
 
GLADSTONE PLANNING COMMISSION AGENDA 

GLADSTONE CITY HALL, 525 PORTLAND AVENUE 
 

Tuesday, March 17, 2020 
 
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 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 February 18, 2020 Meeting Minutes  
 
BUSINESS FROM THE PUBLIC - Visitors: This is an opportunity for members of the audience to bring to the Commission’s attention any 
item not otherwise listed on the Agenda. Comments will be limited to three (3) minutes per person. Speakers may not yield their time to others and must fill 
out a speaker card available in the back of the room prior to making a comment. 

 
REGULAR AGENDA 

 
2. Monthly Planning Report – February 2020 
 
3. Public Hearing: File Z0018-20-D.  Remodeling existing 1,838 sq. ft. building to meet code, ADA 

requirements and change exterior. Proposal includes site development with the addition of a trash 
enclosure, bottle storage room, new fuel tanks and increased paving for vehicular circulation and 
parking. 810 E Arlington, Peter Kappertz.  
 

4. Public Hearing: File Z0071-20-C.  Convert existing 27,000 sq. ft. building to provide 48 
residential units that will be a mix of single-room occupancy, (SRO) and studios, for older adults, 
as well as space for third party supportive services.  Proposal includes site maintenance with the 
removal of some accessory structures and repairing the parking area.  18000 Webster Road. 
Housing Authority of Clackamas County. 
 

5. Discussion of Gladstone Municipal Code Chapter 17.06 – Definitions - to add “Vacation Rentals” 
 

BUSINESS FROM THE PUBLIC - Visitors: This is a second opportunity for members of the audience to bring to the Commission’s 
attention any item not otherwise listed on the Agenda. Comments will be limited to three (3) minutes per person. Speakers may not yield their time to others 
and must fill out a speaker card available in the back of the room prior to making a comment.        

           
BUSINESS FROM THE PLANNING COMMISSION 
 
ADJOURN 
 
REMINDER: March 24, 2020, 6:30 p.m. – City Council Joint Work Session with Park & Recreation Advisory Board, 
Planning Commission, Senior Center Advisory Board & Traffic Safety Advisory Board, 6:30 p.m. – City Hall Council 
Chambers. 









GLADSTONE PLANNING COMMISSION MEETING MINUTES of February 18, 2020 
 
Meeting was called to order at 6:30 P.M. 
 
ROLL CALL:                                                                           
Chair Michael Milch, Commissioner Andriel Langston, Commissioner Natalie Smith, Commissioner 
Malachi de AElfweald, Commissioner Les Poole, Commissioner Darren Williams, Commissioner Patrick 
Smith 
 
ABSENT:                                                                                                                                                                                    
None                                                                                                                                                                                            
 
STAFF:                                                                                                                                                                                 
Tami Bannick, City Recorder; Joy Fields, Senior Planner; Jacque Betz, City Administrator; Mike Funk, 
Fire Marshal; John Schmerber, Police Chief 
_____________________________________________________________________________________  
        
CONSENT AGENDA:  

1. Approval of January 21, 2020 Meeting Minutes                                                                                             
Commissioner Langston made a motion to approve the Consent Agenda.  Motion was seconded by 
Commissioner Patrick Smith.  Motion passed unanimously.                         
 

BUSINESS FROM THE PUBLIC:                                                                                                                                         
None.                                                                                                                                                                                           
 
REGULAR AGENDA: 

2. Monthly Planning Reports – January 2020:                                                                                                      
Ms. Fields went over the planning report.  In January there were 5 customer service contacts at the 
counter, 43 customer phone/email contacts, 5 building permits with land use review, 1 pre-
application conference, and 2 administrative decisions.  The administrative decisions included the 
gas station (76 Station) sign revisions – they requested a free standing sign and requested to amend 
the application to include the circles on the fuel canopies.  There was a two lot partition on Columbia 
Avenue.  The pre-application conference was for 18085 Webster Road - a proposal for new garages, 
storage, and recreational space at an existing multi-family complex.  Under building permits, the W. 
Arlington Street project had a design review that was approved and they are still working with Public 
Works to have the pre-construction conference.                                
 
She said in March there will be two land use matters coming before the Planning Commission.  One 
is 810 E. Arlington Street – a design review application.  They are doing site improvements as well 
as renovation to the existing gas station.  They are also proposing to add a new trash enclosure and 
a bottle storage area.  The second one is 18000 Webster Road – a conditional use application 
combined with an authorization of similar use.   
                                     

3. Public Hearing: File TXT-2020-01 – R-5 and R-7.2 Zoning District Text Amendments – 
Accessory Dwelling Units (ADU’s) – Remove additional off-street parking and owner-
occupancy requirements for ADU’s in the R-5 and R-7.2 Zoning Districts (Chapters 17.10 and 
17.12 of the Gladstone Municipal Code) unless ADU’s are used as vacation rentals.  Modify 
Chapter 17.78 (Home Occupations) to include a procedure for permitting ADU’s as vacation 
rentals:                      
Ms. Fields said in January she gave an overview of three items that have been passed by the Oregon 
Legislature.  Two of them come into play tonight.  One is Senate Bill 1051, which required accessory 
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dwelling units to be allowed on single-family residential lots.  However, they allowed local 
jurisdictions to have regulations that were reasonable.  House Bill 2001 was then passed in 2018 – 
there was language that clarified that requiring an accessory dwelling unit have one additional 
parking spot above what was required of the single-family residence as well as owner occupancy 
was not considered reasonable.  She said they will be discussing proposed changes.  The proposed 
changes are to Section 17.10 (single-family residential district) and 17.12 (single-family residential 
district within the City limits of Gladstone) – in both districts the proposed changes are to remove 
the additional parking space requirement for ADU’s and remove the owner occupancy unless that 
ADU is used as a vacation rental.  In reviewing the proposed changes with City staff it was brought 
to her attention that there would need to be some system for reviewing the owner occupancy and 
additional parking space if the ADU was used as a vacation rental.  They will be looking at proposed 
changes in three sections of the Gladstone Municipal Code (GMC).  The text amendments are 
meeting the House Bill 2001 requirements and are in line with the GMC that says text amendments 
must come before the Planning Commission to be considered and then make a recommendation to 
the City Council after holding a public hearing. 
 
The Gladstone Comprehensive Plan has a goal for housing that is to meet the housing needs of all 
segments of the population through optimum utilization of housing resources for the construction, 
rehabilitation, and maintenance of the diversity of housing types at appropriate locations, price 
ranges, and rent levels while preserving and enhancing the integrity and identity of existing 
residential neighborhoods. 
 
The proposed text amendments also trigger a review of the State-wide planning goals to make sure 
they are in line with those.  Goal number one is citizen involvement.  Goal number ten is housing.  
Goal number twelve is transportation.  There are other goals that are applicable as well, but some of 
them are only applicable to counties and are not necessarily relevant to the discussion tonight 
although they are included in the staff report.  House Bill 2001 exempts the changes of the code 
from going through a transportation analysis if it is to meet the middle housing needs as required.                           
In 17.10 the accessory uses allowed in a single-family residential district include ADU’s, which are 
subject to a variety of standards.  One of the standards currently in the code is either that the primary 
dwelling unit or the ADU shall be owner occupied for as long as the other unit is being rented or 
otherwise occupied.  Prior to issuance of a building permit establishing an ADU a deed restriction 
requiring owner occupancy of one of the units shall be recorded in the Clackamas County Clerk’s 
office in the form prescribed by the City.  Per House Bill 2001 that is no longer reasonable and 
neither is the one off-street parking space that is provided in addition to the off-street parking space 
required by Chapter 17.48 of the GMC.                                                
 
In regard to Item G there was a question of whether “visually similar” was objective or if it needed 
to be removed to meet Senate Bill 1051 objective standards.                                                  
 
Item I has proposed changes that aim to provide clear and objective criteria.                                     
 
Item L has two options – one is an ADU used as a vacation rental shall provide one off-street parking 
space in addition to the off-street parking space required by GMC for the primary dwelling unit and 
a deed restriction requiring owner occupancy.  The other option is ADU’s used as vacation rentals 
shall be subject to 17.78, which is home occupations and shall provide one off-street parking space 
and a deed restriction.                                                                                                
 
Chapters 17.10 and 17.12 have the same language for ADU’s.  Items D and E are removed.              
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Section 17.78 – Home Occupations – in all zones, home occupations in the same lot shall be 
accessory to the principle residential use and shall be permitted only in the following categories - #5 
was added for consideration (Vacation Rentals as defined in ORS 90.100).  She went over Type I 
and Type II home occupations and possible changes in that section as well as other possible changes 
to this section.                                                                                                                       
 
Staff is recommending approval of the proposed text changes to the GMC Chapters 17.10 and 17.12 
and consider the changes in 17.78 and approve those changes that the Planning Commission 
determine to be appropriate and make that recommendation to City Council who will also be holding 
a public hearing and making the final determination.                                           
 
Commissioner de AElfweald asked Ms. Betz to have City Council review page 3-4, B. - Gladstone 
Comprehensive Plan Housing Goal, Policy #2 – it doesn’t actually apply to the City of Gladstone 
because it’s talking about centers that are served by mass transit transfer stations, which we don’t 
have within the City limits.                                                                                                                  
 
Chair Milch asked for the definition of “permitting” in this instance.  Ms. Bannick said she believes 
it would be applying for a business license and a home occupation permit.  Chair Milch asked if 
there was a definition for “short term” occupancy.  Ms. Betz said they would have to refer to the 
ORS statute.                                                                                                                              
 
Commissioner de AElfweald said on page 3-5, l, Goal 12 – expectation of traffic impact.  They are 
reducing required parking and increasing the number of on-street parking so he doesn’t think they 
can legitimately say that there will not be an impact on the transportation system.  He is okay with 
them saying that the justification is the house bill but he is not okay with them saying that there will 
not be an impact on the transportation system.  Commissioner Poole agreed.              
 
Commissioner Patrick Smith asked about page 3-3, Proposed Amendments, #1 – in regard to 
removing the parking requirement how that started/how we got that.  Ms. Fields said House Bill 
2001.                                                                                                                                                           
 
Commissioner Patrick Smith asked if any of the representatives from the Fire and Police 
Departments wanted to comment.  Fire Marshal Funk said his concern is locating the ADU in case 
of emergency – there doesn’t seem to be anything in the code as to how the ADU is identified and 
if the address is not visible from the street.  He proposed posting the address inside the ADU’s.  
There was further discussion on this topic.                                                             
 
There was discussion regarding the minimum/maximum size of ADU’s.  There was discussion 
regarding manufactured dwellings/tiny homes, square footage ratios, and detached versus attached 
dwellings.                                                                                                                                
 
Commissioner de AElfweald had an issue with page 3-11, deed restrictions – if the owner is 
occupying the accessory dwelling it isn’t a vacation rental.  Ms. Fields said this brings in Chapter 
17.78 – if the ADU is being used per the deed restriction by the owner then only 25% of the primary 
dwelling can be used as the ADU as the proposed changes are now.  The owner has to live on the 
site but they can choose to live either in the primary dwelling or the ADU.  Commissioner de 
AElfweald questioned whether it makes sense to add the deed restriction at all.  Chair Milch 
explained that the only time the houses would have to be owner occupied would be if one was a 
short-term vacation rental as opposed to regular rentals.  There was discussion regarding various 
scenarios.                                                                                                  
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Commissioner Williams suggested focusing on the two issues that need to be adopted tonight in 
order to comply, then address the other issues as they progress.  Commissioner Natalie Smith 
suggested discussing the other issues during the work session with City Council.  Commissioner 
Poole asked for clarification.                                                                                                                             
 
Ms. Fields said 17.10 and 17.12 are the ones that they need to address.  17.78, that discusses home 
occupations in relation to ADU’s could be part of the code audit and could be discussed at length.  
Ms. Betz agreed that they should not deal with 17.78 tonight because there are a lot of unanswered 
questions.  Senate Bill 100 is in relation to just addressing affordable housing so she feels it’s 
important for the City to come in compliance since they have not been compliant for over a month.  
They have a grant to get into the housing needs analysis and finish the housing code audit and that 
would be the appropriate place to address the concerns such as the ones Commissioner de AElfweald 
has.                                                                                                                   
 
Chair Milch discussed page 3-10, paragraphs (d) and (e) which will be removed from the current 
code.  Commissioner de AElfweald asked why (f) is required.  Ms. Fields said because it is in the 
current code.  Commissioner de AElfweald said he understands that is why it’s there but he feels 
that if they are editing the code they should at least question whether it’s valid for what they are 
changing.  He said in the past they look at code and they are told to only look at the small piece that 
they are editing and then everything else sits for ten years.  He said they shouldn’t just skip by it.  
Chair Milch said it won’t be a ten year skip because they are paying for a code audit that will look 
in more detail at these other things – their goal for tonight is to get through the ones that would bring 
us into compliance with these specific sections.   
 
Commissioner Natalie Smith made a motion to recommend to City Council amending Section 
17.10, R-7.2, Section 5, of the Gladstone Municipal Code (GMC) with the removal of paragraphs 
(d) and (e) as shown in the staff report.  Motion was seconded by Commissioner Williams.  
 
Discussion:  Commissioner de AElfweald said it feels like what they are being asked to do is to 
rubber stamp specific changes rather than actually dealing with the issues as a whole and he is not 
okay with that.  Chair Milch said they are making specific changes to bring us into compliance with 
things that the State has dictated that they have to have in our code.  Commissioner de AElfweald 
said he understands that but he is not okay with them just glossing over everything else.  Chair 
Milch agreed and said he has a lot of things that he would like to look at with much greater depth 
than they have time to do tonight.  Commissioner de AElfweald said in the last three years every 
time they have said they would address the other issues it has never happened.  Commissioner 
Natalie Smith suggested a committee with citizens on it to look into the issues.  The other 
Commissioners agreed that they need to look at these issues in greater depth.   
 
Motion passed unanimously.   
 
Commissioner Williams made a motion to recommend to City Council amending Section 17.12, R-
5, of the Gladstone Municipal Code (GMC), with the removal of paragraphs (d) and (e) as shown 
in the staff report.  Motion was seconded by Commissioner Natalie Smith.  Discussion:   
 
Commissioner Poole asked about the visually similar aspect.  Chair Milch said they didn’t discuss 
those but he has concerns because he has read that parts of the codes that are impediments to the 
development of ADU’s include these kinds of requirements.  He understands that they included 
them here in order to comply with Senate Bill 1051 “clear and objective standards” but he has seen 
codes developed with a little more detail than this.  He feels that the ADU’s offer an opportunity to 
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increase the housing supply and to give people a chance to make their property worth more and 
perhaps generate some income.   
 
Motion passed unanimously.                                                                                           
 
Commissioner Poole said they did not address eliminating “visually similar” on page 3-10, 
paragraph (g).  He sees this as an impediment.  Chair Milch said they are not recommending 
approval of that part right now.    
 
Chair Milch feels they should take action with regard to the language regarding the ADU’s used as 
vacation rentals – this is the exception that the State law allows (Page 3-11, paragraph (l), 1 & 2).  
Ms. Betz had suggested they not address 17.78 tonight.  Ms. Fields said the trip generation issue 
would be a good discussion point when 17.78 is looked at again.  Commissioner de AElfweald 
feels that #2 is confusing and he is not sure it is necessary.  There was further discussion regarding 
the topic of deed restrictions.  Chair Milch said that right now the motion is to include the deed 
restriction requirement and the change in the additional off-street parking requirements for ADU’s 
used as a vacation rental.  If the commissioners vote yes they want to keep the deed restriction 
requiring owner occupancy of one or more of the units.  
 
Commissioner Langston made a motion to add the language in paragraph (l) on page 3-11 that 
applies to both R-5 and R-7.2 zoning areas.  Motion was seconded by Commissioner Poole.  Motion 
passed (6-1, Commissioner de AElfweald was opposed).                                                       
 
Commissioner Williams feels this topic needs more discussion and it is very important that they go 
through it.  Chair Milch would like to do a presentation at the Senior Center regarding information 
published by AARP regarding ADU’s. 
 
Commissioner de AElfweald would like to make some recommendations regarding 17.78 so that 
if this is brought before them to review next time they would have updates:                                                    
 
Page 3-27, Section 2 – he feels they need to update this to not preclude telecommuting.        
 
Page 3-28, (11) – he feels that “personal contact may be permitted” should be replaced with “in 
person contact” to not prohibit online as well.                                                                                               
 
Page 3-28, (13 and 15) – both have outdated wording to allow online as a possible option as well.                            
 
Page 3-29, Sections 2 & 4 – he would like to update the “City Administrator or his designee” to be 
gender neutral.  It was noted that this correction needs to be made throughout the code.                                             
 

4. Discussion of Annual Work Plan for 2020 (March 24, 2020 is the target date for a joint work 
session with City Council to discuss the 2020 Planning Commission Work Plan):                            
Chair Milch went over the draft work plan objectives for 2020: 
1. Implement Elements of the Gladstone Revitalization 
2. Address Affordable Housing 
3. Transportation/Parking 
4. Code Revisions – Energy Efficiency 
5. Code Revisions – Nuisance/Membrane Structures 
 
Ms. Betz said that Mr. Southgate is applying for the grant funding to help us finish the housing 
code audit and the housing needs analysis.  They are working with Kittelson & Associates to get 
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updated numbers on Portland Avenue street improvements because that project is going to be 
folded into the T-2020 Metro funding package.                                                                                    
 
Chair Milch asked if anyone had anything they wanted to add to the list.                           
Commissioner de AElfweald feels that the notification requirements should be reviewed and 
updated.  Chair Milch asked to what extent can they/should they rely on social media as public 
notification – does it meet requirements under the law?  Commissioner de AElfweald said that it 
would not be enough to comply with the law in itself but there isn’t anything that would prohibit 
the City from using it as an extra means of notification.                                                           
 
Commissioner Patrick Smith asked if any of our surrounding communities are further down the 
road than we are in adopting regulations relating to ADU requirements.  Ms. Fields said there are 
a number of communities that have started looking at the middle housing issue and addressing that.  
They have chosen to address it in a variety of ways, many of which did not focus on ADU’s 
(transitional communities, a grant looking at cluster housing development regulations, etc.).  
Commissioner Patrick Smith said that maybe if somebody else has already invented the wheel and 
it’s working maybe she could let them know what that wheel is.  Commissioner Poole pointed out 
that we need to look at what other communities like us are doing.  Ms. Fields said that the State has 
recommendations for language that she will forward to the Commissioners.                                                               
 
Commissioner Poole said in regard to Transportation/Parking that we have regional connectivity 
constraints (a limited number of bridges and rivers on two sides) that don’t get enough attention 
when we think about transportation and how folks are going to get around.  We have a growing 
congestion problem and Metro’s Transportation Plan for Gladstone is sorely lacking.  If we don’t 
focus on the big picture all of the nice things we’re doing in this community will be compromised.  
There was discussion regarding opinions on light rail.         
 

