewalks is prohibited. All such painting must be approved by the
city.

(14) Curbs and Driveways. Curb cuts and driveway installations shall be installed, according to city
standards.

(15) Sidewalks. Sidewalks shall be installed on both sides of a public street and at any special pedestrian
way within a development. The Planning Commission may approve a development with sidewalks on one side

only of a local street if special site conditions exist or if alternative pedestrian routes are available, or if the
proposed sidewalk is not likely to become part of a complete pedestrian route in the foreseeable future.




(16) Bicycle and Pedestrian Routes. Bicycle/pedestrian routes shall be required when consistent with Map
5 of the Comprehensive Plan and when necessary to provide a system of interconnecting walkways and safe,
convenient access to a transit stop for a school, park, church, day care center, library, commercial center,
community center or similar facility. Separate bicycle/pedestrian ways not located in a street right-of-way shall
include a ten-foot (10") wide paved surface within a twelve-foot (12') wide right-of-way, unless conditions
warrant otherwise and shall be illuminated as required in GMC Subsection 17.44.020(6).

(1n Street Signs. Street name signs shall be installed at all street intersections. Specifications for signs
shall be submitted and approved prior to their erection.

(18) Street Lights. Street lights shall be installed and shall be served from an underground source of
supply
' (19) Storm Sewers. Catch basins shall be installed and connected to dramage tile leading to storm sewers
or dramage ways.

(20) Monuments. Upon completlon of street Improvements monuments shall be reestabhshed and
protected in.monument boxes at every street intersection and all points of curvature and points of tangency of
street center lines. Elevation bench marks shall be established at each street intersection monument with
elevatxons to U.S. Geologxcal Survey datum All lot corners w1ll be marked by a metal rod.

No new streets or roads are being created or zmporved as part of this infill development Crzterza do not
apply.

17.52 Signs
17.52.010 Purpose.

(1) This chapter’s provxslons are mtended to mamtam a safe and pleasmg env1ronment for Gladstone by
regulating the size, height, number, location, type, structure, design, hghtmg, and maintenance of 31gns More
spec1ﬁcally, this chapter inténds'to achieve the followmg objectives: :

(a) To insure that the de31gn, constructlon mstalla’uon and mamtenance of 31gns does not compromise
public safety;

(b) To promote posmve condmons for meetmg sign user’s needs while ensuring. that nuisances are
. avoided to nearby properties; , o ‘

(c¢) To support the desired character and development patterns of the City; and

(d) To allow for a reasonable amount of signs while preventing signs from dominating the visual
appearance of any area of the City. '

All signage for this development will be wall mounted and indirectely illuminated. The building design
incorporates sign mounting brackets and illumination. Actual signage will be dependent on tenants.

17.52.020 Applicability.

(1) While the provisions of this chapter regulate the size, height, number, location, type, structure,
design, lighting, and maintenance of signs, they are not intended to restrict, limit or control a sign’s content, to
the extent prohibited by law.




(2) Unless otherwise stated or limited herein, this chapter regulates all related elements of a sign,
including a sign’s face or display area, structure, supports, braces, guys and anchors.

(3) The provisions of this chapter are in addition to any other relevant provisions under state or federal
law. V

(4) For the Office Park (OP) zoning district, where the standards of this chapter conflict with the sign
standards in the OP district, the standards of the OP district will apply.
All signage for this development will be wall mounted and externally illuminated. The building will

incorporate sign mounting areas and specify the size height, locations and structural support in accordance
with provisions of this code and the International Building Code. Refer to building elevations.  Actual

signage will be dependent on tenants.

17.52.030 Conformance.

No sign may be placed, constructed, erected, displayed or modified unless it conforms to this chapter’s
regulations. This chapter is structured to grant permission to erect specified types of signs under specific
standards, and does not allow for the erection of a sign not specifically permitted herein.

Any variation from the signage proposed for this application will not be allowed unless specifically approved
by the City at a future date.

17.52.040 General provisions.

(1) Permit required. Unless exempted under this chapter, a permit is required to place, construct, erect,
display or modify a sign.
Permits will be obtained for all individual signs part of this development as tenants occupy the leasable
spaces. :

(2) Review process. The city administrator 6r his designee will review applications for sign permits for
compliance with this chapter unless otherwise stated in this chapter. The city administrator’s decision will be
rendered in accordance with GMC 17.94 and may be appealed in accordance with GMC 17.92.

Permits will be applied for in accordance with the provisions of Gladstone Municipal Code for all signage.

(3) Structural code compliance. A sign must comply with the applicable provisions of the State of
Oregon Structural Specialty Code and any related or similar provisions adopted by the City, unless such
compliance is modified by this chapter.

Signage support for this development is incorporated into the building and will be designed per requirements
of OSSC.

(4) Sign clearance. A minimum clearance of eight (8) feet above sidewalks and fifteen (15) feet above
driveways must be provided under a freestanding sign.

Blade signs proposed will be more than 8' above sidewalks. No signage over driveways is proposed. Refer to
elevations.




(5) Vision and sight consideration. A sign must be situated in a manner so as not to adversely affect
public safety. Compliance with the City’s regulations regarding clear vision is required.

All proposed signs locations are outside required vision clearance areas.

(6) Blanketing. A sign must not be situated in a manner that results in the blanketing or obfuscation of
an existing sign on an adjacent property.

No "Blanketing” is proposed or desirable for signage on this development.

N Iluminated signs and electric elements..

(a) . A sign illuminated in any manner must shield, deflect or otherwise prevent the light illuminating the
sign from shining into or onto a neighboring property or impair the vision of any vehicle operator;

(b) No sign or illuminating device associated with a sign may have blinking, flashing or fluttering lights,
except as otherwise allowed under this chapter;

(c) No sign or illuminating device associated with a sign may be used in a manner that may be confused
with or construed to be traffic signals, traffic control devices, or hghts on emergency vehicles;

(d) Exceptas otherwise provided in this chapter an 111ummated sign carmot be located closer than
twenty-five (25) feet to a lot in a residential zoning district;

(e) The light intensity of an illuminated sign or xllumlnaﬁng device associated with a sign must conform
to the accepted standards of the sign industry, as provided by the Oregon Electric Sign Association.

() A sign containing any electrical components or elements, or illuminated by electrical lighting must
be approved under the National Electric Code, as modified by Oregon’s regulations, and any related or similar
provisions adopted by the City.

(g) An illuminated sign or illuminating device associated with a sign réquiring an electric poWer source
must use an Oregon-approved power outlet.
(h). Asused in this chapter:

(A) A “diréctly” illuminated sign means a sign with exposed lighting or neon tubes on the sign’s face,
and includes a sign where the message or image is created by light projected onto a surface.

(B) An “indirectly” illuminated sign means a sign with light source that that is separate from the sign
face and is directed to shine onto the sign. »

" (C) An“internally” illuminated sign means a sign where the hght source is not exposed and is concealed
within the sign.

All signs proposed for this development will be indirectly illuminated with LED luminaires selected to focus
light on the sign face and not create undesired glare.

(8) Moving signs. Except as otherwise allowed under this chapter, a sign must remain in a static state,
and cannot be designed to rotate, flutter or appear to move.

Selected illuminaires will not be flashing, moving or fluttering light sources and will not be adjacent to any
residential properties.

(9) Maintenance and hazards.

(a) A sign must be in good repair and maintained in a neat, attractive and safe condition, and no sign
may be used or situated in a manner that creates a hazard to the public.

(b) Failure to use a sign’s copy area for a period of more than twelve (12) consecutive months will
constitute a discontinuance of the sign’s use and may be declared a nuisance by the City.
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All signs and lights will be maintained and kept in good repair or be subject to action by the City.

(10) Nonconforming signs. A sign that lawfully exists at the time this chapter or any amendment thereto
becomes effective, but does not conform to this chapter’s standards, may only be altered if:

(a) The alteration does not increase a sign’s nonconformity with this chapter’s standards; and

(b) The alteration is reviewed under this chapter.

(¢) Nonconforming government owned or maintained signs may be altered to the extent of their existing
nonconformity notwithstanding this chapter’s standards.
Criterion does not apply. No non-conforming signs exist on the property.

(11) Setbacks.

(a) Unless otherwise stated herein, the minimum setback for a sign with a sign face of twenty-four (24)
square feet or less in area is one-half of the minimum setback required in the zoning district in which the sign
is located. If no setback-exists, the sign must be located in an area that ensures it does not compromxse public
safety, as determined by the city administrator or designee.

(b) Unless otherwise stated herein, the minimum setback for a sign with a sign face greater than twenty-
four (24) square feet in area is the same as the minimum setback required in the zoning district in which the
sign is located. If no setback exists, the sign must be located in an area that ensures it does not compromise
public safety, as determined by the city administrator or designee.

Proposed blade signs will be located in the Right of way since there is no setback on Portland Ave. Signs will
be located above 8' and not project beyond the sidewalk.

(12) Area Calculation.

(a) Unless otherwise stated herein, the sign face area limitations established by this chapter will apply on
a per-side basis. Every sign is limited to a maximum of two (2) sides.

Proposed signs will be two sided and less than the allowable area of the Gladstone Municipal Code.

(b) Sides may be of no greater area than that necessary to provide a frame or support structure to the sign
face.

The sides will be the minimum required to provide rigidity.
(c) For signs that are allowed a maximum area of twenty-four (24) square feet or more:

(A) Sides cannot exceed the maximum area standard by more than one (1) foot in width, unless the
applicant demonstrates to the city administrator’s satisfaction that a greater width is necessary to provide
adequate support for the sign faces; and

(B) Two (2) support poles may be excluded from the area calculation provided that the caliper of any
pole does not exceed one (1) foot, unless the applicant demonstrates to the city administrator’s satisfaction that
a greater caliper is necessary to provide adequate support for the sign.

Signs will be less than 24 sq. fi. each. and no support poles are proposed. Criterion does not apply.
(d) For signs required to have a maximum area of less than twenty-four (24) square feet:

(A) Sides cannot exceed the maximum area standard by more than six (6) inches in width, unless the
applicant demonstrates to the city administrator’s satisfaction that a greater width is necessary to provide
adequate support for the sign faces; and




surface except for substantial improvement or lesser remodel or reconstruction of existing single-family or
two-family dwellings.

Surface water drainage for this proposed development has been designed to meet the Gladstone Municipal
Code and accepted engineering practices.

17.56.020 Standards.

Adequate provisions shall be made to ensure proper drainage of surface waters, to preserve natural flow
of watercourses and springs and to prevent soil erosion and flooding of neighboring properties or streets. Such
provisions shall include, but not be limited to the following:

(1) Generally. All development shall be planned, designed, constructed and maintained to:
@ Protect and preserve existing drainage channels to the maximum practicable extent;
No drainage channels will be altered by the redevelopment of this property.

(b) Protect development from flood hazards;
This development is outside any flood hazard area.

(c) Provide a system by which water within the development will be controlled and managed without
causing damage or harm to the natural environment, or to property or persons within the drainage basin;

The proposed surface water management for this redevelopment is intended to benefit the natural
environment, and protect persons and property within the Clackamas River drainage basin..

(d) Assure that waters drained from new or redevelopment sites are substantially free of pollutants,
including sedimentary materials, through the use of stormwater treatment facilities as referenced herein and
appropriate erosion and sediment control practices; .

Surface water from the site will be treated per the attached preliminary stormwater plans in accordance with
City Standards and accepted engineering practices. o

(e) Assure that runoff drained from new and redevelopment 51tes is managed in accordance with criteria
outlined in the City of Gladstone Stormwater Treatment and Detention Standards as to not cause erosion to
any greater extent than would occur in the absence of development

Surface water for the redeveloped property will be managed in accordance with the City of Gladstone
Stormwater Treatment and Detention Standards. Refer to civil drawings.

(f) Avoid placement of surface detention or retention facilities in road rights of way.

Surface detention within the right of way will be limited to that for the sidewalk and consist of pervious
pavement sections over a drainage layer.

(2) Watercourses. Where culverts cannot provide sufficient capacity without significant environmental
degradation, the city may require the watercourse to be bridged or spanned.
No watercourses exist on the property. Criterion does not apply.

(3) Easements. In the event that a development or any part thereof is traversed by any watercourse,
channel, stream or creek, gulch or other natural drainage channel, adequate easements for storm drainage
purposes shall be provided to the city. This does not imply maintenance by the city.

No watercourses exist on the property. Criterion does not apply.




(4) Obstructions. Channel obstructions are not allowed, except as approved for the creation of a
detention or retention facility. Fences with swing gates may be utilized.
No watercourses exist on the property. Criterion does not apply.

(5) Surface Drainage and the Storm Sewer System. Stormwater treatment and detention facilities shall
be designed and installed in accordance with criteria outlined in the City of Gladstone Stormwater Treatment
and Detention Standards.

Surface water for the redeveloped property will be managed in accordance with the City of Gladstone
Stormwater Treatment and Detention Standards. Refer to civil drawings and preliminary stormwater

calculations.

17.57 Flood Hazard Regulations

Section is not applicable.

17.58 Grading and Fill
17.58.010 Applicability.

The development standards for grading and fill shall apply to all development permits issued by the city
except for substantial improvement or lesser remodel or reconstruction of existing single-family or two-family

dwellings. ‘
All fill and grading on this site is proposed to be compliant with the requirements of this chapter.
17.58.020 General provisioris.

(1) Grading of Building Sites. Grading and fill of building sites shall conform to Chapter 70 of the
Uniform Building Code. The character of soil for fill and the characteristics of lots and parcels made usable by
fill shall be suitable for the purpose intended. When deemed necessary, the building official may require
geological studies to determine the suitability of the site.

Grading and fill of the building site will be in accordance with the recommendations and observation of a
registered geo-technical engineer. Engineered fill will be utilized to infill the existing basement on the
property. Refer to preliminary soils report. Note that work will be done under the requirements of the
International Building Code which replaced the Uniform Building Code in 1998.

(2) U.B.C. Requirements. The building official shall enforce Chapter 70 of the U.B.C. and shall require
soils reports and/or engineering studies before issuing a building permit for fill, excavation, construction or
related activities involving soils with restrictive features such as instability, wetness, flooding or other
limitations. '

Note that work will be done under the requirements of the International Building Code which replaced the
Uniform Building Code in 1998.

17.60 Utilities
17.60.010 Applicability.




The development standards for utilities shall apply to all development permits issued by the City of
Gladstone except for substantial improvement or lesser remodel or reconstruction of an existing single or two-
family dwelling.

All utilities serving this project will be installed based on the current standards to the greatest extent possible
Jor this infill site.

17.60.020 Standards.

Utility services and facilities shall be appropriate to the scale and type of development and consideration
shall include, but not be limited to the following standards:

(1) Site Disturbance. The location, design, installation and maintenance of all utility lines and facilities
shall be carried out with minimum feasible disturbances of soil and site.

Site disturbance and work in the right of way for installation and planned maintenance of utilities will be
minimized to the extent possible to minimize construction cost and potential erosion.

(2) Electricity. Gas. Communications. All development which has a need for electricity, gas and
communications services shall install them pursuant to the requirements of the district or company servicing
the development. Except where otherwise prohibited by the utility district or company, all such facilities shall
be underground. o

Electricity, gas and communication infrastructure service is currently available at the site. Service extensions
_to the new building will be underground.

