
 
 
 

GLADSTONE PLANNING COMMISSION AGENDA 
GLADSTONE CITY HALL, 525 PORTLAND AVENUE 

 
Tuesday, January 15, 2019 

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

 
ELECTION OF PLANNING COMMISSION CHAIR AND VICE-CHAIR 
 

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 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 December 18, 2018 Meeting Minutes 

 
 

REGULAR AGENDA 
 

2. Monthly Planning Report – December 2018 
 

 
3. Public Hearing: File Z0615-18-D; Z0616-18-HMV; Z0617-18-CMP; Z0618-18-WBV.  

Reconstruction of showroom at Tonkin Hyundai, new enclosed service reception 
drive, remodel service department, re-grade/re-surface a portion of the site to include 
new display plaza. 19300 McLoughlin Blvd, Axis Design Group/Bett Investments LLC. 

 
            

BUSINESS FROM THE PLANNING COMMISSION 
 
ADJOURN 
 
(Boards, Committees and Commission Training and Orientation for members has been 
scheduled for Wednesday, January 30, 2019 from 5:30-7:30 pm) 
 









GLADSTONE PLANNING COMMISSION WORK SESSION MINUTES of December 18, 2018 
 
Meeting was called to order at approximately 6:30 P.M. 
 
ROLL CALL: 
Commissioner Andriel Langston, Commissioner Natalie Smith, Commissioner Malachi de AElfweald, 
Commissioner Les Poole, Commissioner Libby Wentz, Commissioner Patrick Smith, Chairman Randy 
Rowlette  
 
ABSENT:                                                                                                                                                                     
None                                                                                                                                                                                            
 
STAFF: 
Jacque Betz, City Administrator; Tami Bannick, City Recorder; Melissa Ahrens, Senior Planner; Tammy 
Stempel, Mayor; Councilor Milch; Councilor Mersereau; Councilor Tracy 
_____________________________________________________________________________________  

                                                                                                                                                                                        
SEVERELY RENT BURDENED POPULATION DISCUSSION: 
Ms. Betz said she received a letter a couple of months ago that said people can’t afford to live in 
Gladstone.  She realized other cities in Oregon received that letter as well.  She is referring to House Bill 
4006, which designated Gladstone as being a severely rent burdened population.  Gladstone is going to be 
doing their own housing audit so they will know where the issues are and where we need to focus.  Cities 
with populations over 10,000 where greater than 25% of renter households pay more than 50% of 
monthly income on rent must hold one public meeting to discuss rent burden causes and potential 
solutions, they must report meeting minutes and the attendees, and complete and submit a survey.  
Gladstone did partially submit a survey and the other questions they are going to be asked tonight will 
help them report the remainder of the questions on the survey.  The intent of HB4006 was to increase 
local awareness of rent burdened causes and potential solutions in an effort to encourage local 
jurisdictions to take steps or to communicate support on how we should be addressing severely rent 
burdened populations in our community.  They also need to collect housing related information.  There is 
funding available to assist cities in housing planning efforts.  Ms. Betz went over the requirements for 
invitations to the public meeting and the items that will be discussed.   
 
Ms. Ahrens said there are two projects that are funded from the State grant associated with the housing 
information/outreach effort.  One is the County-wide housing needs analysis – the intent is to gather data 
to help inform policy making for alleviating barriers to housing.  The results of the analysis are expected 
in June of next year.  Another effort is the code audit to identify where it could be improved, streamlined, 
etc. to help facilitate housing in the City.  A consultant was selected by the State - Siegel Planning 
Services.  There will be two public stakeholder meetings as well as advisory committee meetings.  There 
will be Planning Commission and City Council work sessions in April/May of 2019.  She said if anyone 
is interested in being involved in the public stakeholder process or advisory committee contact her and 
she can put you in touch with the consultant.   
                                                                              
Ms. Betz said that audience members have been given electronic voting “clickers” to use during the 
meeting.  They were asked to rate their level of agreement or disagreement with the following statements 
relative to their perceptions of the housing needs in Gladstone:   

1) There is a lack of market rate rental units.   
2) There is a lack of regulated affordable rental units. 
3) There is a lack of market rate rental units that are family-sized. 
4) There is a lack of regulated affordable rental units that are family-sized. 
5) There is a lack of units that are manufactured homes. 
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6) There is a lack of emergency shelters for the homeless. 
7) Concentrated poverty is a problem. 

