
 
 

GLADSTONE PLANNING COMMISSION REGULAR AGENDA 
GLADSTONE CIVIC CENTER, 18505 PORTLAND AVENUE 

Tuesday, June 20, 2023 – 6:30 p.m. 
 

 
The City of Gladstone is abiding by guidelines set forth in House Bill 2560, which requires the governing body of the 
public body, to extent reasonably possible, to make all meetings accessible remotely through technological means and 
provide opportunity for members of general public to remotely submit oral and written testimony during meetings to extent 
in-person oral and written testimony is allowed. Therefore, this meeting will be open to the public both in person and 
virtually using the Zoom platform.   
 
Please click the link below to join the webinar: 
https://us06web.zoom.us/j/83069599904?pwd=M2FtT0FwZXlITlJ1SytlTGVrS1ZkQT09  
 
Passcode: 943080 
 
Or One tap mobile : 
    +17193594580,,83069599904#,,,,*943080# US; +17207072699,,83069599904#,,,,*943080# US (Denver) 
 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
    +1 719 359 4580 US 
    +1 720 707 2699 US (Denver) 
     
Webinar ID: 830 6959 9904 
Passcode: 943080 
     
If members of the public would like to comment on an agenda item (either virtually or in person) please email 
your comments to bannick@ci.gladstone.or.us prior to 12:00 p.m. (noon) on June 20, 2023. Individuals 
attending in person may submit a speaker card to the City Recorder prior to the beginning of the meeting.  
Comments are limited to three (3) minutes.  
 
The Planning Commission will also have Business from the Audience at the end of the meeting. To speak 
during this time, (either virtually or in person) please email bannick@ci.gladstone.or.us prior to 12:00 p.m. 
(noon) on June 20, 2023 with your name, topic of discussion, and city of residence. Individuals attending in 
person may submit a speaker card to the City Recorder prior to the beginning of the meeting.  Comments are 
limited to three (3) minutes. 
 
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 April 18, 2023 Meeting Minutes (no meeting in May) 

 
REGULAR AGENDA 

 
2. Monthly Planning Report – April & May 2023 

 
 

3. PUBLIC HEARING:  File DR-23-04. Design Review for Approval of a 20,000 s.f. unenclosed canopy 
with attached lean-to over an existing paved area used for annual gatherings of the Oregon 
Conference of Seventh-day Adventists, 19800 Oatfield Road, Gladstone Park Conference Center – 
Dan Linrud  

 
4. PUBLIC HEARING: File DR-23-05. Design Review for Construction of a new 6,528 s.f. 2- 

story Wong’s Building Supply Commercial Building for cabinet & stone countertop showroom 
and display area.  The existing Pizza Hut building will be demolished. A Variance is also 
requested for the location of the loading area.  19640 McLoughlin Blvd., Architecture 
Northwest PC/Sheldon Development Inc.  

 
5. PUBLIC HEARING: File TXT-23-01. Gladstone Municipal Code Amendments to Chapter 

17.14 – MR- Multi-Household Residential District.  
 

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.        

           
BUSINESS FROM THE PLANNING COMMISSION 
 
ADJOURN 
 
 
Upcoming Meeting Dates: 

 July 18, 2023 – Planning Commission Meeting CANCELLED 
 

 
MEETING ACCESSIBILITY SERVICES AND AMERICANS WITH DISABILITIES ACT (ADA) NOTICE 

The Civic Center is ADA accessible.  Hearing devices may be requested from the City Recorder at least 48 hours prior to the meeting. 
Individuals requiring other assistance must make their request know 48 hours preceding the meeting by contacting the City Recorder 
at bannick@ci.gladstone.or.us. Staff will do their best to respond in a timely manner and to accommodate requests.    
 







GLADSTONE PLANNING COMMISSION MEETING MINUTES OF APRIL 18, 2023 
 
Meeting was called to order at 6:35 P.M. (In Person and via Zoom) 
 
ROLL CALL:                                                                            
Chair Natalie Smith, Commissioner Pat Smith, Commissioner Thomas Mersereau, Commissioner Jennifer 
Volbeda, Commissioner Jacob Wease, Commissioner Andrew Labonte         
 
ABSENT:                                                                                                                                                                            
Commissioner Andriel Langston                            
 
STAFF:                                                                                                                                                                                   
Heather Austin, Senior Planner;  David Doughman, City Attorney; John Schmerber, Police Chief; Matthew 
Okerman, Police Sergeant; Tami Bannick, City Recorder    
_____________________________________________________________________________________  
 
CONSENT AGENDA:    
 

1. APPROVAL OF MARCH 21, 2023 MEETING MINUTES:                                                                                  
 
Commissioner Volbeda made a motion to approve the Consent Agenda.  Motion was seconded by 
Commissioner Wease.  Ms. Bannick took a roll call vote:  Commissioner Volbeda – yes.  
Commissioner Wease – yes.  Commissioner Labonte – yes.  Commissioner Pat Smith – yes.  
Commissioner Mersereau – yes.  Chair Smith – yes.  Motion passed with a unanimous vote.                                     

 
REGULAR AGENDA: 
 

2. MONTHLY PLANNING REPORT – MARCH 2023:                                                                                             
Ms. Austin said the report is included in the packet.  There was a slight reduction in customer 
phone/email contacts due to a week off for spring break.          
                                                                                 

3. CONTINUED FROM MARCH 21, 2023:  APPEAL OF HOME OCCUPATION PERMIT – 
ADAM BAKER TOOL COMPANY - 7470 CASON CIRCLE:                                                                             
Ms. Austin gave some background.  The Ormes had appealed the home occupation permit that was 
issued by the City.  At the March 21, 2023 meeting there was testimony from Adam Baker (as well 
as written testimony from his attorney), Mr. Orme, and some of his neighbors.  The Planning 
Commission closed the public testimony portion of the hearing and took a vote, coming up with a 
3-3 tie whether to overturn the City’s decision regarding the home occupation.  Tonight they will 
continue to discuss the topic and whether the City’s administrative decision to grant the home 
occupation business license should be overturned or upheld.                                   
 
The home occupation business license criteria were met, as determined by the City Administrator 
when the permit was issued at the beginning of 2023.  The City staff report that was provided for 
the March meeting continues to find that the home occupation criteria are met in this case.  At the 
March meeting there was a question brought up about the clear vision triangle at the corner of 
Cason Circle – that was forwarded to Code Compliance, but it is not a requirement of the home 
occupation criteria.  Staff continues to find that the home occupation criteria are met.   
 
PUBLIC TESTIMONY:                                                                                                                                    
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George Orme said that Mr. Baker’s business has changed the look of the neighborhood.  He requests 
that Mr. Baker move all his business vehicles to the address in Damascus and not have them in this 
neighborhood.  He said there are still trucks making deliveries to the home. 
 