BUSINESS FROM THE PUBLIC:                                                                                                                                         
None.                                                                                                                                                                                           
 
BUSINESS FROM THE COMMISSION:  
 
Commissioner Patrick Smith:                                                                                                                                            
He said in regard to “Code Revisions – Nuisance/Membrane Structures” – they gave a recommendation to 
City Council and they passed it.  He saw one that was brand new and he dropped a note to Officer Boyle – 
his response was:  It was recently discovered that the new ordinance that was intended to regulate membrane 
structures is unenforceable.  The new ordinance was written by County Planning and the section of the code 
that it was written under limits its enforcement only when the structure is subject to design review.  Design 
review is not applicable to temporary structures that are under 400 square feet.  Commissioner Patrick Smith 
said we need to be careful if we do this over again to make sure that these things that they pass are workable 
and enforceable. 
 
Chair Milch:                                                                                                                                                                       
He thanked Commissioner Williams for being the new eyes and ears on the Commission because it’s 
important to hear things from a different perspective.   
 
Commissioner Poole:                                                                                                                                                         
He said the Metro T-2020 Transportation Plan was mentioned as a possible source for funding Portland 
Avenue – he intended to bring that bond measure up tonight because there hasn’t been much discussion in 
the community about what it means and what’s going on.  In 2018 Metro put the bond for the Affordable 
Housing Measure on the ballot and the voters passed it.  At the time there was approximately $1.8 billion 
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in transportation bonding that they were planning on and they decided to wait another year or two because 
it was more critical that they address the housing issue.  At the start of 2019 we began the process which 
was approximately $900 million for traffic congestion relief and about $900 million bonded for the 
southwest light rail.  Since that time it’s morphed into a $3 billion bond measure and about $2 - $3 billion 
in fees, taxes, etc.  He is very troubled by what he is seeing and hearing.  If the bond measure goes to the 
ballot in its current form it will probably get a lot of resistance.  If it’s turned down by the voters in 
November the good parts of it all go out the door.  He would strongly recommend that everyone get versed 
on what’s going on because it’s turned into a giant monster that’s way off course and Metro is responsible 
for that.  He feels we are missing the boat if we don’t address the Metro T-2020 Plan in a bigger way.  He 
feels the bond measure needs to be whittled down and presented to the citizens in a way where they can 
digest it or we will lose the good part of it.   
 
Commissioner de AElfweald:                                                                                                                                            
He wanted to remind Commissioners that if they took notes on their notebook that per our lawyer it’s a new 
public document and they need to either keep it or mail a copy of it to themselves at their City email address.  
Ms. Betz said they do have the notebooks available for the Commissioners.   
 
Chair Milch:                                                                                                                                                                         
He said he is still new at this.  He hopes that in the future the conversations could be a little more regulated 
from the Chair and a little less free form.  He likes the input that they are getting, particularly from people 
who see things from a multitude of perspectives.  They have what could be a pretty substantial work plan 
ahead of them for the year and they will try to move things along a little smoother, respect the time of staff 
who come here, and work together well as a Commission.   
 
ADJOURN: 
Meeting adjourned at approximately 8:33 P.M. 

 
 

Minutes approved by the Planning Commission this ________ day of ___________________, 2020. 
 
 
____________________________                                                                                                                          
Michael Milch, Chair 
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City of Gladstone Monthly Report|February 2020 

PUBLIC CONTACTS/PLANNING ACTIONS 

CUSTOMER CONTACT/ 
January February YEAR TOTALS 

Planning Actions 

Customer Service 
Counter Contacts 

5 10 15 

Customer phone/email 
43 66 109 

Contacts 

Building Permits with 
Land Use Review 

5 4 5 

Pre-application 
Conferences 

1  1 

Administrative 
Decisions 

2 1 3 

 

PLANNING COMMISSION ACTIONS/DECISIONS 

 Public Hearing on proposed code amendments – made a recommendation to City Council.  

CITY COUNCIL LAND USE ACTIONS/DECISIONS 

 None 

PRE-APPLICATION CONFERENCES 

 None 

ADMINISTRATIVE PERMITS 

 Z-0097 – 20- D Gladstone Civic Center signs  
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Page 2 

 

BUILDING PERMITS WITH LAND USE REVIEW 

FEBRUARY 

Date Address Building Permit # Description 

02/11/2020 
18505 Portland 
Ave 

B0015820 Carport cover 

02/26/2020 
285 W. Ipswich 
Street 

B0094820 Patio Cover  

02/26/2020 
175 W. Berkeley 
Street 

B0095020 
Replace rafters and install 
bathrooms 

02/26/2020 75 82nd Drive  B0094220 
Commercial Tenant 
Improvement- balcony 
removal 

02/27/2020 17770 Webster Rd B0097520 
Commercial Tenant 
Improvement - reroof 

 

FUTURE ITEMS/PROPERTY UPDATES 

 Location Topic 

City Wide Proposed code amendments related to Accessory Dwelling Units. Public 

hearing with City Council scheduled for March 10, 2020.  

810 E. Arlington Renovation of Gas Station, Public Hearing March 17, 2020. 

18000 Webster Road Repair to enable the existing building to house adults over 55 who make less 

than 30% area median income. Public Hearing March 17, 2020. 
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City of Gladstone Planning Staff Report File No: Z0018-20-D 

 

 

STAFF REPORT:  DESIGN REVIEW 
 

 

Application No.:  Z0018-20-D;  

 

Applicant:  Peter Kappertz 

 

Project Location:  810 E. Arlington St; Tax Lot 22E20AD05100  

 

Project Description:  Remodel existing 1,838 sq. foot building to meet code, ADA 

requirements, and change exterior. Proposal includes site 

development with the addition of a trash enclosure, bottle 

storage room, new fuel tanks, and increased paving for 

vehicular circulation and parking.  

 
 

 

SUMMARY OF STAFF RECOMMENDATION 

 
The planning staff are recommending APPROVAL of the Design Review application 

Z0018-20-D and recommend the following findings and following conditions in support of 

approval: (1)Lighting (2), Parking (3) Signage, (4) Building Materials, (5) Landscaping, (6) 

ADA Access and Sidewalks, (7) Right-of-way; (8) Sanitary Sewer, (9) Water, (10) Final 

Occupancy, (11) Construction Plan Approval and Pre-Construction Conference, (12) Design 

Review Plans and (13) Endangered Species Act. 

 

The subject property, is comprised of one tax lot (22E20AD05100), that is approximately 0.51 

acres in size that has historically been used as convenience store and gas station.  The adjacent 

parcels are all zoned C-3. The proposed project would involve the continued use of the site for a 

gas station and convenience store with an updated structure and site.    

 

The proposed remodel of the convenience store building and site development would be 

consistent with the permitted uses of the C3 commercial zoning district and would be compatible 

with the uses in the surrounding area. As proposed and conditioned, planning staff find the 

application consistent with all applicable standards from Title 17 of the Gladstone Municipal 

Code (GMC) and are recommending the Planning Commission approve this Design Review 

application. The standard of review for the proposed project is the City of Gladstone’s Municipal 

Code Zoning and Development Title 17. 

Agenda Item No. 3 

 

PC Meeting Date:       3/17/20 
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City of Gladstone Planning Staff Report File No: Z0018-20-D 
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City of Gladstone Planning Staff Report File No: Z0018-20-D 

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, WES Tri-City 

 

Responses Received: Public Works Department, and WES Tri-Cities. No comments were received 

from Gladstone Fire, Police Department, or Engineering.  

 

WES: “Please remind the applicant they will need to contact Clackamas Water Environment Services to 

obtain an erosion control permit if greater than 800 square feet of soil disturbance.  We’ve had a few 

recent examples in Gladstone where contractors/engineers claim they were unaware of this 

requirement.”  

 

Public Works: Appendix B 

 

II. STANDARD CONDITIONS 
1. Expiration.  This approval shall remain valid for two years 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 Gladstone Municipal Code 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. The new on-site lighting shall comply with Subsections 17.44.020(5) and (6) of the 

GMC, and shall not shine into off-site structures, or impair the vision of drivers.   

 

2. Parking. The proposed commercial use is consistent with what has historically been on the site. 

However, parking and landscaping plans will need to be modified to meet the 10’ landscaping 

requirements along E. Arlington St and 82nd Ave per GMC17.46.020 (3)). At least half of the 

parking spaces must be enlarged to a width of 9.5’. As submitted, the parking exceeded the 

maximum parking allowed per GMC 17.48.030 (2)(d)(B). Therefore, as the proposed parking is 

modified to meet the landscaping and width requirements, the total number of spaces will 

ultimately need to be reduced to a total of 11 spaces to meet the maximum parking standards 

unless granted an exception by the Planning Commission. If granted the exception, the applicant 
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could have a total of up to 14 parking spaces. The parking provided shall meet the requirements of 

the Gladstone Public Works Design Standards per Section 17.42.030.  

 

3. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. Sign designs were 

included with the submittal package and the location of the proposed signs are shown on sheet A2. 

Therefore, a sign permit is part of the design review for the proposed on-building signs. The 

proposed signs cannot exceed a combined area of 51 square feet per Section 17.52.070 (2)(b)(A) of 

the GMC, as calculated using the width of the building wall shown on the revised site plan sheet 

AS1.1.  

 

4. Building Materials. The application materials submitted on 1/21/2020, and 2/06/2020 show the 

use of ribbed metal as a portion of the siding material. This material must be explicitly approved 

by the Planning Commission.  

 

5. Landscaping. The application materials submitted on 1/21/2020, and 2/06/2020 show a deficit in 

landscaping along the property lines located on E. Arlington St and 82nd Ave (Per GMC 17.46.020 

(2)(b)). Therefore, a revised landscaping plan showing a 10-foot landscaping strip between the 

property boundary and the parking areas shall be submitted..  

 

6. ADA Access and Sidewalks. This approval is subject to the development complying with the 

provisions of the Americans with Disabilities Act (ADA) per GMC 17.50.020 (5) including 

provisions for curb ramps, circulation within the site, and appropriate grades to the public 

entrances of the building. Where existing sidewalks, driveways, and curb ramps on E. Arlington 

St. and SE 82nd Drive do not conform to current City or ADA standards, new minimum 5-foot 

wide ADA compliant sidewalks, ramps, and driveways shall be constructed. Obstructions, such as 

utility poles, may not reduce the unobstructed width to less than 48 inches. If the public sidewalk 

must swing around an obstruction, adequate right-of-way shall be dedicated for the sidewalk to 

remain within the public right-of-way. 

 

7. Right-of-way. Additional right-of-way shall be dedicated to form a radius at intersection of E 

Arlington Street and SE 82nd Drive. The entire public sidewalk shall be within the right-of-way. 

Right-of-way shall be dedicated using a City-approved Dedication Deed form per GMC 

17.50.040(1). 

 

8. Sanitary Sewer. The proposed development shall meet all sanitary sewer requirements pursuant to 

Clackamas County Water Environment Services (WES) and the requirements of the Gladstone 

Public Works Design Standards per 17.60.020(4). A cleanout shall be installed on the sanitary 

sewer lateral serving the site and placed at the rear of the public sidewalk. The cleanout will mark 

the transition between the publicly maintained and privately maintained portion of the building 

sewer. The applicant shall have the existing sanitary sewer lateral video inspected and shall submit 

the inspection report to Public Works for review. If the lateral is deemed to be in poor condition by 

Public Works, the lateral shall be repaired or replaced, and a new video inspection shall be 

performed. If the existing lateral is in good condition, no work other than the addition of a new 

cleanout will be necessary. 
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9. Water. The proposed development shall meet all water system requirements pursuant to the 

requirements of the Gladstone Public Works Design Standards and the Oregon Health Authority 

per 17.60.020(5). 

 

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

of the design review approval shall be met per 17.80.100(2). 

 

11. Construction Plan Approval and Pre-construction Conference. Plans detailing the installation 

of public and private utilities, site grading, and other public and private site improvements shall be 

submitted to the City of Gladstone Public Works Department for review and approval per Section 

17.42.030. The design, location, and planned installation of all roadways, natural gas, power, street 

lighting, telephone, cable television, storm water, water, and sanitary sewer provisions are subject 

to approval by the appropriate agency/utility service provider. Construction plans shall be designed 

and stamped by a Professional Engineer registered in the State of Oregon. Once construction plans 

are ready to be approved by the City of Gladstone, a Pre-Construction Conference with final sign-

off on the Construction Plans is required.  

 

12. 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 per 17.80.100(3). 

 

13. 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. 

 

IV   NOTES: 
 

1. Storm Drainage. The drainage plan shall conform to the drainage requirements of the Gladstone 

Public Works Design Standards. The site currently appears to have no catch basins for storm 

drainage runoff located on site and all runoff currently drains across the property lines to the public 

storm drainage system. The project shall comply with 2017 Oregon Plumbing Specialty Code 

Section 1101.10 Filling Stations and Motor Vehicle Washing Establishments, which states, “Public 

filling stations and motor vehicle washing establishments shall have the paved area sloped towards 

sumps or gratings within the property lines. Curbs not less than 6 inches (152 mm) high shall be 

placed where required to direct water to gratings or sumps.” An option to regrading the site may be 

to install slotted drains at driveways. The design engineer shall submit to the City of Gladstone 

Public Works Department for review and approval a storm drainage analysis and report applicable 

to the approved development detailing how storm water quality, quantity and disposal are being 

addressed to meet the requirements of the Gladstone Public Works Design Standards. 
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2. Erosion Control. A sediment and Erosion Control Permit is required from WES prior to 

commencing site work if there is more than 800 square feet of soil disturbance. 

 

3. Building Permits. Clackamas County Building Department will provide structural, mechanical, 

grading, and review of Fire & Life Safety, Plumbing, and Electrical Permits for this project. 

 

IV. FINDINGS  
 

The City of Gladstone Planning Staff finds: 

 

A. PROJECT LOCATION AND PROPOSED DEVELOPMENT 

The subject property, is primarily comprised of tax lot 22E20AD05100, that is approximately 0.51 acres 

in size located at the intersection of E. Arlington St and 82nd Dr. The property has historically been used 

as a gas station and convenience store. The subject property is zoned General Commercial District (C3). 

The proposed project would involve remodeling the 1,838 sq. foot convenience store building and 

developing the site with a bottle storage building and increased parking depth. Automobile service 

stations are allowed outright in the C-3 Zoning District. 

 

B. DESIGN REVIEW CONSISTENCY FINDINGS 

Design Review 

Chapter 17.80 of the Gladstone Municipal Code (GMC) establishes the requirements for design review. 

Pursuant to Subsection 17.80.021(1), new structures, additions to existing structures and site 

development is subject to design review.   

Finding: A new structure and site development is proposed and design review is required. 

 

17.80.061 lists submittal requirements for Design Review 

Finding: The application materials as submitted on 1/21/2020, and 2/06/2020 satisfy these 

submittal requirements. This criteria is met. 

 

17.80.100(1) provides that Approval of design review shall expire if construction has not begun within 

two years of the date of the final decision. Upon request and in accordance with GMC Section 

17.66.015(4)(a), the two-year period may be renewed once by the City Administrator or designee for not 

more than one year.   

 

Chapter 17.20 of the GMC establishes basic requirements for the General Commercial Zoning District, 

and Section 17.20.020 identifies uses permitted in the District.   

Finding: The remodeled convenience store and site development for the continued use as a gas 

station, is a use allowed outright in the C-3 Zoning District. This criteria is met.  

 

17.20.045 Screening. 

The following screening standards shall apply: 

(1) Off-street parking and loading areas and business activities, such as service, repair, processing, 

storage and merchandise display, that are conducted outside of a wholly enclosed building, shall 

be screened from abutting properties where such properties are in a residential zoning district 
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and from abutting unimproved public street rights-of-way where property on the opposite side of 

the unimproved right-of-way is in a residential zoning district. 

(2) Business activities, such as service, repair, processing, storage and merchandise display, that 

are conducted outside of a wholly enclosed building, shall be screened from abutting properties 

where such properties are in a C-1 or C-2 zoning district and from abutting unimproved public 

street rights-of-way where property on the opposite side of the unimproved right-of-way is in a 

C-1 or C-2 zoning district. 

(3) Storage, with the exception of merchandise display, outside of a wholly enclosed building shall 

be screened from abutting improved public street rights-of-way. Off-street parking and loading 

areas for customer vehicles, employee vehicles and vehicles for sale are not required to be 

screened from improved public street rights-of-way. However, off-street parking and loading 

areas for other types of vehicle storage (e.g. towed vehicles, recreational vehicles being stored 

as a service) shall be screened from abutting improved public street rights-of-way. 

 

Finding: Adjacent parcels are all zoned C-3. There are no residential zoning districts adjacent to, or 

across public streets from, the subject parcel. The application materials do not identify storage outside of 

an enclosed building. Therefore, screening is not required. This criteria is met. 

 

17.20.050 Dimensional standards. 

Except as provided in GMC Chapters 17.38 (planned unit development), Chapter 17.72 (variances) and 

Chapter 17.76 (exceptions), the following dimensional standards shall apply in a C-3 zoning district: 

(1) Front Setbacks. There shall be no minimum front setback requirement except when a front lot line 

abuts a residential zoning district or abuts a street where property on the opposite side of the street is in 

a residential zoning district, in which cases the minimum front setback shall be twenty feet (20’). 