 
In the next series of questions people were asked to indicate the extent to which they perceive the 
following to be a barrier to reducing rent burden in Gladstone:  

1) Lack of economic opportunity (wages are too low and too few jobs to support housing costs). 
2) Lack of affordable housing units. 
3) Lack of funding for development of new affordable housing units. 
4) Lack of affordable housing development in high opportunity areas. 
5) Lack of housing vouchers. 
6) Lack of family-sized affordable housing units. 
7) Increasing demand for affordable housing units. 

 
Trell Anderson, Executive Director from Northwest Housing Alternatives and Clayton Crowhurst, a 
Housing Developer gave an overview of their operation.  They have been operating out of their 
Milwaukie campus since 1982 – they were founded in Clackamas County by former Clackamas County 
employees and community members to address affordable housing issues and to operate the Annie Ross 
House.  The whole campus is under redevelopment/construction right now.  They will have a new Annie 
Ross House that will serve eight families at a time, 28 units of family-sized affordable housing, and their 
new headquarters all in one campus.  They expect to move back this time next year.  They have 
approximately 1,800 units around the state in their portfolio, primarily serving seniors and families.  They 
also have a portfolio of group homes around the State for people with developmental disabilities.  In 
addition to the Annie Ross House they also run homeless prevention programs and rapid rehousing 
programs.  There was discussion regarding homeless kids in the schools and the reasons behind it – there 
are 58 of them in Gladstone schools. 
 
Mr. Crowhurst said that most of their work is spent gathering funding sources to make projects happen.  It 
took two years to secure funding for the rehab project at the River Glen Apartments.  There was 
discussion regarding building energy efficient housing.  There was discussion regarding acquiring 
existing properties and constructing housing.   
 
Julie Garver, Housing Development Director from Innovative Housing, Inc., said they have 
approximately 890 units in the metro area – they will be adding 150 more units this year.  They build and 
redevelop properties and own them for the long-term.  They provide resident services – staff is on-site at 
the apartment complexes and are working with families to provide housing stability.  Affordable housing 
is regulated and people have to income qualify to live there – it is regulated to make sure that people 
earning lower incomes can access those lower rents.  It is subsidized by the Federal, State, and local 
government.  She shared information regarding where their housing units are located across the state.  She 
showed some examples of ADU’s.  She showed slides of their Albany project.  She spoke about funding 
options through Clackamas County (grants/tax credits).   
 
Councilor Milch feels that what’s missing in Gladstone is an R-2.4 zone where a 5,000 sq. ft. lot could be 
divided into two smaller homes or two lots together could be a cluster of cottages surrounding a central 
shared yard for the people who want to live in a smaller home.  He would like to us replace large older 
homes that are going to be torn down with multiple homes.                                                                                   
 
Mayor Stempel feels there needs to be a conversation about those people who are severely rent burdened 
today and could potentially be homeless if they lost their jobs.  Commissioner Pat Smith asked how many 
affordable housing units we currently have in Gladstone – that will be determined as part of the housing 
needs analysis.  Ms. Betz said that Gladstone hasn’t done that kind of inventory before.  The County 
Commissioners just allocated 1.2 million dollars toward an affordable housing and services fund.  
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Commissioner Natalie Smith said this needs to be a three tiered approach to needs:  immediate, 
intermediate, and long-term. 
 