Discussion:                                                                                                                                                       
Commissioner Pat Smith asked Mr. Doughman for comments regarding the letter received from 
the law firm representing Mr. Baker.  Mr. Doughman said he agreed with the conclusions of the 
Barnet Firm.  He said the charge of the Planning Commission is to consider the facts and the 
evidence presented and to limit their decision based on what the criteria are.  The staff report 
recommends that the Planning Commission reject the appeal and approve the permit.  If there is a 
denial, the Planning Commission would need to confine its decision to what the relevant criteria 
are for home occupation.                                                                                                                   
 
Commissioner Pat Smith said the first paragraph of the Snap-On Tool website franchise agreement 
states “Snap-On Tools, LLC, offers a license to operate a franchise retail mobile store selling high 
quality repair and diagnostic tools and equipment”.  He said it’s a mobile business - not a business 
taken care of out of his own home.  He said the GMC 17.78, Home Occupation, page 3-14, #4 says 
“All aspects of the conduct of a home occupation shall be confined, contained, and conducted 
within the dwelling or with a completely enclosed accessory building”.  He said Mr. Baker does all 
his selling off-premises, so he doesn’t feel it meets the criteria of a home operated business.  #7 on 
page 3-14 says: “The premises shall at all times be maintained as residential in appearance, 
cleanliness, and quietness” – he said that’s the neighbors’ main objection to allowing it to continue 
as a home business.                                            
 
Ms. Austin agreed that #4 does make it seem that it all needs to be within the house/garage.  She 
said #5 does allow you to have a vehicle. She said #7 is a very subjective standard, so that is for 
the Planning Commission to decide.                                                                                                     
 
Sgt. Okerman explained that Mr. Baker operates the franchise as a mobile sales business, so his 
sales headquarters is done out of the residence (invoicing, payments, etc.).  He does store some 
goods as they are received, sorts them in his garage and shed, and loads his truck from that stock.  
He parks the truck at the residence, drives his truck away and does his rounds to sell the tools, then 
returns home and parks the truck again.  He doesn’t make any sales from home.     
 
Commissioner Labonte said it seems like things are becoming contentious in the neighborhood.  
He understands the neighbors’ complaints.  He said as a business grows you need the appropriate 
area.  He asked if the RV is registered to the business – Sgt. Okerman said all the vehicles are 
registered to Mr. Baker or his wife, except for the business trucks/trailer.  He asked if Mr. Baker 
was doing any kind of mechanic work there – Sgt. Okerman said Mr. Baker doesn’t do any work 
for other people, but he works on his own vehicles.  Sgt. Okerman said he is allowed to have the 
truck parked in his driveway and receive deliveries of goods.  If he has the home occupation 
business then he would be prohibited from having an employee show up there.  If it’s not granted 
and he retains the place in Damascus, he would be allowed to have an employee come to the house 
and carpool.  Sgt. Okerman said that Mr. Baker has recognized that the neighbors were concerned 
with his operation and that’s why he built the second driveway and was able to park the trailer 
behind the front set-back of the house to try and hide it.                                                                                               
 
Commissioner Wease feels that if they approve the home occupation that Mr. Baker actually has 
more guidance around what he can do.                                                                                                     
 
Commissioner Mersereau said he still stands firmly on the appeal.                                                           
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Commissioner Labonte doesn’t love the options.  He isn’t confident that Mr. Baker will be moving 
his vehicles to the other location because he wouldn’t have to.                                               
 
There was further discussion regarding parking/options.                                                               
 
Commissioner Wease asked if they could refund the fee for the petition to the Ormes if this doesn’t 
go the way that they had hoped.  Ms. Bannick and Mr. Doughman said typically that is not done.                             
 
Commissioner Volbeda made a motion to close the public hearing.  Motion was seconded by 
Commissioner Mersereau.  Ms. Bannick took a roll call vote:  Commissioner Volbeda – yes.  
Commissioner Wease – yes.  Commissioner Labonte – no.  Commissioner Pat Smith – yes.  
Commissioner Mersereau – yes.  Chair Smith – yes.  Motion passed (5-1).   
 
Chair Smith closed the public hearing. 
 
Discussion:                                                                                                                                                        
Chair Smith re-read the criteria from 17.78.  Commissioner Pat Smith went over #4 again.  Chair 
Smith said there is zoning for a reason, and this is all R-7.  Commissioner Wease said that 17.78 
applies to R-7 zoning as well.  Chair Smith doesn’t feel that this business fits the criteria.  
Commissioner Labonte said that if it’s a home occupation business then the City has some input.  
He feels for the neighbors.  Commissioner Pat Smith said Mr. Baker is operating a 
warehouse/distribution center at the residence as well as a sales office.  Chief Schmerber said 
nothing restricts deliveries.  There was further discussion regarding the other location, options, 
reasons for the license, etc.                                                                                                                            
 
Ms. Austin asked about the possibility of changing the code to require a review each year prior to 
reissuing a business license to insure compliance with criteria and if Mr. Baker would be 
grandfathered in.  Mr. Doughman didn’t think it would be non-conforming and therefore, if you 
had new criteria he would be subject to that.                                                                                       
 
Commissioner Volbeda asked if they could approve it on a temporary basis to see if Mr. Baker is 
following the code, then review it after six months.  Ms. Austin said the code says a home 
occupation shall remain valid indefinitely.  Mr. Doughman agreed and said they could have 
conditions that are meant to ensure that the criteria are met, such as appearance.   
 
Commissioner Volbeda made a motion to adhere to the City staff with approving the home 
occupation permit with the condition of approval to uphold the residence as residential in 
appearance.  Motion was seconded by Commissioner Wease.  (Mr. Doughman clarified that a yes 
vote would be to deny the appeal and to uphold the approval from staff.  A no vote means they 
would grant the appeal and the City should not have approved the home occupation in the first 
place and void the original approval.)  Ms. Austin clarified that the condition would be linked to 
sub-criteria #7, that the premise shall, at all times, be maintained as residential in appearance, 
cleanliness, and quietness.)   
 
There was discussion regarding quietness, residential, etc.   
 
Ms. Bannick took a roll call vote:  Commissioner Mersereau – no.  Commissioner Pat Smith – no.  
Commissioner Labonte – yes.  Commissioner Wease – yes.  Commissioner Volbeda – yes.  Chair 
Smith – no.  (The motion did not carry (3-3). 
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Mr. Doughman went over their options.  They can wait until they have a quorum and vote again.  
They could say the initial approval was denied, so it would basically cancel out staff’s approval 
initially, uphold the appeal, and the applicant could appeal the decision to the City Council.  Ms. 
Austin said the appeal was received on February 1st, so the deadline would be June 1st.                   
Chair Smith said she would like to say it is denied and have the applicant go before the City Council.  
Mr. Doughman said the appeal would have to be filed by the applicant.  He said they could vote 
again to see if someone changed their vote. 
 