(2) Street Side Setbacks. There shall be no minimum street side setback requirement except when a 

street side lot line abuts a residential zoning district or abuts a street where property on the opposite 

side of the street is in a residential zoning district, in which cases the minimum street side setback shall 

be twenty feet (20’). 

(3) Side and Rear Setbacks. There shall be no minimum side or rear setback requirements. 

(4) 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. 

 (5) Architectural Features. Architectural features such as cornices, eaves, gutters, chimneys and flues 

may project a maximum of two feet (2’) into a required setback area. 

(6) 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; 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; 

(b) 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. 

(7) 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 
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case the minimum setback requirement from the lot line abutting the residential zoning district shall be 

ten feet (10’). 

 

Finding: Adjacent parcels are all zoned C-3. There are no residential zoning districts adjacent to, 

or across public streets from, the subject parcel. Therefore, there are no setback requirements for 

the building. The proposed parking is 6’9” from the eastern property boundary, approximately 

35’ from the northern boundary, and 5’from the western property boundary per site plan sheet 

SP1 dated 12/27/2019 and revised 2/3/2020. The building is existing and is currently less than 

35’ high per exterior elevations sheet A2 dated 12/27/2019 and revised 2/3/2020. These criteria 

are met.  

 

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 façades 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. 

 

Finding: Siting of the new parking spaces and new walkway around the existing building do not 

conflict with other design standards in this Title. This criteria is met.  

 

(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. 

 

Finding: The convenience store and fuel canopies are existing. The building is oriented with 

windows concentrated on the southern and western elevations to capture the natural light. This 

criteria is met.  

 

(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; 
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(c) 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). 

 

Finding: The existing convenience store is compatible with the other commercial use in the 

vicinity including the adjacent car wash. The site plans dated 12/27/2019 and revised 2/3/2020 

show that there is landscaping that visually provides a buffer and screen the adjacent parcels 

from the parking areas and the gas station. The proposal increases the screening capabilities of 

the landscaping on the site by including trees and shrubs. The proposed remodeled for the 

exterior of the building includes designs that include a variety of materials and colors. The new 

trash enclosure is proposed to provide greater enclosure of the refuse. These criteria are met.  

 

(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. 

 

Finding: The proposed remodel of the existing building includes the use of ribbed metal siding 

and brick veneer. The metal siding will only meet the code requirements if approved by the 

design review committee consisting of the Planning Commission. As conditioned this criteria 

can be met. 

 

(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. 

 

 (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; 
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(b) Pedestrian walkway lighting; 

(c) Internal access road lighting; 

(d) Lighting of public entrances into buildings; 

(e) Flood lights illuminating buildings or significant natural features. 

 

Finding: Light fixture locations of the new or replacement light fixtures shown on site plans 

dated 12/27/2019 and revised 2/3/2020 show that there are lights on the north, east and south of 

the building. The lighting specifications submitted on 2/6/2020 titled Design Review Exhibit 2 

show that there is “zero uplight”. As conditioned these criteria are met. 

   

(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. 

 

Finding: The equipment on the roof is screened by “New Bone White ACM Wall Panels” per 

sheet A2 of site plans dated 12/27/2019 and revised 2/3/2020. This criteria is met.  

 

(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.  

 

Finding: The proposal is to update an existing building and is therefore, not considered “new 

construction.” This is informational only and does not apply.  

 

(9) Temporary Structures.  

 

Finding: No Temporary structures were identified in the proposal. This is information only and 

is not applicable to this application.  

 

17.44.024 Nonresidential design standards. 

New nonresidential 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 fifty percent (50%) of the length and twenty-five percent of 

the ground level wall area. Ground level wall areas include all exterior wall areas up to nine 

feet (9’) above the finished grade. The bottom of required windows shall be no more than four 

feet (4’) 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. 

(2) Distinct Ground Floor. The ground level of primary buildings shall be visually distinct from upper 

floors. This separation shall be provided by one of the following mechanisms: 

(a) A cornice above ground level; 

(b) An arcade; 
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(c) Change in material or texture or architectural design; or 

(d) A row of clerestory windows on the building’s street-facing elevation. 

 

Finding: The proposal is to update an existing building and is therefore, not considered “new 

nonresidential buildings.” Windows on the west elevation and the south elevation as shown on 

Exterior Elevations Sheet A2 dated 12/27/2019 meet these requirements. There are no upper 

floors proposed in the development. This is informational only and does not apply to the 

proposed remodel.  

 

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 15 percent of the lot area shall be landscaped, except 

when a greater percentage is required elsewhere in this title. 

 

Finding: The Landscaping plan sheet L1 dated 1/15/2020 identifies 5,201 square feet of 

landscape area covering 24% of the site. This criteria is met.  

 

(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 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 10 feet in width, and any other lot line by a landscaped strip at least 

five feet in width; 

(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 25 feet apart, on the 

average, 

(B) Low shrubs not to reach a height greater than three feet spaced no more than five feet 

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; 

(e) In parking areas three acres and larger intended for use by the general public, pedestrian 

walkways shall be raised or separated from parking, parking aisles, and travel lanes by a raised 

curb, concrete bumpers, bollards, landscaping, or other physical barrier. If a raised pathway is 

used, curb ramps shall be provided in accordance with the Americans with Disabilities Act 

Accessibility Guidelines. 

 

Finding: Landscaping proposed between the parking area and the property lines as shown on 

Landscaping plan L1 dated 1/15/2020 and site plan sheet SP1 dated 12/27/2019 and revised 

2/3/2020 show that the proposed parking ranges between 5-16’ from the road on the southern 

property boundary and 5’from the road on the western property boundary. Therefore, the current 

landscaping proposal dated 2/3/2020 and submitted 2/6/2020 does not meet the spacing and 

coverage requirements of a 10’ landscaping strip along lot lines adjacent to a street. The plants 
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and spacing included in the landscaping plan meet the content requirements. The parking area 

contains more than 10 spaces and the landscaping shown on the landscaping plan sheet L1 dated 

1/15/2020 identifies 5,201 square feet of landscape area covering 24% of the site meeting the 

ratio requirements of parking to landscaping. These criteria can be met with Special Condition # 

2 and 5. 

 

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

(4) Maintenance Required. Landscaping shall 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. 

(6) Grading. The natural form of the site shall be preserved insofar as practicable unless berming or 

contouring of land is required. 

(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. 

(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. 

(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. 

 

Finding: Landscaping plan L1 dated 1/15/2020 and revised 2/3/2020 show that there will be an 

irrigation system and maintenance for the landscaping. Land within the public road right-of-way 

has or will have sidewalks. Trees and shrubs planted in the landscaping area are not near the road 

or sidewalks. These criteria are met.  

 

Parking and Access        

Chapter 17.48 of the GMC regulates off-street parking and loading for all development permits.   

 

Section 17.48.030(1) requires 1 parking space per 600 square feet of building area with a maximum of 

1 space per 161 square feet.  

Finding: The building being remodeled is 1,838 square feet in size. Therefore, at least three (3) 

parking spaces are required. The maximum number of parking spaces allowed is eleven (11.4 

rounded down). From the applicant’s submitted materials and site plans submitted on 2/6/2020 it 

appears that the handicap accessible parking space is located adjacent to the building, with 15 

additional parking spaces. Therefore, there are a total of sixteen (16) parking spaces proposed 

with five (5) spaces over the maximum number allowed. The Planning Commission is allowed to 

grant a minor exception of up to 25% relaxation to dimensional standards such as parking (per 

17.76.010). If granted the exception the applicant could have 14 total parking spaces. Removing 

parking space 1 and 15 to meet the landscaping requirements and receiving the exception would 
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then bring the submitted plans into compliance with the GMC. These criteria are met as 

conditioned with Special Condition #2.  

 

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.   

Finding: The site currently has paved surfaces. Site plan sheet SP1 dated 12/27/2019 and revised 

2/3/2020 provides general information on where the existing paving will remain and where new 

concreate and paving is proposed on site. As provided for by Special Condition #9 the Gladstone 

Public Works Department will be signing off on the project prior to the issuance of building 

permits. This criteria is met as conditioned.  

 

Section 17.48.040(1)(b) requires parking and loading areas to be screened from abutting residential 

properties.  

Finding: There are no residential properties abutting the site. This criteria is met. 
 

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.   

Finding: Site plan sheet SP1 dated 12/27/2019 and revised 2/3/2020 provides shows the parking 

spaces within 25 feet of the building they will serve. This criteria is met.  

 

Section 17.48.040(2)(b) states that required parking shall be provided in the same zoning district.  

Finding: The required parking is located on the same tax lot. This criteria is met.  

 

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.   

Finding: Site plan sheets SP1and L1 dated 12/27/2019 and revised 2/3/2020, show the location 

and indicated the marking how the parking areas will be marked. The markings shall meet the 

City of Gladstone Design Standards. As provided for by Special Condition #9, the Gladstone 

Public Works Department will be signing off on the project prior to the issuance of building 

permits. This criteria is met.  
 

Section 17.48.040(2)(f),and (g) establish the minimum width of access aisles and the minimum 

dimensions of parking spaces.   

Finding: Site plan sheet SP1and L1 dated 12/27/2019 and revised 2/3/2020 specifies the width 

for the parking spaces and loading areas. The dimensions of 9’0” x 23’2” shown on parking 

space 14 meets or exceeds the compact car width requirement of 8.5’. However, only 50% of the 

parking spaces can be for compact cars. The remaining 50% have to be at least 9.5’ feet in width 

and 18.0’ deep. This criteria is met as conditioned by Special Condition #2. 
 

Section 17.48.050 establishes requirements for bicycle parking for new multi-family and new 

commercial developments.   

Finding: The project provides two short-term and one long-term bicycle parking spaces. This 

criteria is met.   

 

Chapter 17.50.20 of the GMC establishes the requirements for vehicular and pedestrian circulation.   
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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.   

 

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

easement for public roads and streets.   

           

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

 

Subsection 17.50.020(6) pertains to pedestrian access.   

 

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.   

 

Section 17.50. Vehicular and pedestrian circulation:  

 

Finding: The applicant is proposing to provide the maximum parking allowed by the GMC, 

therefore not limiting the amount of impervious surface. Per site plan SP1 originally dated 

12/27/2019 and revised 2/3/2020, the applicant is proposing a new curb between the parking 

spaces and the landscaping.  Handicap accessible parking and access areas are being provided up 

near the convenience store. Based on the plans submitted by the applicant, pedestrian access and 

sidewalks are being provided and lighted. It is anticipated that traffic generated by the site will 

not exceed 1000 trips. TriMet route maps and google maps highlight that transit stops are 

currently available across 82nd Ave and at the intersection of E. Arlington and 82nd Ave that are 

approximately 100 feet from the property. It is unclear on whether the sidewalk along E. 

Arlington St along the southern property boundary meets the City of Gladstone Design 

Standards. As conditioned with Special Condition #6, these criteria are met. 

 

Chapter 17.52 of the GMC establishes sign requirements.  

Finding: Sign designs for a sign 12.56 square feet in size were included with the submittal 

package. The property has a freestanding sign at the intersection of E. Arlington and 82nd Ave 

and four signs on the fuel island canopies (equaling 23.80 square feet) that were all recently 

permitted through Z0502-19. The primary building wall is 54.75’ in length per the site plan sheet 

A1 originally dated 12/27/2019 and revised 2/3/2020. Per 17.52(2)(b) the on-building signs are 

limited to 28.8 square feet in size due to sharing the square foot allowance with the canopy signs. 

Therefore, the two signs with a dimension of 12.56 square feet and located on the tower as 

shown on Exhibit 7 and Sheet A2 submitted 2/6/2020 meet the criteria. These criteria are met 

 

Chapter 17.54 of the GMC establishes clear vision requirements.  

Finding: The property being developed is located on the corner of two intersecting streets but 

the proposed landscaping, with shrubs and trees, is proposed to be outside of the clear-vision 

areas. The existing sign located at the intersection is nonconforming and will be replaced with a 

sign that does not increase the nonconformity and is designed to be elevated 8 feet above the 

ground to provide visibility. This criteria is met.  
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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. 

 

Finding: The commercial building, the driveway and parking spaces are existing, the expansion 

of the parking spaces, have a cumulative site area of approximately 2,500 sq. feet, which is 

below the threshold cited in Section 17.56.010 of the GMC.  As such, the drainage standards in, 

Chapter 17.56 does not apply to the proposed project.  Drainage standards from the state still 

apply as noted on page 5. This criteria is met.  

 

17.56.020 Standards 

(1) Generally. All development shall be planned, designed, constructed and maintained to: 

(a) Protect and preserve existing drainage channels to the maximum practicable extent; 

(b) Protect development from flood hazards; 

(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; 

(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; 

(e) Assure that runoff drained from new and redevelopment sites 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; 

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

 

Finding: According to the application materials, and databases used by planning staff, the 

project site does not contain waterways, floodplains or drainage channels. Therefore, there are no 

floodplain development regulations that pertain to the development. This criteria is met. 

 

(2) Watercourses. Where culverts cannot provide sufficient capacity without significant environmental 

degradation, the city may require the watercourse to be bridged or spanned. 

 

(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. 

 

(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. 

 

Finding: No watercourses are identified on the site. This finding is provided for informational 

purposes only. These criteria are not applicable. 

3 - 15



Page 16 of 22 

City of Gladstone Planning Staff Report File No: Z0018-20-D 

 

(5) Surface Drainage and the Storm Sewer System. 

(a) Stormwater treatment and detention facilities shall be designed and installed in accordance 

with criteria outlined in the Gladstone Public Works Design Standards and the Gladstone Public 

Works Standard Construction Specifications. 

 

(b) The street cross-sections found in the Gladstone transportation system plan may be modified 

to accommodate alternative stormwater management methods subject to the approval of the 

Public Works Supervisor. The Public Works Supervisor may require modification of the typical 

cross section to accommodate alternative stormwater management methods when associated 

with development proposals. Such modifications may be applied as conditions of development 

approval. 

 

Finding: The applicant is not proposing to address stormwater. However, stormwater control is 

required to be addressed on-site by the 2017 Oregon Plumbing Specialty Code Section 1101.10 

Filling Stations and Motor Vehicle Washing Establishments (Note 1). Approval from the Public 

Works Department is required through Special Condition 11. This criteria is met as conditioned.    

 

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. 

(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. 

Finding: This criteria is met as conditioned.  

 

 

Pursuant to Section 17.92.020 of the Gladstone Municipal Code, the decision of the Planning 

Commission may be appealed to the City Council within 15 days of the mailing of the Planning 

Commission’s written decision.  In order to appeal a decision of the Planning Commission, a party must 

have appeared orally or in writing before the Planning Commission.  The filing fee for the appeal is 

$250.00.  If no appeal is filed within 15 days, the decision of the Planning Commission shall be final. 
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EXHIBIT 2 
Aerial Image 
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EXHIBIT 3 
Exterior Renderings 
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EXHIBIT 4 
Sign Design 
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On- Building Sign Location 
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EXHIBIT 5  
Landscaping Plan 
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EXHIBIT 6 

Site Plan 
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February 18, 2020 

City of Gladstone Public Works Department Comments 

Z0018-20-D: 810 E. Arlington Fueling Station: 

 

General Conditions: 

1. 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.  

2. Sanitary Sewer. The proposed development shall meet all sanitary sewer requirements pursuant 

to Clackamas County Water Environment Services (WES) and the requirements of the Gladstone 

Public Works Design Standards. 

3. Water. The proposed development shall meet all water system requirements pursuant to the 

requirements of the Gladstone Public Works Design Standards and the Oregon Health Authority. 

4. Storm Drainage. The drainage plan shall conform to the drainage requirements of the Gladstone 

Public Works Design Standards. The design engineer shall submit to the City of Gladstone Public 

Works Department for review and approval a storm drainage analysis and report applicable to 

the approved development detailing how storm water quality, quantity and disposal are being 

addressed to meet the requirements of the Gladstone Public Works Design Standards.  

5. Erosion Control. A sediment and Erosion Control Permit will be required from WES prior to 

commencing site work. 

6. Construction plans detailing the installation of public and private utilities, site grading, and other 

public and private site improvements shall be submitted to the City of Gladstone Public Works 

Department for review and approval. The design, location, and planned installation of all 

roadways, natural gas, power, street lighting, telephone, cable television, storm water, water, 

and sanitary sewer provisions are subject to approval by the appropriate agency/utility service 

provider. Construction plans shall be designed and stamped by a Professional Engineer 

registered in the State of Oregon. 

7. Once construction plans are ready to be approved by the City of Gladstone, a Pre-Construction 

Conference with final sign-off on the Construction Plans is required. 

8. Clackamas County Building Department will provide structural, mechanical, grading, and review 

of Fire & Life Safety, Plumbing, and Electrical Permits for this project. 

 

Project Specific Conditions: 

9. Additional right-of-way shall be dedicated to form a radius at intersection of E Arlington Street 

and SE 82nd Drive. The entire public sidewalk shall be within the right-of-way. Right-of-way shall 

be dedicated using a City-approved Dedication Deed form. 

10. Where existing sidewalks, driveways, and curb ramps on E. Arlington St. and SE 82nd Drive do not 

conform to current City or ADA standards, new minimum 5-foot wide ADA compliant sidewalks, 

ramps, and driveways shall be constructed. Obstructions, such as utility poles, may not reduce 

the unobstructed width to less than 48 inches. If the public sidewalk must swing around an 

obstruction, adequate right-of-way shall be dedicated for the sidewalk to remain within the 

public right-of-way. 
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11. The site currently appears to have no catch basins for storm drainage runoff located on site and 

all runoff currently drains across the property lines to the public storm drainage system. The 

project shall comply with 2017 Oregon Plumbing Specialty Code Section 1101.10 Filling Stations 

and Motor Vehicle Washing Establishments, which states, “Public filling stations and motor 

vehicle washing establishments shall have the paved area sloped towards sumps or gratings 

within the property lines. Curbs not less than 6 inches (152 mm) high shall be placed where 

required to direct water to gratings or sumps.” An option to regrading the site may be to install 

slotted drains at driveways. 

12. A cleanout shall be installed on the sanitary sewer lateral serving the site and placed at the rear 

of the public sidewalk. The cleanout will mark the transition between the publicly maintained 

and privately maintained portion of the building sewer.  