There was discussion regarding for-profit private developers versus non-profit developers.  Commissioner 
de AElfweald asked how we find out who the rent burdened people are in Gladstone.  Ms. Betz did not 
have an answer for that, and said that she wasn’t sure we need to know who they are, but she feels that a 
lot of that will be flushed out through the housing needs analysis that will be done in June of 2019.  Ms. 
Ahrens said that the consultant will cover ADU’s, parking requirements for ADU’s, size limitations for 
ADU’s, etc. as part of the code revisions.  She said that community involvement is key because it can be a 
controversial issue.                                                                                                                      
 
Commissioner Poole said we need to be very careful with what we do with ADU’s because we’re talking 
about the environment and infill.  He agrees that community input/education is important.    
 
Bill Osburn wonders why we don’t differentiate between affordable housing and low income housing.  
Ms. Crowhurst said the legal affordable definition is people who are 80% of area median income or 
below.  Most of their properties are serving 60% or even 30% of area median income.  Commissioner de 
AElfweald recommends that they use the HUD definition in future discussions so there is no confusion.  
Commissioner Natalie Smith asked if affordable housing is the same as Section 8.  Ms. Crowhurst said 
that is not the case at all.  Section 8 is just a subsidy form.  Commissioner Natalie Smith feels that it’s 
important that affordable housing is related with all the services that can help people too.  Commissioner 
Patrick Smith asked if there are any other organizations that should have a seat at the table during these 
conversations such as Habitat for Humanity.  Other suggestions were:  Proud Ground.  During the RFP 
process other organizations will be invited to be at the table.                                                     
 
There was further discussion regarding private developers and incentives.  Ms. Ahrens said that this was 
discussed during the LCD planning conference – they showed stats/data from communities that had 
reduced SDC fees to accommodate ADU development and they showed that it really didn’t help that 
much.  Commissioner de AElfweald said that when they come before the Planning Commission the 
SDC’s are never something they complain about – it’s setbacks, the amount of landscaping, parking, etc. 
                
Bob Stewart, Superintendent from Gladstone School District, said the number of kids entering first grade 
has declined by 15% in the last 30 months.  The most common reason they hear from families is that it’s 
about housing costs.  The number of resident kindergartners went from an average of 120-140 in 2013/14 
to 84 this year.  He said the label “homeless” in relation to kids in the schools is given when staff knows 
they are in a situation where the student is “couch surfing”, when two families are living in one residence, 
etc.                                            
 
Ms. Betz thanked everyone for their input.  She said that Gladstone is ahead of a lot of cities in this 
process because six months ago they entered into the contract to do the housing needs analysis and code 
audit.  Commissioner Natalie Smith asked what the next step will be after the study is completed.  Ms. 
Betz said that the study will be presented to the City Council.  Ms. Ahrens said that there will be a final 
code audit, proposed code update schedule, and an implementation plan.  The LDC staff have explained 
that they anticipate another round of grant funding available for an actual code update.  Ms. Betz said that 
at the January 8th Council meeting the Clackamas County Health, Housing, and Human Services will be 
presenting a “State of Homelessness in Clackamas County”.  In February they will come back to discuss 
what is next with the Metro housing bond fund.                                                                           
 
There was discussion regarding what the consultants will do.   
 
ADJOURN: 
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Meeting adjourned at approximately 8:31 P.M. 
 
 

Minutes approved by the Planning Commission this ________ day of ___________________, 2018. 
 