Commissioner Pat Smith made a motion to vote again.  Motion was seconded by Commissioner 
Wease.  Ms. Bannick took a roll call vote:  Commissioner Volbeda – yes.  Commissioner Wease – 
yes.  Commissioner Labonte – yes.  Commissioner Pat Smith – yes. Commissioner Mersereau – 
yes.  Chair Smith – yes.  Motion passed with a unanimous vote. 
 
Commissioner Volbeda made a motion to uphold the City in approving the home occupation, 
therefore rejecting the appeal for the home occupation of Adam Baker Tool Company with the 
condition of approval of maintaining an appearance as a residential zone.  Motion was seconded 
by Commissioner Pat Smith.  Ms. Bannick took a roll call vote:  Commissioner Mersereau – no.  
Commissioner Pat Smith – yes.  Commissioner Labonte – yes.  Commissioner Wease – yes.  
Commissioner Volbeda – yes.  Chair Smith – no.  Motion passed (4-2). 
 
Mr. Doughman said they will get a written decision together.  Both sides will have the opportunity 
to appeal the decision to the City Council if they desire.           
 
There was a five-minute recess – reconvened at 7:45 P.M. 

  
4. PUBLIC HEARING:  FILE DR-23-03, DESIGN REVIEW TO RENOVATE AND ADD A 

VESTIBULE TO THE EXISTING PUBLIC WORKS BUILDING.  PORTLAND AVENUE 
STREET IMPROVEMENTS FOR VEHICULAR AND PEDESTRIAN CIRCULATION 
AND PARKING, 18595 PORTLAND AVENUE, CITY OF GLADSTONE: 
 
Chair Smith opened the public hearing at 7:46 P.M..  She asked if there were any abstentions or 
any conflicts of interest.  Commissioner Volbeda declared that she knows one of the project 
executives for P&C, but she does not believe that will cloud or hinder her judgment in any way.  
There were no others.  She asked if there were any ex parte contacts – there were none.  She asked 
if the Commissioners had visited the site.  All the Commissioners had been by it.    
 
Chair Smith said this is an item in which they will be receiving public testimony.  If you testify you 
must raise all issues you wish to address at this hearing.  If your issue is not raised at this hearing 
it cannot be raised later in any appeal.  Your comments should state why the application should or 
should not be approved or include your proposed modifications you believe are necessary for 
approval according to the standards.  Because this is the initial evidentiary hearing, State laws grant 
any party the right to request a continuance of this hearing or ask that the record remain open after 
the hearing is closed.  If you do not raise any specific issues at the final evidentiary hearing or by 
close of the record or fail to provide statements or evidence to allow the local government or its 
designee to respond to the issue, you will not be able to appeal the decision to the Land Use Board 
Of Appeals (LUBA) based on that particular issue.  Failure of the applicant to raise constitutional 
or other issues relating to proposed conditions of approval with sufficient specificity to allow the 
local government or its designee to respond to the issue precludes an action for damages in Circuit 
Court.   
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Ms. Austin went over the staff report/Power Point presentation.  This is a design review application 
for the Gladstone Public Works building renovation.  The proposal is to use the existing building, 
do an interior remodel, an exterior upgrade, and add a vestibule next to the parking area on the west 
side.  The parking is going to be switched from angled to parallel in the front, with street 
improvements along Portland Avenue.  The vestibule is 134 square feet in size.  This is zoned light 
industrial.  The site is just under two acres in size. There are no flood plain or environmental 
overlays that they needed to consider.  They sent public notice to property owners within 250 feet 
of the site, as well as the applicable review agencies.  They received comments from Public Works 
and Oak Lodge, which are included in the staff report.                              
 
Uses permitted outright in the zone include uses permitted outright in the C-3 zone.                    
 
The fence that runs from the building to the property line on the west side will be moved back to 
accommodate new parking on that side of the building.  She shared renderings of how it will look 
when completed.  She went over the landscaping improvements – street trees/planting strip along 
Portland Avenue, buffer area, and more street trees on the back.                                             
 
The recommendation of the planning staff is to approve this design review application with four 
special conditions of approval:  add street improvements to the adjacent frontages, 8-foot wide 
public utility easements are needed along both street frontages, sanitary sewer line needs scoping, 
and submit a short narrative to assess whether waste water connection fees will be needed.                           
Chair Smith asked if the flooding problem on Portland Avenue has been addressed or repaired.  Ms. 
Austin said that would be addressed in the street improvements.                                       
 
Commissioner Pat Smith asked if any foot traffic will be impeded during construction, and if so, 
for how long.  Ms. Austin was not sure, but the applicant might have the answer. 
 
APPLICANT TESTIMONY: 
Brandon Dole, from Scott Edwards Architects, said they are looking at starting construction in early 
September and planning for a ten-month construction period, so the sidewalks/street frontages 
would be impacted during that period.  The contractor will work on providing access/a way around.                           
 
Commissioner Volbeda asked what exterior lighting will be like.  Brandan said they are proposing 
two types of lighting – both geared toward egress pedestrian scale lighting.  The new concrete 
walkway from the parking areas to the vestibule will be lit per code minimum. They are adding 
street lighting as well.  They will be meeting code minimum requirements in terms of egress 
lighting.  They are not putting any lighting on the building.  Commissioner Volbeda asked if the 
vestibule will be open all the time.  It will be open during normal business hours and they are 
limiting public access.  They are going to provide a lobby from the vestibule that is controlled 
security-wise.  They will also have a conference room off the lobby space intended for public 
meetings (pre-construction meetings).   
 
PUBLIC TESTIMONY:                                                                                                                                           
None. 
 
Commissioner Volbeda made a motion to close the public hearing.  Commissioner Pat Smith 
seconded the motion.  Ms. Bannick took a roll call vote:  Commissioner Volbeda – yes.  
Commissioner Wease – yes. Commissioner Labonte - yes. Commissioner Pat Smith – yes.  
Commissioner Mersereau – yes.  Chair Smith – yes.  Motion passed with a unanimous vote. 
 
Public Hearing was closed at 8:00 P.M. 
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Commissioner Pat Smith made a motion to accept as presented application #DR-23-03 with the 
special conditions (Watts Street improvements, easements, sanitary sewer scoping, and Oak Lodge 
condition).  Motion was seconded by Commissioner Volbeda.  Ms. Bannick took a roll call vote:  
Commissioner Mersereau – yes.  Commissioner Pat Smith – yes.  Commissioner Labonte – yes.  
Commissioner Wease – yes.  Commissioner Volbeda – yes.  Chair Smith – yes.  Motion passed with 
a unanimous vote.    
 