(3) Underground Facilities. The developer shall make necessary arrangements with utility cdmpanies or
_ other persons or corporations affected for the installation of underground lines and facilities. Electrical lines
and other wires, including but not limited to communication, street lighting and cable television, shall be
-placed underground.

All underground utilities will be coordinated by the contractor and the service providers for all utilities
serving the property.

(4) Sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities
pursuant to the requirements set forth by the public works department. Installation of such facilities shall be
coordinated with the extension of necessary water services and storm drainage facilities. Requirements for
development shall include the following:

(a) Sanitary sewers shall be installed to city standards to serve or be available to all development. Design
shall take into account the capacity and grade to allow for desirable extension beyond the development. If
required, sewer facilities will, without further sewer construction, be sized to directly serve property outside
the development;

(b) If the area outside the development to be directly served by the sewer line has reached a state of
development to justify sewer installation at the time, the Planning Commission may recommend to the City
Council construction as an assessment project with such arrangement with the developer as is desirable to
assure financing his share of the construction. If it is determined by the city that a larger sized line than
normally required to serve the property is desirable to provide for future extension, the city will reimburse the
developer the difference in cost of pipe between that required to serve the development and that stipulated by
the city;




(c) In areas that will not be served by a public sewer, the minimum lot and parcel sizes shall permit
compliance with the requirements of the department of environmental quality and shall take into consideration
problems of sewage disposal, particularly problems of soil structure and water table as related to sewage
disposal by septic tank.

The site is currently served by adequate sanitary service. No modification of the existing public system will be
necessary.

(5) Water Services. All development which has a need for water service shall install water facilities and
grant necessary easements pursuant to the requirements of the utility district serving the development. In
addition, requirements for development shall include the following:

(a) Water lines to serve residential developments shall be a minimum six inch (6”) nominal diameter and
water lines to service commercial and industrial developments shall be a minimum eight inch nominal
diameter with valves and fire hydrants serving each building site in the development and connecting the
development to city mains shall be installed. Prior to starting building construction, the design shall take into
account provisions for extension beyond the development and to adequately grid the city system. Hydrant
spacing to be based on accessible area served according to A.L.A. recommendations and as approved by the
Fire Chief;

(b) If the city determines that a water line size greater man the required minimum in diameter is required
to provide for future extension of the water system, the city will reimburse the developer the difference in cost
of pipe and valves between that of the minimum diameter and the size stipulated by the city.

Adequate water service is available for this development at the street. The existing service to the property will

be upgraded as required for new domestic water and fire water. A new fire hydrant will be installed as part of
this project to ensure adequate fire protection. Refer to civil drawings.

(6) Coordination with Street Surfacing. All underground utilities, sanitary sewers and storm drains
installed in streets by the developer or by any utility company shall be constructed prior to the surfacing of the
streets. Stubs for service connections for underground utilities and sanitary sewers shall be placed to a length
minimizing the necessity for disturbing the street improvements when service connections are made.

All utility cuts/ trenches will be repaired to the satisfaction of the City upon completion of all utility work as
part of this development. : :

(7) As-built Submittals. A map showing all public improvements, as built, shall be filed with the city
engineer upon completion of the improvements.
The Civil Engineer for this project shall submit and amend as-built Site disturbance and work in the right of
way for installation and planned maintenance of utilities will be minimized to the extent possible to minimize
construction cost and potential erosion.

(8) Conditions for Refund to Developer.

(a) Ifrequired water mains or sewer facilities will without further construction other than individual
laterals, directly serve properties outside the development, the city may enter into an agreement with the .
developer to require owners of the other benefiting properties to refund to the developer, a pro rata portion of
the cost of the extension prior to allowing the benefiting property to connect thereto;




(b) Any such agreement shall contain a provision that the developer agrees to completely indemnify and
hold harmless the city for any claim or injury or action arising from the city’s administration of such
agreement; ‘

(c) The right to require such a refund shall not continue for more than ten years after the date of
installation of the extension;

(d) The amount to be refunded and the individual proration of the same shall be determined by the city
and such determination shall be final.

No reimbursements from the City for any work proposed on this redevelopment are anticipated. Criteria do
not apply. -

17.61 Wireless Telecommunicatidns Fac‘i!i'ties;

No wireless telecommunication facilities are proposed as part of this project. This chapter does not apply.

17.62 Special Uses
No special uses are proposed as part of this dévelopmént. This chapter does not apply.

17.64 Design Standards for Land Divisions and Lot Line Adjustments _
No land division or lot line adjustments are proposed as part of this development. This chapter does not
apply.- :
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STAFF REPORT/RECOMMENDATION TO THE

GLADSTONE PLANNING COMMISSION

;20249 15-D
HT Investment Propertxes Inc.

,;July 21 2015

k“Plk mg Staff kClay ’Glasgow

. RcQOrt Date; L

GENERALINFORMATION |

! sal to develop the site with a multi-building
mts along w1th a clubhouse.

. D. _Zone MR Multi-fa;mﬂy Resxdentlal

- Comprehenswe Plan Desmnatmn Multl family

F Sitelnformahon. The subject property consists of two tax lots and is
‘approximately four (4) acres in size. Single- -family residential use is in
plkac;e

G.  Vicinity Description: This area along Webster Road is in mixed use. To the

west and northwest of the site is single-family residential use; Tri-City Baptist
Church is to the northeast. To the south is undeveloped city owned property in

City Hall

525 Portland Avenue

Gladstone, OR 97027

(503):656-5223

FAX: (503) 6508938

E-Mail: (last name)@
ci.gladstone.or.us

Website:

www.ci.gladstone.or.us

Mmcpal Gourt

525 Portland Avenue

- Gladstone; OR 97027

(503) 656-5224 ‘ext. 1
E-Mail: municourt@
ci.gladstoneor.us -

Police Department
535'Portland Avenue
adstone, OR 97027; 2

e

(503) 655—8211
Website:

= k wwwc1 gladstoneor us

. FAX (50

WLigladstnneorus :

e ~Pubiic Library ;
- 135€ Danmouth
 Gladstone, OR 97027
- (503) 656-2411
- FAX; (503) 655- 2438

E-Mail: qxref@lmcc.hb orkus

- Senior Cen .
1050 Port!andAvenue o
* Gladstone, OR 97027
15(503) 655~7701 s

Gladstone, OR.
(503) 6367957
7224 9073 ,

g T






the C-2, Commercial Zone. A small apartment development is adjacent to the
southeast. Across Webster Road to the east is another church. The subject
property has been zoned multi-family since the 70’s, though use has remained
single-family. Typical urban infrastructure is in place to serve the proposal.

II. FINDINGS

This request is subject to Chapter 17.14, MR, Multi-family District;
Chapter 17.80, Design Review; and Division IV, Development
Standards of Title 17 of the Gladstone Municipal Code (GMC).

III. CONCLUSIONS

Planning staff has reviewed this request in reference to the applicable
provisions of the GMC. Based upon this review, staff makes the
following conclusions:

1. Chapter 17.80 of the GMC establishes the requirements for design
review. Pursuant to Subsection 17.80.021(1), site development in the
C-3 zoning district is subject to design review.

Section 17.80.061 lists submittal requirements for Design Review. The
application as submitted satisfies these requirements.

Section 17.80.100(1) provides for approved design review to remain
valid for one year. If construction has not begun by that time, the
approval may be renewed once by the Planning Commission for not
more than one year.

2. Chapter 17.14 of the GMC establishes basic requirements for the Multi-
family Residential District. Section 17.14.020 identifies uses permitted
outright in the District, and includes Multi-Family dwellings as
proposed through this application. The use proposed is allowed
outright in the underlying zone subject to Design Review. This
criterion is met.

Section 17.14.050 discusses dimensional standards. Minimum lot area
for new development is 5,000 square feet — met with this site. For a
multi-family development minimum lot area shall be three thousand
square feet plus one thousand square feet per dwelling unit
(approximately 40 units per acre.) Setbacks are as listed in this section
— met with the proposal. Maximum building height shall be 35 feet,
also met. Landscape requirement is a minimum twenty percent (20%)
of the site — met as shown.
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Chapter 17.44 of the GMC identifies standards for building siting and
design.

These standards apply to all development that is subject to Design
Review.  Section 17.44.020(1) deals with siting specifically, and
requires that, where there are no conflicts with other design standards
or requirements in Title 17, to site buildings to maximize solar access
where practical, using such techniques as maximizing east-west street
length; orienting buildings within twenty degrees of true south as well
as maximizing their south-facing dimension; placing higher buildings
on the north portion of the site while protecting solar access for
adjacent sites, and placing major yard spaces on south side of buildings.

The subject property is irregular in shape. Applicant states and site
plan informatien bears out that, to the extent geometrically feasible the
buildings will be oriented in such a way and with windows placed so as
to take advantage of solar exposure.

Section 17.44.020(2) requires buildings to have energy efficient
designs.

The proposed design includes abundant windows to provide natural
lighting. The building will be required to meet the energy codes of the
Oregon Structural Specialty Code, which will be evaluated through the
building permit process.

Section 17.44.020(3) of the GMC addresses compatibility in building
design. This subsection encourages the arrangement of structures and
use areas to be compatible with adjacent developments and surrounding
land uses.

See applicant’s response. Staff points out that, as previously mentioned
this area of Gladstone includes a variety of uses, from single-family
residential to churches to apartments. The proposed development will
be compatible with this mix of uses.

Section 17.44.020(4) of the GMC deals with building materials. That
Section requires buildings be constructed using high-image exterior
materials and finishes such as masonry, architecturally treated tilt-up
concrete, glass, wood or stucco. Screening of roof-mounted equipment
is also discussed in this section.

Refer to submitted building elevations for detail. Applicants states the
buildings will be constructed using high quality exterior finishes such
as lap siding and stone work with a variety of architectural detailing
and with carefully placed material changes. No metal siding is
proposed. Staffis able to find the proposal satisfies this criterion.



Section 17.44.020(5) of the GMC establishes lighting standards.
17.44.020(6) establishes illumination level standards. It requires all on-
site lighting to be designed, located, shielded ore deflected so as not to
shine into off-site structures or impair the vision of the driver of any
vehicle.

Applicant notes the application includes a lighting plan, which shows
efforts have been made to protect public safety and to avoid light
trespass off-site. Fixtures will be hooded/shielded.

Section 17.44.020(7) regarding equipment and facilities establishes that
all utility lines shall be placed underground. All roof-mounted fixtures
and utility cabinets or similar equipment, which must be installed above
ground, shall be visually screened from public view. A condition of
approval shall require compliance with this subsection for new utility
lines, roof-mounted fixtures, utility cabinets or similar equipment
installed aboveground.

Section 17.44.020(8) regarding trash disposal and recycling collection
requires new construction to incorporate functional and adequate space
for on-site storage and efficient collection of mixed solid waste and
source separated recyclables prior to pick-up and removal by haulers.

Applicant responds here by stating - ...... the proposed refuse area is
approximately 625 square feet and will contain a trash compactor
which is being reviewed for sizing requirements by the City’s trash
haulers. Prior to finalization of the plans for the proposed refuse
Jacility, the applicant will obtain a letter from the City’s hauler,
indicating acceptance of the proposed compactor’s placement and
sizing.....” Staff suggests this item be discussed at hearing,
particularly with regards to exterior materials used for the enclosure.
Also, staff notes the trash/recycling facility is located some 200 yards
from apartments in Building #1.

Section 17.44.022 establishes building design standards for multi-
family buildings and includes discussion on facades, to include
windows, and roof form. These provisions require that new, non-
residential buildings, with the exception of buildings housing
institutional, warehouse or manufacturing uses shall be subject to the
following design standards:

(1) Facades: building facades and exterior walls visible from a public
street or pedestrian path or from adjacent property in an R-5 or R-
7.2 Zone shall not consist of a monotonous blank wall and shall
include a minimum of two of the following — windows; entries;
balconies; bays, or the use of two or more distinct materials to
break up stretches longer than fifty lineal feet of unbroken area.
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See submitted building elevations. Applicant discusses placement of
windows, the substantial setback from Webster Road, etc.

(2) Roofs: hipped, gambrel or gables roofs shall be required.

Applicant states a combination of hipped and gables roofs will be used
on all buildings. form of drawings and colors/materials. First floor
elevation along Portland avenue is shown as having multiple
pedestrian oriented store-front type windows, meeting/exceeding
dimensional requirements. That portion fronting on Arlington also
meets these standards.

Based on applicant’s responses to the criterion here along with
submitted building elevations, staff finds the proposal as submitted
satisfies applicable provisions from Chapter 17.44 of the GMC,
Building Siting and Design.

Chapter 17.46 of the GMC identifies landscaping standards and states
that these standards are applicable to all developments subject to design
review.

Subsection 17.14.050, Dimensional Standards in the MR Zone, requires
a minimum of twenty percent (20%) of the lot area be landscaped.

Submitted site plan along with discussion of this criterion indicates
some 24% of the site will be in vegetation of one sort or another.

Subsection 17.46.020(2)(a) requires that a parking or loading area
providing ten or more spaces shall be improved with defined
landscaped areas totaling no less than ten square feet per parking space.
Met as shown.

Subsection 17.46.020(3) requires that provisions for irrigating planting
areas be made where needed. A condition of approval to this effect is
warranted.

Subsection 17.46.020(4) requires landscaping to be continuously
maintained. This standard can be met with conditions.

Subsection 17.46.020(5) pertains to the planting of trees under
overhead utility lines or near sidewalks or curbs.

The site has three (3) street trees will be planted along Portland
Avenue and two (2) along Arlington.

Subsection 17.46.020(6) pertains to grading and states, “The natural
form of the site shall be preserved insofar as practicable unless berming



or contouring of land is required.”

Applicant  discusses  this issue, to include pointing out
slope/connectivity requirements of multi-family developments. The
bulk of the property has relatively gentle slopes. The site will be
graded the minimum amount necessary to establish the required grades
Jfor pedestrian connectivity and ADA standards.

The site itself will see minor changes but no fill/grading. Subsection
17.46.020(7) requires that land within the public right-of-way not
developed as sidewalks or driveways be landscaped and maintained by
the abutting property owner.

The site has approximately fifty feet (50°) of frontage along Webster
Road. Only a small portion of that will not be in pavement/sidewalk.

The proposal meets this standard.

Subsection 17.46.020(9) provides for street trees to be required of any
development and states that, if planted, street trees shall be of a species
compatible with the width of the planting strip and nearby street tree
species. :

As noted, above, the site has minimal street frontage and most of that
will be developed with driveway/sidewalk.  Staff feels that, from the
standpoint of traffic safety along with simple lack of space, street trees
should not be required in this situation.

Chapter 17.48 of the GMC regulates off-street parking and loading. At
time of construction, enlargement or change of use of any structure ore
development subject to Design Review, and except as provided for in
the C-2 District, off-street parking spaces shall be provided as
described in this Chapter unless greater requirements are otherwise
established in the Gladstone Code.