____________________________                                                                                                                              
Randy Rowlette, Chair 
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City of Gladstone Monthly Report|DECEMBER 2018 

PUBLIC CONTACTS/PLANNING ACTIONS 

PLANNING COMMISSION ACTIONS/DECISIONS 

 SEVERLY RENT BURDENED POPULATION INFORMATIONAL MEETING 

CITY COUNCIL LAND USE ACTIONS/DECISIONS 

 NONE 

PRE-APPLICATION CONFERENCES 

 NONE 

BUILDING PERMITS 

DECEMBER 

Date Address Building Permit # Description   

12/11/2018       285 Ipswich B0634618           SFR Addition  

12/05/2018       660 Barbary Place          B0596418      CONVERT GARAGE INTO 5 FOSTER CARE ROOMS 
& 2 BATHS, CONVERT LAUNDRY INTO BATH & 
CLOSET INTO LAUNDRY ROOM 

 

CUSTOMER 
CONTACT/Planning 
Actions May June July August September October November December 

YEAR 
TOTALS 

Customer Service 
Counter Contacts 11 9 5 6 10 8 6 9 90 

Customer phone 
contacts 70 55 30 65 37 41 52 38 533 

Building Permits 
Issued 6 2 1 1 2 2 2 0 28 

Pre-application 
conferences 0 0 0 2 0 3 2 0 8 

Administrative 
Decisions 0 0 1 0 0 0 0 0 1 
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FUTURE ITEMS/PROPERTY UPDATES 

Location Topic Contact 

82nd Ave Bridge Retrofits and structural improvements to 82nd ave 

bridge, suite of staff administrative decisions  

County WES 

18085 se Webster 

Ridge Rd. 

Comp Plan/Zone change; (Design Review and 

Conditional Use Permit to follow at a subsequent 

hearing) for a multi-family apartment complex 

development 

Cascadia Planning 

310 W. Arlington  Building permit-Demolition of existing home, re-

establishment of two platted lots; development of 

two new homes 

N/A 

165 E. Exeter Design Review and Conditional Use for construction 

of a Tri-Plex; tentatively scheduled for the February 

PC meeting 

Iselin Architects 
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STAFF R

Application No.:  Z0615
 
Applicant:  AXIS 
 
Project Location:  19300 

betwee
19AD,

 
Zoning:  C3; G
 
Project Description:  Renov

showr
dept., 
display
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2  Z0615-18-D 
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I. REQUEST FOR COMMENTS 
Sent to: Property owners within two hundred fifty (250) feet of the subject property, City of Gladstone, 
Public Works, Gladstone Fire, Gladstone PD, Engineering, Tri-Cities 
 
Responses Received: City of Gladstone Public Works, Clackamas County Water Environment Services 
(WES) 
 
 
II. STANDARD CONDITIONS 
 
1. Expiration.  This approval shall remain valid for one year following the date of approval.  If use 

has not commenced by that date, this approval shall expire unless the Planning Commission 
pursuant to Section 17.80.100 of the GMC grants an extension prior to expiration of approval. 

 
2. Interpretation.  Any questions of intent or interpretation of any condition will be resolved by the 

Planning Director for the City of Gladstone, 
 
3. Assignment.  The permit may be assigned to any qualified person, provided assignee files with the 

City Planning Department an affidavit accepting all terms and conditions of the permit. 
 
4. Terms and Conditions Run with the Land.  These terms and conditions shall be perpetual, and it 

is the intention of the Commission and the permittee to bind all future owners and possessors of 
the subject property to the terms and conditions. 

 
5. Building Permits.  The applicant shall obtain required building permits from Clackamas County.  

The applicant shall comply with requirements of the permits. 
 

 
 

III. SPECIAL CONDITIONS 
 
1. Lighting. Any new on-site lighting shall comply with Subsections 17.44.020(4) and (5) of the 

GMC, including compliance with IES standards.  “Dark sky” fixtures shall be used to the extent 
possible.  Developer to submit final lighting plan showing compliance prior to issuance of final 
occupancy permit.      

 
2. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. 
 
3. ADA Access. This approval is subject to the development complying with the provisions of the 

Americans with Disabilities Act (ADA), including provisions for curb ramps.  
 