 

5. MUNICIPAL CODE UPDATE PROJECT:                                                                                                             
Ms. Austin said she wanted to bring forward some of the code language they are talking about 
working on.  They are looking into home occupation language.  They are planning on bringing it 
before the Planning Commission in the coming months.  The City Council held a meeting and had 
a presentation from the Department of Land Conservation and Development staff to talk about the 
Climate Friendly and Equitable Communities project that applies to all of the metro areas in the 
State.  Gladstone is subject to those standards so they will need to look at parking regulations as 
the first piece.  They are required to update the code by June 30th of 2024.  There might be some 
funding available to help with code writing.  The DLCD is putting together some model code and 
they are hiring some interns over the summer from the U of O and PSU Planning Programs, so 
there might be some more resources available if we wait a bit on that.  The City Council asked to 
have more information brought before to them in early fall and they will choose a policy direction.  
All three options relate to parking.  The first step of the State legislation was to remove all parking 
mandates within ½ mile of high frequency transit, which is McLoughlin Boulevard for the City of 
Gladstone.  The other piece that is in place is multi-family housing – you can only require one 
parking space per unit (the code says 1.5).  She went over the three options they have to choose 
from.                                                                                                
 
Clear and objective residential review standards – she worked with City Attorney Josh Soper on 
this.  He gave her three viable options:  1) Update the conditional use chapter and have a specific 
subsection regarding residential uses.  2) prohibit these types of residential development in GMC 
Chapter 17.14 – MR (Multi-Residential Household Residential Zoning District.  3) Allow these 
types of residential development in the MR zone to be “allowed outright” and reviewed under the 
existing clear and objective standards applicable to duplexes and multi-family.  She recommends a 
hybrid of 2 & 3 – everyone agreed. 
 
She said they needed clarification between the final plat and the final certificate of occupancy.  The 
language clarifies that in the language of the improvement agreement.  She has examples of the 
language that other cities are using.  There was further discussion.  There was discussion regarding 
improvements (17.42.030) and language that could be added to require public improvements to our 
standards.  There was discussion regarding “fee in lieu” as an option.  Ms. Austin will come back 
with more information at the next meeting.     
 
Commissioner Pat Smith said it seems reasonable that whatever our municipal codes are they ought 
to be somewhat in parallel to our neighboring communities and if other communities are doing 
things that work and we’re not, maybe we should adopt those or consider them.  Ms. Austin agreed 
and said that planners look at other jurisdictions to write code.  They talk with city staff and ask 
how things are working.   
 

BUSINESS FROM THE PUBLIC:                                                                                                                                         
None. 
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BUSINESS FROM THE PLANNING COMMISSION:                                                                                                      
 
Commissioner Labonte:                                                                                                                                                     
He said, regarding their vote on the Adam Baker Tool Company, that he hopes the neighbors can have a 
peaceful time and he hopes Mr. Baker will be mindful of the large vehicles and their impact on the 
neighborhood. 
 
Commissioner Wease:                                                                                                                                                  
He said he appreciated that the discussion today was all about trying to take care of the residents in 
Gladstone.  He appreciates the other Commissioners for the thoughtful discussion.  
 
Chair Smith:                                                                                                                                                                          
She hoped that everyone got their filings done – everyone had.  She agreed with Commissioner Wease and 
said it is a privilege and an honor to volunteer/serve on this Commission.  They work well together.  She 
thanked everyone for their time.               
 
ADJOURN: 
Commissioner Volbeda made a motion to adjourn the meeting.  Motion was seconded by Commissioner 
Wease.  Ms. Bannick took a roll call vote:  Commissioner Volbeda – yes.  Commissioner Wease – yes.  
Commissioner Labonte – yes.  Commissioner Pat Smith – yes.  Commissioner Mersereau – yes.  Chair 
Smith – yes.  Motion passed with a unanimous vote. 
 
Meeting was adjourned at approximately 8:25 P.M. 

 
Minutes approved by the Planning Commission this ________ day of ___________________, 2023. 
 
 
____________________________                                                                                                                          
Natalie Smith, Chair 
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City of Gladstone Monthly Planning Report 

April 2023 
PUBLIC CONTACTS/PLANNING ACTIONS 

 

CUSTOMER 
CONTACT/ 

 

Jan 

 

Feb 

 

Mar 

 
April 

 
May 

 
June 

 
July 

 
Aug 

 
Sept 

 
Oct 

 
Nov 

 
Dec 

YEAR-
TO-DATE 

TOTALS Planning 
Actions 

Customer 
Service 
Counter 
Contacts 

 
1 

 
1 

 
1 

 
1 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
4 

Customer 
phone/email 
Contacts 

 
48 

 
37 

 
31 

 
43 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

159 

Building 
Permits with 
Land Use 
Review 

 

4 

 

6 

 

2 

 

4 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
 

 

16 

Code 
Compliance 
Review 

1 1 1 0         3 

Pre-application 
Conferences 

1 0 1 0         2 

Administrative 
Decisions 

2 2 0 0         4 

 

 
PLANNING COMMISSION ACTIONS/DECISIONS 

 Home Occupation Approval Appeal- Appeal Denied; City Decision Upheld with Condition 

 DR 23-03 Public Works Building Renovation-Approved with Special Conditions 

 Code Update Discussion-ongoing 
 

CITY COUNCIL LAND USE ACTIONS/DECISIONS 

 Work Session to discuss Climate Friendly and Equitable Communities (CFEC) 

PRE-APPLICATION CONFERENCES 

 None held in April
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ADMINISTRATIVE PERMITS 

▪ None in April 2023 
 

BUILDING PERMITS WITH LAND USE REVIEW 

  DECEMBER  

Date Address Building 

Permit # 

Description 

    

04/04/23 19575 River Road B0445422 Convert window into door- approved 

04/13/23 525 Portland Ave B0116823 Gladstone Library- site plan 

approved 

04/19/23 7095 Ridgegate Drive B0099023 Repair to Home from Tree Fall Damage 

04/19/23 555 Portland Ave B0145123 Gladstone Fire Station Sign 

    

 
 

  

 
 

FUTURE ITEMS/PROPERTY UPDATES 
 

Date Topic 

May 

June 

 

No Planning Commission meeting in May 2023 

MR (Multi-Household Residential Zoning District) Updates 
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City of Gladstone Monthly Planning Report 

May 2023 
PUBLIC CONTACTS/PLANNING ACTIONS 

 

CUSTOMER 
CONTACT/ 

 

Jan 

 

Feb 

 

Mar 

 
April 

 
May 

 
June 

 
July 

 
Aug 

 
Sept 

 
Oct 

 
Nov 

 
Dec 

YEAR-
TO-DATE 

TOTALS Planning 
Actions 

Customer 
Service 
Counter 
Contacts 

 
1 

 
1 

 
1 

 
1 

 
0 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
4 

Customer 
phone/email 
Contacts 

 
48 

 
37 

 
31 

 
43 

 
34 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

193 

Building 
Permits with 
Land Use 
Review 

 