Multi-family parking requirement is calculated at 1.5 spaces per
dwelling unit. At 122 units, the total required parking is 183 spaces.
Applicant shows 184 parking spaces, meeting the minimum required.

Section 17.48.040(1)(a) requires parking and loading areas to be paved
with asphalt and/or concrete meeting city standards, maintained
adequately for all-weather use and so drained as to avoid flow of water
across public sidewalks. This standard is met.

Section 17.48.040(1)(c) requires areas for standing and maneuvering
vehicle, other than for the off-street parking and storage of truck
tractors and /or semi trailers, to be paved. Not applicable.
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Section 17.48.040(2)(a) states that required parking spaces must be
located within two hundred feet of the building or use they are required
to serve. This standard is met.

Section 17.48.040(2)(b) states that required parking shall be provided in
the same zoning district or a different zoning district of a more
intensive use. Required parking is within the same zoning district.

Section 17.48.040(2)(d) requires groups of more than four parking
spaces to be permanently marked and so located and served by
driveways that their use will require no backing movements or other
maneuvering within a street right-of-way other than an alley. This
standard it met as shown.

Section 17.48.040(2)().(g) and (i) establish the minimum width of
access aisles and the minimum dimensions of parking spaces. The
parking lot proposal has the required 24 feet aisle width for 90 degree
parking spaces.

Section 17.48.040(2)(h) requires parking areas to be designed to the
maximum extent practicable, to avoid large, uninterrupted rows of
parking spaces. See site plans — met as shown.

Section 17.48.040(3)(b),(c) and (d) establish requirements for loading
areas and states, in part — buildings or structures to be built which
receive and distribute material or merchandise by truck shall provide
and maintain off-street loading berths in sufficient numbers and size to
adequately handle the needs of the particular use.

Not applicable.

Section 17.48.050 establishes requirements for bicycle parking. Bicycle
parking is proposed to be located in the breezeway of each building, at
a rate of four parking lockups per building. Total number of spaces
provided within the units will be 20 spaces. 100% will be covered. An
additional two spaces will be provided adjacent to the clubhouse. The
requirements of this section have been satisfied.

5. Chapter 17.50 of the GMC establishes the requirements for vehicular
and pedestrian circulation. Subsection 17.50.020(1) requires that
provisions be made for the least amount of impervious surface
necessary to adequately serve the type and intensity of proposed land
uses within developments as well as providing adequate access for
service vehicles. Based on submitted site plan information, staff is able
to find that impervious surface is limited to that required by other
sections of the Code and the urban nature of the site and use. This
standard is met.



Subsection 17.50.020(2) requires provisions to be made, when feasible,
for a separation of motor vehicular, bicycle and pedestrian traffic.
This standard is met.

Subsection 17.50.020(3) requires curbs, associated drainage and
sidewalks within the right-of-way or easement for public roads and

streets.

Applicant notes sidewalks/curbs will be repaired and/or replaced as
required.

Subsection 17.50.020(4) requires provisions to be made to
accommodate any increased volume of traffic resulting from the

development.

Traffic volume expansion is expected to occur as a result of this
development. Existing transportation network functions at acceptable

levels.

Subsection 17.50.020(5) requires provisions to be made for the special
needs of the handicapped. This Subsection is met as shown.

Subsection 17.50.020(6) pertainé to pedestrian access. This Subsection
is met with the proposal.

Subsection 17.50.020(7) deals with new development requiring full site
design review that, when completed, generate an average daily traffic
count of 1000 trips or greater. In such case, a transit stop shall be
provided. There is no evidence to indicated this proposal will result in
an ADT of 1000 trips or greater.

Section 17.50.040, Streets and Roads Generally: Many portions of this
Section do not apply. Right-of-way is adequate along Webster Road,
and full improvements are in place for all expected modes of transport.

Applicable portions of this criterion are met.
Chapter 17.52 of the GMC establishes sign requirements.

Information on proposed signage has been submitted. The Planning
Commission should review and otherwise consider signage for the site.

A condition of approval will require signage to meet requirements from

Chapter 17.52.

Chapter 17.54 of the GMC establishes clear vision requirements. These
standards will be met and maintained.

Chapter 17.56 of the GMC establishes drainage requirements.
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Applicant has provided a storm drainage report. This proposal will
create new areas of impervious surface and a stormwater management
system will be required. The proposed system has been designed to
comply with Gladstone’s Stormwater Treatment and Detention
Standards.

9. Chapter 17.58 of the GMC establishes standards for grading and fill
and requires enforcement of the Uniform Building Code (UBC). The
city contracts with Clackamas County for administration of grading
permits. The county enforces its own Excavation and Grading
Ordinance in lieu of Chapter 70 of the UBC. A condition is warranted
requiring satisfaction of Chapter 70.

10.  Chapter 17.60 of the GMC establishes requirements for utilities. All
utilities shall be installed consistent with the standards of this Chapter.

REQUEST FOR COMMENTS:

City of Gladstone Public Works, Gladstone Fire,

RESPONSES RECEIVED:

Gladstone Fire Department: The Fire Department has attended a pre-conference
regarding the proposal for this property. Several concerns were raised regarding
accessibility at that meeting and I will want to be sure that they are addressed in this
approval process. The Fire Dept. will also be requesting County plans examiners to
closely evaluate water pressures and supply needs for fire sprinklers and hydrants
located on the property and well as the domestic water needed.

The Fire code allows for a single road in and out of the property as long as all
buildings in the complex are fully sprinkled. I will need assurance of a clear and full
width entrance drive at the Webster Road entrance.

I understand the developer of the proposed complex is required to build to high
density requirements on this property. However my primary concern is accessibility
and life safety. The width of streets, turning radius at all corners and turnarounds at
dead end drives must comply with 2014 Oregon Fire Code. The fire department will
require proof that turning radius is not diminished by parking or required landscaping.
The FD will continue to have open conversation with the builder as to the options for
FDC location and fire hydrant locations. The owner/builder must be made aware of



my concern that the water system pressure may require fire pumps to achieve
pressures needed for fire/life safety systems in the buildings.

Landscaping should not be placed in areas that will prohibit full access to required
turnarounds like proposed at the furthest end of the complex.

The new building will need to comply with all local fire, building, and life safety
codes. All permits need to be obtained prior to starting new construction.
- Michael Funk, Fire Marshal Gladstone

No other comments received as of this report.

IV.  RECOMMENDATION

The Planning Commission is authorized to approve design review applications
pursuant to Subsection 17.94.060(2)(c) of the GMC. Planning staff
recommends the Planning Commission approve this application for design
review, based on the submitted application materials, subject to the following

conditions:

1. This approval shall remain valid for one year following the date of
approval. If construction has not begun by that date, this approval shall
expire unless the Planning Commission pursuant to Section 17.80.100
of the GMC grants an extension.

2. The applicant shall obtain required building permits, including for any
site grading, from Clackamas County. The applicant shall comply with
the requirements of the permits.

3. New mechanical equipment and garbage receptacles shall be screened
as required by the GMC.
4. On-site lighting shall comply with Subsections 17.44.020(4) and (5) of

the GMC, including compliance with IES standards as demonstrated
in an engineered site light plan which must be submitted to staff.

5. New utility lines shall be placed underground unless prohibited by the
utility service provider. New roof-mounted fixtures and utility cabinets
or similar equipment shall be visually screened from public view as
required by GMC Subsection 17.44.020(6).

6. The applicant shall submit a letter to the city from the franchise hauler
indicating approval of a plan for trash/recycling storage and collection.

10



Alternatively, the applicant may submit calculations demonstrating
compliance with the minimum standards method described in GMC
Subsection 17.44.020(7).

7. Landscaping shall be continuously maintained. Landscape
maintenance shall be the responsibility of the owner.

8. Signs for the use shall comply with Chapter 17.52 of the GMC

9. This approval is subject to the development complying with the
provisions of the Americans with Disabilities Act (ADA

10. Construction of storm drainage improvements associated with the
development shall be consistent with city standards and comply with
the drainage requirements of the plumbing code administered by
Clackamas County.

11. Water and sanitary sewer improvements shall be constructed to city and
Tri-City Service District standards, respectively. Plans to be submitted
to the city for approval prior to construction and utilities shall be
developed in accordance with the requirements of Chapter 17.60. For
sanitary sewer, the development is subject to the rules and regulations
and standard specifications of Tri-City Service District. This property
may be subject to a System Development Charge (SDC) for additional
impacts to the system. Contact City of Gladstone. This property is not
allowed to connect directly into the Tri-City force main.

12. For storm drainage: the site is located within the Gladstone City limits.
WES provides the erosion control plan review for this area. An erosion
control plan is required to be submitted to Water Environment Services
for review and shall be implemented prior to and throughout the
construction period.

13. Applicant to submit letter to the City from the Fire Department
indicating all requirements of that agency have been satisfied.

14. Final certificate of occupancy shall not be granted until all conditions
of the design review approval have been met.

15. Any changes in the approved design review plans shall be submitted
and approved prior to execution. Any departure from the approved
design review may cause revocation of building permits or denial of the
final certificate of occupancy.

16. Applicant to submit letter to the City from the Fire Department
indicating all requirements of that agency have been satisfied.
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Geographic Information Systems
168 Warner-Milne Rd

Oregon City, OR 97045 Pro perty Repor’ t

Location Map:

TRANSUE ALLEN M TRUSTEE
PO BOX 430
GLADSTONE, OR 97027

Site Address: 18121 WEBSTER RD

Taxlot Number:  22E17DC00800

Land Value: 139216

Building Value: 85870

Total Value: 225186

Acreage:

Year Built: 1920

Sale Date: 07/01/1998

Sale Amount: 0

Sale Type:

Land Class:

101 Site Characteristics: : Zoning Designation(s):

Building Class: UGB: METRO Zone Qverlays: Acreage:
13 Flood Zone: Not Available

Neighborhood: MR N/A 0.55

Gladstone newer 100, 101
Taxcode Districts: 115040

Fire Gladstone
Park N/A
School Gladstone
Sewer TRI-CITIES
Water N/A
Cable City
CcPO City

Garb/Recyc  Gladstone Disposal
City/County  Gladstone

This map and all other information have been compiled for preliminary and/or general purposes
only. This information is not intended to be complete for purposes of determining land use
restrictions, zoning, title, parcel size, or suitability of any property for a specific use. Users are
cautioned to field verify all information before making decisions.

Generated 07/13/2015 8.51 AM
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GENERAL INFORMATION

Property Owner and Applicant: HT Investment Properties, LLC
1962 Wallace Road, NW
Salem, Oregon 97304
Contact: Hans Thygeson
Phone: (503) 816-4060
Email: hans@htiplic.com

Applicant's Representative: 3J Consulting, Inc.
' 5075 SW Griffith Drive, Suite 150
Beaverton, OR 97005
Contact: Andrew Tull
Phone: 503-545-1907
Email: andrew.tull@3j-consulting.com

SITE INFORMATION
Parcel Number: 22E17DC 00700, 00800
Address: 18121 Webster Road
Size: ' 4.09 ACRES
Zoning Designation: Multi-Family Residential - MR
Existing Use: Single Family Residential
Street Functional Classifications: Webster Road ~ Minor Arterial
Surrounding Zoning: North, East and West - Single-Family Residential —R-7.2

South -General Commercial - C2

- WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.
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INTRODUCTION

APPLICANT'S REQUEST
Presented to the City of Gladstone is a proposal to develop a multi-family apartment complex on a 4.09

acre property located within the City’s Multi-Family Residential Zone (MR). The proposed Application for
Design Review would allow for the construction of five new apartment buildings across the site and a club
house. The construction of the site as planned would result in the construction of 122 new multi-family
residential dwellings. This narrative has been prepared in order to describe the proposed development
and to document compliance with the relevant sections of Gladstone’s Community Development Code.

The Applicant respectfully requests approval for the proposed apartment community under the City’s
applicable approval criteria for a Design Review Application. The Applicant notes that this project
qualifies as “Needed Housing” under the provisions of ORS 197.303-197.307.

The approval criteria for the proposed development would therefore be as follows:

Gladstone Community Development Code Chapters:

Chapter 17.14 Multi Family Residential District
Chapter 17.42 General Standards

Chapter 17.44 Building Siting and Design
Chapter 17.46 Landscaping

Chapter 17.48 Off-street Parking and Loading
Chapter 17.50 Vehicular and Pedestrian Circulation
Chapter 17.52 Signs

Chapter 17.56 Drainage

Chapter 17.58 Grading and Fill

Chapter 17.60 Utilities

Chapter 17.80 Design Review.

Through this narrative and the attached plans and supporting materials, the Applicant has documented
compliance-with the applicable approval criteria.

SITE DESCRIPTION/SURROUNDING LAND USE
The subject site is 4.09 acres in size and is located along Webster Road within the City of Gladstone. The

subject site is zoned for Multi-Family Uses and is surrounded by single family residential neighborhoods
to the north and west, the Tri-City Baptist Temple to the Northeast, and a large undeveloped City-owned
commercially zoned property to the south. Along the southeastern corner of the property sits a small

existing apartment complex.

The property slopes gently from the access point along Webster Road to the eastern property line. Several
small rock outcropping exist along the southern property line and it is not immediately clear whether

- WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.




these are actual natural formations or stacked boulders from previous clearing and leveling efforts on the
site. The site’s vegetation consists primarily of grass and trees. There is one existing single family home
and a small outbuilding located on the property.

PROPOSAL

The Applicant proposes to create a new multi-family residential community with a clubhouse. The site
will take access from Webster Road with a looped private driveway. The project will consist of five new
three story multi-family buildings, parking areas, and a new clubhouse with a pool and play area. The
total density proposed within the development is 122 new units with a mixture of one, two and three
bedroom units.

- WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.
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APPLICABLE CRITERIA

The following sections of Gladstone’s Land Development Code have been extracted as they have been
deemed to be applicable to the proposal. Following each bold applicable criteria or design standard, the
Applicant has provided a series of draft findings. The intent of providing code and detailed responses and
findings is to document, with absolute certainty, that the proposed development has satisfied the
approval criteria for design review.

Gladstone Municipal Code (TITLE 17):

DIVISION 1I. ZONING DISTRICTS

CHAPTER 17.14 MR — MULTI-FAMILY RESIDENTIAL DISTRICT

17.14.010 Purpose. .

The purpose of an MR district is to: implement the comprehensive plan and to provide land for families
and individuals desiring to live in an environment of high density multi-family dwellings with proximity

to mass transit, shopping and service facilities.

Applicant's The site is zoned MR and has been determined to be appropriate for multi-family
Finding: development through the City’s comprehensive planning process. The requirements of
this section have been satisfied.

17.14.020 Uses allowed outright.

In an MR zoning district, the following uses and their accessory uses are allowed outright:
(1) Two-family dwellings.

(2) Multi-family dwellings.

Applicant's The purpose of this development is to provide multi-family residential development. The
Finding: Applicant has proposed to construct 122 multi-family dwellings. The requirements of this
section have been satisfied.