13. The applicant shall have the existing sanitary sewer lateral video inspected and shall submit the 

inspection report to Public Works for review. If the lateral is deemed to be in poor condition by 

Public Works, the lateral shall be repaired or replaced, and a new video inspection shall be 

performed. If the existing lateral is in good condition, no work other than the addition of a new 

cleanout will be necessary. 
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Agenda Item No. 4

PC Meeting Date:       3/17/20

STAFF REPORT:  CONDITIONAL USE AND
AUTHORIZATION OF SIMILAR USE

Application No.:  Z0071-20-C;

Applicant:  Housing Authority of Clackamas County

Project Location:  18000 Webster Road; Tax Lot 22E17DD00900

Project Description:  Convert the existing 27,000 square foot building to provide 48
residential units that will be a mix of single-room occupancy,
(SRO) and studios, for older adults, as well as space for third
party supportive services. Proposal includes site maintenance
with the removal of some accessory structures and repairing
the parking area.

SUMMARY OF STAFF RECOMMENDATION

The planning staff are recommending APPROVAL of the Authorization of Similar Use and
Conditional Use application Z0071-20-C and recommend the following findings and
following conditions in support of approval: (1)Parking; (2) Signage; (3) Lighting; (4) ADA
Access; (5) Sidewalks; (6) Storm Drainage; (7) Water; (8) Fire Suppression; (9) Sanitary Sewer;
(10) Easements; (11) Construction Plans and Pre-construction Conference; (12) Final
Occupancy; and (13) Endangered Species Act.

The subject property, is comprised of one tax lot (22E17DD00900), that is approximately 2.2
acres in size that has historically been used as a nursing home and a residential facility for
teenagers. Uses on adjacent parcels include a mix of multifamily residences, churches and
single-family homes. The proposed project would involve the use of the site as permanent
supportive housing for seniors age 55 who make less than 30% of area median income. The
existing 27,000 square foot building would be remodeled to provide 48 residential units that
would be a mix of single-room occupancy (SRO) and studios, as well as meeting space for third
party supportive services. The proposal includes building and site maintenance with the removal
of some accessory structures, landscaping, and repairing the parking area.
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The proposed use is different from the previously approved residential facility for adolescents
receiving treatment and would not be able to operate within the previous conditions of approval
or land use description from the 2001 land use approval. Section 17.70.010(1)(a) gives the City
the authority to approve a conditional use even if it is not explicitly listed in the Conditional Uses
section of R7.2 if it is authorized pursuant to Chapter 17.74, Authorization of Similar Uses.
Therefore, the applicant also requests an Authorization of Similar Use and proposes that the use
is more similar to a “home for the aged” than other uses allowed as conditional uses in other
zoning districts.

As proposed and conditioned, planning staff find the application consistent with all applicable
standards from Title 17 of the Gladstone Municipal Code (GMC) and are recommending the
Planning Commission approve this Authorization of Similar Use and Conditional Use
application. The standard of review for the proposed project is the City of Gladstone’s Municipal
Code Zoning and Development Title 17.
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APPENDIX: SUBSTANSIVE FILE DOCUMENTS
A. Application Materials (Narrative, Site Plan Figures 1, 5, 6 and 9)
B. Comments Received

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, WES Tri-City, and Gladstone Disposal.

Responses Received: No comments were received directly from Gladstone Fire, Police, or Engineering
Departments, but the comments from Public Works addresses items related to fire and engineering.
Comments were also received from WES Tri-Cities.

II. STANDARD CONDITIONS
1. Expiration. This approval shall remain valid for two years 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 Gladstone Municipal Code 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. Parking. The proposed use is consistent with what has historically been on the site related to
parking. However, as submitted, the parking in the narrative does not match the example lease
agreement included as exhibit G of the application. Therefore, the lease for the Gladstone site will
need to be modified, and tailored to the parking on the site if the applicant implements the lottery
for parking spaces as proposed in the application materials submitted. The parking provided per
17.70.010 (2)(g) shall meet the requirements of the Gladstone Public Works Design Standards.

2. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. Sign designs were
not included with the submittal package. Therefore, a sign permit shall be filed separately for the
replacement of the existing sign.
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3. Lighting. The project shall provide adequate street lighting per 17.70.010 (2)(i) as determined by
the Public Works Director. The project shall submit a photometric analysis and lighting plan to
City of Gladstone Public Works that conforms to Illuminating Engineering Society (IES)
standards, except as modified by the City. Any required streetlights shall be acquired through
Portland General Electric and energized under PGE Option A.

4. ADA Access. This approval is subject to the development complying with the provisions of the
Americans with Disabilities Act (ADA) per GMC 17.50.020 (5), including provisions for curb
ramps, circulation within the site, and appropriate grades to the public entrances of the building.

5. Sidewalks. Where existing sidewalks and driveways on Webster Road do not conform to current
City or ADA standards, new ADA compliant sidewalks and driveways shall be constructed to
address the following:

• Match the width of the existing improvements;
• Obstructions, such as utility poles, may not reduce the unobstructed width to less than 48

inches.
• If the public sidewalk must swing around an obstruction, adequate right-of-way shall be

dedicated for the sidewalk to remain within the public right-of-way. Right-of-way dedication
shall be prepared using an approved City of Gladstone right-of-way dedication deed form.

6. Storm Drainage. The submitted plans include the alteration of the existing stormwater
infrastructure and the installation of walking paths. The storm drainage plan shall conform to the
drainage requirements of the Gladstone Public Works Design Standards including:

• All stormwater inlets and pipes shall be removed from the sanitary sewer drainage
system; and

• The design engineer shall submit to the City of Gladstone Public Works Department for
review and approval a storm drainage analysis and report applicable to the approved
development detailing how storm water quality, quantity and disposal are being
addressed to meet the requirements of the Gladstone Public Works Design Standards per
17.42.030 and 17.70.010(2)(g).

7. Water. The proposed development shall meet all water system requirements pursuant to the
requirements of the Gladstone Public Works Design Standards and the Oregon Health Authority.
Water meter sizing calculations are required to verify adequate water meter size per
17.70.010(2)(l). These calculations are typically based on a fixture count. These calculations shall
be submitted to the City at the time of plan review.

8. Fire Suppression. The fire suppression system, including the fire line, backflow prevention
device, and onsite fire hydrants (if needed) must be upgraded to the current standards of the City of
Gladstone Public Works and the Gladstone Fire Department per 17.70.010(2)(l).

9. Sanitary Sewer. The proposed development shall meet all sanitary sewer requirements pursuant to
Clackamas County Water Environment Services (WES) and the requirements of the Gladstone
Public Works Design Standards. The existing sanitary sewer main and building lateral integrity
need to be verified by television inspection submitted to the Public Works Department. The
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existing sewer main and building lateral will have to be brought up to current standards of the City
of Gladstone, if determined to be necessary by City of Gladstone Public Works per
17.70.010(2)(l).

10. Easements. The project shall grant the following easements as applicable:

• An additional 5 feet of sanitary sewer easement to the City of Gladstone along the eastern
side of the building to widen the existing sanitary sewer easement to 15 feet, in
conformance with Subsection 2.0024 Easement, of the City of Gladstone Public Works
Design Standards;

• If the water meter, backflow preventor(s), or public fire hydrants are located outside the
public right-of-way, then the project shall grant public waterline easements to the City
around these structures; and

• If private property must be crossed in order to reach an approved point of disposal for the
storm drainage system, it shall be the project’s responsibility to acquire a recorded
drainage easement (of dimensions in accordance with Subsection 2.0024, Easements, of
the Gladstone Public Works Design Standards).

Easements shall be prepared using an approved City of Gladstone easement form and a copy of the
recorded easement shall be provided to City of Gladstone Public Works prior to the pre-
construction meeting.

11. Construction Plans and Pre-construction Conference. Plans detailing the installation of public
and private utilities, site grading, and other public and private site improvements shall be
submitted to the City of Gladstone Public Works Department for review and approval per Section
17.42.030. The design, location, and planned installation of all roadways, natural gas, power, street
lighting, telephone, cable television, storm water, water, and sanitary sewer provisions are subject
to approval by the appropriate agency/utility service provider. Construction plans shall be designed
and stamped by a Professional Engineer registered in the State of Oregon. Once construction plans
are ready to be approved by the City of Gladstone, a Pre-Construction Conference with final sign-
off on the Construction Plans is required.

12. Final Occupancy. PRIOR TO ISSUANCE OF A FINAL OCCUPANCY PERMIT, all conditions
of the design review approval shall be met per 17.80.100(2).

13. 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   NOTES:

1. Erosion Control. A sediment and Erosion Control Permit is required from WES prior to
commencing site work if there is more than 800 square feet of soil disturbance.

2. System Development Charges (SDC’s). SDC’s may be required due to the change of use of the
property. The project shall provide all relevant information needed to calculate the SDC’s to the
Public Works Director. SDC calculation methodology is located on the Public Works page of the
City of Gladstone website and was provided in comments provided by WES (Appendix B).

3. Building Permits. Clackamas County Building Department will provide structural, mechanical,
grading, and review of Fire & Life Safety, Plumbing, and Electrical Permits for this project.

IV. FINDINGS

The City of Gladstone Planning Staff finds:

A. PROJECT LOCATION AND PROPOSED DEVELOPMENT

The subject property is primarily comprised of tax lot 22E17DD00900, that is approximately 2.2 acres
in size located at 18000 Webster road approximately 175 feet south of Ridgewood Dr. and
approximately 350 feet north of Cason Rd. The property has historically been used as a residential care
facility for teenagers and was originally built as a nursing home that was expanded in 1975 to provide
139 beds. The subject property is zoned R-7.2 - Single-Family Residential District (R7.2). The proposed
project would involve remodeling the existing 27,000 square foot building to provide 48 dwelling units.
Nursing homes and homes for the aged are subject to the Conditional Use procedures in the R-7.2
Zoning District.

B. AUTHORIZATION OF SIMILAR USE FINDINGS

17.74.010 Authorization of similar uses.
The Planning Commission may permit in a particular zoning district a use not listed in this title,
provided the use is of the same general type and character as the uses permitted there by this title.
However, this section does not authorize the inclusion in a zoning district where it is not listed of a use
specifically listed in another zoning district or which is of the same general type and is similar to a use
specifically listed in another zoning district.

The applicant provided materials that addressed the following questions:
• Is the proposed use substantially similar to “a home for the aged”, which is listed as a conditional

use in the R - 7.2 zoning district; or
• Is the proposed use more similar to:

o a “Senior Housing Center” which is a conditional use listed in the Office Park (OP)
zoning district, or

o a “multi-family dwelling” which is an allowed use listed in the Multi-Family Residential
(MR) zoning district.
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Home for the Aged

The “home for the aged” defined in the Gladstone Municipal Code (GMC) relies on the ORS definition
that was in place in 1990 when the GMC originally included “home for the aged”.
The applicant provided the ORS definition of “home for the aged” and associated terms as follows:

“Home for the Aged” – a facility which furnishes food, shelter and personal services for compensation
to three or more aged persons who are residents there of and excludes such persons who require
nursing care.

“Aged person” means a person of the age of 65 years or more who requires personal services, or a
person of less than 65 years who by reason of infirmity requires domiciliary care.

“Personal services” means services which emphasize supervision, protection, and assistance while
bathing, dressing, eating, grooming and administering medication.

“Nursing care” means those services performed under the supervision of a licensed R.N. or L.P.N.
which assist persons to achieve optimum health, well-being and independence.

The applicant also provided the following support for why the project meets the definition for “home for
the aged”:

• “The project will provide “shelter”: The project will serve low-income residents by providing
them with housing (i.e. “shelter”) on an indefinite basis as long as their need for housing persists
(i.e “residents thereof”).

• The project will provide “personal services”: The property will be managed by a third-party
property management firm that specializes in supportive housing. The management firm will
furnish staff members that will be on the property at all times to supervise the residents, enforce
building rules such as quite hours and smoking, and monitor the comings and goings of both
residents and visitors (i.e. “supervision” and “protection”). Optional services such as mental
health counseling, life skills, personal care and nutrition will be provided to the residents by third
party vendors (i.e. assistance “bathing, dressing, eating, grooming and administering
medication”). Dedicated private consultation rooms will be included in the renovation to
facilitate these personal services.

• The project will provide “food”: The facility will have a common kitchen, and the residents will
have the option to take part in preparing communal meals. Additionally, each unit will have at
minimum a mini-fridge and microwave for residents to prepare their own meals, and the property
managers will be on hand to assist residents in purchasing food on their own.

• HACC and the property manager will be “compensated”: HACC is compensated by the rents
they collect from the residents.

• The project will serve “aged persons”: the project will serve primarily a population of older
individuals over the age of 55. All residents must make less than 30% of area median income and
be in need of social support (i.e. “reason of infirmity”). The standard dictionary definition of
“infirm” is broad enough that it can include people suffering from addiction, mental health and
physical issues, which is often the case with the population HACC generally serves.
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• The project will not provide “nursing care”: As described above, third party providers will offer
supportive services to residents, but this care will not include skilled nursing care, and no
licensed medical staff will be employed by HACC or the third-party manager. Residents who
need full nursing care will be excluded from being tenants, and residents who over time come to
need nursing care will be moved into other appropriate facilities.

• As described above, the project would be of the same general type and character as a “home for
the aged” based on 1990 ORS definition of such. The project therefore a similar use to the
allowable conditional use of “nursing home and home for the aged” listed in the R7.2 zoning
district.”

Senior Housing Center

The Gladstone Municipal Code includes the following definition:
17.06.491 Senior housing center.
A “senior housing center” means a residential facility providing dwelling units without full kitchens
(known as residential suites) for those aged sixty-five and older and dwelling units with full kitchens. Up
to fifteen percent of the total number of dwelling units may be provided as single-family units or duplex
units with full kitchens. A senior housing center is a congregate care facility which provides common
services including but not limited to transportation of residents, three meals per day in a common
facility and other non-medical care congregate services.

Merriam-Webster definition of congregate (used as an adjective). “Providing or being group services
or facilities designed especially for elderly persons requiring supportive services.”

The applicant provides the following support for why they are not more similar to a “Senior housing
center”:

• “Age of population served: The proposed HACC project will be primarily a population of older
individuals over the age of 55 and those in need of social support due to addiction, mental health
and physical issues (i.e. “reason of infirmity”). The Gladstone definition of “senior housing
center” specifically limits the population of residents to 65 and older.

• “Congregate care” and “common services” will not be provided: Though optional services will
be offered to the residents of the HACC project they will be provided on an individual or one-on-
one basis. There will be no third-party provider who will be providing their services on a
communal basis to the entire population of residents.

• Formal “meals” will not be provided: Though the HACC project will assure that all of the
residents have “food” there will be no program either on or off-site that will be turning this food
into meals. Residents will be in charge of their own cooking, either in their rooms or in the
communal kitchen, whereas, the definition of senior housing center indicates that residents are
provided three meals a day, served in a common facility.

• An important overall difference between the HACC proposal and a “senior housing center” is in
the amount of self-sufficiency the HACC residents will have. Unlike the residents in a senior
housing center, the HACC residents will not be entirely reliant on the staff of the facility to meet
their everyday needs such as food, transportation, shopping and laundry.”
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Multi-Family Dwelling

The Gladstone Municipal Code includes the following definitions:
17.06.140 Dwelling, multi-family.
“Multi-family dwelling” means a building or portion thereof, designed for occupancy by three or more
families living independently of each other.

17.06.175 Family.
“Family” means one person or two or more persons related by blood, marriage, legal adoption or legal
guardianship, living together as one housekeeping unit using one kitchen and providing meals or
lodging to not more than two additional persons, excluding servants or a group of not more than five
unrelated persons living together as one housekeeping unit using one kitchen.

The applicant provides the following support for why the proposed use is not more similar to a “multi-
family dwelling”:

• The HACC project will not house “families”: The renovated facility residential units that will be
a mix of single-room occupancy (SRO) and studios. The units will be designed for single
occupancy or in the rare instance a couple, but there will be no family units provided.

• The residents will not live “independently of each other”: As described above the HACC facility
will be managed by on-site staff who will enforce the specific rules of the building (quite hours,
no smoking, etc.) and supervise the comings and goings of the residents. Though the residents
will have autonomy, it will not be on the level of those living in market-rate apartments who
have no supervision. Additionally, there will be facilities within the HACC facility such as the
kitchen, dining hall and classroom, which will be shared communally between all of the
residents.

• The over-arching difference between the HACC proposal and a “multi-family dwelling” is the
amount of oversight over the HACC residents. On-site staff will enforce the rules of the facility,
whereas residents of a multi-family dwelling who are living “independently” generally have
fewer rules and have to negotiate directly with neighboring residents when they have issues
around things like noise and smoking. Staff will also monitor the resident’s comings and goings,
to assure that the residents are healthy, and taking care of themselves in terms of being cleanly,
fed and mentally stable.

Finding: The definitions of a “home for the aged”, “senior housing center” and Multi-family are all in
the Gladstone Municipal Code, or defined by the ORS and referred to by the GMC. The following table
attempts to concisely compare the three potential use categories:
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Staff finds the following:
• The definitions of “home for the aged” and “senior housing center” are very similar.
• These uses are allowed in separate zoning districts.
• HACC is proposing to provide shelter and communal cooking facilities with potential access to

food.
• HACC is proposing to provide individualized supportive services for those who opt to

participate.
• HACC is proposing to serve adults aged 55 and up who are in need of social support.
• HACC is not proposing to use the site to house independent family units.

Therefore, staff finds the proposed use of the renovated building to be the most similar to “home for the
aged”.

C. CONDITIONAL USE FINDINGS

Single Family Residential Zoning District
17.10.010 Purpose.
The purpose of an R-7.2 district is to implement the comprehensive plan and to provide land for families
and individuals desiring to live in an environment of single-family dwellings with low density multi-
family dwellings on the periphery of neighborhoods.