4 

 

6 

 

2 

 

4 

 

8 

 

 

 

 

 

 

 

 

 

 

 
 

 
 

 

24 

Code 
Compliance 
Review 

1 1 1 0 0        3 

Pre-application 
Conferences 

1 0 1 0 0        2 

Administrative 
Decisions 

2 2 0 0 0        4 

 

 
PLANNING COMMISSION ACTIONS/DECISIONS 

 No Planning Commission in May 
 

CITY COUNCIL LAND USE ACTIONS/DECISIONS 

 No Land Use Actions at Council in May 

PRE-APPLICATION CONFERENCES 

 None held in May
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ADMINISTRATIVE PERMITS 

▪ None in May 2023 
 

BUILDING PERMITS WITH LAND USE REVIEW 

  DECEMBER  

Date Address Building 

Permit # 

Description 

    

05/05/23 18595 Portland Ave G0000623 Public Works Building- Grading Permit 

05/05/23 18595 Portland Ave B0203923 Public Works Building- Bldg Permit 

05/08/23 525 Landon Street B0182423 Replace Retaining Wall 

05/08/23 19405 McLoughlin Blvd B0194023 Mazda of Gladstone- Bldg Permit 

(not approved- conditions of 

approval not met) 

05/08/23 17445 Via Del Verde Dr B0229523 Remodel of existing single-residential 

home 

05/10/23 
430 E Fairfield St 

B0655022 Back Patio Canopy Replacement 

05/23/23 
16711 SE Valley View Rd 

B0234323 Valley View Reservoirs Fall 

Protection Improvements (Railing) 

05/23/23 
275 W Ipwich St 

B0210923 Addition of 3 dwelling units resulting 

in quadplex at full build-out 
 

FUTURE ITEMS/PROPERTY UPDATES 
 

Date Topic 

June 

 

MR (Multi-Household Residential Zoning District) Updates 

Oregon Convention- Canopy Cover 

Wong’s Building Supply 
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Agenda Item No. 3 
 
 

   PC Meeting Date: 06/20/2023 
 
 

STAFF REPORT: DESIGN REVIEW 
 

Application No.: DR-23-04 
 

Applicant/Owner: Gladstone Park Conference Center 
 

Project Location: 19800 Oatfield Road; Tax Map 22E16C Lot 3400 
 

Project Description: Proposed 20,000 SF unenclosed canopy with attached 
lean-to over an existing paved area used for annual 
gatherings of the Oregon Conference of Seventh-Day 
Adventist. 

 

SUMMARY OF STAFF RECOMMENDATION 

 
The planning staff recommend approval of the Design Review application DR-23-04 and recommend 
the following findings and standard conditions in support of approval, as well as 2 special conditions: 
(1) Private Stormwater System; and (2) Transit Stop Improvement. 

 
Gladstone Park Conference Center is seeking Design Review approval for a proposed 20,000 sf 
unenclosed canopy over an existing developed area with an attached 971 sf lean-to at 19800 Oatfield 
Road within the OP-Office Park Zoning District.  The proposed permanent canopy and lean-to are for an 
existing gathering use in relation to Oregon Conference of the Seventh-day Adventist Church, which 
holds yearly events at the project site.  
  

As proposed and conditioned, Planning Staff found the application consistent with all applicable 
standards from Title 17 of the Gladstone Municipal Code (GMC). Therefore, staff recommend that the 
Planning Commission approve this Design Review application with the standard conditions and 2 special 
conditions of approval. 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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REQUEST FOR COMMENTS 
 

Sent to: Property owners within two hundred fifty (250) feet of the subject property, City of Gladstone 
Public Works, Police and Engineering as well as ODOT, Clackamas Fire, Water Environment Services 
(WES), Oak Lodge, and Gladstone Disposal. 

 

Responses Received: The proposal was reviewed by Gladstone Public Works and Engineering who 
provided comments dated May 25, 2023 regarding public utilities, streets and erosion control, which 
have been incorporated into this report.  Clackamas County Water and Environment Services (WES) also 
provided comments and recommended conditions which are incorporated herein.  No comments were 
received from Clackamas Fire District on behalf of Gladstone fire, ODOT or Oak Lodge.  No comments 
were received from the public.  
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STANDARD CONDITIONS 
 

1. Expiration. This approval shall remain valid for two years following the date of approval per 
17.80.100.  If the approved use has not commenced by that date, this approval shall expire unless 
a time extension is granted pursuant to GMC 17.66.015(4). 

 

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. Erosion Control.  Per an IGA between the City of Gladstone and Clackamas Water 

Environment Services (WES), WES is the delegated erosion control authority within the City’s 

boundaries for all development and redevelopment applications. The proposed development 

shall be subject to WES Rules and Regulations, and Standards (“WES RR&S”), in accordance 

with the following adopted ordinances: 

a. Water Environment Services Rules and Regulations, July 2018, Ordinance No. 03-2018 

b. Stormwater Standards, Clackamas County Service District No. 1, July 1, 2013. 

 

Per WES Stormwater Standards, Section 6.1, the owner or their agent, contractor, or employee 

shall properly install, operate and maintain both temporary and permanent Erosion Protection 

and Sediment Control (EPSC) practices to protect the environment during the useful life of the 

project. No visible or measurable erosion shall leave the property during development, 

construction, grading, filling, excavating, clearing, or other activity that accelerates erosion, 

as required by water quality standards set forth in OAR 340-41-445 thru 470. 

 

An EPSC Permit shall be required for development activities that result in land disturbance of 

800 sq ft or greater. Before the start of any grading or construction activities, the applicant 

shall submit a Permit application and erosion control site plans to WES for review and 

approval, and pay applicable permit fees ($460 + $80/acre over 1 acre). 

 

Prior to building permit sign off, EPSC measures shall be inspected by a WES erosion control 

inspector. Monitoring inspections will occur periodically throughout the construction. The 

permittee shall request a Final Erosion Control inspection once the site has been permanently 

stabilized.  

 
6. Private Site Utilities.  Private site utilities and plumbing shall be approved and permitted 

through Clackamas County Building Department. 

 

7. Pre-Construction Conference.  Once grading/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 per GMC 17.40.030. 
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8. Building Permits. The applicant shall obtain required building permits from Clackamas County.  
The applicant shall comply with requirements of the permits.  This includes a grading permit, as 
applicable.  

 

9. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. Sign designs were not 
included with the submittal package. If existing signage is to be replaced with signage in the 
future, a sign permit shall be filed separately at the time it is needed. 

 

10. 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 (6)(f), including provisions for curb 
ramps, circulation within the site, and appropriate grades to the public entrances of the buildings.  