4. Erosion Control Plan. PRIOR TO ISSUANCE OF ANY BUILDING PERMITS the proposed 

development shall submit an erosion control plan and receive an erosion control permit from 
Clackamas County Water Environment Services (WES). 
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5. Public Works Approval.  PRIOR TO ISSUANCE OF ANY BUILDING PERMITS, Applicant 
shall receive approval in writing from the Gladstone Public Works Department indicating all 
requirements from that agency have been satisfied. 

 
6. Fire Department Approval. PRIOR TO ISSUANCE OF ANY BUILDING PERMITS, Applicant 

shall receive approval in writing from the Gladstone Fire Department indicating all requirements 
from that agency have been satisfied. 

 
7. Final Occupancy. PRIOR TO ISSUANCE OF A FINAL OCCUPANCY PERMIT, all conditions 

of the design review approval shall be met. 
 
8. Design Review Plans. 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. 

 
9. Habitat Conservation Area Construction Management Plan.  The proposed project will 

comply with the submitted Construction Management Plan dated 2/9/18, prepared by Axis design 
group, and will specifically meet the following standards 

 
(a) Erosion prevention and sediment control (EPSC) measures shall be required and shall 

comply with the standards of Water Environment Services (WES) of Clackamas 
County. 

(b) Orange construction fencing (i.e. safety fencing, snow fencing, or a comparable 
product) shall be installed on or outside the boundary of the HCA vegetation, except 
where the drip line of a protected tree extends outside the HCA, in which case the drip 
line shall be included inside the fencing. The fencing shall be installed in such a manner 
as to protect the waterway feature and upland riparian habitat and any area of the HCA 
where naturalized vegetative cover exists. 

(c) Trees in the HCA shall not be used as anchors for stabilizing construction equipment. 

(d) Native soils disturbed during development shall be conserved on the subject property. 

(e) Development shall not commence until the EPSC measures and fencing required 
pursuant to (a) and (b) are in place.  

(f) Compliance with the Construction Management Plan shall be maintained until the 
development is complete. 

 
10. Endangered Species Act. The approval of the application granted by this decision concerns only 

the applicable criteria for this decision.  The decision does not include any conclusions by the 
county concerning whether the activities allowed will or will not come in conflict with the 
provisions of the federal Endangered Species Act (ESA).  This decision should not be construed to 
or represented to authorize any activity that will conflict with or violate the ESA.  It is the 
applicant, in coordination if necessary with the federal agencies responsibility for the 
administration and enforcement of the ESA, who must ensure that the approved activities are 
designed, constructed, operated and maintained in a manner that complies with the ESA. 
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IV. FINDINGS AND DECLARATIONS 
 
The Planning Commission hereby finds and declares: 
 
A. PROJECT LOCATION AND PROPOSED DEVELOPMENT 

The construction of the new showroom and service reception drive will add approximately 3,020 square 
feet to the existing footprint of the main showroom and service building.  Building materials to be used 
are as described and shown in the submitted application.  A new accessible entrance is proposed with an 
accessible path to parking area and existing right-of-way.  The new display plaza will front Mcloughlin 
Blvd, and will consist of scored concrete.  Existing site light fixtures and supports will be replaced.  
Landscape meets requirements and will remain the same.   
 
The subject property is approximately 3.20 acres in size, part of the Mcloughlin commercial corridor.  
An auto dealership is in place comprised of two main buildings along with the parking/display field.    
Sanitary sewer, storm sewer and water are in place and serve the property.  A Title 13 Habitat Area is 
mapped in the southeast portion of the site.  There is an associated Title 3 wetland on property to the 
southeast.    These areas and associated buffers are not proposed for development or change of any kind. 
This stretch of Mcloughlin is “auto row”, made up largely of a series of auto sales/service businesses on 
both sides of the street along with other strip commercial uses.  The subject property is on the east side 
of Mcloughlin Boulevard.  Adjacent to the east and southeast is a City-owned Title 3 Wetland and 
associated habitat.  Car sales/service business has been in place here in one form or another for many 
years.   
 