17.10.040 Conditional uses allowed.
In an R-7.2 zoning district, the following uses and their accessory uses are allowed subject to GMC
Chapter 17.70 (conditional uses):

(1) Multi-family dwelling, three to eight unit complexes on a collector or minor arterial.
(2) Church and associated buildings and structures.
(3) Fire station or similar public use necessary to provide service or preserve public safety in the
area.
(4) Community center, day care center.
(5) Nursing homes and homes for the aged.
(6) School and associated buildings, structures and facilities.
(7) Utility facility provided that no outside storage is involved.
(8) Group homes.
(9) Planned unit development (PUD).

Finding: The property at 18000 Webster Rd is zoned R-7.2. Across the road to the west is
property zoned multi-family residential. Adjacent parcels to the north, east, south and part of the
west side are zoned R-7.2. Nursing homes and homes for the aged are allowed as conditional
uses subject to GMC Chapter 17.70. This criteria can be met as proposed if the Authorization of
Similar Use is granted by the Planning Commission.

17.10.050 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 R-7.2 zoning district:
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(1) Lot Area:
(a) For a single-family dwelling, the minimum lot area shall be seven thousand two hundred
(7,200) square feet;
(b) For a two-family or multi-family dwelling, the minimum lot area shall be three thousand six
hundred (3,600) square feet per dwelling unit;
(c) For other uses, the minimum lot area shall be seven thousand two hundred (7,200) square
feet, or as established by the Planning Commission, as provided by GMC Chapter 17.70
(conditional uses).

Finding: The subject property is approximately 2.2 acres, or 95,830 square feet. The proposed
use is a “home for the aged”. Therefore, the minimum lot area shall be seven thousand two
hundred (7,200) square feet, or as established by the Planning Commission, as provided by GMC
Chapter 17.70 (conditional uses). This criteria is met.

(2) Setback Requirements:
(a) A front setback shall be a minimum of twenty feet (20’) except that a front porch may project
a maximum of five feet (5’) into a required front setback area;
(b) Except on a corner lot, the total side setback shall be a minimum of twenty percent (20%) of
the average lot width or fifteen feet (15’), whichever is less, but in no case shall a side setback be
less than five feet (5’);
(c) A rear setback shall be a minimum of fifteen feet (15’);
(d) On a corner lot, the street side setback shall be a minimum of twenty feet (20’) and the other
side setback shall be a minimum of five feet (5’);
(e) Architectural features such as cornices, eaves, gutters, chimneys and flues may project a
maximum of two feet (2’) into a required setback area;

Finding: The building is existing. No changes are proposed to expand the footprint of the
structure. The existing setbacks, as shown on the site plan (Fig.1 submitted 2/12/2020), are 20
feet from the front property line along Webster Rd, 26.3 feet from the rear property line, 26.5
feet from the side property line to the south and 31 feet from the side property line to the north.
These criteria are met.

(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 subsection.

Finding: The proposal does not include increasing the height of the building, which is 16 feet
tall per page I-7 of the application narrative submitted 2-12-2020. This criteria is met.

(4) 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 planned unit development,
providing the modifications are not detrimental to the public health, safety and welfare and provided 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.
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Finding: The proposed development is not a PUD therefore, this criteria is not applicable. This
is informational only.

(5) Minimum Density. Subdivisions and PUDs shall provide a minimum density of eighty percent (80%)
of the maximum density per net acre. For the purpose of this provision, maximum density shall be one
(1) dwelling unit per seven thousand two hundred (7,200) square feet of lot area or six (6) units per net
acre.

Finding: The proposal is not for a PUD or a subdivision therefore, this criteria is not applicable.
This is informational only.

17.10.060 Design standards. Apply to single-family or two-family dwellings and garages.
Finding: The building is existing and the proposal is not for the construction of a single-family
or two-family dwelling. This is informational only.

17.70.010 Authorization to grant or deny Conditional Use.
(1) Approval Criteria. A conditional use may be approved, pursuant to GMC Division VII
(administrative procedures), if the applicant demonstrates that the proposed use:

a) Is listed as a conditional use in the underlying zoning district or is authorized pursuant to GMC
Chapter 17.74 (authorization of similar uses);
Finding: Home for the aged is a use listed as a conditional use in the R-7.2 Zoning District. This
criteria can be met with an Authorization of Similar Use as requested by the applicant.

b) Is suitable for the proposed site, considering size, shape, location, topography, existence of
improvements and natural features;
Finding: The proposed site has an existing building that can be remodeled to serve the purpose
of being a home for the aged. The size, shape, location, topography, existing improvements and
natural features have been considered by the applicant per the landscaping plan, site plan and
Tree Survey submitted with the application materials. This criteria is met.

c) Is timely, considering the adequacy of transportation systems, public facilities and services
existing or planned for the area affected by the use;
Finding: The site served by the existing transportation system, which includes a full sidewalk,
bike lanes and transit stops on Webster Road. The site has existing connections to the public
sewer, water, and stormwater infrastructure. Providing maintenance to the site and refurbishing
the existing building to allow it to be used will reduce trespassing and nuisance for the
neighborhood. The proposal is timely because the regional housing needs assessment found that
22% of Gladstone’s population are over the age of 60, about 63% of Gladstone’s renters are cost
burdened (paying 30% or more of their income on rent), and there is a need for 318 dwelling
units to serve the future demand of housing in Gladstone. The proposal is also timely because it
has existing connection to public services and will update connections to those services as
needed to ensure adequate public facilities as required by the conditions of approval. These
criteria are met as conditioned.

d) The location, size, and functional characteristics of the proposal are such that it can be made
reasonably compatible with and have a minimal impact on livability and appropriate
development of properties in the area and neighborhoods surrounding the subject site.
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Finding: The site has been used to house multiple residents since it was developed in 1967 as a
nursing home with 139 beds and then converted to a residential facility for 50 youth in 2001.
This structure has been part of the neighborhood for many years and there are no plans to
increase the footprint or height of the existing building. The existing landscape will be
maintained, increased, and/or modified for safety. Therefore, the visibility of the site shall be
similar to what it has been historically. The proposal includes removing the basketball court and
replacing it with passive recreation, which the applicant proposes will reduce the sound
emanating from the site. With all of the factors above, staff find that the proposed use will
compatible with the surrounding neighborhood and will minimal impact on the livability of the
community. These criteria are met as conditioned.

e) Satisfies the policies of the comprehensive plan that apply to the proposed use.
Excerpts from Gladstone Comprehensive Plan

Land Use Planning
Residential Uses:

2. Allow churches, schools and similar facilities in residential areas only when
and where compatible with surrounding uses.
5. Allow housing types ranging from low to high density units, providing for
variation in the design of housing units.

Low Density Residential:
Appropriate uses include, but are not limited to, single family and two-family dwellings,
churches, schools, day-care centers, community centers, nursing homes, home
occupations, and similar uses.

Low density residential districts should be served by local streets. Non-residential uses
should be located on collectors or minor arterials to minimize noise and traffic impact.
Day care centers and community centers should be located at or near the intersection of
minor arterials and collectors.

Pedestrian paths and trails, open spaces, view points, utility easements, and retention of
trees should be encouraged.

Housing:
Policy 3: Promote the supply of adequate housing.

a. Work with Clackamas County in applying for federal housing assistance funds.
b. Explore the feasibility of offering density bonuses to developers who provide for

federally subsidized low and moderate income housing units within developments.
d. Solicit the participation of the building industry, lending institutions and school district

in a program for supplying housing structures to meet the specials needs of the
physically limited and elderly.

Policy 4: Promote the upgrading and preservation of existing housing units and
neighborhoods, with special emphasis on historically significant homes.

a. Work with Clackamas County in applying for federal funds for housing and
neighborhood rehabilitation and improvements.

b. Work with the building industry, lending institutions and school district in rehabilitation
and/or maintenance programs.
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c. Explore ways of encouraging an on-going maintenance program of existing multi-family
structures and landscaping.

Finding: The proposed supportive housing facility will be compatible with the uses that
surrounding this site, which includes several churches as well as single and multi-family
residential uses. Therefore, the use is appropriate for the residential area. The proposed use will
provide a new type of housing opportunity, which is currently not represented in Gladstone.
Webster Road is classified as an arterial in the 2017 Gladstone Transportation System Plan,
which is an appropriate functional class for the proposed use. New pedestrian paths are proposed
to connect the existing building with Webster Road and with landscaping features. Though the
existing facility on the site is not “historically significant” this project does rehabilitate and
maintain an existing structure and allows it to be used for housing. This criteria is met.

17.70.010 Authorization to grant or deny.
2) Conditions of Approval. In addition to the specific requirements of this title, including those set
forth in GMC Chapter 17.62 (special uses), and the comprehensive plan, approval of a conditional
use may be granted subject to additional conditions that are found necessary to protect the best
interests of the surrounding area or the city as a whole. These conditions may include, but are not
limited to, the following:

(a) Limiting the hours, days, place and manner of operation;
(b) Requiring design features that minimize environmental impacts such as noise, vibration,
smoke, dust, fumes and glare;
(c) Requiring increased setbacks, lot area, lot depth and lot width;
(d) Limiting building height, size, lot coverage and location on the site;
(e) Designating the size, number, location and design of vehicle access points;
(f) Requiring street right-of-way to be dedicated and streets to be improved;
(g) Requiring landscaping, screening, drainage and surfacing of parking and loading areas;
(h) Limiting the number, size, location, height and lighting of signs;
(i) Regulating the location and intensity of outdoor lighting;
(j) Requiring a sight-obscuring fence or hedge to screen the conditional use from adjacent to or
nearby property;
(k) Construction of off-site transportation improvements to mitigate impacts resulting from
development that relate to capacity deficiencies and public safety; and
(l) Upgrade or construct public facilities to city standards.

Finding: As proposed and conditioned, the remodeling of the existing building and maintenance
of the site, meet the Developmental Standards including the dimensional standards, parking, and
clear vision. The landscaping, and vehicular and pedestrian circulation requirements of Sections
17.48.050, Chapter 17.44, and Chapter 17.46, that apply to Design Review applications do not
apply to this application, but are addressed by the applicant in the materials provided on
2/12/2020. These criteria are met as conditioned.

Parking and Access
Chapter 17.48 of the GMC regulates off-street parking and loading for all development permits.
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Section 17.48.030 Table 1 requires Welfare or Correctional Institution, Nursing Home or Homes for the
Aged to provide 1 parking space per 10 beds for patients, or inmates, plus 1 space per 2 employees.

Finding: The 27,000 square foot building is being remodeled to serve 48 beds. Therefore, four
(4) parking spaces would be required (rounding down per 17.48.030(1)(d)) for residents and 2
parking spaces would be required for the on-site full-time employees. The project proposed to
provide 26 parking spaces per page I-11 of the narrative and Figure 1 (dated February 2020).
This criteria is met.

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.

Finding: The site currently has a paved parking lot per Figure 3 of the site plans (Review date of
12/31/2019). The applicant proposes to repave and repair where needed and stripe the parking
spaces with a new configuration. Special Condition #11 includes a pre-construction conference
with the Gladstone Public Works Department that will be signing off on the project prior to
construction. This criteria is met as conditioned.

Section 17.48.040(1)(b) requires parking and loading areas to be screened from abutting residential
properties.

Finding: The proposal is to maintain and plant landscape buffers along the parking and vehicle
areas. The applicant acknowledges that the existing landscape along the north edge of the site is
only 1-2 feet wide and intends to keep the existing chain-link fence with privacy slats along the
north property line per page I-11 of the narrative. This criteria is met.

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.
Section 17.48.040(2)(b) states that required parking shall be provided in the same zoning district.

Finding: Site plan Figure 1 dated February 2020, shows the parking spaces provided are within
50 feet of the building they will serve and are located on the same tax lot. These criteria are met.

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.

Finding: Site plan Figure 1 dated February 2020 shows the location and indicates how the
parking areas will be marked. The markings shall meet the City of Gladstone Design Standards.
Special Condition #7 requires a pre-construction conference with the Gladstone Public Works
Department who will be signing off on the project prior to the issuance of building permits. This
criteria is met as conditioned.

Section 17.48.040(2)(f),and (g) establish the minimum width of access aisles and the minimum
dimensions of parking spaces.

Finding: Site plan Figure 1 dated February 2020 shows the location and dimensions of the
parking spaces. The plan includes 16 standard parking spaces with 9.6’x18’dimensions, seven
(7) spaces for compact cars designed to be 8.5’x16’, one (1) standard space with an extra 6’ aisle
for accessibility and one (1) van accessible site with an 8’accessibility aisle. The access aisles are
at least 24’ per Figure 1 and page I-12 of the narrative. This criteria is met.
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Section 17.48.050 establishes requirements for bicycle parking for new multi-family and new
commercial developments.

Finding: The proposed use is neither multi-family nor commercial. The applicants are proposing
to provide four (4) short-term bicycle parking spaces. This criteria is not applicable and is
included for informational purposes only.

Signs
Chapter 17.52 of the GMC establishes sign requirements.

Finding: Sign designs for the replacement of the current sign was not included in the
application. This criteria is met with Special Condition #2.

Clear Vision
Chapter 17.54 of the GMC establishes clear vision requirements.

Finding: The property being developed is not located on the corner of two intersecting streets or
a street and a railroad. This criteria is not applicable and is included for informational purposes
only.

Special Uses
17.62.020 Church, hospital, nursing home and home for the aged.
A church, hospital, nursing home or home for the aged may exceed the maximum building height
standard of the zoning district in which it is located if the city Fire Department reports that it possesses
sufficient fire-fighting capability to provide emergency response to a building of the height proposed; if
the total floor area of the building does not exceed one and one-half times the area of the site; and if the
front, side, street side and rear setbacks are each equal to a minimum of two-thirds of the height of the
building.

Finding: The current building is less than the maximum height and the applicant is not
proposing to increase the height. This criteria is met.

D. DESIGN REVIEW CONSISTENCY – INFORMATIONAL ONLY

Design Review
Chapter 17.80 of the Gladstone Municipal Code (GMC) establishes the requirements for design review.
Pursuant to Subsection 17.80.021(1), new structures, additions to existing structures and site
development is subject to design review.

Finding: The proposed renovation of the existing building and site maintenance does not trigger
design review. This is informational only.

Chapter 17.44 of the GMC establishes Building Siting and Design requirements for all development
that is subject to design review.
17.44.010 Applicability.
Building siting and design standards shall apply to all development that is subject to design review.

Finding: The proposed development does not change the siting, location, or the footprint of the
building, and the site maintenance does not require design review. Therefore, the requirements in
this section do not apply to the application unless the Planning Commission chooses to use these
specifications as conditions of approval for the Conditional Use application. The applicant
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addresses the requirements of this chapter in the application narrative on pages I-8 and I-9. This
criteria is not applicable and is included for informational purposes only.

Chapter 17.46 of the GMC establishes Landscaping requirements for all development that is subject to
design review.
17.46.010 Applicability.
Landscaping standards shall apply to all development that is subject to design review.

Finding: The proposed development does not change the siting, location, or the footprint of the
building, and the proposed site maintenance does not require design review. Therefore, the
requirements in this section do not apply to the application unless the Planning Commission
chooses to use these specifications as conditions of approval for the Conditional Use application.
The applicant addresses the requirements of this chapter in the application narrative on pages I-9
and I-10. The narrative includes that the proposed landscaping maintenance and improvements
will comprise approximately 35% of the site. This criteria is not applicable and is included for
informational purposes only.

Chapter 17.50 of the GMC establishes the requirements for Vehicular and Pedestrian Circulation for
all development that is subject to design review.

Finding: The proposed development does not change the siting, location, or the footprint of the
building, and the site maintenance do not require design review. Therefore, the requirements in
this section do not apply to the application unless the Planning Commission chooses to use these
specifications as conditions of approval for the Conditional Use application. The applicant
addresses the requirements of this chapter in the application narrative on pages I-10 and I-11.
This criteria is not applicable and is included for informational purposes only.

As such, the Planning staff recommend APPROVAL of the Authorization of Similar Use and
Conditional Use Application No. Z0071-20-C.

Pursuant to Section 17.92.020 of the Gladstone Municipal Code, the decision of the Planning
Commission may be appealed to the City Council within 15 days of the mailing of the Planning
Commission’s written decision.  In order to appeal a decision of the Planning Commission, a party must
have appeared orally or in writing before the Planning Commission.  The filing fee for the appeal is
$250.00.  If no appeal is filed within 15 days, the decision of the Planning Commission shall be final.
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EXHIBIT 1 
Location Map 
Z0071-20-C

EXHIBITS
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EXHIBIT 2 
Aerial Image 
Z0071-20-C

Existing basketball court 
and accessory structures 
to be removed.

Existing building to be 
remodeled.
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EXHIBIT 3 
Exterior Renderings 
Z0071-20-C
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I. SUMMARY OF PROPOSAL

Owner: Stephen McMurtrey, Director of Housing Development
Housing Authority of Clackamas County
P.O. Box 1510
Oregon City, OR 97045
SMcMurtrey@clackamas.us

Planner: Debbie Cleek
The Bookin Group LLC
1140 SW 11th Avenue, Suite 500
Portland, Oregon 97205
cleek@bookingroup.com

Architect: Jon Creighton
Carleton Hart Architecture
830 SW 10th Avenue, #200
Portland, OR 97205
jon.creighton@carletonhart.com

Request: Conditional Use and Authorization of a Similar Use to redevelop the existing nursing
home facility into supportive housing for low income seniors.

Location: 18000 Webster Road

Tax Lot: 22E17DD00900

Site Size: 95,830 square feet (2.2 Acres)

Zoning: R-7.2 – Low Density Residential Zoning

Summary:  The Conditional Use request is to convert the existing 27,000 square foot nursing home on the
site into permanent supportive housing for seniors age 55 and up who make less than 30% of area median
income. This project will include remodeling the building to provide 48 residential units that will be a mix
of single-room occupancy (SRO) and studios, as well as providing space for third party supportive services.
Improvements to the site will also be made including cleaning up the site and landscaping, removing the
basketball court and barbed wire fencing and repaving portions of the parking lot. The building was most
recently used as a residential behavioral health services facility before closing in 2017. Nursing Homes and
Homes for the Aged are allowed as a Conditional Use in the R-7.2 zoning district, and Section 17.74.10 of
the Gladstone Code allows authorization of a similar use to be permitted, so this proposal also includes the
request for authorization of the proposed use as similar to a “home for the aged”.