17.14.030 Accessory uses allowed.
Accessory uses shall comply with all the requirements of this zoning district, except as this section

allows to the contrary. All accessory structures shall be subject to GMC Chapter 17.54 (clear vision). The
following accessory uses shall be allowed in an MR Zoning district:
(1) Buildings. Garages and carports, storage and other buildings, as follows:
(a) Either the side, except a street side, or rear setback may be reduced to zero for one accessory
structure provided such structure:
(A) Is detached from other buildings;
(B) Does not exceed a height of one (1) story; and
(C) Does not exceed a floor area of four hundred-fifty (450) square feet;
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{b) A wall of rated, fire-resistive construction may be required by the Oregon Structural Speciaity
Code or its successor.

{c} When more than one accessory structure is present including a portable storage container as
defined in Chapter 5.22, a setback does not apply to the portable storage container.

(2} Courtyards, Patios and Decks. The minimum side, except street side, and rear setbacks for
uncovered courtyards, patios and decks in excess of thirty inches (30") in height shall be five feet (5°).
The minimum front and street side setbacks for such courtyards, patios and decks shall be fifteen feet
(15'). No setback shall be required for uncovered courtyards, patios and decks thirty inches (30”) or less
in height. When calculating the height of a courtyard, patio or deck, railings and benches shall be
excluded from the calculation.

(3} Fencesand Walls. The following standards shall apply to fences and walls of all types whether open,
solid, wood, metal, masonry or other material.

{a) When located between the front lot line and the front building line, fences and walis shall not
exceed three feet (3') in height; )

(b} Fences and walls not stibject to Subsection (3)(a) of this Section shall not exceed six feet (6') in
height; .

{c) An exception may be granted to the maximum fence or wall height standards pursuant to
review of an application for conditional use; alteration, expansion or change of use of a
nonconforming use; or design review and when an exception is found necessary to provide
adequate screening for the use.

(4) Storage. Storage of boats, trailers, pickup campers, coaches, motorhomes and similar recreation
equipment. Occupancy of such equipment is subject to a tempaorary permit under GMC Chapter 15.28
(temporary dwellings).

(5} Swimming Pools, Ponds and Hot Tubs. The minimum side, street side and rear setbacks for
swimming pools, ponds and hot tubs shall be three feet (3’). The minimum front setback for ponds no
greater than five feet (5’) wide and no more than two feet (2') deep shall be three feet (3').

(6) Home Occupations. Home occupations shall be subject to GMC Chapter 17.78 (home occupations).

Applicant's The Applicant is proposing several uses which qualify as accessory uses within the zone.

Finding: The Applicant is proposing a swimming pool which will be located near to the clubhouse.
The Applicant is also proposing a series of garages intended to proyide storage and
parking functions for future residents. None of the setback exemptions provided within
this section are applicable or necessary as the proposed accessory uses are located well
within the traditionally permitted setbacks. The requirements of this section have been
satisfied.

17.14.050 Dimensional standards.
Except as provided in GMC Chapter 17.38 {planned unit development), Chapter 17.72 (variances) and
Chapter 17.76 (exceptions), the following dimensional standards shall apply in an MR zoning district:
(1) Lotarea: '

(a) For a single-family dwelling, the minimum lot area shall be five thousand (5,000) square feet;

- WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.
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(b) For a two-family or multi-family dwelling, the minimum lot area shall be three thousand
square (3,000) feet plus one thousand (1,000) square feet per dwelling unit;

(c) For other uses, the lot area shall be a minimum of five thousand (5,000) square feet or as
established by the Planning Commission as provided in GMC Chapter 17.70 (conditional uses).

Applicant's The proposed development site is approximately 178,160 square feet (4.09 acres). The
Finding: requirements of this section have been satisfied.

(2) Setback Requirements:
(a) A front setback shall be a minimum of twenty feet (20');
(b) A side setback shall be a minimum of five feet (5);
(c) A rearsetback shall be a minimum of fifteen feet (15');
(d) A street side setback shall be a minimum of twenty feet (20°);
(e) Architéctural features such as cornices, eaves, gutters, chimneys and flues may project a
maximum of two feet (2') into a required setback area;

Applicant's The proposed site plan maintains the following setbacks:
Finding:

s  Front Yard (facing Webster} — 20 feet

e Side Yard {to the north and south) - 5 feet

e Rear Yard (to the west) 15 feet

No projections of architectural features within the setback areas have been proposed.
The requirements of this section have been satisfied.

(3) Building Height. Maximum building height shall be thirty-five feet (35'). Vertical projections such as
chimneys, spires, domes, elevator shaft housings, towers, aerials, flagpoles and similar objects not used
for human occupancy are not subject to building height limitations of this Section.

Applicant's The Applicant’s proposes a total of five new multi-family residential buildings. Building

Finding: heights are measured by calculating the mean height between the ridge and the eaves.
The proposed height for all buildings is exactly 35 feet as measured to the mean height of
the ridge and the eaves. A new, single story clubhouse building is also proposed. The
proposed clubhouse will be less than 35 feet in height. The requirements of this section
have been satisfied. '

(4) Minimum Vegetation. The minimum area that must be left or planted in trees, shrubs, grass, etc.,
shall be at least twenty percent {20%) of the total area of the lot.

Applicant’s A total of 44,000 square feet of the site will be provided with landscaping and plantings.
Finding: This equates to 24 percent of the total lot area. The requirements of this section have
been satisfied.

WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.
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(5) Exceptions in Case of Large Scale PUD. The dimensional standards of this section may be modified
by the Planning Commission in the case of a plan and program for a large-scale planned unit
development, providing modifications are not detrimental to the public health, safety and welfare and
providing the Planning Commission determines there is provision for adequate public spaces and
improvements for circulation, recreation, light, air and service needs of the developed tract and its
relation to adjacent areas and for such covenants or other legal provisions as will assure conformity to
the achievement of the plan.

Applicant's A planned unit development has not been proposed. This section does not apply.
Finding:

(6) Minimum Density. ,

(a) Developments of two-family or multi-family dwellings shall provide a minimum density of
eighty percent (80%) of the maximum number of units allowed' under GMC Subsection
17.14.050(1). In no case shall the minimum density exceed thirty (30) units per net acre.

(b) Exception. Where an existing two-family or multi-family development is being altered or
expanded, it shall not be required to comply with the minimum density standard provided the
alteration or expansion does not result in a net loss of units.

(c) Mobile home parks shall provide a minimum density of eight (8) units per net acre.

Applicant's The minimum required density for a 4.09 acre property within the MR district is 122 units.
Finding: The Applicant has proposed to create a total of 122 residential units. The requirements
of this section have been satisfied.

DIVISION V. DEVELOPMENT STANDARDS

CHAPTER 17.42 GENERAL PROVISIONS

17.42.030 Improvements.
improvements installed by a developer, either as a requirement or at his or her option, shall conform
to the standards of this title, GMC Chapter 12.02 (street excavation requirements) and to any
supplemental design and construction specifications adopted by the city for such improvements.
Improvements shall be installed in accordance with the following procedure:
(1) Improvement work shall not begin until plans have been checked for adequacy and approved by
the city.

(a) To the extent necessary for evaluation of the proposal, the plans may be required before land

use approval is issued. '

(b) Plans shall be prepared in accordance with the requirements of the city.
(2) Improvement work shall not begin until the city has been notified, and if work has been
discontinued for any reason, it shall not be resumed until the city has been notified.
(3) Improvements shall be constructed under the inspection and to the satisfaction of the city.
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(a) The city may require changes in typical sections and details in the public interest if unusual
conditions arise during construction to warrant the change.

Applicant's The Applicant has submitted a preliminary construction plan set for the proposed site
Finding: construction associated with this project. The Applicant will submit a full set of
construction documents and will allow the City to review and approve plans for
construction prior to initiating construction activities. The preliminary plan set is
sufficiently detailed to allow for a land use application to be approved. Work on the site
will not occur without notification being provided to the City. V
The requirements of this section have been satisfied.

CHAPTER 17.44 BUILDING SITING AND DESIGN

17.44.010 Applicability.
Building siting and design standards shall apply to all development that is subject to design review.

Applicant's The Applicant’s proposed development is subject to the City’s Design Review criteria

Finding: however, this Application also qualifies as “Needed Housing” under the provisions of ORS
197.303-197.307. The applicable statues require the City to apply clear and objective
standards to applications which would propose to construct needed housing on buildable
lands. Several of the standards listed within this code could allow for subjective
interpretation however, the Applicant believes that the proposed design of the site meets
the standards as the design of the proposed complex has considered the requirements of
this Chapter. The Applicant has provided responses to each of this sections of this Chapter
documenting that the requirements of each section have been satisfied.

17.44.020 General standards.
Building siting and design standards are as follows:
(1) Siting. Where there are no conflicts with other design standards or requirements in this Title, site
buildings to maximize solar access where practical, using such techniques as:
(a) Maximizing east-west street length so that principal building facades will face south;
(b) Orienting buildings within twenty degrees of true south as well as maximizing their south-
facing dimension;
(c) Placing higher buildings on the north portion of the site, while protecting solar access for
adjacent sites; )
(d) Placing major yard spaces on south side of buildings.

Applicant's The proposed buildings and the site design respond, in part, to the geometry of the
Finding: irregularly shaped lot. On three of the four buildings, at least one of the building’s long
walls has been placed within 20 degrees of a true north/south access, maximizing the
number of buildings on site which will face south. The proposed grades across the site
will be too subtle for any significant impacts to be realized due to the placement of
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buildings at various elevations. The one single story club house has been placed with a
large southern exposure. The proposed courtyard for the clubhouse will contain a pool
and a play structure which have been oriented for maximum solar exposure. The
requirements of this section have been satisfied.

(2) Energy Efficient Design. Where there are no conflicts with other design standards or requirements
in this Title, design buildings that are conducive to energy efficiency and conservation, using techniques
including, but not limited to, those listed below which are most appropriate to the development:

(a)

Concentrate window areas on the south side {within twenty degrees of true south) of buildings
where there is good southern exposure, and provide overhangs, balconies, or other shading
devices to prevent excessive summer heat gains;

(b) Use architectural features, shapes or buildings, fences, natural landforms, berms and
vegetation to catch and direct summer breezes for natural cooling and minimize effects of
«  winter winds; .
(c) Provide skylights or clerestory windows to provide natural lighting and/or solar heating of
interior spaces. ‘ ‘
Applicant's The proposed buildings have concentrations of windows along the southern sides of each
Finding: building which will allow solar access for heat and light. Buildings also contain

architecturai features such as breezeways which are iocated between units and stairways
which will circulate summer breezes through the structures. The requirements of this
section have been satisfied.

(3) Compatibility. Arrange structures and use areas to be compatible with adjacent developments and
surrounding land uses, considering the following design and siting techniques:

(a)

(b)
(c)

(d)
(e)

(f)

Locate and design structures to protect scenic views or vistas from adjacent properties and
public thoroughfares. Setbacks, building height and bulk should be considered;

Design structures to provide visual order and avoid monotony in layout and design;

Orient major service activity areas (e.g., loading and delivery areas) of the proposed project
away from existing residences;

Provide opaque enclosures and gates for all refuse storage areas;

Screen mechanical equipment, except solar collection apparatus, from view or place such
equipment in locations where it will not be viewed by the public. Screening shall be
accomplished by the use of a sight-obscuring fence or hedge, a landscaped earth berm, building
placement or other design techniques;

Buffering and/or screening shall be used to mitigate adverse visual impacts, dust, noise and
pollution, and to provide for compatibility between dissimilar adjoining uses. Special
consideration will be given to the buffering, screening and siting of commercial and industrial
uses to ensure that noise and odors are not detectable to normal sensory perception on
adjacent residential properties. All development shall comply with GMC Chapter 8.12 {noise
control).
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Applicant's The project site is located at one of Gladstone’s higher elevations, providing opportunities
Finding: for limited territorial views, particularly to the south-east. The proposed configuration
for the site takes advantage of this view by locating several of the proposed buildings
along the site’s southern boundary line. This placement will provide a significant number
of units with views into the valley. The building configuration itsetf will provide an
articulated and non-monotonous arrangement through the placement of buildings at a
variety of orientations and placed at staggered intervals throughout the site. The
proposed refuse and storage areas will be provided near the project’s entrance, away
from the primary activity and residential areas on the site. The proposed refuse areas will
also be screened within a gated structure. The requirements of this section have been

satisfied.

{4) Building Materials. Buildings shall be constructed using high-image exterior materials and finishes
such as masonry, architecturally treated tilt-up concrete, glass, wood or stucco. Buildings shall not be
constructed with metal siding mate:jial, except as approved by the design review committee forbspecific
high-image materials, except for:

(a) Canopies, awnings, screening for roof-mounted fixtures, or other architectural features:

{b) Utility equipment cabinets:

(c) Structures no greater than two hundred (200) square feet in floor area and ten {(10) feet in

height: and,
(d) Buildings, the portions of buildings, that are not visible from a road or adjacent property.

Applicant's The proposed buildings will be constructed using high-quality exterior finishes such as lap
Finding: siding and stone work with a variety of architectural detailing and with carefully placed
material changes. No metal siding material has been proposed. The requirements of this

section have been satisfied.

(5) Lighting. Adequate exterior lighting shall be provided to protect public safety and shall be deflected
50 as not to shine on a lot in a residential district.

Applicant's The proposed plan set contains a lighting plan which clearly shows that efforts have been
Finding: made to provide lighting to protect public safety. All fixtures will be deflected to avoid
light-spill onto any adjoining residential properties. The requirements of this section have

been satisfied.

(6) On-site Lighting. All on-site lighting shall be designed, located, shielded, or deflected so as not to
shine into off-site structures or impair the vision of the driver of any vehicle. When required, engineered
site lighting plans shall be developed consistent with llluminating Engineering Standards (IES) including,
but not limited to, average maintained illumination and maximum to minimum ratios. A master plan
for on-site lighting shall include the design, height, and location of all proposed exterior lights, including:

(a) Parking and loading area lighting;
(b} Pedestrian walkway lighting;
{c) Internal access road lighting;
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(d) Lighting of public entrances into buildings;
(e} Flood lights illuminating buildings or significant natural features.

Applicant’s The proposed plan set contains a lighting plan which clearly shows that efforts have been

Finding: made to provide lighting to protect public safety. All fixtures will be deflected to avoid
light-spill onto any adjoining residential properties. The requirements of this section have
been satisfied. ‘

(7) Equipment and Facilities. All utility lines shall be placed underground. All roof-mounted fixtures
and utility cabinets or similar equipment which must be installed above ground shall be visually
screened from public view.

Applicant's As shown on the attached elevations and rooftop plans, no roof-mounted fixtures will be
Finding: ' installed. All site utilities will be installed underground. The requirements of this section
have been satisfied.

(8) Trash Disposal and Recycling Collection. In addition to the preceding standards, new construction
requiring full site plan review shall incorporate functional and adequate space for on-site storage and
efficient collection of mixed solid waste and source separated recyclables prior to pick-up and removal
by haulers.
{a) Minimum storage area for trash and recyclables shall be established by one of the following
methods: minimum standards method or franchise hauler review method.

(A) Franchise Hauler Review Method. The applicant shall submit plans for storage and
collection of solid waste and recyclables that are acceptable to the city’s franchise solid
waste hauler; acceptance may be indicated on the site plan and/or by separate
attachment; or .