 However, due to the presence of the WQRA and HCA overlay on the site, the proposed project also 
requires the approval of the WQRA map determination, a HCA map verification and an HCA 
construction management plan.  The applicant has submitted applications for these approvals and they 
are combined with this Design Review staff report pursuant to GMC Section 17.25.060B(4) and 
17.27.030(1).  The applicants have submitted all of the required filing materials for a complete 
application for both the HCA and WQRA review. No proposed development will occur within the HCA 
or WQRA overlays.   
 
 
B. DESIGN REVIEW CONSISTENCY FINDINGS 

Design Review 
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 plans to remain valid for one year.  If construction 
has not begun by that time, design plan approval may be renewed once by the Planning Commission for 
not more than one year.   
  
General Commercial District 
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Chapter 17.20 of the GMC establishes basic requirements for the General Commercial District.  Section 
17.20.020 identifies uses permitted outright in the General Commercial District, and includes 
automobile sales and service such as is in place.   This criterion is met.    
 
Section 17.20.050 establishes dimensional standards for the C-3 district.  The proposed buildings as 
shown comply with setbacks and the 35-foot maximum building height standard. 
 
Section 17.20.050(4) requires off-street parking areas to be a minimum of five feet from all property 
lines.  No change in parking proposed at this time.   
 
The proposed remodel occurs in a C-3 zoning district.  The current use of the site is for an auto 
dealership and the use will not change under the scope of the project.  Since the auto dealership is an 
approved use the standards of this section are met. 
 
General Siting and Design 
 
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, with two buildings in place. Submitted site plan information 
shows how the demo/additions will occur.  The new showroom will be in essentially the same location 
as existing but with a slightly enlarged footprint.  Same for the service building.  Exterior for the new 
showroom will consist of high quality composite metal panel system with extensive windows.              
 
Section 17.44.020(2) requires buildings to have energy efficient designs.  The proposed remodel 
includes increasing windows both in number and size, thereby enhancing 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.  This is consistent with this subsection of the GMC.   
 
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.  As noted, this auto sales business is in an area of like activities.  The 
changes as proposed will be compatible with adjacent development and surrounding land 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.   
 
This application proposes, in part, installation of metal panels on the exterior.  Along with the new 
energy efficient storefront glazing, the intent of this subsection is met.  This criterion is satisfied.    
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Section 17.44.020(5) of the GMC establishes lighting standards.  This proposal includes changing out all 
existing lights/poles.  These new lights will be cut-off and hooded to limit light spillover. This criterion 
is met.            
 
Section 17.44.020(6) of the GMC establishes illumination level standards.  It requires that 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.  Applicant has submitted photometric plan showing 
satisfaction of this criterion.       
 
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.  This proposal does not 
plan changes to the existing trash/recycling facilities.         
 
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 
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. 
  
The new showroom addition will maximize solar access by increasing the glazing significantly from the 
existing showroom.  The orientation is limited due to the location of the property line.  The proposed 
remodel will incorporate ‘low-e’ glazing on all new exterior glazing systems.  The new roof proposed 
over the showroom and service reception drive will have R-values meeting or exceeding current energy 
code requirements.  New mechanical and electrical systems will function more efficiently and will 
utilize energy-efficient technologies.  The proposed remodel will also provide visual order and interest 
to the showroom and service reception.  The existing refuse area will remain, and the loading area will 
be oriented away from existing residences.  Any proposed mechanical equipment will be screened from 
view.  The applicant has submitted evidence that new glazing will bring the development closer to 
meeting/exceeding requirements of this subsection.  
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The locations and specification of the proposed fixtures will be cut-off so as not to deflect lighting to 
adjacent properties or impair the vision of the driver of any vehicle.  Special Condition No. 1 will also 
require the applicant to meet the Code’s lighting requirements in full.  This criterion is met.      
 