Pre-Application Conference:  A Pre-Application Conference was held with City staff on April 25, 2019.
Meeting minutes and staff notes from the conference are included as Exhibits A and B.

Neighborhood Outreach:  Prior to submitting this Conditional Use application HACC conducted two
neighborhood open houses. The first was held at Kraxberger Middle School on October 29, 2019 to
introduce the neighborhood to the project. The second was held at Gladstone High School on January 29,
2020 to present the updated version of the plan prior to submitting the Conditional Use application.
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Meeting minutes from these meetings are included as Exhibits C and D. Neighbors were informed about
these meetings via a direct mailer that was sent to all the property owners within a 500 foot radius of the
site for the first meeting and a 1,000 foot radius of the site for the second meeting, as shown on the
notification map Exhibit E. Additionally, information about the meetings was provided on the website
nextdoor.com, and a project introduction and FAQ were posted on HACC’s website along with an online
comment form.

II. EXISTING CONDITIONS

Vicinity.  The site is located on the east side of Webster Road approximately 350 feet north of Cason Road.
(Figure 2, Zoning and Vicinity Map). The site is approximately ½ a mile north of the I-205 Gladstone exit
(Exit 11) and approximately a mile northwest of downtown Gladstone.

Surrounding Uses.  Directly south and west of the site is the Church of Jesus Christ of Latter-Day Saints,
who have an extensive parking lot serving their facility. Further south across Cason Road is Somerset Lodge,
an assisted living facility. West of the site across Webster Road is the Tri-City Baptist Church and Webster
Ridge, a large multi-family apartment complex. Two large water towers sit between the church and the
apartments. North of the site, properties are developed with primarily single-family residential uses.
Further north along Webster Road is Kraxberger Middle School and the Gladstone School District offices.
Further south on Webster is the Gladstone Nature Park.

Site Description.  The existing site conditions are illustrated in Figures 3 and 4 (Site Survey). The site
contains an approximately 27,000 square foot single-story building that is orientated with three main wings
surrounding a central reception hub. A parking lot is located on the south side of the building and includes
a covered drop-off area and turn around. The north portion of the site is paved and was previously used to
access the service entrance of the building and for general outdoor storage. An outdoor basketball court is
also located on the north side of the building.

The site slopes abruptly down from Webster Road toward the southeast. Surrounding the building on all
sides are large, lush landscaped buffers planted with mature trees and understory plantings. As a result of
the landscaping adjacent to Webster and the slope of the property the view of the existing building from
the adjacent street is obscured. There are two existing driveways that provide access on the north and
south ends of the site’s Webster Road frontage. A freestanding sign is located at the south driveway
entrance.

Zoning. The property is zoned R-7.2, a low-density residential zoning district. The purpose of the R-7.2
district is to provide land for families and individuals desiring to live in an environment of single-family
dwellings with low density multi-family dwellings on the periphery of neighborhoods. Within the R-7.2
zoning district “Nursing Homes and Homes for the Aged” are an allowed Conditional Use.

The properties abutting the site to the south, east and north are also zoned R-7.2. The apartment complex
to the west across Webster is zoned MR – multi-family residential.

Previous Land Use History.  The subject property was originally developed as a nursing home in 1967,
which would have pre-dated any zoning requirements on the site. The City granted a Conditional Use
approval in 1975 for an addition to the nursing home facility.

In 2001 the City Council approved a new conditional use on the site (Z0132-01-C) to allow the facility to be
converted to a residential care facility serving adolescents with drug, alcohol and/or mental health
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problems. The approval was granted using the provisions of 17.74.010 Authorization of Similar Uses, since
the applicant was able to demonstrate that the residential treatment facility was similar to a nursing home.
The approval included 26 conditions of approval, but those would not apply to the current Conditional Use
request. The existing facility has been sitting vacant for several years since the residential treatment facility
closed down.

Existing Infrastructure.  Existing infrastructure is presented in Figures 3 and 4, Site Survey.

Water Service.  Water is available to the site from the existing main in Webster Road. The site has an
existing domestic water service and an existing fire vault service on Webster Road.

Sanitary/Stormwater Sewer Service.  There is an existing combined sanitary and storm sewer line that
runs in a 10-foot wide public easement across the east side of the site. The existing building has a
sanitary connection to this line located in the southeast corner. The existing stormwater system on site
includes a number of catch basins that are also tied to this line.

Existing Transportation System. The site has excellent connections to the surrounding transportation
network with direct access to major travel routes including Webster Road, Oatfield Road, 82nd Drive and
the I-205 freeway. The site has direct frontage on Webster Road which is classified as a minor arterial,
existing bikeway, and pedestrian arterial on the Clackamas County Transportation System Plan. The
roadway has a two-lane cross-section with a wide bike lane on both sides and has a posted speed of 35
mph. On-street parking is not provided on either side of the roadway. Curbs and sidewalks are provided
along both sides of the roadway, though in most areas the sidewalks are curb-tight with no planting strip.

Transit Availability.  Tri-Met provides bus service on Webster Road with the #31 (Webster Road) bus that
provides service between the Oregon City transit center and Clackamas Town Center. A bus stop is located
on the southern edge of the site providing service in the north direction. A stop providing service in the
southern direction is located on the west side of Webster Road approximately 250 feet south of the site.
This route does not provide frequent peak hour service (wait times of 15 minutes or less).

III. PROPOSED PLAN

Overview. The Housing Authority of Clackamas County (HACC) intends to refurbish the existing building on
the site to create supportive housing for seniors age 55 and up who make less than 30% of area median
income and are in need of social support. Residents may include seniors living on fixed income, veterans
who may need extra support, or people who may have experienced homelessness and are in need of a
permanent home. The property will be managed by a third-party property management firm that
specializes in supportive housing. Optional services such as mental health counseling, life skills, personal
care and nutrition will be provided to the residents by third party vendors as well. Improvements will be
made both to the interior of the building and the exterior site to support this use and upgrade the 50-year-
old building.

The vacant nursing home facility provides a great redevelopment opportunity for HACC since the building
is close to both transit and many of the services their residents use. Additionally, the building is laid out
well to easily be converted to single occupancy units and the existing wide hallways are a benefit to a senior
population who might need to use walkers and wheelchairs. Finally, the large amount of mature
landscaping on the site allows the development of meaningful outdoor areas for the residents to enjoy.
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Owner/Developer. The HACC provides affordable, safe, and sanitary housing opportunities for Clackamas
County residents. Funding for the project will come from the Metro Housing Bond approved by voters in
2018 and Low-Income Housing Tax Credit equity. HACC owns/manages five other facilities similar to the
one proposed for this site, with three located in Oregon City and two in Milwaukie.

Housing issues prevalent in the Portland Metro region – increasing rental rates, low vacancy rates and
homelessness – lead individuals to seek assistance from HACC to find housing. People may apply on-line
or in-person for housing assistance from HACC and are generally added to a waiting list. Individuals are
screened and selected from the waiting list based on a number of factors that include both need and if
they are a good fit for the housing unit that is available.

Program. The completed project will include 48 residential units that will be a mix of single-room occupancy
(SRO) and studios. The units will be designed for single occupancy or in the rare instance a couple, but there
will be no family units provided. The proposed units will include:

•  10 Full kitchen studios – kitchen sink, range, and full-size fridge.
•  22 Kitchenette units (SROs) – kitchen sink, microwave, and under-counter mini-fridge. These units

are smaller in size than the units with full kitchens and will not have full size appliances (range and
fridge).

•  16 Micro kitchenette units (SROs) – No kitchen sink, but includes a microwave, and under-counter
mini-fridge.

All units will have a full bathroom. Units will be between 250 and 350 square feet in size and will be
unfurnished.

Management of the building will be done by a third party who will provide one full-time on-site property
manager and a part-time service coordinator, so 1-2 staff people will be on-site at all times. Additional night
watch will be provided by a resident with the property management company available by phone 24/7.
Quite hours for residents will be from 10 pm to 7 am each night.

Access to and from the building will be available to residents during all hours of all days. The exterior doors
will be locked during all hours and residents and staff will be given a fob for access. A call box will be
installed at the front door for visitors, who may visit residents at any time. The on-site security system will
also include surveillance cameras at all entry doors.

All units will be equipped with either a kitchenette or a mini-fridge and microwave so that residents can
prepare their own meals in their rooms. In addition, the building will include a communal kitchen and dining
hall that will be made available to residents during specific hours for larger meal preparation or communal
meals. An internal trash room will be provided in the north wing of the building and residents will be
responsible for carrying their own trash and recycling to the collection area. Residents will also be
responsible for housekeeping in their own units.

The remodel of the facility will include creating dedicated space for supportive services by creating private
meeting rooms and offices. It is anticipated that these services will be provided by a variety of third-party
service providers ranging from volunteers, to medical and dental students, and licensed professionals.
These services may include mental health counseling, life skills, personal care, and nutrition. Participation
by the residents will be optional and all services will be provided for free. The service coordinator will be
tasked with organizing these services and encouraging residents to participate. It is not anticipated that
there will be any formal congregate, community or group activities taking place on site, beyond occasional
information sessions that would be both voluntary and sporadic.
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The parking lot on site will provide 25 spaces plus a loading space for a total of 26 spaces. Parking spaces
for residents will be assigned using a lottery system. Generally, residents will be discouraged from owning
individual cars and based on similar HACC projects most residents will rely on public transportation or ride-
sharing services. As described in the previous section, the site has excellent access to public transportation
with a Tri-Met bus stop located on the southwest corner of the site. HACC will also implement a
Transportation Demand Management Plan to help minimize transportation and parking impacts on the
surrounding community. Measures will include subsidizing bus passes for some residents, making transit
schedules and Bike + Walk Maps available to residents, and providing linkages to carpooling resources.

Building residents will each sign a legally binding lease agreement for their housing unit. Tenants will be
responsible for paying their rent based on the terms of their lease agreement. If tenants do not comply
with the terms of their lease it will be handled through the established legal process which could
ultimately lead to eviction. A sample of a lease agreement used for another HACC building has been
provided with this application (Exhibit G).

The building will be a non-smoking facility, but HACC has designated an outdoor area for residents who
choose to smoke. This covered shelter will be located in the northeast corner of the site where the
basketball court is currently located. This location abuts the church parking lot to the east so the potential
noise and odor impacts on adjacent residential properties will be minimal.

Renovations to existing building. The existing one-story, 27,000 square foot building was originally
constructed in 1967 for use as a 139-bed nursing home. From 2001 to 2017 the building was used as a 50-
bed residential care facility for adolescents experiencing drug and alcohol and/or mental health issues,
and several modifications were made to the building to provide a secure environment for this population.
As such a major interior remodel of the building is necessary to convert it into modern residential units.

Renovations will include:
•  Demolishing interior walls to reconfigure spaces.
•  Adding new accessible bathrooms to each residential unit.
•  Removing and replacing interior doors, plumbing fixtures, lighting, flooring, ductwork, and ceiling

tiles.
•  Upgrading to modern, efficient HVAC systems.
•  Replacing windows, exterior siding, and roofing.
•  Removing the porte cochere at the main entrance and replacing it with a small canopy.
•  Insulating the building to meet current energy codes.
•  Fully sprinkle all existing interior spaces.

The resulting spaces will include 48 residential rooms, a main lobby and reception area, dedicated private
conference rooms for the service providers, a communal kitchen and dining hall, fitness room, and
laundry room.

Site Improvements.  Several site improvements are planned with the redevelopment. Including:
•  Cleaning up the site and landscaping, including removing the sheds, outdoor covered dining

structure and walk-in freezer on the north side of the building.
•  Removing the existing basketball court and barbed wire fencing.
•  Repaving portions of the existing parking lots and restriping both lots.
•  Adding accessible walking paths and outdoor patio areas surrounding the building.
•  Connecting a pedestrian route from the main building entries to the public sidewalk.
•  Refurbish the existing sign adjacent to Webster Road with a new sign of similar size and design.
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This project will retain as many of the existing trees on site and in the right-of-way as possible. The design
team has been working with a Certified Arborist to determine the best plan for this (See Exhibit F).
However, 9 of the existing trees will need to be removed because they are either in poor health, have
been identified as invasive species or will conflict with the proposed improvements.

Parking Analysis
The conversion of the building from a 139-bed nursing home to a 48-bed supportive housing facility is not
anticipated to generate the need to provide additional parking spaces on the site since the intensity of
the use will be reduced. The adolescent treatment facility approved in 2001 was required to maintain 19
parking spaces on the site (Condition 11 of Z0132-01-C). It is assumed from this condition of approval that
19 parking spaces was also what served the original nursing home. The current proposal includes re-
stripping the parking lot, and more efficiently organizing the spaces, which will increase the number of
on-site spaces to 26 (consisting of 25 regular vehicle spaces and 1 loading space).

The required minimum parking space requirement for a “home for the aged” based on the Gladstone
Code equates to 6 on-site parking spaces for this use, which the project will far exceed. The minimum
parking requirements for home for the aged indicates that 1 space per 10 residents would be sufficient
for this site. Assuming that up to 10 of the parking spaces on site are dedicated to staff, visitors and the
loading space, there would still be 16 spaces dedicated to residents, or a ratio of 1 space per 3 residents.

The low-income populations that HACC serves has very limited access to personal vehicles due to the high
cost of both ownership and maintenance of a vehicle. Additionally, this project will serve a senior
population, many of whom will have physical ailments that would make driving their own car difficult or
impossible. As such, the tenant population proposed for this project will have the lowest rates of car
ownership of all the residents HACC serves. A similar tenant population is found in the Hillside Manor in
Milwaukie – also owned by HACC. The Hillside Manor consists of 99 units occupied by low-income
seniors. A recent survey of the Manor residents found that only 36% of the residents reported driving in
the past week (See Exhibit H), and HACC has only received 38 requests for parking stickers from current
residents. As such a parking ratio of 1 space per 3 residents is adequate to serve this population.

HACC is proposing to implement a parking lottery for the available tenant parking. Residents without an
assigned on-site parking space will be encouraged to get rid of their personally owned vehicles. On-street
neighborhood parking will not be presented as a viable option for residents, since there is no parking
allowed along the Webster Road frontage of the site.

This same surveyed population at the Hillside Manor was found to be very dependent on other modes of
transportation such as Tri-Met (37%), carpooling (40%), and taxi or ride-share (11%). It is anticipated that
these patterns will be similar with the tenant population at the proposed project, since it is conveniently
located on a Tri-Met bus line and close to retail uses and services the tenants will utilize. HACC will also
implement programs to assist residents without vehicles, such as subsidized bus passes and assistance
with finding ride-share opportunities. Finally, the site will provide twice the minimum number of required
bike parking spaces (4 total) and will encourage able-bodied residents as well as staff to bike to the site.

INFRASTRUCTURE

Water/Fire Suppression. Water for the building will continue to be provided from the public water line in
Webster Road. The existing meter will be maintained but the private water service from the meter will be
replaced with a new 3” domestic water service. Similarly, a replacement 6” fire service will be installed
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from the existing fire service vault on Webster and a new wall mounted FDC will be installed on the
building. Additionally, a new public fire hydrant will be installed on Webster Road to serve the building.

Sanitary Sewer. The existing sanitary sewer lateral extending to the public sanitary sewer on the east side
of the property will remain and continue to serve the building.

Stormwater.  A new underground stormwater disposal system will be installed on site, surrounding the
existing building to collect all runoff and direct it into an existing swale or catch basin. The swale is
located in the northeast corner of the site and will take the stormwater from the north half of the site. It
will be upgraded to a rain garden to provide water quality and detention. An existing catch basin in the
southeast corner will take the stormwater from the south side of the site and if necessary, will be
retrofitted with a new water quality filter. After treatment and/or detention the stormwater will be
conveyed to a public inlet in Cason Road.

Transportation System. There is a combination of curb tight sidewalk and separated sidewalk along
Webster Road. The existing sidewalk appears to be in good condition and no public improvements are
planned. There are three large, mature Douglas Fir trees within the public right-of-way along the site’s
frontage as well as additional large trees on-site adjacent to Webster. The health of these trees could be
compromised if relocation of the sidewalk was necessary.

IV.  DEVELOPMENT STANDARDS
The following section describes how the site will comply with all of the applicable development standards
after the building in renovated and the new use is established on the site.

R-7.2 Dimensional Standards (Section 17.10).

17.10.050.1.c Lot Area: The minimum lot area shall be 7,200 square feet.
Response: The existing lot is 95,830 square feet so this standard is met.

17.10.050.2 Setback Requirements:
(a)  front setback: minimum of 20 feet
(b)  side setback: a minimum of 20% of the average lot width or 15 feet, but in no case shall a side

setback be less than five feet
(c)  rear setback shall be a minimum of 15 feet

Response: No changes are proposed that will alter the existing setbacks of the building which are 20 feet
from the front property line along Webster Road, 26.5 feet from the rear (east) property line, 26.5 feet
from the south property line, and 31 feet from the north property line.

17.10.050.3 Building Height: Maximum building height is 35 feet.
Response: No changes are proposed that would add height to the building, which is approximately 16
feet tall.

17.10.050.5 Minimum Density: Subdivisions and PUDs shall provide a minimum density of 80% of the
maximum density per net acre. For the purpose of this provision, maximum density shall be 1 dwelling unit
per 7,200 square feet of lot area or 6 units per net acre.
Response: Minimum density requirements do not apply to the proposal since the use of the building is
not single-family or multi-family residential.
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Building Siting and Design (Section 17.44)

17.44.020.1 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 façades 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.

Response: No changes are proposed that would change the siting of the building, which already has solar
access that meets these standards.

17.44.020.2 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.

Response: No major changes are proposed to the building design that would add energy efficient design
features however the remodel does involve upgrading window systems, HVAC and insulation which will
result in a more energy efficient building.

17.44.020.3 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;
(c)  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.
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Response: Although no major changes are proposed to the exterior of the building the development will
continue to be compatible with the adjacent developments and land uses. The building will be buffered
from all adjacent uses with large landscape buffers full of mature plantings. The service areas (loading,
trash collection, mechanical equipment) will be located on the north and east sides of the building, which
is the same location as previous uses, but the areas will be screened from adjacent properties by a
landscape buffer at the property line. All ground-mounted mechanical equipment will be screened from
public view. The outdoor smoking porch has been located to be away from neighboring residential
properties as much as practical.