(B) Minimum Standards Method. The applicant shall submit plans for storage of solid waste
and recyclables in accordance with the following:

(i) Multi-family complexes containing ten (10) or fewer dwelling units shall provide a
minimum fifty (50) square feet; developments containing more than ten (10)
residential units shall provide an additional five (5) square feet per dwelling unit
above ten (10).

(ii) Nonresidential developments shall provide a minimum storage area of ten (10)
square feet plus:

(aa) office - 4 square feet /1,000 square feet gross floor area (GFA)

(bb) retail - 10 square feet /1,000 square feet GFA

(cc) wholesale/warehouse/manufacturing - 6 square feet /1,000 square feet GFA
(dd) educational & institutional - 4 square feet / 1,000 square feet GFA

(ee) Other - 4 square feet /1,000 square feet GFA

(C) The storage area requirement is based on the predominate use of the building, as
described above in subparagraph (a)(B){ii) of this subsection. If a building has more than
one use and that use occupies twenty percent (20%) or less of the floor area of the
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building, the floor area occupied by that use shall be counted toward the floor area of the
predominate use. If a building has more than one of the uses listed in subparagraph
(a)(B)(ii) of this subsection, and that use occupies more than twenty percent (20%) of the
floor area of the building, then the storage area requirement for the whole building shall
be the sum of the requirement for the area of each use.

(D) The specific requirements shall meet the Uniform Fire Code and are based on an assumed
storage height of four feet (4') for solid waste/recyclables. Vertical storage higher than
four feet (4') but not higher than seven feet (7') may be used to accommodate the same

volume of storage in a reduced floor space.

Applicant's in accordance with the requirements of this section, a total of 610 square feet of refuse

Finding: area is required for the proposed 122 unit apartment complex. The proposed refuse area
is approximately 625 square feet and will contain a trash compactor which is being
reviewed for sizing requirements by the City’s Trash Haulers. Prior to finalization of the
plans for the proposed refuse facility, the Applicant will obtain a letter from the City’s
Hauler, indicating acceptance of the proposed compactor’s placement and sizing. The
requirements of this section have been satisfied.

17.44.022 Multi-family design standards.
New multi-family buildings, including accessory buildings, shall be subject to the following design
standards: ‘
(1) Facades. Building fagades and exterior walls visible from a public street or pedestrian path or from
adjacent property in an R-5 or R-7.2 zoning district shall not consist of a monotonous blank wall and
shall include a minimum of two of the following:

(a) Windows;

(b} Entries;

(c) Balconies;

(d} Bays; or

(e} The use of two or more distinct materials to break up stretches longer than fifty lineal feet (50')

of unbroken area.

Applicant's The site is setback from Webster Road by approximately three hundred feet. The building

Finding: which will most likely be visible from the street will be the project’s clubhouse. Along the
clubhouse’s eastern frontage, an entryway with windows, and bays has been provided.
The requirements of this section have been satisfied.

(2) Windows.
(a)} Window trim shall not be flush with exterior wall treatment.

Applicant's Windows along each of the proposed building’s elevations will be provided with trim and
Finding: not a flush finish. The requirements of this section have been satisfied.
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(b) Windows shall be provided with an architectural surround at the jamb, head and sill.

Applicant’s Windows along each of the proposed building’s elevations will be provided an
Finding: -architectural surround at the jamb, head, and sill. The proposed design has been shown
throughout the building plans. The requirements of this section have been satisfied.

(c) All windows facing the front lot line shall be double hung or casement windows.

Applicant's The project’s front lot line is located along Webster Road. The windows facing the front
Finding: lot line will be located on the proposed clubhouse. Window facing the front lot line will
be double hung. The requirements of this section have been satisfied.

(3) Roofs. Hipped, gambrel or gabled roofs shall be required. Flat roofs shall not be permitted except

in areas where mechanical equipment is mounted. .
Applicant’s The proposed buildings on site will be provided with a combination of hipped and gabled
Finding: roof styles. The requirements of this section have been satisfied.

CHAPTER 17.46 LANDSCAPING

17.46.010 Applicability.

Landscaping standards shall apply to all development that is subject to design review.

17.46.020 Standards.

Landscaping requirements shall be as follows:

(1) Minimum Requirement. A minimum of fifteen percent {(15%) of the lot area shall be landscaped,
except when a greater percentage is required elsewhere in this title.

Applicant's The proposed landscape is approximately 44,000 sf. This represents a total of 24% of the
Finding: overall site area. The requirements of this section have been satisfied.

(2) Parking and Loading Areas. The following landscape requirements shall apply to off-street parking
and loading areas:

{a) An off-street parking and loading area providing ten (10) or more parking spaces shall be
improved with defined landscaped areas totaling no less than ten square feet per parking
space;

(b) A parking or loading area shall be separated from any lot line adjacent to a street by a
landscaped strip at least ten feet {10’) in width, and any other lot line by a landscaped strip at
least five feet (5') in width;

{c) Alandscaped strip separating a parking or loading area from a street shall contain:

(A) Street trees spaced as appropriate to the species, not to exceed twenty-five feet (25’) apart,
on the average,
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(B} Low shrubs not to reach a height greater than three feet (3’) spaced no more than five feet
(5') apart, on the average, and
{(C) Vegetative ground cover.
(d) If afence or wall is required or proposed, it shall be located behind required landscaped strips
where such strips are adjacent to a street.

Applicant's The proposed parking area would create a total of 184 off-street parking spaces. A total
Finding: of 1,840 square feet of landscape area internal to the parking lot is therefore required. A
’ total of 8,009 square feet of internal parking lot landscaping has been provided. No
parking areas on the site are located within ten feet of any public streets therefore no

specific planting buffers are required.

The requirements of this section have been satisfied.
(3) Irrigation. Provision shall be made for watering planting areas where such care is required.

Applicant’s The Applicant has provided a preliminary landscape plan. Final construction documents

Finding: for the proposed landscape areas will include irrigation locations and fixtures. The
application for Design Review can be conditioned to provide an irrigation plan with the
final construction plans.

(4) Maintenance Required. Landscaping shall be continuously maintained.

Applicant's The Applicant is planning to own and operate the proposed apartment community.
Finding: Maintenance of landscape will be the on-going responsibility of the owner.
The requirements of this section have been satisfied.

(5) Plant Species. The general characteristics of tree species shall be considered when planting under
overhead utility lines or near sidewalks or curbs to assure that damage will not result when maturity is

reached.
Applicant's Ali utilities proposed to serve the site will be undergrounded therefore no special
Finding: consideration for tree characteristics in relation to utility lines is required. Trees and

plantings which have been proposed near to streets, sidewalks, and curbs include Vine
Maples, Compact Cedars, and Hawthorns. The trees selected for parking lot landscaping
areas are known to perform well when located within and adjacent to pavements and
curbs. The requirements of this section have been satisfied.

(6) Grading. The natural form of the site shall be preserved insofar as practicable unless berming or

contouring of land is required.
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Applicant's Apartment communities are required to meet specific standards for the provision of

Finding: connectivity between buildings, parking, and handicapped parking areas. As a result, the
site will be graded to the minimum amount necessary to establish the required grades for
pedestrian connectivity. For the most part, the site has relatively gentle slopes and the
proposed buildings and parking facilities will be located within a couple of feet of existing
grades. Along the western side of the property, a series of fills and a variable width
retaining wall will be proposed in order to maintain access grades from the parking lot to
the east of the westernmost building. The requirements of this section have been
satisfied.

(7) Public Rights-of-Way. Land within the public road right-of-way, not developed as sidewaiks or
driveways, shall be landscaped and maintained by the abutting property owners. Landscaping will be
of the variety that would not create a road hazard or impair sight distance.

‘Applicant's The site fronts onto Webster Road for appréximately 50 feet at the eastern edge of the
Finding: property. The majority of this property will be paved to form the access drive which will
provide service to the proposed community. The remaining areas within the right-of-way
will be planted with lawn and groundcover. These plantings will be maintained by the

property owner. The requirements of this section have been satisfied.

(8) Street Trees. Street tree planting may be required of any development and, if planted, shall be
according to city requirements and of a species compatible with the width of the planting strip, and
nearby street tree species.

Applicant's The site’s limited frontage along Webster Road does not leave sufficient room to provide
Finding: street trees therefore none have been proposed. The requirements of this section have
been satisfied.

CHAPTER 17.48 OFF-STREET PARKING AND LOADING

17.48.010 Applicability.
Off-street parking and loading standards shall apply to all development permits.

Applicant's The Applicant has prepared a site plan which reﬂects the City’s parking and loading
Finding: standards. The requirements of this section have been satisfied.

17.48.030 Standards for developments subject to design review.

At the time of construction, enlargement, or change of use of any structure or development subject to
GMC Chapter 17.80 (design review), except as provided in the C-2 district, off-street parking spaces shall
be provided as follows unless greater requirements are otherwise established under this title:
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(1) Calculation of parking requirements.

(a)
(b)
{c)

(d)

(e)

(f)

(g)

Square Footage as Basis for Requirement. Where square feet of the structure or use is specified
as the basis for the parking requirement, the calculation shall be based on the gross leasable
area (GLA). ‘

Number of Employees as Basis of Requirement. When the number of employees is specified as
the basis for the parking space requirement, the calculation shall be based on the number of
employees working on the premises during the largest shift at peak season.

If more than one use occupies a single structure or lot, the total minimum and maximum
parking requirements for the structure or lot shall be the sum of the requirements for each use
computed separately.

When calculation of a minimum or maximum parking requirement results in a fractional space
requirement, such fraction shall be rounded down to the nearest whole number.

Owners of two or more uses, structures or lots may agree to utilize jointly the same parking
and loading spaces when the peak hours of op.eration do not substantially overlap. Satisfactory
legal evidence shall be presented to establish the joint use. Shared parking spaces shall be
included in the calculation of the minimum parking requirement for each of the joint users. For
the purpose of calculating the maximum permitted parking for each of the joint users, shared
spaces shall be apportioned between the joint users.

On-street parking may count towards fulfilling up to one-quarter of the off-street parking
requirements where on-street parking is allowed and the applicant can demonstrate that on-
street parking is available.

Parking spaces fulfilling the minimum off-street parking space requirement shall not be used
for display or storage and shall not be rented, leased or assigned to any other person or
organization, except as authorized under Subsection 17.48.030(i)(e).

(2) Minimum and maximum permitted parking.

(a)

(b)

(c)

The number of surface parking spaces provided at no charge for a particular use shall not be
fess than the minimum nor exceed the maximum parking ratios identified for that use in Table
1. Minimum parking ratios for those uses not identified in Table 1 {below) shall be determined
by the Planning commission during design review.

For purposes of the maximum parking ratios identified in Table 1 (below), Zone A shall include
those areas where 20-minute peak hour transit service is provided within a one-quarter (1/4)
mile walking distance for bus transit stops or stations or one-half (1/2) mile walking distance
for high capacity transit stops or stations. Zone B shall include all other areas.

The following types of parking spaces are exempt from the maximum parking ratios:

(A) Parking spaces in parking structures;

(B) Fleet parking spaces;

(C) Parking spaces used to store vehicles that are for sale, lease or rent;

(D) Employee carpool parking spaces that are clearly delineated with signs;

(E) Dedicated valet parking spaces.
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(d)

{e)

Upon expansion of a nonconforming development or nonconforming use that does not comply
with minimum or maximum parking ratios, additional parking spaces shall be provided as
follows:

{(A) If the existing number of parking spaces is less than the minimum parking ratio in Table 1
(below), the number of additional parking spaces required shall be based only on the floor
area or capacity added and not on the area or capacity existing prior to the expansion.

(B) If the existing number of parking spaces exceeds the maximum parking ratio in Table 1
(below), additional parking spaces may only be provided if compliance with the maximum
parking ratio will be met for the entire development or use following the expansion.

Exceptions to the minimum and maximum parking ratios may be granted pursuant to GMC

Section 17.80.090 {minor exception). Exceptions exceeding twenty-five percent {25%)} of the

requirement shall be subject to GMC Chapter 17.72 (variances).

Applicant's Multi-Family parking is requiréd at a rate of 1.5 units per dwelling unit. At 122 units, the

Finding:

total required parking is 183 parking stalls. The proposed site plan provides a total of 184
parking stalls with a combination of compact and full sized parking stalls.
The requirements of this section have been satisfied.

17.48.040 Design requirements for permanent off-street parking and loading.

All structures and developments subject to design review shall provide permanent off-street parking
and loading as follows: |

(1) Parking and Loading:

(a)

(b)

(c)

Parking and loading areas shall be paved with asphalt and/or concrete meeting city standards,
maintained adequately for all weather use and so drained as to avoid flow of water across
public sidewalks;

Off-street parking and loading areas shall be screened from abutting properties located in a
residential zoning district unless such abutting'properties are developed with nonresidential
uses. Required screening shall be accomplished by building placement, a landscaped earth
berm or a sight-obscuring fence or hédge, Reqdired screening shall be a minimum of six feet
(6') high and shall not conflict with GMC Chapter 17.54 (clear vision).

Areas for standing and maneuvering vehicles, other than for the off-street parking and storage
of truck tractors and/or semitrailers, shall be paved with an asphalt and/or concrete surface
meeting city standards. The parking of truck tractors and/or semitrailers in off-street parking
areas used exclqsively for the parking and/or storage of said vehicles may be allowed utilizing
a durable and dustless surface other than an asphalt and/or concrete surface. Such surface
must be graded, compacted and surfaced in such a manner that it will adequately support
these vehicles, including trailer standing gear, will not produce dust, will not produce tracking
of mud or other materials onto adjoining streets or properties, and otherwise complies with
other applicable provisions of this code. |

Applicant's All off-street parking areas parking areas will be paved with asphalt. All parking areas will

Finding:

along the residentially zoned areas adjacent to the site will be screened from neighboring
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properties via a 6 foot tall sight obscuring fence. In several places along the project, the
fence will be enhanced with plants. The requirements of this section have been satisfied.

(2) Parking:
(a) Required parking spaces shall be located not further than two hundred feet from the building
or use they are required to serve, measured in a straight line from the building;

Applicant's Parking has been provided throughout the site along each of the proposed new residential
Finding: buildings. Parking Spaces have been provided in each instance within 200 feet of a
building entrance. The requirements of this section have been satisfied.

(b) Required parking shall be provided in the same zoning district or a different zoning district of
a more intensive use;

.

Applicant’s The site has a uniform zoning as do the parking areas. The requirements of this section
Finding: have been satisfied.

{c) Inno case shall required parking for a commercial or industrial use be provided in a residential
district, except for approved conditional uses;

Applicant's The site provides residential parking within a residential zone. The requirements of this
Finding: section have been satisfied.

(d) Groups of more than four parking spaces shall be permanently marked and so located and
served by driveways that their use will require no backing movements or other maneuvering
within a street right- of-way other than an alley;

Applicant’s No conflicts with vehicle backing movements and public streets are anticipated. The
Finding: requirements of this section have been satisfied.