 

11. As-Built Submittals.  Prior to the approval of the Certificate of Occupancy, the applicant shall 
provide the City Public Works Department with copies of the as-built submittals in paper, PDF and 
CAD format, per GMC 17.60.020(7), as applicable.   

 

12. Certificate of Occupancy.  All conditions of approval shall be satisfied prior to Final Certificate of 
Occupancy. 

 

SPECIAL CONDITIONS OF APPROVAL 
 

1. Private Stormwater System.  Prior to building permit approval, submit to the Gladstone Public 
Works Department for review and approval a revised stormwater report and construction plans 
detailing the private stormwater improvements and site grading per GMC 17.42.030. 

 

2. Transit Stop Improvement.  Prior to issuance of a final certificate of occupancy, improve Tri-Met 
Stops 13252 and 10700 or provide or provide documentation to the city planning department that 
improvements to these stops are not part of Tri-Met’s long-range plan. 

 

NOTES 
 

1. System Development Charges (SDCs). SDCs may be required due to the increased use of the 
property. The project shall provide all relevant information needed to calculate the SDCs to the 
Public Works Director.  

 

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

 

3. Right of Way Permits. Prior to initiating work within the right of way, a permit from the Gladstone 
Public Works Department and ODOT are required as applicable.  

 

4. Erosion Control permits are issued through Clackamas County Water Environment Services and 
are required for 800 sq. ft. or more of ground disturbance. 

 

3 - 4



City of Gladstone Planning Staff Report File No. DR-23-04 5 
 

FINDINGS 
 

Zoning Code Review & Findings   

Below are applicable citations/review criteria from GMC Chapter 17 and findings in response to the 
criteria. Unless discussed below, the applicant has met the requirements of the applicable review 
criteria fully, and/or the Code’s criteria are not applicable to this proposal and therefore do not 
warrant discussion.  Where conditions are necessary for the proposal to meet the provisions of GMC 
Chapter 17, the provisions are included beneath the findings for the applicable section.  Subsections 
of specific criteria not applicable to the proposal are omitted from this report and indicated with a 
triple asterisk (***). 

 

DIVISION II. ZONING DISTRICTS 
 

Chapter 17.22 OP- Office Park District 

17.22.020 Primary uses. 

(1) Uses. The following uses may be established when they satisfy the purposes of this district, and 
performance standards under subsections (2) to (8) of this section: 

(d) Retail and service uses listed as uses permitted outright in the C-2, community commercial, zoning 
district; 

 

Finding: The C-2 zone permits outright “Community service facility such as a fire station, library, 
community center, park, utility facility or meeting hall”.  This structure is intended to provide cover for 
an outdoor meeting hall use, a permitted service use in the C-2 zone and, by reference, the OP zone.  
This standard is met. 

 

(2) Site Plan and Design. Structures, circulation, parking, loading, and landscaping shall be designed to: 

(a) Avoid undue disturbance of significant vegetation, slopes and lakes; 

(b) Incorporate and use significant natural features to enhance the quality of the development and 
preserve the visual character of the site; 

(c) Project a positive image as viewed from both inside and outside the site; and 

(d) Minimize the impact of truck loading and maneuvering areas. 

 

Finding:  The construction of a cover and lean-to wall upon an existing paved gathering area will not 
affect circulation, parking, loading or landscaping.  The structure itself is designed to match the other 
structures on the site, all of which are designed for the gathering of people.  The proposed structure 
avoids undue disturbance of significant vegetation, slopes and lakes, projects an image of comfortable 
gathering and does not affect truck loading or maneuvering.  This standard is met. 

 

(3) Building Types and Designs. The use shall occupy only the types of buildings described below: 

(a) Buildings. Architect-designed buildings which have the following characteristics: 

 (A) Are designed for the specific site to accomplish the objectives under subsection (2) of this section; 

(B) Provide for natural light penetration into work areas using windows, skylights, atriums, 
courtyards, etc.; 

 (C) Have distinctive public entrances into the building; 

(D) Use high-image exterior materials and finishes such as masonry, architecturally treated tilt-up 
concrete, glass, wood, or stucco; 
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(E) Do not use metal siding material, except as approved by the design review committee for specific 
high-image materials, or for canopies, awnings, screening for roof-mounted fixtures, or other 
architectural features; 

(F) Generally provide limited area (not exceeding twenty percent (20%) of the floor area) devoted 
exclusively to storage, except those uses requiring additional storage area for materials and finished 
products assembled within the same building, or uses providing storage and retrieval of records or 
information, and similar uses; 

(G) Are designed to accommodate either a number of tenants in one structure, or a single tenant 
having various space needs, such as office, research, assembly and storage. 

 

Finding:  The proposal includes an open-sided structure rather than a building.  The proposed structure 
is designed to match the existing structures on-site and support the intent of the overall development as 
a gathering place.  However, GMC Section 17.06.050 defines “Building” to include “a structure built for 
the support, shelter or enclosure of any persons…”  Therefore, these standards are appliable.  This 
standard is met as this structure is: 

• architect-designed; 

• allows for natural light penetration through the open sides; 

• contains distinct entrances as there is only one side “wall”; 

• is made of metal but is a canopy structure and is therefore permitted to be made of metal; 

• includes no exclusive storage area; and 

• is designed to meet the needs of one tenant, including but not limited to assembly. 

 

(4) Outdoor Storage / Process Areas. No outdoor storage of materials or products is allowed. No 
outdoor processes shall be employed in the operation of the business. Waste and recycle receptacles 
shall be maintained within enclosed structures. 

 

(5) Display Areas. All display areas shall be located within an office, multi-use of flex-space building. 
No outdoor display areas are allowed in this district. 

 

Finding:  No outdoor storage, processing or display is proposed.  These standards are met. 

 

(6) Transportation Requirements. The use provides appropriate access to a road of at least a collector 
classification. In addition, the following provisions apply: 

(a) Parking. The use satisfies the parking requirements under GMC Chapter 17.48 (off-street parking 
and loading), and parking area landscaping requirements under GMC Chapter 17.46 (landscaping). All 
parking requirements shall be satisfied on-site, except as provided for shared parking. On-street 
parking shall not be allowed in this district; 

(b) Loading Areas. Loading areas shall be located to the side or rear of the buildings unless 
topography, natural features, or other requirements of this section dictate front yard loading bays. 
Loading dock areas shall be recessed, screened, or otherwise designed to buffer this use from adjacent 
properties and roads. 