17.44.020.4 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.
Response: The existing building siding will be replaced with high-quality fiber cement siding as part of the
renovation

17.44.020.5 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.
Response: The existing exterior lighting will be replaced with energy-efficient fixtures that will be
designed to avoid shining onto the neighboring properties. New lighting will be provided for site
walkways and outdoor patios to improve safety and security for the residents. Lighting will be a
combination of path/bollard fixtures, building-mounted fixtures, and post mounted fixtures.

17.44.020.6 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.
Response: The new site lighting is noted on Figure 6 (Landscape Plan) and all fixtures will be selected to
limit any light trespass onto adjacent properties or the road.

17.44.020.7 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.
Revised Response 2.27.20: Roof-mounted fixtures will consist of penthouse vents for air intake and
exhaust. Up to 5 energy recovery ventilators may need to be mounted on the roof, but will be
thoughtfully located so as to be screened by the building shape and existing landscape buffers as much as
possible. Six new condenser units will be installed on three concrete pads on the east side of building and
will be screened from public view by the shape of the building.

17.44.020.8 Trash Disposal and Recycling Collection:
Response: The trash disposal and recycling collections standards only apply to new construction.
However, accommodations have been made for collecting trash on the property. A common trash
collection room that will house the trash and recycling bins will be located inside the facility, allowing the
residents to conveniently dispose of their own trash from their rooms.

Landscaping (Section 17.46)

17.46.020.1 Minimum Requirement: A minimum of 15 percent of the lot area shall be landscaped.
Response: The site will comprise of 35% of landscaping.

17.46.020.2 Parking and Loading Areas: The following landscape requirements shall apply to off-street
parking and loading areas:
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(a)  An off-street parking and loading area providing 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 10 feet in width, and any other lot line by a landscaped strip at least five feet in
width;

(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 25 feet apart, on the average,
(B)  Low shrubs not to reach a height greater than three feet spaced no more than five feet apart,

on the average, and
(C)  Vegetative ground cover.

Response: The location of the existing parking areas is not changing, and only partial repaving and re-
striping is proposed. As such the width and location of the existing buffers surrounding the parking areas
will not change from the existing conditions. As shown on the Landscape Plan (Figure 6) new plantings are
proposed to meet the buffering standards and fill out the existing plantings.

17.46.020.3 Irrigation: Provision shall be made for watering planting areas where such care is required.
Response: A new efficient, automatic irrigation system is proposed for the site.

17.46.020.4 Maintenance Required: Landscaping shall be continuously maintained.
Response: Long-term maintenance of the landscaping will be provided by the property management
company to assure the plantings have a high rate or survival. Additionally, plants for the project have
been selected to be either native or adaptive species with low maintenance needs.

17.46.020.5 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.
Response: All proposed plant species have been chosen by a professional landscape architect and have
been selected to eliminate conflicts with other site features.

17.46.020.6 Grading: The natural form of the site shall be preserved insofar as practicable unless berming
or contouring of land is required.
Response: Only minor grading is proposed for the site around the building and in areas of new pathways.
No contouring or berming is proposed.

17.46.020.7 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.
Response: HACC intends to maintain all of the landscaping in the public right-of-way adjacent to Webster
Road as part of their overall site maintenance.

17.46.020.8 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.
Response: It is not anticipated that any new street trees will be required, since the planting strip adjacent
to the sidewalk on Webster already contains large, mature trees.

17.50.020.6 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
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nonresidential and multi-family developments. The system may include sidewalks as part of the public
rights-of-way, walkways, and multi-use paths.
Response: The use of the building is not multi-family development and there are no new buildings
proposed, however, improvements to the pedestrian circulation system on the site are proposed. Two
new paths connecting the building to the public sidewalk on Webster Road are proposed near the north
and south driveways. One of these connections will be ramped for ADA access. These paths will tie into
the new pedestrian circulation system that will surround the building, connecting all entrances and
outdoor areas. The new pathways will be constructed of concrete, with permeable concrete being used
around sensitive root areas. Where the pathways run parallel to auto travel lanes they will be separated
by a curb.

Parking and Loading (Section 17.48)

17.48.030.2 Minimum and maximum permitted parking: The number of surface parking spaces provided
at no charge shall not be less than the minimum nor exceed the maximum parking ratios identified in
Table 1.

•  Minimum for Nursing Home or Homes for the Aged: 1 space per 10 beds for patients or inmates
plus 1 space per 2 employees

Response: This application includes the argument that the proposed use (supportive housing) is
substantially similar to a Home for the Aged, therefore this is the most appropriate parking standard to
use for this site. The facility is proposed to have 48 rooms (beds) which would equate to 5 required
spaces, plus one space for the 2 employees that will be on-site full time, for a total of 6 spaces. A total of
26 parking spaces are proposed which greatly exceeds the minimum standard.

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

•  Maximum for Nursing Home or Home for the Aged in Zone B: None
Response: Though the site is well served by transit, with a Tri-Met bus stop at the property frontage, the
bus line that serves this route is not frequent enough to qualify as Zone A. The 26 parking spaces that will
serve the site will serve the new use by providing sufficient parking for the residents, staff and visitors
without discouraging the use of other modes of transportation by over-parking the site.

17.48.040.1 Design requirements for permanent off-street 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;

(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 high and shall
not conflict with GMC Chapter 17.54 (clear vision).

(c)  Areas for standing and maneuvering vehicles shall be paved with an asphalt and/or concrete
surface meeting city standards.

Response: All areas on the site dedicated to parking and vehicle maneuvering are already paved and will
remain paved, though some portions of the pavement will be replaced or repaired. Landscape buffers
abutting the parking and vehicle areas will be planted to meet the screening requirements. On the north
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edge of the site, the existing landscape area is only 1-2 feet wide, which would only allow for minimal
plantings, so the existing chain-link fence with privacy slats will remain along the north property line.

17.48.040.2 Parking:
(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. Access aisles shall be of
sufficient width for all vehicular turning and maneuvering;

(g)  Up to 50 percent of required parking spaces may be provided for compact cars;
(h)  Parking areas shall be designed, to the maximum extent practicable, to avoid large,

uninterrupted rows of parking spaces.
Response: All of the parking spaces on site will be 90 degree spaces. At least half of the spaces will meet
the standard parking space dimensions of 9.5 feet wide, 18 feet deep with a 24-foot aisle, including the
ADA spaces. The remainder of the spaces will meet the compact space size at 8.5 feet wide.

17.48.040.3 Loading:
(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 20 feet from residential property. Loading spaces shall
be located on the site and directly accessible to the main structure.

Response: One dedicated loading space will be provided on the north side of the building. This space is
located more than 20 feet from the adjacent residential property to the north.

Bicycle Parking Standards

17.48.050.1 Minimum Number of Spaces: All developments required to comply with this section shall
provide a minimum five percent bicycle parking spaces based on the city’s required minimum number of
automobile parking spaces. In addition, the following applies:

(A)  All development shall have a minimum two short-term bicycle parking spaces; and
(B)  If more than seven bicycle parking spaces are required, at least 50 percent of the spaces shall

be provided as long-term bicycle parking.
Response: A total of 6 automobile parking spaces are required for the proposed use, so a total of 2 short-
term bicycle parking spaces are required. Two staple-style bicycle racks are proposed on the south side of
the building near the main entrance providing a total of four bike parking spaces. Due to the age of the
resident population it is anticipated that these spaces will be sufficient to serve the proposed use.

17.48.050.2 Location and Design:
(a)  Short-Term Bicycle Parking. Short-term bicycle parking facilities are lockers or racks that meet the

standards of this section and that are located inside a building, or located outside within 30 feet
of the main entrance to the building or at least as close as the nearest vehicle parking space,
whichever is closer;

(d)  Rack Type and Dimensions.
(A)  Bicycle racks must hold bicycles securely by the frame and be securely anchored;
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(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;
(e)  Bicycle parking spaces must be at least six feet long and two feet wide. An aisle five feet wide for

bicycle maneuvering must be provided.
Response: The bicycle parking spaces provided will be short-term spaces that will be located within 30
feet of the main entrance of the building which will be locked, but accessible by residents using their key
fob. The racks will be staple-style racks that hold the frame of the bicycle securely. Clearance will be
provided around the racks to assure that the bicycle parking spaces can meet the minimum dimensional
requirements.

Signs (Section 17.52)

17.52.090 Signs in residential zoning districts: The following standards apply to institutional uses that are
approved as conditional uses in residential zones.

(a)  Number. Only one sign is allowed for a development or complex, even if more than one tax lot or
ownership is included in the development, except as follows:

(b)  Type. The sign may be freestanding or on-building.
(c)  Area. The maximum sign face area is 32 square feet.
(d)  Height. The maximum height for a freestanding sign is five feet, except for changeable copy signs,

as provided below.
(e)  Setbacks. A freestanding sign must comply with the minimum side and rear setbacks of the zoning

district in which it is located. A freestanding sign may be located within the required front and
street side setback areas.

Response: The existing sign frame, located at the southern driveway entrance approximately 10 feet from
the Webster Road will continue to be used, though it will be refurbished, and the copy will be changed.
The new sign will be 8 feet wide and 3 feet tall and mounted to the existing structure that is 5.5 feet tall.

Special Uses (Section 17.62)

17.62.020 Church, hospital, nursing home and home for the aged. A church, hospital, nursing home or
home for the aged may exceed the maximum building height standard of the zoning district in which it is
located if the city Fire Department reports that it possesses sufficient fire-fighting capability to provide
emergency response to a building of the height proposed; if the total floor area of the building does not
exceed one and one-half times the area of the site; and if the front, side, street side and rear setbacks are
each equal to a minimum of two-thirds of the height of the building.
Response: No additional height is proposed to be added to the building, which is already below the
maximum building height of the zoning district.

V. LEGAL JUSTIFICATION

Overview. The proposed use of supportive housing for low income seniors is different from the
previously approved use on site (adolescent treatment center) so a new Conditional Use approval is
required. Section 17.70.010 gives the City of Gladstone the authority to approve a new conditional use
even if it is not explicitly listed in the Conditional Use section of the applicable zoning (in this case R-7.2) if
it is authorized pursuant to Chapter 17.74 – Authorization of Similar Uses.
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AUTHORIZATION OF A SIMILAR USE APPROVAL CRITERIA

17.74.010 Authorization of similar uses.
The Planning Commission may permit in a particular zoning district a use not listed in this title, provided
the use is of the same general type and character as the uses permitted there by this title. However, this
section does not authorize the inclusion in a zoning district where it is not listed of a use specifically listed
in another zoning district or which is of the same general type and is similar to a use specifically listed in
another zoning district.

Findings: Section 17.74.010 gives the Planning Commission authority to permit a use that is not
specifically listed in a zoning district, “provided the use is of the same general type and character as the
uses permitted.” However, this code section does not permit approval of a use “specifically listed in
another zoning district or which is of the same general type and is similar to a use specifically listed in
another zoning district”.

Based on this provision we recognize that there are two qualifying factors that the proposed supportive
housing for low income seniors must meet:

1.  That the proposed use is substantially similar to “a home for the aged”, which is listed as a
conditional use in the R7.2 zoning district.

2.  That the proposed use is not a “Senior Housing Center” which is a conditional use listed in the
Office Park (OP) zoning district, nor is it a “multi-family dwelling” which is an allowed use listed in
the Multi-Family Residential (MR) zoning district.

The following arguments show how the proposal can meet both of these qualifying factors.

Factor 1: The proposed use is similar to a “home for the aged”.
In the R-7.2 zoning district “nursing home and home for the aged” is a listed as a conditional use. The
GMC defines “nursing homes and homes for the aged” as follows:

17.06.225: “Hospitals,” “nursing homes” and “homes for the aged” means the same as defined in the
Oregon Revised Statutes.

In this definition the quotation marks around “nursing homes” and “homes for the aged” indicates that
these are in fact two distinct and therefore different uses. The ORS supports this, since there were two
separate ORS definitions for “nursing home” and “home for the aged” in effect in 1990 when the
Gladstone definition was adopted. Though both of the previous uses on the site were considered nursing
homes, Section 17.74.010 does not require HACC to show their use is substantially similar to these
previous uses, since a new Conditional Use is requested with this application. Therefore, we will show
that the proposed HACC use will be substantially similar to a “home for the aged” only, and not how the
use will be similar to a “nursing home”, which requires complex medical services performed by licensed
nurses and is beyond the level of care HACC is proposing for this project.

The term “home for the aged” no longer exists in the current ORS as the definition was abandoned as the
health care industry evolved. However, the Gladstone Code definition of “home for the aged” refers to
the ORS definition that was in place in 1990 when the Gladstone definition was originally adopted into
the code. This definition reads as follows:
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“Home for the Aged” – a facility which furnishes food, shelter and personal services for compensation
to three or more aged persons who are residents there of and excludes such persons who require
nursing care.

This same ORS Section (442.005) defined the following additional terms:

“Aged person” means a person of the age of 65 years or more who requires personal services, or a
person of less than 65 years who by reason of infirmity requires domiciliary care.

“Personal services” means services which emphasize supervision, protection, and assistance while
bathing, dressing, eating, grooming and administering medication.

“Nursing care” means those services performed under the supervision of a licensed R.N. or L.P.N.
which assist persons to achieve optimum health, well-being and independence.

The proposed HACC project meets the ORS definition for “home for the aged” in the follow ways:

•  The project will provide “shelter”: The project will serve low-income residents by providing them
with housing (i.e. “shelter”) on an indefinite basis as long as their need for housing persists (i.e.
“residents thereof”).

•  The project will provide “personal services”: The property will be managed by a third-party
property management firm that specializes in supportive housing. The management firm will
furnish staff members that will be on the property at all times to supervise the residents, enforce
building rules such as quite hours and smoking, and monitor the comings and goings of both
residents and visitors (i.e. “supervision” and “protection”). Optional services such as mental
health counseling, life skills, personal care and nutrition will be provided to the residents by third
party vendors (i.e. assistance “bathing, dressing, eating, grooming and administering
medication”). Dedicated private consultation rooms will be included in the renovation to facilitate
these personal services.

•  The project will provide “food”: The facility will have a common kitchen, and the residents will
have the option to take part in preparing communal meals. Additionally, each unit will have at
minimum a mini-fridge and microwave for residents to prepare their own meals, and the
property managers will be on hand to assist residents in purchasing food on their own.

•  HACC and the property manager will be “compensated”: HACC is compensated by the rents they
collect from the residents.

•  The project will serve “aged persons”: the project will serve primarily a population of older
individuals over the age of 55. All residents must make less than 30% of area median income and
be in need of social support (i.e. “reason of infirmity”). The standard dictionary definition of
“infirm” is broad enough that it can include people suffering from addiction, mental health and
physical issues, which is often the case with the population HACC generally serves.

•  The project will not provide “nursing care”: As described above, third party providers will offer
supportive services to residents, but this care will not include skilled nursing care, and no licensed
medical staff will be employed by HACC or the third-party manager. Residents who need full
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nursing care will be excluded from being tenants, and residents who over time come to need
nursing care will be moved into other appropriate facilities.

As described above, the project would be of the same general type and character as a “home for the
aged” based on 1990 ORS definition of such. The project therefore a similar use to the allowable
conditional use of “nursing home and home for the aged” listed in the R7.2 zoning district.

Factor 2: The proposed use is not a use specifically listed in another zoning district or similar to a use
specifically listed in another zoning district.

In order to meet the second qualifying factor of Section 17.74.010 - Authorization of Similar Uses, it must
be demonstrated that the proposed use does not fit into the definition of “senior housing center” which
is a conditional use specifically listed in the Office Park (OP) district, nor is it a “multi-family dwelling”
which is an allowed use listed in the Multi-Family Residential (MR) district.

The Gladstone Zoning code defines a “senior housing center” as follows:

17.06.491:  A “senior housing center” means a residential facility providing dwelling units without full
kitchens (known as residential suites) for those aged sixty-five and older and dwelling units with full
kitchens. Up to fifteen percent of the total number of dwelling units may be provided as single-family
units or duplex units with full kitchens. A senior housing center is a congregate care facility which
provides common services including but not limited to transportation of residents, three meals per day
in a common facility and other non-medical care congregate services.

The proposed HACC project is dis-similar to a “senior housing center” in the follow ways:

•  Age of population served: The proposed HACC project will be primarily a population of older
individuals over the age of 55 and those in need of social support due to addiction, mental health
and physical issues (i.e. “reason of infirmity”). The Gladstone definition of “senior housing center”
specifically limits the population of residents to 65 and older.

•  “Congregate care” and “common services” will not be provided: Though optional services will be
offered to the residents of the HACC project they will be provided on an individual or one-on-one
basis. There will be no third-party provider who will be providing their services on a communal
basis to the entire population of residents.

•  Formal “meals” will not be provided: Though the HACC project will assure that all of the residents
have “food” there will be no program either on or off-site that will be turning this food into
meals. Residents will be in charge of their own cooking, either in their rooms or in the communal
kitchen, whereas, the definition of senior housing center indicates that residents are provided
three meals a day, served in a common facility.

As demonstrated above, the proposed HACC facility differs from a “senior housing center” in several
substantial ways based solely on the code definition. An important overall difference between the HACC
proposal and a “senior housing center” is in the amount of self-sufficiency the HACC residents will have.
Unlike the residents in a senior housing center, the HACC residents will not be entirely reliant on the staff
of the facility to meet their everyday needs such as food, transportation, shopping and laundry.
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The Gladstone Zoning code defines a “multi-family dwelling” as follows:

“Multi-family Dwelling” – a building or portion thereof, designed for occupancy by three or more
families living independently of each other.

The proposed HACC project is dis-similar to a “multi-family dwelling” in the follow ways:

•  The HACC project will not house “families”: The renovated facility residential units that will be a
mix of single-room occupancy (SRO) and studios. The units will be designed for single occupancy
or in the rare instance a couple, but there will be no family units provided.