(e) Parking spaces along the outer boundaries of a parking lot shall be contained by a curb at least
four inches {4") high and setback a minimum of five feet (5') from the property line. A bumper
rail may be substituted for a curb;

Applicant's Four inch curbing surrounds the proposed parking areas. In no case are any curbs or
Finding: parking areas located within five feet of any property line. The requirements of this
section have been satisfied.

(f) Off-street parking and loading areas, including parking spaces and access aisles, shall meet or
exceed the minimum dimensional standards identified in Tables 2 and 3 and Figure 1 (of this
chapter). Access aisles shall be of sufficient width for all vehicular turning and maneuvering;
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Applicant's All proposed parking stalls and drive aisles have been designed to meet the requirements

Finding: prescribed in Tables 2 and 3. The proposed access aisle is 26 feet in width throughout the
project’s parking areas, exceeding the minimum requirement for a drive aisle with two
way traffic. The requirements of this section have been satisfied.

(g) Up to fifty percent {50%) of required parking spaces may be provided for compact cars;

Applicant's Of the required parking spaces, only 72 of the spaces or 40% are compact. The
Finding: requirements of this section have been satisfied.

(h) Parking areas shall be designed, to the maximum extent practicable, to avoid large,
uninterrupted rows of parking spaces.

Applicant's Wherever possible, uninterrupted rows of parking have been broken up either through

Finding: the introduction of planter islands or through breaks in the parking lot’s circulation plan.
The geometry of the site and the high parking ratio required for development requires a
few sections of parking with more than ten spaces however, the majority of parking areas
have been separated by landscape plantings. The requirements of this section have been
satisfied.

(3) Loading:

(a) A driveway designed for continuous forward flow of passenger vehicles for the purpose of
loading and unloading passengers shall be located on the site of any school having a capacity
greater than twenty-five (25) students;

(b) Buildings or structures to be built or substantially altered which receive and distribute material
or merchandise by truck shall provide and maintain off-street loading berths in sufficient
numbers and size to adequately handle the needs of the particular use. if loading space has
been provided in connection with an existing use or is added to an existing use, the loading
space shall not be eliminated if elimination would result in less space than is required to
adequately handle the needs of the particular use;

(c) 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 take
care of parking needs; ‘

(d) Loading facilities shall be located at least twenty feet (20') from residential property. Loading
spaces shall be located on the site and directly accessible to the main structure.

Applicant's The project proposed is a multi-family residential development. The need for dedicated
Finding: loading areas is not necessary for this proposed use.
The requirements of this section do not apply.

17.48.050 Bicycle parking standards.
(1) Standards for bicycle parking apply to full-site design review of new construction for multi-family
residential (four units and larger) and new commercial/industrial developments. The Planning
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Commission may grant exemptions to bicycle parking requirements in connection with temporary uses
or uses that are not likely to generate the need for bicycle parking.
(2) Required bicycle parking must be lighted and be located within fifty feet (50') of an entrance to the
building:
. (a) Location. Bicycle parking may be provided within a building if the location is easily accessible
for bicycles;

(b) Covered Spaces. Cover for bicycle parking can be accommodated by buildings or roof
overhangs, awnings, bicycle lockers, bicycle storage within buildings or free-standing shelters;

(c) Signs. If the bicycle parking is not visible from the street or main building entrance, then a sign
conforming to the city’s standards for on-site traffic control, Section 17.52.060(1), shall be
posted indicating the location of the parking facilities;

{d) Rack Type and Dimensions:

(A) Bicycle racks must hold bicycles securely by the frame and be securely anchored;
(B) Bi(;ycle racks must accommodate: )
(i) Locking the frame and one wheel to the rack with a high-security U-shaped shackle
lock, or approved substitute; or
(ii) Locking the frame and both wheels to the rack with a chain or cable not longer than six
feet (6');
(C) The Planning Commission may approve alternate bicycle racks provided they are
convenient and secure; 1

(e) Bicycle parking spaces must be at least six feet (6') long and two feet (2') wide, and in covered
situations the overhead clearance must be at least seven feet (7). An aisle five feet (5') wide
for bicycle maneuvering must be provided;

(f) Areas set aside for required bicycle parking must be clearly marked and reserved for bicycle
parking only;

(g) Required parking in all developments required to comply with this section shall provide a
minimum five percent (5%) bicycle parking spaces based on the city's required minimum
number of automobile parking spaces:

(A) All development shall have a minimum two (2} bicycle parking spaces;

(B) If more than seven (7) bicycle parking spaces are required, fifty percent (50%) of the spaces
shall be covered. One hundred percent (100%) of all bicycle parking spaces for multi-family
development of four (4) units and more shall be covered.

Applicant's Per the requirements of this section, this development will trigger the need for nine total

Finding: new bicycle parking spaces. Bicycle parking has been proposed within each of the new
residential building’s breezeways at a rate of four parking lockups per building. The total
number of spaces provided within the units will be 20 spaces. 100% of the proposed
spaces will be covered. An additional two spaces will be provided adjacent to the
clubhouse. The requirements of this section have been satisfied.
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CHAPTER 17.50 VEHICULAR AND PEDESTRIAN CIRCULATION

17.50.020 Vehicular and pedestrian circulation generally.

Vehicular and pedestrian circulation facilities, including walkways, provisions for the handicapped,
interior drives and parking as provided under GMC Chapter 17.48 (off-street parking and loading), shall
be designated as follows:

(1) tmpervious Surface. Provide for least amount of impervious surface necessary to adequately serve
the type and intensity of proposed land uses within developments as well as providing adequate access
for service vehicles.

{2) Traffic Separation. Provide when feasible, a separation of motor vehicular, bicycle and pedestrian
traffic.

(3) Curbs and Sidewalks. Provide curbs, associated drainage, and sidewalks within the right-of-way or
easement for public roads and streets.

(4) Traffic Volume Expansion. Provision shall be made to accommodate any increased volume of traffic
resulting from the development. If streets adjacent to or serving the site are inadequate, widening,
dedication of property for future widening, or other street improvements may be required. The
development shall be designed to minimize traffic volume increases on minor streets and
underdeveloped streets.

(5) Handicapped Needs. Provide for the special needs of the handicapped such as wheelchair ramps
and Braille signs.

(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for
new nonresidential and multi-family developments and for new buildings added to existing
nonresidential and multi-family developments. The system shall comply with the following standards:

(a} The system shall connect all adjacent streets to the main entrances of nonresidential buildings
and to unit and/or building entrances of multi-family developments;

(b) The system shall connect all buildings and other areas of the site, such as parking areas, bicycle
parking, recreational areas, common outdoor areas and any pedestrian amenities.

(¢} The system shall be hard-surfaced. For nonresidential development, the system shall be a
minimum of six feet (6’) wide. For multi-family residential development, the system shall be a
minimum of five feet (5') wide.

(d) The system and off-street parking and loading areas shall be designed to avoid, to the
maximum extent possible, the system’s crossing off-street parking and loading areas. Where
the system crosses driveways or off-street parking and loading areas, the system shall be
clearly identifiable through the use of elevation changes, speed bumps, a different paving
material or other similar method. Striping shall not fulfill this requirement;

(e) Where the system is parallel and adjacent to an auto travel lane, the system shall be a raised
path or be separated from the auto travel lane by a raised curb, bollards, landscaping or other
physical barrier. If a raised path is used, the ends of the raised portions shall be equipped with
curb ramps;

(f) The system shall comply with the Americans with Disabilities Act (ADA).
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Applicant’s The Applicant’s proposed design for the site provides a well considered pedestrian and

Finding: vehicular circulation system. Buildings have been connected to each other and the
nearest public street via an internal system of pathways and marked pedestrian crossings.
Where possible, the proposed pedestrian system has been separated from the vehicular
circulation system via elevated curbs and via the incorporation of planter strips. The
entire system has been designed to meet the requirements of the American’s with
Disabilities Act (ADA) as it applies to multi-family residential developments. The
requirements of this section have been met.

17.50.030 Streets and roads generally.

(1) The location, width and grade of streets shall be considered in their relation to existing and planned
streets, to the topographical conditions, to public convenience and safety, and to the proposed use of
land to be served by the streets. The street system shall assure an adequate traffic or circulation system
with intersection angles, grades, tangents and curves appropriate for the traffic to be carried
considering the terrain. Where location is now shown in a development plan, the arrangement of
streets shall either:

(a) Provide for the continuation or appropriate projection of existing principal streets in
surrounding areas; or o

(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. '

(2) For new residential and mixed-use development on vacant land of five acres or more in the R-5, R-
7‘.2, MR and C-2 zoning districts, street connections and access ways shall be provided as follows:

(a) Full street connections, of at least local street classification, shall be provided at intervals of no
more than five hundred thirty feet (530'), except where prevented by topography, barriers
such as railroads or freeways, or environmental constraints such as major streams and rivers;

(b) Access ways for pedestrians, bicycles or emergency vehicles shall be provided on public
easements or right-of-way where full street connections are not possible, with spacing
between full streets or access way connections of not more than three hundred thirty feet
(330"), except where prevented by topography, barriers such as railroads or freeways, or
environmental constraints such as major streams and rivers;

Applicant's No new public streets have been proposed within the project. This section does not apply.
Finding:

CHAPTER 17.56 DRAINAGE
17.56.010 Applicability.

The development standards for surface water drainage shall apply to all new or redevelopment
activities in the City of Gladstone that result in the creation or disturbance of 5,000 square feet or more
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impervious surface except for substantial improvement or lesser remodel or reconstruction of existing
single-family or two-family dwellings.

Applicant's The Applicant has provided a storm drainage report and an attachment to this application

Finding: for Design Review. The Applicant’s proposal will create several new areas of impervious
area and a stormwater management system will be required. The proposed stormwater
management system has been designed to comply with the City of Gladstone’s
Stormwater Treatment and Detention Standards. The draft report provided will be
reviewed and approved by the City’s engineer as part of the City's construction
documentation review process. The requirements of this section have been satisfied.

CHAPTER 17.60 UTILITIES

17.60.010 Applicability. | )
The development standards for utilities shall apply to all development permits issued by the City of
Gladstone except for substantial improvement or lesser remodel or reconstruction of an existing single
or two-family dwelling.

17.60.020 Standards. ,

Utility services and facilities shall be appropriate to the scale and type of development and
consideration shall include, but not be limited to the following standards:

(1) Site Disturbance. The location, design, installation and maintenance of all utility lines and facilities
shall be carried out with minimum feasible disturbances of soil and site.

Applicant's The Applicant has coordinated with the City’s Public Works department to review the

Finding: placement of utilities, access, and service facilities. The Applicant has minimized soil and
site disturbances wherever possible in order to minimize impacts. All impacts proposed
across the site are intended to be handled on the subject property, without the need for
grading impacts to adjacent properties. If, during the course of construction
documentation or construction in the field, additional easements for grading are required
from adjoining properties, the Applicant will work with neighbors to reduce impacts
wherever possible. The requirements of this section are met.

(2) Electricity. Gas. Communications. All development which has a need for electricity, gas and
communications services shall install them pursuant to the requirements of the district or company
servicing the development. Except where otherwise prohibited by the utility district or company, all
such facilities shall be underground.

Applicant's The Applicant will coordinate the design and construction of all required franchise utilities

Finding: for the site during the Construction Documentation phase of the project, following
approval of the Land Use Application. As required by this section, all utilities will be
undergrounded. The requirements of this section will be met.
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{3) Underground Facilities. The developer shall make necessary arrangements with utility companies
or other persons or corporations affected for the installation of underground lines and facilities.
Electrical lines and other wires, including but not limited to communication, street lighting and cable
television, shall be placed underground.

(4) sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities
pursuant to the requirements set forth by the public works department. Installation of such facilities

shall be

coordinated with the extension of necessary water services and storm drainage facilities.

Requirements for development shall include the following:

(a)

(b)

(c)

Sanitary sewers shall be installed to city standards to serve or be available to all development.
Design shall take into account the capacity and grade to allow for desirable extension beyond
the development. If required, sewer facilities will, without further sewer construction, be sized
to directly serve property outside the development;

If the area outside the development to be directly served by the sewer line has reached a state
of development to justify sewer installation at the time, the Planning Commission may
recommend to the City Council construction as an assessment project with such arrangement
with the developer as is desirable to assure financing his share of the construction. If it is
determined by the city that a larger sized line than normally required to serve the property is
desirable to provide for future extension, the city will reimburse the developer the difference
in cost of pipe between that required to serve the development and that stipulated by the city;
In areas that will not be served by a public sewer, the minimum lot and parcel sizes shall permit
compliance with the requirements of the department of environmental quality and shall take
into consideration problems of sewage disposal, particularly problems of soil structure and
water table as related to sewage disposal by septic tank.

Applicant’s The subject property will take access to a lateral sewer line which will connect to the City’s

Finding:

sewer system within Webster Road. The Applicant has completed both an upstream and
downstream analysis of sewer system within the site’s immediate vicinity and has
recommended a series of off-site sewer improvements. These improvements have been
reviewed by the City’s Public Works Department and by the City’s Engineer and have been
discussed and agreed upon with the City Council in a Development Agreement between
HT Properties and the City of Gladstone. The proposed improvements allowed by the City
Council are contingent upon the Planning Commission’s Approval of an Application for
Design Review for the proposed apartment complex. If the proposed Application for
Design Review is approved, the Applicant will connect to the City’s Sewer system and
complete the offsite improvements described within the Development Agreement.

(5) Water Services. All development which has a need for water service shall install water facilities and
grant necessary easements pursuant to the requirements of the utility district serving the development.
In addition, requirements for development shall include the following:
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(a)

(b)

Water lines to serve residential developments shall be a minimum six inch (6”) nominal
diameter and water lines to service commercial and industrial developments shall be a
minimum eight inch nominal diameter with valves and fire hydrants serving each building site
in the development and connecting the development to city mains shall be installed. Prior to
starting building construction, the design shall take into account provisions for extension
beyond the development and to adequately grid the city system. Hydrant spacing to be based
on accessible area served according to A.lLA. recommendations and as approved by the Fire
Chief; ‘

If the city determines that a water line size greater man the required minimum in diameter is
required to provide for future extension of the water system, the city will reimburse the
developer the difference in cost of pipe and valves between that of the minimum diameter and
the size stipulated by the city.

Applicant's The propc;sed development will be served by an 8 inch water main that curreﬁtly traverses

Finding:

a portion of the site. The Applicant has proposed to replace the majority of the existing
waterline with a new 8 inch ductile iron water line which will both provide service to the
site.and to other properties located to the west of the development. No upsizing has
been determined to be necessary by the City’s Engineering Department as the City’s
current Water Master Plan contains plans for a new main transmission line located to the
south of the property. The new transmission iine will be compieted either by the City
independently or by the future developers of the property located to the south of this
site. The requirements of this section will be met.

{6) Coordination with Street Surfacing. All underground utilities, sanitary sewers and storm drains
installed in streets by the developer or by any utility company shall be constructed prior to the surfacing
of the streets. Stubs for service connections for underground utilities and sanitary sewers shall be
placed to a length minimizing the necessity for disturbing the street improvements when service
connections are made.

Applicant's The Applicant will work with the City to coordinate the surfacing of streets to ensure that

Finding:

underground utilities are located prior to any final asphalt course.