Landscaping 
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.  The 
development currently exceeds this requirement, and no changes are planned through this application.  
This criterion is met.  

Subsection 17.46.020 (9) states the following: 

(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; 

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

 
The existing property abuts general commercial C-3 zoned properties to the North and South and Multi-
Family residential MR and Single Family Residential R7.2 to the East and Northeast.  Existing 
landscaping will remain to continue providing visual screening and buffering.  The property currently 
meets the landscaping coverage requirements and the proposed project will enhance and improve 
existing landscaped areas on site.   
 
The proposed development occurs along Mcloughlin Blvd, therefore, this proposal will take advantage 
of the Code’s landscape exceptions. Sod is proposed along Mcloughlin Blvd in lieu of the required street 
trees.  A 10 ft. wide landscaping strip will be added in the R.O.W in front of the showroom where new 
development is to occur.  Existing landscaping along the R.O.W to the North and South of the 
showroom is proposed to remain.  Landscaping within the R.O.W will be counted toward landscape area 
calculations.   
 
Parking and Loading       
Chapter 17.48 of the GMC regulates off-street parking and loading.  The site has 20-minute peak hour 
transit service and is therefore considered Zone A.   As an auto sales business, the bulk of the property is 
a parking lot.  Applicant provides calculation of parking requirements based on square footage of 
buildings on site.  Minimum parking requirements are met and will continue be so through this 
development.      
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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.  The existing development meets this requirement.  
 
Section 17.48.040(1)(c) requires areas for standing and maneuvering vehicles, other than for the off-
street parking and storage of truck tractors and /or semi-trailers, to be paved.  The existing development 
is paved.   
 
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.  The required parking spaces meet this provision.   
 
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.  Existing/required parking is located in the C-3 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 is located in the 
C-3 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.  Existing development complies with this 
subsection. 
 
Section 17.48.040(2)(f),(g) and (i) establish the minimum width of access aisles and the minimum 
dimensions of parking spaces.  No change to parking is anticipated or required through this application.   
 
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.  Again, no changes proposed.   
 
Section 17.48.040(3)(b),(c) and (d) establish requirements for loading areas.   Met as shown.   
 
Section 17.48.050 establishes requirements for bicycle parking.  This application proposes to add bike 
parking just east of the service entry.   
 
Applicable portions of Section 17.48 are satisfied.         
 
Vehicular and Pedestrian Circulation 

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.    No additional impervious surface will result.  
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.  Again, no site changes are proposed.  Separation will remain as 
is.    This standard is met. 
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Subsection 17.50.020(3) requires curbs, associated drainage and sidewalks within the right-of-way or 
easement for public roads and streets.  Sidewalks currently exist along site frontage.        

Subsection 17.50.020(4) requires provisions to be made to accommodate any increased volume of traffic 
resulting from the development.  Applicant does not expect additional traffic as a result of this project.  
Staff concurs.       

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

Subsection 17.50.020(6) pertains to pedestrian access.  No changes proposed at this time.   

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.  This is a remodel of an existing building/use.  There is no evidence this proposal will 
result in an ADT of 1000 trips or greater.          

Section 17.50.040, Streets and Roads Generally, Full improvements exist along Mcloughlin.       
 
Applicable portions of Section 17.48 are satisfied. 
 
Drainage and Stormwater 
 
17.56.010 [Drainage] 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 
impervious surface except for substantial improvement or lesser remodel or reconstruction of existing 
single-family or two-family dwellings. 
 
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. 
[…]  

 
The entire area shown for development is impervious surface currently.  A proposed detention swale 
will improve drainage on site and improve water quality of site runoff.  Special Condition No. 5 will 
require the proposed project to meet the City Public Works Storm water requirements.  The existing 
storm drainage system is consistent with the standards of this Chapter.   
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C. WATER QUALITY RESOURCE AREA (WQRA) MAP DETERMINATION FINDINGS 

17.27.020 Applicability. 
The WQRA chapter shall apply to development in the WQ district. The WQ district is composed of water 
quality resource areas and is an overlay district. “Water quality resource areas” means vegetated 
corridors and the adjacent protected water features as established by this chapter. 
 