 

Finding:  The proposed canopy structure is an addition to an existing site that has adequate access, 
parking and loading.  The canopy will cover an existing paved space used for assembly.  There are no 
additional trips anticipated with the addition of this structure.  This standard continues to be met by the 
existing site. 
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(7) Landscaping. A minimum of twenty percent (20%) of the developed “site area,” as defined under 
GMC Section 17.22.060, shall be used for landscaping, satisfying the requirements under GMC 
Chapter 17.46 (landscaping). Typical landscaping in this district shall: 

(a) Include a variety of plant materials; 

(b) Highlight public access points to buildings; 

(c) Buffer loading and utility areas; 

(d) Break up large parking areas; 

(e) Complement building design and materials; 

(f) Incorporate significant trees and other natural features into the site as much as possible; 

(g) Include street trees along periphery and internal circulation roads except where significant trees 
already exist; 

(h) Provide for maintenance of all areas within the site area, including areas for future development. 

 

Finding:  Staff asked the applicant to designate an area of the overall property as the “developed site 
area” to calculate landscaping percentage requirements.  The overall property is approximately 71 acres 
in size.  The applicant identified a “developed site area” area of approximately 11.75 acres.  Sheet L1.1a 
of the applicant’s submitted plans identifies greater than 20% landscaping on the overall site 
(approximately 51.8% of the development site is landscaped as roughly measured).  This standard is 
met. 

 

(8) Operational Impacts: 

(a) The operation of the use shall not produce noise, odors, fumes, gases, or vibration which exceed 
the standards of the Department of Environmental Quality (DEQ); 

(b) No hazardous materials in quantities classified under Group H, Division 1 or Division 2 Occupancies 
under the Uniform Building Code shall be stored or used on the premises, except as specifically 
approved as a conditional use under GMC Section 17.22.040 (conditional uses); 

(c) Any use which generates, releases, stores, or deposits hazardous substances, as defined by 
CERCLA, 42 USC Chapter 9601 (14), pollutants or contaminates as defined in CERCLA, 12 USC Chapter 
9604 (a) (2), or hazardous wastes as defined by RCRA, 42 USC Chapter 6903 (5) (“Hazardous 
Substance”) shall be allowed only under a conditional use under GMC Section 17.22.040 (conditional 
uses). 

 

Finding:  The addition of a canopy cover will not produce operational impacts as described above.  This 
standard is met. 

 

17.22.060 Dimensional standards. 

(1) Purpose. The purpose of these requirements and limitations are to: 

(a) Assure that developments have a positive image and attractive appearance from within the site, 
and from public roads and adjacent properties; 

(b) Encourage the retention of large sites and their development in a coordinated aesthetic, and 
efficient manner; 

(c) Ensure that the minimum operational requirements of the development are provided on-site; 

(d) Establish the maximum limits of development; 

(e) Provide for the safety and welfare of property within and adjacent to the site. 
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Finding:  This purpose statement is considered in the following findings. 

 

(2) Site Area Requirements. A “site area” for purposes of this section shall be the total land area to be 
developed as a unit prior to the creation of any new parcels or lots within the land area. A site area 
may be either of the following: 

(a) A single tax lot, or two or more contiguous tax lots under the same ownership; 

(b) Two or more contiguous tax lots under separate ownership, provided that: 

(A) All individual property owners are members of a group formed for the purposes of developing the 
properties as a single planned development, and 

(B) All individual tax lot ownerships are converted into development shares, or other satisfactory 
arrangement, allowing all lots to be combined into one lot prior to issuance of any building permit 
for the project. 

 

(3) Site Area Standards. The following standards shall apply to office park districts. 

(a) Site area. Developments shall require a minimum site area of five acres. 

(b) Site area partitions and subdivisions. Design review approval of the overall development plan for 
the site area, including circulation, parking, landscaping, and proposed building elevations, shall be 
required prior to the approval of any partition or subdivisions of a site area existing at the time of 
application of this district to the property. 

 

Finding:  The overall site is approximately 71 acres and is a single tax lot under the same ownership.  No 
land division is proposed.  These standards are met.  

 

(4) Setback Requirements. For purposes of this section, a “perimeter access road,” shall be any state, 
county, or public road which provides access to the site area, and an “internal circulation road” shall 
be any public or private roadway which provides direct access to more than one use, building, or 
parcel within a site area but not including connecting driveways within or between parking areas. 

(a) Perimeter Access Road Setbacks. A minimum thirty-foot (30’) setback shall be maintained between 
structures in a development and any perimeter access road, except: 

(A) An additional five feet (5’) of setback shall be added for each five feet (5’), or portion thereof, of 
building height over thirty-five feet (35’); 

(B) No structure shall be erected closer than fifty-five feet (55’) from the center line of a perimeter 
access road. 

(b) Perimeter Side and Rear Yard Setbacks. A twenty-foot (20’) setback shall be provided between any 
structure and a side or rear perimeter line; 

(c) Internal Site Setbacks. A twenty-foot (20’) setback shall be provided between buildings within a 
site area, and between any building and an internal circulation road. 

(d) Corner Lots. A structure located on the corner of two roads shall observe the minimum setback 
requirement for both roads, as prescribed in this section; 

(e) Perimeter Landscaping. Within the perimeter setback, a landscaped strip at least twenty feet (20’) 
wide shall be provided. 

(f) A setback does not apply to Portable Storage Containers as defined in Chapter 5.22. 

 

Finding:  The proposed structure is a minimum of 238 feet from the nearest road, Oatfield Road.  
Intervening vegetation is existing between Oatfield and the proposed structure.  This standard is met. 
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(5) Minimum Street Frontage. A site area shall have a minimum of one hundred feet (100’) of frontage 
on a state, county, or public perimeter access road. 

 

Finding:  This site has well over 100’ of frontage on Oatfield Road.  This standard is met. 

 

(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; 

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

(c) 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. 

 

Finding:  The proposed structure is approximately 32.2’ tall, under the 35’ limit.  This standard is met.  

 

(7) Exceptions to General Requirements. The requirements of this section may be modified when such 
modification is consistent with GMC Subsection 17.22.060(1) and GMC Chapter 17.72 (variances). 

 

Finding:  No exceptions are requested.  This standard is not applicable.  

 

17.22.070 Development standards. 

All development within an OP zoning district shall be subject to the development standards of GMC 
Section 17.22.020. In addition, the following standards shall apply: 

(1) Master Plan. All developments within the office park district shall be reviewed and developed 
under a master plan which addresses the performance standards of this section and GMC 
Chapter 17.80 (design review).  

 

Finding:  Findings regarding the provisions of Section 17.22.020 are discussed previously in this report.  
The Oregon Convention site master plan designates this space for gathering and assembly.  The 
provisions of Chapter 17.80 are discussed further in this report.  This standard is met. 

 

(2) Specific Area Plans or Standards. Development shall comply with the requirements or provisions of 
any special design, circulation, community plan, or standards adopted by the City Council for the area. 

 

Finding:  There are no specific area plans or standards for this area.  This standard is not applicable.  

 

(3) Fences. Street perimeter fences or walls and guard posts shall meet a minimum setback of thirty 
feet (30’) and shall be of a material, color, and design complementary to the development and to 
adjoining properties and public access roads. 