(7) As-built Submittals. A map showing all public improvements, as built, shall be filed with the city
engineer upon completion of the improvements.

Applicant's The Applicant will agree to submit as-built drawings following the completion of

Finding:

construction activities.

DIVISION V. USE PERMITS AND AMENDMENTS

CHAPTER

17.80 DESIGN REVIEW
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17.80.011 Objectives.

The following objectives of the regulations in this chapter are as follows:

(1) To preserve the natural environment and protect and enhance the visual character of the city, and
to ensure compliance with the goals, objectives and policies of the Gladstone Comprehensive Plan,
zoning and subdivision ordinances.

(2) To encourage orderly development and to assure that structures, signs and other improvements
are appropriately related to their site, and to surrounding sites and structures. Due regard shall be given
to the aesthetic qualities of the terrain and landscaping, and proper attention given to exterior
appearance of structures, signs, energy conservation and other improvements.

(3) To ensure significant site development will be compatible with land use on adjacent properties.
(4) To protect neighboring owners and users by assuring that reasonable provisions have been made
for such matters as surface water drainage, the preservation of views, light, air and solar access and

those effects on neighboring land uses.

Applicant's The subject property is zoned for Multi—farhily residential development and the City’s
Finding: Comprehensive Plan designates this part of the City as a High Density Residential zoning
district. The applicant has proposed a use for the site which is consistent with the
underlying zoning designation and therefore compatible with the surrounding land uses.

No mapped waterways or significant natural resource or cultural resources have been
identified on the property within any of the City’s local inventories.

No mapped cultural or historic resources have been identified on the City’s local

inventories.

The Applicant’s proposal addresses each of the City’s building design and siting
requirements and maintains all required setbacks and height restrictions. The proposed
development also provides plans for the capture, treatment, detention, and release of
stormwater in a manner which will not adversely affect neighboring properties. The
requirements of this section have been satisfied.

17.80.021 Applicability.
(1) This chapter shall apply to new structures; additions to existing structures; site development, such

as grading, parking lot construction or commercial/industrial use of an undeveloped property; change
of use; and major remodeling, with the following exceptions:

(a) Single-family dwellings and their allowed accessory uses;

(b) Duplexes and their allowed accessory uses in the R-7.2 and R-5 zoning districts;

(c) Utility lines and equipment cabinets, not including towers or substations, provided such
equipment cabinets are no greater than one hundred twenty (120) square feet in area and ten
feet (10’) in height;

(d) Fences unless associated with a primary, accessory or conditional use in the Office Park District
or unless design review is required to grant an exception to the maximum fence height

standard of the zoning district;
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{e) Fabric-covered awnings;
(f) Playground equipment;
(g) Grading that does not require a permit under the Clackamas County Excavation and Grading

Code;

(h) Signs reviewed by the City Administrator or designee pursuant to GMC Chapter 17.52 (signs);

(i} Vehicular or pedestrian right-of-way improvements provided such improvements are not
associated with additional development that is subject to design review;

(i) Changes of use where:

(A) The proposed change is not from a residential, commercial/industrial or institutional use
to a use in a different one of these categories;

{8) The new use is not required by this title to have a greater number of off-street parking
spaces than the previous use or at least the minimum number of off-street parking spaces
required by this title for the new use currently exists. However, where applicable parking
requirements are not identified in Table 1 of 'GMC Section 17.48.030 {standards for
developments subject to design review} or where on-street parking is proposed to fulfill a
portion of the minimum off-street parking requirement, design review shall be required;

(k) Normal maintenance of structures and premises provided there are no significant use or
structural alterations. Normal maintenance may include painting, roofing, siding, interior
remodeling, electrical work, plumbing work, re-paving of access roads and parking/loading
areas, replacement of landscaping ‘element‘s or other similar tasks. Normal maintenance does
not include increasing the number of dwelling units, constructing new structures or
constructing additions to existing structures except to the extent that an addition is necessary
to render a structure accessible to the disabled. Normal maintenance performed shall be
consistent with previous design review approvals for the site.

(2) If a design review application is required, no building, sign, grading or blasting permit shall be |ssued

until design review approval has been granted.

(3) An application for design review shall be reviewed pursuant to GMC Division VIl (administrative

procedures) and shall be reviewed for compliance with standards of the underlying zoning district and

GMC Division IV (development standards).

Applicant's The Applicant’s proposal required approval through the City’s Design Review process.
Finding:

17.80.061 Submittal requirements.

(1) An application for design review shall include a minimum of twelve (12) copies of the following

plans drawn to scale. A project summary shall accompany the application when necessary to describe

special circumstances such as a request for a minor exception pursuant to GMC Section 17.80.090

(minor exceptions). '

(a) Vicinity Map: The vicinity map shall show the location of the subject property relative to well-

known landmarks in all directions and shall be at least four inches (4”) by four inches (4"} in
size.
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(b) Site Plan: The site plan shall include the following:

(A) The applicant’s entire property and the surrounding area to a distance sufficient to
determine the relationship between the applicant’s property and proposed development
and adjacent property and development;

(B) Lot lines, dimensions and area of the subject property;

(C) Complete names, addresses and telephone numbers of the property owner, applicant and
project designer;

(D) Natural features including, but not limited to, individual trees greater than six inches (6")
in diameter at five feet (5') above the ground {identify the species), wooded areas, wildlife
habitat areas, streams and stream corridors, marsh and wetland areas, underground
springs, surface features such as earth mounds and large rock outcroppings, significant
views, natural drainage on the subject property and adjacent properties, areas of special
flood hazard and potential geologic hazards such as areas of mass movement and soil
hazards. ldentify proposed alterations to natural features;

(E) Location, dimensions and names of all proposed rights-of-way and all existing rights-of-
way within or adjacent to the subject property. Include proposed new curbs and sidewalks.
Include existing curbs and sidewalks where necessary to show a connection to new curbs
and sidewalks;

{F) Location and dimensions of existing and proposed easements, to which property they are
conveyed and for what purpose(s}. Include easements on the subject property and off-site
easements conveyed to the subject property;

(G) Identification of existing uses of the subject property, including the location and exterior
dimensions of existing structures. Identify whether existing structures will remain on the
property or be removed;

(H) Location of proposed and existing utilities on the subject property and the location of
adjacent off-site utilities to which on-site utilities will connect. Include water, sanitary
sewer, storm drainage, gas, electric (including power poles) and other utilities;

(1) Location and exterior dimensions of all proposed structures;

(1) Relation of the subject property to nearby transit stops;

(K) Location and dimensions of individual parking spaces, parking lot access aisles, driveways
and pedestrian and bicycle circulation;

(L) Lighting (include type);

{M) Service areas for trash disposal, recycling, loading and delivery and bicycle parking;

(N) Location of potential noise sources in the proposed development;

{O) Information about signiﬁcaht climatic variables including, but not limited to, solar
potential, wind direction and wind velocity.

(c) Grading Plan: The preliminary grading plan shall indicate where and to what extent grading
will occur and shall include approximate proposed contour lines, slope ratios, slope
stabilization proposals and natural resources protection proposals. Existing contour lines shall
also be shown. Proposed and existing contour lines shall be shown at maximum intervals of
two feet (2') for slopes less than ten percent (10%), five feet (5°) for slopes between ten (10)
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and twenty percent (20%) and ten feet (10') for slopes exceeding twenty percent (20%). A slope
analysis shall be provided showing portions of the site according to the following slope ranges:
less than ten percent (10%), ten (10) to less than twenty percent (20%), twenty (20) to less than
thirty-five percent (35%), thirty five percent (35%) to less than fifty percent (50%) and fifty
percent (50%) or greater. Approximate area calculations shall be provided for each of these
slope ranges.

(d) Architectural Drawings:

(A) Building elevations and sections;

(B) Building materials, including color and type;

(C) Sufficient architectural details pertaining to exterior building materials, including samples
and views from roads and other properties, as determined by the City Administrator or
designee, to assure compliance with 17.44.020(4);

{D) Floor plans.

(e} Landscape Plan: The landscape plan shall be at the same scale as the site plan and shall include:

(A) Lot lines and adjacent rights-of-way;

(B) Proposed structures and existing structures to remain;

(C) Parking and loading areas and driveways;

(D) Locations of proposed plants and existing plants to remain, keyed to a legend identifying
botanical names, common names, sizes at planting and numbers;

(E) Description of soil conditions and plans for soil treatment such as stockpiling of topsoil.
Include plant selection requirements relating to soil conditions;

(F) Erosion controls, including plant materials and soil stabilization, if any;

(G) lrrigation systems;

(H) Landscape-related structures such as fences, terraces, decks, patios, shelters, play areas,
etc.; )

(1) Boundaries of open space, recreation or reserved areas to remain, access to open space and
any alterations proposed;

(J) Locations of pedestrian and bikeway circulation within landscaped areas;

{K) Method of planting and maintenance.

{f) . Signs:
{A) Freestanding signs:
(i) Location on-site plan;
(ii) Elevation drawing (indicate size, total height, height between bottom of sign and
ground, color, materials and means of illumination).
(B) On-building signs:
(i) Building elevation with location of sign (indicate size, color, materials and means of
illumination);
(ii) Site plan showing location of on-building sign in relation to adjoining property.
(2) - A transportation impact analysis shall be submitted if deemed necessary by the City Administrator
or designee to assess the impacts of the proposed development.
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(3) The City Administrator or designee may waive any submittal requirements of this chapter if they
are deemed not necessary or not applicable due to the scale or nature of the development proposal.

Applicant's All submission requirements identified within this section and all subsequent materials
Finding: requested by the City during the pre-application conference for the project have been
provided within the Applicant’s submission.

The Applicant has included with this application a preliminary site plans including a vicinity
map, grading plan, and a site plan. The Applicant has also included preliminary
architectural plans, a lighting plan, a traffic impact analysis, a sign plan, and a land use
application. The requirements of this section have been satisfied.

17.80.080 Maintenance.
All approved on-site improvements shall be the ongoing responsibility of the property owner or

occupant.
Applicant’s The Applicant intends to construct, own, and operate the proposed apartment complex.
Finding: The Applicant understands that the maintenance of the site will be the on-going

responsibility of the owner. The requirements of this section have been satisfied.

17.80.090 Minor Exceptions.
(1) Authority. In conjunction with the design review plan approval, the Planning Commission may grant
minor exceptions from the following requirements:

(a) Dimensional standards for yards required in the primary district;

(b) Dimensional standards for off-street parking as required in GMC Chapter 17.48 (Off-Street
Parking and Loading);

(c) Minimum and maximum number of off-street parking spaces required in GMC Chapter 17.48
(Off-Street Parking and Loading).

(2) Limitations. No minor exceptions shall be greater than twenty-five percent (25%) of the
requirement from which the exception is requested. Requests greater than twenty-five percent {25%)
shall be subject to variance procedures.

(a) In the case of a minor yard exception for landscaping, the Planning Commission shall find that
approval will result in:

(i) More efficient use of the site;

{(ii) Preservation of natural features, where appropriate;

(iii) Adequate provision of light, air and privacy to adjoining properties;
{iv) Energy conservation; and

(v) Adequate emergency access.

(b) In the case of a minor exception to the dimensional standards for off-street parking spaces or
the minimum required number of off-street parking spaces, the Planning Commission shall find
that approval will provide adequate off-street parking in relation to user demands. The
following factors may be considered in granting such an exception:
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(i) Special characteristics of users which indicate low demand for off-street parking (e.g. low
income, elderly);

(ii) Opportunities for joint use of nearby off-street parking facilities;

(iif) Availability of public transit; and

(iv) Natural features of the site (topography, vegetation and drainage) which would be
adversely affected by application of required parking standards.

(c) Inthe case of a minor exception to the maximum allowed number of off-street parking spaces,
the Planning Commission shall find that approval will not result in excessive off-street parking
relative to the user demand. The following factors shall be considered in granting such an
exception:

(i} Special characteristics of users that indicate high demand for off-street parking.
Characteristics generally attributable to the use classification upon which the maximum
parking ratio is based shall not be considered “special characteristics” for purposes of this
provision. ) ’

{ii} Lack of sufficient available on-street parking, public off-street parking or shared parking
within one-quarter (1/4) mile walking distance of the subject site.

{iii) A study of parking demand, submitted by the applicant, for a use substantially similar to
the one proposed.

Applicant's No exceptions to the City's Design Standards have been sought by the Applicant.
Finding: The requirements of this section have been satisfied.

17.80.100 Compliance.

{1) Approval of design review shall expire if construction has not begun within one (1) year of the date

of the final decision. Upon request, the one (1) year period may be renewed once by the Planning
Commission for not more than one (1) year.
(2) Prior to issuance of a final certificate of occupancy, the development site shall be checked by the
City Administrator or designee to insure compliance with the approved design review plans. Approval
of a final certificate of occupancy shall not be granted until all conditions of design review approval are
met. ‘

(3) Any departure from the approved design review plans may be cause for revocation of the building
permit or denial of a final certificate of occupancy. Any changes in the approved design review plans
shall be submitted to the City Administrator or designee for review and approval prior to execution.
Changes to the substance of an approval or the substance of conditions of approval shall require the
submittal of a new design review application.

Applicant's The Applicant intends to build the site within the 2015-2016 construction year. The

Finding: Applicant understands that the proposed pians need to closely reflect the final design.
The requirements of this section have been satisfied.

SUMMARY AND CONCLUSION

m WEBSTER ROAD APARTMENTS| 3J CONSULTING, INC.




Based upon the materials submitted herein, the Applicant respectfully requests the Planning
Commission’s Approval for this new multi-family community.
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Jennifer and Daniel Lau

8030 Stone Oaks Ct. Gladstone, OR 97027
503-939-1912

Jlau93@yahoo.com

July 13, 2015

Gladstone Planning Commission Members
Gladstone City Hall, 525 Portland Ave.
Gladstone, OR 97027

Dear Commissioners:

My husband and I are very concerned about the proposed multi-building apartment
complex proposed at 18121 Webster Rd. We believe this proposed complex will be very
detrimental to the surrounding necighborhood. Our primary concerns revolve around
traffic, required setbacks, protection of views, minimum density, and pressure on the

school system of Gladstone.

Gladstone Municipal Code 17.78.020 addresses traffic. It is hard to believe that 122 units
of apartments can create anything other than a significant traffic impact on Webster Rd.
both during construction and when the units are occupied. Assuming that these are
family units and most families have more than one car, we are looking at an additional
244 cars on Webster Rd. cach day. Given the proximity of the property to 2 major
churches and the middle school, we believe this represents a significant risk to public

safety.

We are also very concerned about the setbacks on the property. After viewing the plans
mailed to us, it would appear that there is almost no sctback on the rear of the property
(south side). Gladstone Municipal Code 17.14.050 section 2c specifies that there needs to
be a minimum of 15 feet. We would argue that it needs to be even more than that, due to

concerns stated in the paragraph below.

According to Gladstone Municipal Code 17.80.011 section 4, the commission is
responsible for protecting neighboring owners by protecting views, use of light and air.
This is a very tall development, that will block views and light from the adjoining
property. Also, the proposed height of the building is unrcadable on the copy that was
mailed to us, so we have no way of knowing if the height is in compliance with city code.