•  The residents will not live “independently of each other”: As described above the HACC facility will
be managed by on-site staff who will enforce the specific rules of the building (quite hours, no
smoking, etc.) and supervise the comings and goings of the residents. Though the residents will
have autonomy, it will not be on the level of those living in market-rate apartments who have no
supervision. Additionally, there will be facilities within the HACC facility such as the kitchen,
dining hall and classroom, which will be shared communally between all of the residents.

As demonstrated above the proposed HACC facility will differ from a “multi-family dwelling” based on the
code definition. The over-arching difference between the HACC proposal and a “multi-family dwelling” is
the amount of oversight over the HACC residents. On-site staff will enforce the rules of the facility,
whereas residents of a multi-family dwelling who are living “independently” generally have fewer rules
and have to negotiate directly with neighboring residents when they have issues around things like noise
and smoking. Staff will also monitor the resident’s comings and goings, to assure that the residents are
healthy, and taking care of themselves in terms of being cleanly, fed and mentally stable.

Conclusion
The arguments laid out above adequately demonstrate that the project HACC is proposing for the
Webster Road facility can meet both the qualifying factors of Section 17.74.010 - Authorization of Similar
Uses in that is it similar to the 1990 ORS definition of “home for the aged”, yet distinctly different than
either a “senior housing center” or a “multi-family dwelling”.

CONDITIONAL USE APPROVAL CRITERIA

17.70.010 Authorization to grant or deny.
A conditional use may be approved if the applicant demonstrates that the proposed use:

a. Is listed as a conditional use in the underlying zoning district or is authorized pursuant to GMC
Chapter 17.74 (authorization of similar uses);
Findings: As demonstrated above, the proposed use of supportive housing for low income seniors is
similar to the conditional use of “home for the aged” listed in the underlying R-7.2 zoning district.
This criterion is met.

b. Is suitable for the proposed site, considering size, shape, location, topography, existence of
improvements and natural features;
Findings: The site contains an existing nursing home facility that has been vacant for several years. The
unusual interior configuration of the existing facility (divided into many small patient rooms) limits the
type of uses that could potentially re-use the building. However, the building provides an ideal
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redevelopment opportunity for HACC since it is laid out in a way that easily allows it to be converted
to single occupancy units (SRO) and the existing wide hallways are a benefit to a senior population who
might need walkers and wheelchairs. Additionally, the building is close to transit, services and retail
stores the residents will use. The large amount of mature landscaping on the site would allow HACC to
create meaningful outdoor areas for the residents while providing substantial buffering between the
adjacent properties. As such, the location, existing improvements on the site and natural features are
well suited to the proposed supportive housing facility and this criterion is met.

c. Is timely, considering the adequacy of transportation systems, public facilities and services existing
or planned for the area affected by the use;
Findings: The site is well-served by the existing transportation system which includes a full sidewalk,
bike lanes and transit stops on Webster Road, and no major improvements to this system are
necessary to support the proposed use. Additionally, the site is already connected to the public
sewer, water and stormwater disposal systems and the proposed use will not add any new capacity
to these systems. The building has been sitting vacant for several years, making it an attractive target
for trespassing and graffiti, thus a nuisance for the neighborhood and local police. Therefore, HACC
redeveloping the site and refurbishing the existing building represents a viable use of an existing
facility that is currently not serving the neighborhood in a positive way. The adequacy and availability
of all the necessary public services plus a vacant building ripe for redevelopment make this proposal
timely, and this criterion is met.

d.  The location, size, and functional characteristics of the proposal are such that it can be made
reasonably compatible with and have a minimal impact on livability and appropriate development
of properties in the area and neighborhoods surrounding the subject site.
Findings: The proposal represents the redevelopment of an existing facility that is already part of the
fabric of the surrounding neighborhood. The development plan by HACC includes keeping as much of
the existing landscaping buffers and plantings as possible to allow the property to continue to have a
lower-density residential feel and provide a substantial buffer between the site and abutting
residential properties as well as Webster Road. The building itself will not be expanded or made taller
as part of the redevelopment, nor will more intensive exterior activities be added to the site. The
existing basketball court will be removed and replaced with an outdoor area that will provide more
passive recreational activities and will be less noisy. The congregate residential nature of the
supported housing facility will provide a good transition between the non-residential uses to the
south, such as the church, and the single-family houses to the north.  As shown, the proposal is
appropriate for the site and the location and will have no impact on the livability of the surrounding
neighborhood and this criterion is met.

e.  Satisfies the policies of the comprehensive plan that apply to the proposed use.
Findings: The following policies from the Gladstone Comprehensive Plan apply to this proposal:

Land Use Planning
Policy: Residential Uses
2. Allow churches, schools and similar facilities in residential areas only when and where

compatible with surrounding uses.
Response: As shown in the approval criteria above, the proposed supportive housing facility will
be compatible with the uses that surrounding this site, which includes several churches as well as
single and multi-family residential uses. Therefore, the use is appropriate for the residential area
and provides a good transition between the church use directly south of the site and the single-
family residential uses to the north.
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5.  Allow housing types ranging from low to high density units, providing for variation in the
design of housing units.
Low Density Residential:
Appropriate uses include, but are not limited to, single family and two-family dwellings, churches,
schools, day-care centers, community centers, nursing homes, home occupations, and similar
uses.

Low density residential districts should be served by local streets. Non-residential uses should be
located on collectors or minor arterials to minimize noise and traffic impact. Day care centers and
community centers should be located at or near the intersection of minor arterials and collectors.

Pedestrian paths and trails, open spaces, view points, utility easements, and retention of trees
should be encouraged.

Response: The proposed supportive housing will provide an appropriate use in the Low Density
Residential area, since it is primarily a residential use and will provide a new type of housing
opportunity which in currently not represented in Gladstone. Webster Road is classified as a minor
arterial, which is appropriate for the use proposed. The site will retain as much landscaping, trees and
utility connections as practical, and new pedestrian paths will be constructed around the site.

Housing
Policy 3: Promote the supply of adequate housing.
a. Work with Clackamas County in applying for federal housing assistance funds.

Response: Federal housing assistance funds will be used in part to refurbish the existing building
and site and support the tenants that will occupy the facility. This facility will represent the first
development in Gladstone developed by the Housing Authority of Clackamas County, so allowing
this proposal will help the City to meet this Policy of the Comprehensive Plan.

b. Explore the feasibility of offering density bonuses to developers who provide for federally
subsidized low and moderate income housing units within developments.
Response: Though no density bonuses have been provided or requested for this proposal, it does
represent the first federally subsidized low-income housing in Gladstone, so allowing this
proposal will help the City to meet this Policy of the Comprehensive Plan as well.

d. Solicit the participation of the building industry, lending institutions and school district in a
program for supplying housing structures to meet the specials needs of the physically limited
and elderly.
Response: The proposed facility will be providing housing for the elderly, which meets this Policy.

Policy 4: Promote the upgrading and preservation of existing housing units and neighborhoods,
with special emphasis on historically significant homes.
a. Work with Clackamas County in applying for federal funds for housing and neighborhood

rehabilitation and improvements.
b. Work with the building industry, lending institutions and school district in rehabilitation and/or

maintenance programs.
Response: Though the existing facility on the site is not “historically significant” this project does
involve the rehabilitation and improvement of an existing structure to provide new housing units.
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Additionally, HACC and the third-party manager will assure that the property is well-maintained
once it’s occupied, which meets this Policy.

Natural Resources
Policy 2: Encourage use of mass transit and other low-pollution transportation modes
a. Allow the development of housing densities to adequately support mass transit.

Response: The redevelopment of this site into supportive housing will help bolster mass transit
because the site has excellent access to a bus line and the residents are typically frequent transit
riders, so this Policy is met.

Summary Findings: As shown above the proposal satisfies all of the applicable policies of the
Comprehensive Plan and this criterion is met.
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February 24, 2020

City of Gladstone Public Works Department Comments

Z0071-20-D: Conditional Use, 18000 Webster Road, HACC Building:

General Conditions:
1. 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.
2. Sanitary Sewer. The proposed development shall meet all sanitary sewer requirements pursuant

to Clackamas County Water Environment Services (WES) and the requirements of the Gladstone
Public Works Design Standards.

3. Water. The proposed development shall meet all water system requirements pursuant to the
requirements of the Gladstone Public Works Design Standards and the Oregon Health Authority.

4. Storm Drainage. The drainage plan shall conform to the drainage requirements of the Gladstone
Public Works Design Standards. The design engineer shall submit to the City of Gladstone Public
Works Department for review and approval a storm drainage analysis and report applicable to
the approved development detailing how storm water quality, quantity and disposal are being
addressed to meet the requirements of the Gladstone Public Works Design Standards.

5. Erosion Control. A sediment and Erosion Control Permit will be required from WES prior to
commencing site work.

6. Construction plans detailing the installation of public and private utilities, site grading, and other
public and private site improvements shall be submitted to the City of Gladstone Public Works
Department for review and approval. The design, location, and planned installation of all
roadways, natural gas, power, street lighting, telephone, cable television, storm water, water,
and sanitary sewer provisions are subject to approval by the appropriate agency/utility service
provider. Construction plans shall be designed and stamped by a Professional Engineer
registered in the State of Oregon.

7. Once construction plans are ready to be approved by the City of Gladstone, a Pre-Construction
Conference with final sign-off on the Construction Plans is required.

8. Clackamas County Building Department will provide structural, mechanical, grading, and review
of Fire & Life Safety, Plumbing, and Electrical Permits for this project.

Project Specific Conditions:
9. All stormwater inlets and pipes shall be removed from the sanitary sewer drainage system.
10. If private property must be crossed in order to reach an approved point of disposal for the storm

drainage system, it shall be the project’s responsibility to acquire a recorded drainage easement
(of dimensions in accordance with Subsection 2.0024, Easements, of the Gladstone Public Works
Design Standards). The easement(s) shall be prepared using an approved City of Gladstone
easement form and a copy of the recorded easement shall be provided to City of Gladstone
Public Works prior to the pre-construction meeting.

11. Permanent stormwater quality and flow control facilities will be required for all new
development or redevelopment activities if more than 1,000 square feet of impervious surfaces
are created or disturbed.
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12. Water meter sizing calculations are required to verify adequate water meter size. These
calculations are typically based on a fixture count. These calculations shall be submitted to the
City at the time of plan review.

13. The fire suppression system, including the fire line, backflow prevention device, and onsite fire
hydrants (if needed) must be upgraded to the current standards of the City of Gladstone Public
Works and the Gladstone Fire Department.

14. If the water meter, backflow preventor(s), or public fire hydrants are located outside the public
right-of-way, then the project shall grant public waterline easements to the City around these
structures. Easements shall be prepared using an approved City of Gladstone easement form
and a copy of the recorded easement shall be provided to City of Gladstone Public Works prior
to the pre-construction meeting.

15. The existing sanitary sewer main and building lateral integrity need to be verified by television
inspection submitted to the Public Works Department. The existing sewer main and building
lateral will have to be brought up to current standards of the City of Gladstone, if determined to
be necessary by City of Gladstone Public Works.

16. The project shall grant an additional 5 feet of sanitary sewer easement to the City of Gladstone
along the eastern side of the building to widen the existing sanitary sewer easement to 15 feet,
in conformance with Subsection 2.0024 Easement, of the City of Gladstone Public Works Design
Standards. The easement shall be prepared using an approved City of Gladstone easement form
and a copy of the recorded easement shall be provided to City of Gladstone Public Works prior
to the pre-construction meeting.

17. Where existing sidewalks and driveways on Webster Road do not conform to current City or
ADA standards, new ADA compliant sidewalks and driveways shall be constructed matching the
width of the existing improvements. Obstructions, such as utility poles, may not reduce the
unobstructed width to less than 48 inches. If the public sidewalk must swing around an
obstruction, adequate right-of-way shall be dedicated for the sidewalk to remain within the
public right-of-way. Right-of-way dedication shall be prepared using an approved City of
Gladstone right-of-way dedication deed form.

18. The project shall provide adequate street lighting as determined by the Public Works Director.
The project shall submit a photometric analysis and lighting plan to City of Gladstone Public
Works that conforms to Illuminating Engineering Society (IES) standards, except as modified by
the City. Any required streetlights shall be acquired through Portland General Electric and
energized under PGE Option A.

19. System Development Charges (SDC’s) may be required due to the change of use of the property.
The project shall provide all relevant information needed to calculate the SDC’s to the Public
Works Director. SDC calculation methodology is located on the Public Works page of the City of
Gladstone website.
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Archived: Thursday, February 27, 2020 3:41:30 PM
From: Carr, Erik
Sent: Thursday, February 20, 2020 11:41:49 AM
To: Fields, Joy
Subject: FW: Z0071-20-D GLADSTONE NOTICE
Response requested: No
Sensitivity: Normal
Attachments:
Z0071-20-D GLADSTONE NOTICE.PDF ;

Hi Joy,

Please remind the applicant that the proposed development is within the Tri-City Service District and the current District rate for sanitary System
Development Charge is $7,850.00 per EDU (Equivalent Dwelling Unit).  Change of use to 48 residential units could result in a significant SDC.  The SDC’s are
administered by the City of Gladstone.

Thanks,

----------------------
Erik Carr Bertram
Clackamas Water Environment Services
503-742-4571

From: Thornhill, Susan <SThornhill@co.clackamas.or.us>
Sent: Wednesday, February 19, 2020 1:52 PM
To: WES - Planning <WES-Planning@co.clackamas.or.us>
Subject: Z0071-20-D GLADSTONE NOTICE

Please see the attachment.

Susan Thornhill
Permits Specialist

Clackamas County Planning
150 Beavercreek Road
Oregon City, Oregon 97045
503-742-4515
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You may attend, offer testimony or seek information at the hearing.  Any correspondence received in advance 


of the meeting will be forwarded to the Planning Commission. 


 


The staff report relating to this application will be available for inspection seven (7) days prior to the hearing at 


the Clackamas County Planning Division, 150 Beavercreek Road, Oregon City, OR 97045. A copy of the 


application, all documents, evidence submitted, and applicable criteria are available for inspection at no cost. 


Copies will be available for a reasonable cost. For further information, contact Joy Fields at 503-742-4510. 


 


Please note that failure to raise an issue in a hearing, in person, or by letter, or failure to provide statements or 


evidence sufficient to afford the decision maker an opportunity to respond to the issue precludes appeal to the 


Land Use Board of Appeals based on that issue.  


 


NOTICE OF PUBLIC HEARING 


GLADSTONE PLANNING COMMISSION 


  


  


DATE & TIME: March 17, 2020.  This item will not begin earlier than 


6:30 p.m.  However, it may begin later depending on 


the length of preceding items. 


  


PLACE: Council Chambers of Gladstone City Hall, 525 


Portland Ave., Gladstone, OR 97027 


  


FILE NO: Conditional Use: Z0071-20-D 


  


LOCATION  


 


18000 Webster Road; Tax Lot 22E17DD00900 


DEVELOPMENT PROPOSAL: Convert the existing 27,000 square foot building to 


provide 48 residential units that will be a mix of single-


room occupancy (SRO) and studios for older adults, as 


well space for third party supportive services. Proposal 


includes site maintenance with the removal of some 


accessory structures and repaving of the parking area. 


 


APPLICABLE REVIEW 


STANDARDS: 


Chapter 17.70, 17.74 and the Division IV. 


Development Standards of Title 17 of the Gladstone 


Municipal Code.   
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STAFF REPORT:  VACATION RENTAL DEFINITION 
 

 

Application No.:  Text Amendments;  

 

Applicant:  N/A 

 

Project Location:  City wide 

 

Project Description:  The Gladstone Municipal Code does not currently include a definition 

of a Vacation Rental. A definition could be considered and approved 

by the Planning Commission to include in future code amendments 

and provide immediate guidance for staff.   

 
 

 

STAFF RECOMMENDATION 

 
The planning staff are recommending consideration and approval of a definition for Vacation 

Rentals and Vacation Occupancy. 

 

The Gladstone Planning Commission held a public hearing on February 18, 2020 to consider 

amendments to the Gladstone Municipal Code. The recommendation from the Planning Commission 

was sent to the Gladstone City Council who considered and adopted the proposed amendments on 

March 10, 2020.  

 

Prior to being considered by the City Council, the proposed amendments were reviewed by the City 

Attorney who recommended adding a definition of vacation rental to the Development Code 

(17.06)(Exhibit 1). While the definition was not a requirement to amending the code, it will be 

beneficial to have a definition for citizens to be able to use as they are considering the construction of 

Accessory Dwelling Units for the use as a Vacation Rental.  

 

Findings:  

 The Gladstone Municipal Code includes a definition of short-term rental in 5.70.010 Definitions 

but does not provide a definition for vacation rentals.  

 HB 2001 included the following amendments to ORS 197.312 Section 7 “(6) Subsection (5) of this 

section does not prohibit local governments from regulating vacation occupancies, as defined in ORS 
90.100, to require owner-occupancy or off-street parking.” 

Agenda Item No. 5 

 

PC Meeting Date:       3/17/20 

5 - 1



 

 

 The text amendments considered by the Planning Commission and City Council included the 

following language “ An accessory dwelling unit used as a vacation rental shall provide:  

o (1) One off-street parking space in addition to the off-street parking space required by 

GMC Chapter 17.48 (off-street parking and loading) for the primary dwelling unit; and 

o (2) A deed restriction requiring owner-occupancy of one of the units recorded in the 

Clackamas County Clerk’s Office in a form prescribed by the City. Either the primary 

dwelling unit or the accessory dwelling unit shall be owner-occupied for as long as the 

accessory dwelling unit is being used as a vacation rental.” 

 

Therefore, the Definitions section of the Development Code (17.06) could be modified to include:  

 

“Vacation Rentals” means a dwelling unit, or accessory dwelling unit, providing vacation occupancy.  

 

“Vacation Occupancy”, as defined by ORS 91.100, means occupancy in a dwelling unit, not including 

transient occupancy in a hotel or motel, that has all of the following characteristics: 

 

      (a) The occupant rents the unit for vacation purposes only, not as a principal residence; 

 

      (b) The occupant has a principal residence other than at the unit; and 

 

      (c) The period of authorized occupancy does not exceed 45 days.
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EXHIBIT 4 
Site Plan, Figure 1 

Z0071-20-C 

EXHIBIT 1  

Email from City 

Attorney 
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