17.27.042(2) Administration. 
Establishes the application requirements for a WQRA map determination. 
 
17.27.040 Uses Within the WQ District. 
Establishes uses allowed outright, uses allowed under prescribed conditions, and uses subject to review.   
 
The mapped WQRA overlay for Title 3 regulated wetlands extends onto a portion of the property’s 
northwest property line.  Therefore, Chapter 17.27 of the GMC applies to the subject property.  
However, to verify the accurate location of the WQRA in relation to the proposed office development, 
the applicants applied for a WQRA map determination pursuant to GMC Section 17.27.042(2).  City 
Planning Staff submitted a formal notice to the Department of State Lands (DSL) in 2017.  A letter 
response from DSL provided concurrence that the proposed project would not impact any of the Title 3 
wetlands on site.  No grading or site improvements are proposed within the WQRA or the 50 ft. buffer 
area, specified by GMC Section 17.27.020.  As such, the development standards of GMC Section 
17.27.045 do not apply.   
 
 
D. HABITAT CONSERVATION AREA (HCA) FINDINGS 

17.25.020 Area of Application. 
Chapter 17.25 applies in the Habitat Conservation Area District (HCAD). The HCAD applies to all 
parcels containing a Habitat Conservation Area (HCA). The HCAD also applies to any area that is less 
than 100 feet outside the boundary of an HCA even if the area is not located on the same parcel as the 
HCA. HCAs are identified on maps adopted by reference in Chapter 6 of the Comprehensive Plan 
(hereinafter referred to as the HCA Map) and are categorized as High, Moderate, or Low HCA. 
 
17.25.060 Development Review Requirements. 
In order to confirm the location of an HCA, HCA Map Verification, consistent with Section 17.25.090, 
shall be required 
 
17.25.040 Exempt Uses 
Establishes uses exempt from the requirements of Chapter 17.25. 
 
17.25.060 Development review requirements. 
The following review requirements are applicable to development in the Habitat Conservation Area 
District (HCAD) unless such development is exempt pursuant to Section 17.25.040. 
 

A. A Construction Management Plan (CMP), consistent with Section 17.25.080, shall be 
required for development in the HCAD, regardless of whether development will occur within an 
HCA 
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There is a mapped HCA in the southeastern portion of the subject property, associated with a mapped 
Title 3 wetland on property to the southeast. .  The applicant concurs with the mapped boundary of the 
HCA, per 17.25.090A(1).   No development is proposed within or near the HCA.  No new impervious 
surface is proposed anywhere on the property.  No vegetation removal will occur.   
 
The proposed project occurs within approximately 18 ft. of the mapped HCA and as, such, the applicant 
was required to submit a HCA map verification application.  The applicant chose to concur with the 
location of the mapped HCA pursuant to Section 17.25.090A(1).  As such the mapped HCA overlay 
applies to a portion of the project area.   
 
Since the proposed project is not an exempt use and occurs within 100 feet of the mapped HCA, the 
proposed project is required to obtain a HCA construction management plan.  However, since no 
development is proposed within the HCA itself, a HCA development permit is not required.  The HCA 
is located approximately 18 ft. below the construction area and approximately 62 feet away from the 
construction area.  Orange construction fencing will be installed outside the boundary of the HCA to 
protect the existing creek from any construction related activity.  Trees within the HCA are a minimum 
of 60 ft. away from the construction area and will not be disturbed.  A designated stockpile area will be 
located on the north end of the project site, 370 feet away from the HCA, to prevent sediment movement 
to the HCA.  Development can begin after the required fencing has been installed and compliance with 
the CMP will be maintained until development is complete, consistent with Special Condi6tion No. 9. 
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