In addition, the property plans seem to exceed the minimum density stated in Gladstone
Municipal Code 17.14.050 section 6a. According the plans we received in the mail, the
property size is 3.53 acres. The minimum density shall not exceed 30 units per net acre.
The maximum number of units that should be allowed on the property is 105.9 (106).




The proposed project is over by 16 units. We would hope that the commission would
keep strictly to this provision of the code.

Although not explicitly listed in the Gladstone Municipal Code, we cannot ignore the
impact of this development on our school system. An apartment complex of this size will
almost certainly have a large number of students living within it. Gladstone classrooms
are already bulging at the scams. Class sizes are way out of control and adding students
will not help the situation. Although we know the Planning Commission cannot control
the class sizes in the Gladstone School District, we believe that the potential impact of this
project on our schools is worth considering

We thank you for your time and consideration. We look forward to a responsc from you

at your convenience and hope that you will carefully consider the impact of this project
on our city.

Sincerely,

Jennifer and Daniel Lau









City of Gladstone Oregon
Attn: Planning Commission
525 Portland Avenue

Gladstone, OR 97027

June 22, 2015

Mr. Glasgow,

Please submit the flowing pages to The City Planning Commission as soon as possible. I am looking to

have a code change considered for our community.

Mindy Garlington
7000 Debbie Court
Gladstone, Oregon 97027

503-655-3530



Number of proposed ordinance change: 17.48.030 Table 1 - 1) Residential Uses — Line B

Current Text:

Two-Family or Multi-Family Dwelling 1.5 spaces per dwelling unit

Proposed Change: 2 parking spaces per dwelling unit, plus 1 visitor space per every 10 units plus 1 ADA handicap space per
every 10 units.

Reason & supporting information:

The current Gladstone municipal code for minimum and maximum off-street parking requirements does not adequately

meet our growing community’s needs. Specifically, two-family and multifamily dwellings need additional allocated off
street parking spaces.

The problem with requiring so few spaces for multiple dwelling residences is the large number of cars that have no place to
park except on our streets and within our neighboring communities where residents with multiple cars parked on the street
now have to fight for a parking space in front of their own homes.

-Attachment 1: Photos of 4 properties both from a Google photo and street photo to show the over-flow on our side streets
already created by current multi-dwelling units under the current code.

The only difference | have found between the parking needs of homeowners and renters would possibly be a household
having an RV or a boat. Most homes in Gladstone are two income households, which for the majority means a requirement
of 2 and sometimes 3 cars. One and a half parking spaces are clearly not enough. There is no such thing as half a car.

-Attachment 2: A survey conducted by the online web sharing forum Next Door Gladstone shows the majority of
households have 2, 3, and even 4 cars. Only 1 household out of the 30 responses had a one car household. No responses
replied 1.5 cars.

Cost: Because this would only affect new construction, there is no cost to the City of Gladstone, nor any current residential
properties.

In closing:

I would like to add that | too would like to see more mass transit use and fewer cars on the road, but quite frankly for many
of us this is not possible. There are few families that mass transit works for, and many of those who use mass transit still
have multiple cars at home that will require a parking space. Please do not compare Gladstone to Portland, we have
nowhere near the amount of mass transit opportunities that Portfand dqes.

I also strongly urge this Planning Commission not to put this change aside. We have 'many upcoming changes in store for
our small community, and | believe it is of the utmost importance to ensure safety within our community. People move to
Gladstone for the great community and small town feel. The last thing future and current residence want to see is city and
neighborhood streets crammed with cars and no place to park.

Code Development is the foundation for safeguarding the public; this should include eliminating a walk in the dark and/or
alone by a resident because there is not enough parking for them at their own home.

Driving around looking for parking is not at the top of the fun list when one arrives home from work.
Cars parked on our roads reduce the visibility of bikers, walkers and runners.

Our children do not always ‘play it safe’ and the greater the visibility and unobstructed views are for drivers, the safer our
children will be.
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(/proliei8®RB53Fs in your household? (/news_feed/?post=11477284)
M E Garlington (/profile/4090857) from Gladstone

| am taking a survey, there are 533 current members on this site and | would really

appreciate 100 reply’s. What | want to know is how many cars are currently parked at

your house each night at the end of day. | would like to ask for a change at the city

planning level that when a new home is built (new only) that they require 2 off street

parking spaces per household. it seems o me thal most ... View more
Edited on 11 May « Shared with Gladstone in General (/general/)

[ REPLY 37 . v

Glenda -, Brenda and Carrie
thanked you

(@P@'ﬁ@’}a , from Gladstone
I don't know why you are gathering info but truthfully | wouldn't give it out.
I'm not crazy about people knowing how many of cars | have parked in my
driveway for safety reasons.....

Thank Flag
Carol Courtney Denise
other thanked Christina

(B . , _ from Gladstone

" 1 apologize for not including that. | would like to ask for a change at the city
planning level that when a new home is built (new only) that they require 2
off street parking spaces per household. It seems to me that most homes
have 2 or more cars and | was just trying to confirm that.

Edited on 11 May
Edit Delete
Carol and Glenda thanked you

i ! {fpranie/ . from Gladstone
Four

Thanked! Flag
You thanked Carole

(/Brstihea3% Deby from Gladstone
Two
Thanked! Flag
You thanked Randy and Debi

(felentlsy ) from Gladstone
two- Mindy, this is a GREAT questioni
Edited on 11 May
Thanked! Flag
You thanked Glenda

(/brony . from Gladstone
Only one at my house. Three drivers but only one car. We made a decision
5 years ago to make it work, and so far so good.

Thanked! Flag

You and Stacy thanked Tammy
(Bese; from Giadstone

Bonnie - We have 2 cars.

Thanked! Flag
You and Denise (/profile/ /) thanked Bonnie (/profiles U]

11 May

and 1

11 May

11 May

11 May

11 May

11 May

11 May

11N



iR . ..., ) trom Gitaasione . 1imay
A Invite ME

Search gt 3 cars 1 trailer all off the street
Thanked! Flag
You thanked Melissa
(rerille ) from Gladstone 11 May
Qur 1920's bungalow was built without a garage, but we have off-street
parking available for one vehicle. Our family of four adults (ages 48, 45, 22,
and 18) has one car and we also use Tri-Met, walking, and bicycles.
Thanked! Flag
You, Sarah and Melissa thanked Stacy
[i ! (Kb from Gladstone 11 May
ok o3

Thanked! Flag
You thanked JoAnn & John

(Aot from Gladstone 11 May
2 cars, 1 rv, 1 boat on property and 1 car on street

Thanked! Flag
You thanked Leah

(Hauntag, from Gladsione 11 May
3

Thanked! Flag
You thanked James

S (et from Gladstone 11 May
L=t 2 botin our driveway.

Thanked! Flag
You thanked Brenda

(Brorwde . from Gladstone 11 May
1 RV in driveway/carpon, one car in street

Thanked! Flag
You thanked Ramella

©o (Rl i from Gladstone 11 May
E 2 with a motorcycle in the garage

Thanked! Flag
You thanked Julie

(/braatife . from Gladstone 11 May
3 cars total, 2 in garage and 1 on the side parking strip of house

Thanked! Flag
You thanked Amy

(feromt 1from Gladstone 11 May
2 in Garage

Thanked! Flag
You thanked Larry

(esmle, . from Gladstone 11 May
2 --1 in garage one in driveway
Thanked! Flag
You thanked Sandy

(/Bestire . from Gladstone 11 May

We have 4 spaces that are to be available to us we usual only get 3 as our
neighbors who should only have 4 as well have 7-8 cars most days. We
would like to limit the #'s as welll Good luck in your research!

Thanked! Flag
You and Glenda thanked Carrie

(el ) from Gladstone 12 May
three, one in the drive way (we don't have a garage) and two on the street

Thanked! Flag
You thanked Neal




(foedhte i from Gladstone 12May .

Search Invite

Three - all parked in driveway

Thanked! Flag
You thanked Cathy

(et from Gladstone 12 May
We have 4 cars and one rv. 2 cars on the street

Thanked! Fiag
You thanked Mary

(Meiis ' from Gladstone 12 May
Two - 1 in garage, 1 more in driveway.
Thanked! Flag
You thanked Valerie

1y (el from Gladstone 12 May
I Would folks kindly respond via private message? | get notification of every
single response and find it bothersome. No offense intended.
Thank Flag
Faith thanked Carol

. -from Gladstone 12 May
Carol you can turn off your email to any particular discussion thru your
email. | really honestly need to hear from as many people as possible and
don't want to dissuade anyone from replying. Thank you for your

understanding.
Edit Delete
Carole and Brenda thanked you
é g (Aoedinre ) from Gladstone 12 May
2
Thanked! Flag
You thanked Kathy
(/Pegti from Gladstone 12 May

1 at night, 1 each day.
Thanked! Flag

You thanked Todd
ﬁ (/v from Gladstone 12 May
3 We have 2 ’
Thanked! Flag
You thanked Amy
(Asedinie . from Gladstone 12 May
4
Thanked! Flag
You thanked Kathy
: r = (rei ) from Gladstone 12 May
i——! 1in garage, 1 in driveway, but we'll be adding a second
Thanked! Flag
You thanked Andi
. ’ I (Anenriia ) from Gladstone 12 May
We have 3
Thanked! Flag
You thanked Jeanetie
§ | (o . from Gladstone 12 May

& Mindy | agree with Carol. There is no need 1o do this in the open. Just ask
them to post via private message then it is less bothersome to everyone
else. | also agree with Christina about not giving out this info where anyone
can view.

Thank Flag

(@ﬁsﬂ from Gladstone 12 May
2 cars with us
Thanked! Flag
You thanked Desh




Search (RBesiie . from Gladstone Invite

ICYMI There seems 1o be a way to set up a poli right here BTW. IF on the
top instead of posting a message , you click on POLL - and it lets you add a

couple of questions.

Thanked! Flag
You thanked Desh
(et ) from Gladstone

We have 3 in the driveway and 1 on the street at night .

Thanked! Flag
You thanked Holly

(B0 . from Gladstone
For those that have asked that | do this different next time, | will. Just
leamning :)

For now | would like 1o thank those that have responded, | have gotien a
HUGE start on the information | need.

Edit Delete
Sarah thanked you
(Bt from Gladstone
| kinda like reading all the responses. They're pretty interesting.
Thanked! Flag
You thanked Stacy
Write a reply...

i2 May ME

13 May

13 May

13 May
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Search

(/news_feed

Nextdodr Gladstone works best when all your neighbors are members. Invite your neighb

Home (/news_feed)) Inbox (/message_inbox/inbox) / Car survey

Inbox (/message_in... 1 Conversation between you and
Neighbors (/directory/)
Map (/map/)

Angela

Events Calendar (/ev... I'm curious to know what the survey is for. We have two cai

Invite (/invitation_em.... here at night and the other is here on weekends only.

LOCAL

Gladstone (/neighborhoo...
Nearby Neighborhoods (/...

CATEGORIES

Classifieds (/classifieds/)
Crime & Safety (/crime_a...

Documents (/documents/)
Free items (/free/)

General (/general/)

Lost & Found (/lost_and_... e
/ /4 57)
Recommendations (/reco... , (?ng 398&9 o

YOUR GROUPS - Co REPLY

WHO'S MINDING THE S...
Browse all 7 groups (/gro...

© Nextdoor 2015

About (/about_us/) Blog
(http://blog.nextdoor.com)

Guidelines
(/neighborhood_guidelinesf#guidelines)
Help (/help/) Jobs (fjobs/) Privacy
(/privacyf#privacy) Press (/press/)
Safety (fabout_safety/#safety)



Search

(/Inews_feed

Nextdodr Gladstone works best when all your neighbors are members. Invite your neighb

Home (/news_feed/) Inbox (/message_inbox/inbox) / Re: How many cars in
Inbox (/message_in... 1 Conversation between you and
Neighbors (/directory/)
Map (/map/)
Events Calendar (fev... Sarol
Invite (/invitation_em...
LOCAL ‘ M E Garlington
Gladstone (/neighborhoo... - Thank you.
Nearby Neighborhoods (/... |
CATEGORIES (/Pwﬁ{g/gQg&S‘%??)
Classifieds (/classifieds/)
Crime & Safety (/crime_a... REPLY

Documents (/documents/)
Free items (ffree/)

General (/general/)

Lost & Found (/lost_and_...
Recommendations (/reco...

YOUR GROUPS
WHO'S MINDING THE S...
Browse all 7 groups (/gro...

© Nextdoor 2015

About (/fabout_us/) Blog
(http://blog.nextdoor.com)

Guidelines
{/neighborhood_guidelines/#guidelines)
Help {(/help/) Jobs (/jobs/) Privacy
(/privacy/#privacy) Press (/press/)
Safety (/about_safety/#safety)

BT



Search

(/news_feed

Nextdodr Gladstone works best when all your neighbors are members. Invite your neighb

Home (/news_feed/) Inbox (/message_inbox/inbox) / Car question

Inbox (/message_in... 1 Conversation between you and

Neighbors (/directory/)

Map (/map/)

if
Events Calendar (/ev... Jennifer
4 cars

Invite (/invitation_em...

HOCAL Upipfile’d939557)
Gladstone (/neighborhoo... T :
Nearby Neighborhoods (/... REPLY

CATEGORIES

Classifieds (/classifieds/)
Crime & Safety (/crime_a...
Documents (/documents/)
Free items (/free/)

General (/general/)

Lost & Found (/lost_and_...
Recommendations (/reco...

YOUR GROUPS
WHO'S MINDING THE S...
Browse all 7 groups (/gro...

© Nextdoor 2015

About (/about_us/) Blog
(http://blog.nextdoor.com)

Guidelines
{/neighborhood_guidelines/#guidelines)
Help (/help/) Jobs (/jobs/) Privacy
{/privacyféiprivacy) Press {/press/)
Safety (/about_safety/#safety)



Search

(/news_feed

Nextdodr Gladstone works best when all your neighbors are members. Invite your neighb

Home (/news_feed/) Inbox (/message_inbox/inbox) / Number of cars
Inbox (/message_in... 1 Conversation between you and
Neighbors (/directory/)
Map (/map/)
Events Calendar (fev... S?rah .
S Hi. Didn't want to reply publicly. We have three cars on the
Invite (/invitation_em... driveway (one is occasionally in the garage) and then a neig
parking spot behind the house. Hope that helps.
LOCAL
Gladstone (/neighborhoo...
Nearby Neighborhoods (/... M E Garlington
Thank you.
CATEGORIES
Classifieds (/classifieds/) i/ A000RET
Crime & Safety (/crime_a... Urigtie a?g&y___ )
Documents (/documents/) - REPLY

Free items (/free/)

General (/general/)

Lost & Found (/lost_and_...
Recommendations {/reco...

YOUR GROUPS
WHO'S MINDING THE S...
Browse all 7 groups (/gro...

© Nextdoor 2015

About (/about_us/) Blog
(hitp://blog.nextdoor.com)

Guidelines
(/neighborhood_guidelines/#guidelines)
Help (/help/) Jobs (/jobs/) Privacy
{/privacy/#iprivacy) Press (/press/)
Safety {/about_safety/#safety)