 

Finding:  No new fencing is proposed with this development.  The existing fencing along Oatfield Road 
will remain and is of a material, color and design complementary to the development and adjoining 
properties and public access roads.  The existing street perimeter fence is not setback a minimum of 30’, 
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which is considered a pre-existing non-conformity that may continue but not be expanded.  No 
expansion is proposed with this development.  This standard is met.  

 

(4) Signs. *** 

 

Finding:  No additional signage is proposed with this design review application and therefore the sign 
standards are not applicable. 

 

DIVISION IV. DEVELOPMENT STANDARDS 
 

Chapter 17.42 GENERAL PROVISIONS 

17.42.020 Use of public right-of-way. Use of public right-of-way for the sale, display or storage of 
goods and off-street parking is prohibited on interior side of curbs, however, this requirement may be 
waived upon City Council approval. 

 

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: Oatfield Road is improved with full width street, curb, sidewalk and street lighting.  No storage 
is proposed in the public right-of-way.  No new traffic will be generated by the proposed canopy cover.  
This standard is met. 

 

Chapter 17.44 BUILDING SITING AND DESIGN 

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. 
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(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. 

 

(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. 
All development shall comply with GMC Chapter 8.12 (noise control). 

 

Finding: The proposed structure will be placed over an existing paved area.  The sides are open to allow 
natural light.  The design and materials are compatible with others on the site.  The structure is tucked 
behind existing trees, buffering it from Oatfield Road.  These criteria related to Siting, Energy Efficient 
Design, and Compatibility 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. 

 

(5) Lighting. Adequate exterior lighting shall be provided to protect public safety and shall be 
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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; 

(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. 

 

(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 proposed structure is metal but as it is a canopy, this is permitted.  There are no roof-
mounted fixtures.  Sheets E1.1a and E1.1b demonstrate adequate lighting for the additional structure 
and surrounding area.  This standard 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. 

 

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

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

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

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

(ii) Nonresidential developments shall provide a minimum storage area of ten (10) square feet 
plus: 

(aa)  office – 4 square feet /1,000 square feet gross floor area (GFA) 

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

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

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

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

 

Finding: There are no changes to trash disposal and recycling collection associated with this canopy 
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cover installation.  Gladstone Disposal Co. provided a letter, included with the applicant’s submittal, that 
the current pick-up location is acceptable, meeting subsection (A) of (8)(a) above.  This standard is met.  

 

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; 
(c) Change in material or texture or architectural design; or 
(d) A row of clerestory windows on the building’s street-facing elevation. 

 

Finding: There are no proposed street-facing walls and therefore this window standard is not applicable. 
 

Chapter 17.46 LANDSCAPING  

Chapter 17.46 of the GMC regulates landscaping standards applicable 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: As discussed previously in this report, the site development area includes approximately 51.8% 
landscaping. This standard 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; 
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(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. 

 

(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. 

 

(10) Nonconforming Uses and Nonconforming Development. Additions or alterations to 
nonconforming uses and nonconforming development on a commercial or industrial site which does 
not comply with the landscaping requirements of this title must provide landscaping in a scale with 
the modification, as follows: 

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

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

(c) Structural additions of 2,000 to 4,999 square feet are required to landscape at least an additional 
10 percent of the developed site area, up to the minimum landscaping requirements for new 
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development in the district. 

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

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

 

Finding:  The site is adequately landscaped.  The proposed canopy is over existing pavement.  No 
changes are proposed to the conforming landscaping.  This standard is met.  

 

Chapter 17.48 OFF-STREET PARKING AND LOADING 

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

 

Finding: The proposed canopy cover will not generate additional vehicle trips to the site.  The existing 
parking is adequate for the existing use.  The off-street parking and loading standards of this chapter will 
continue to be met with the existing development. 

 

17.48.050 Bicycle parking standards. 

(1) General Provisions. 

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

 

Finding: As this is not a new multi-family residential, commercial or industrial development, the bicycle 
parking standards are not applicable. 

  

Chapter 17.50 VEHICULAR AND PEDESTRIAN CIRCULATION 

17.50.010 Applicability. Vehicular and pedestrian circulation standards shall apply to all land divisions 
and to all development that is subject to design review. 

 

17.50.020 Vehicular and pedestrian circulation generally. 

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

 

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

 

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

 

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

 

(4) Traffic Volume Expansion. Provision shall be made to accommodate any increased volume of traffic 
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resulting from the development consistent with GMC Section 17.50.050. If streets adjacent to or 
serving the site are inadequate, widening, dedication of property for future widening, or other street 
improvements may be required. The development shall be designed to minimize traffic volume 
increases on minor streets and underdeveloped streets. 

 

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

 

(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for 
new nonresidential and multi-family developments and for new buildings added to existing 
nonresidential and multi-family developments.*** 

 

Finding: No changes are proposed to on-site vehicle or pedestrian circulation.  There are multiple paved 
pathways connecting to the area where the canopy will be located. These standards are met with 
existing improvements. 

 

(7) Proposed new industrial, institutional, multi-family retail and office developments requiring full 
site design review that are adjacent to or incorporate transit streets shall provide transit 
improvements at any existing or planned transit stop located along the site’s frontage consistent with 
the transit operator’s adopted long-range plan. 

 

Finding: There are two Tri-Met bus routes, 31 and 32 with stops located along the site’s Oatfield Road 
frontage (at Hereford and at Exeter).  The applicant shall be required to provide transit improvements at 
these bus stops consistent with Tri-Met’s adopted long range plan.  This standard is met with the 
condition that the applicant improve Tri-Met Stops 13252 and 10700 or provide documentation to the 
city that improvements to these stops are not part of Tri-Met’s long-range plan. 

 

Chapter 17.52 SIGNS  

Establishes sign requirements.  

 

Finding: Sign designs for the replacement of the current signs, or any additional signage, was not 
included in the application. This standard is not applicable to the proposal.  

 

Chapter 17.54 CLEAR VISION  

17.54.020 Clear vision area. 

(1) Obstruction Prohibited. On property at any corner formed by the intersection of two streets, or a 
street and a railroad, it is unlawful to install, set out or maintain, or to allow the installation, setting 
out or maintenance of any sign, fence, hedge, shrubbery, natural growth or other obstructions to the 
view higher than three feet above the level of the center of the adjacent intersection with that 
triangular area between the property line and a diagonal line joining points on the property lines at 
the distance from the intersection specified in this regulation. In the case of rounded corners, the 
triangular areas shall be between the lot lines extended in a straight line to a point of intersection and 
so measured, and a third side which is a line across the center of the lot joining the nonintersecting 
ends of the other two sides. The following measurements shall establish clear-vision areas: 
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Right-of-Way (in feet) Measurement Each Lot 
Line (in feet) 

80’ 20’ 

60’ 30’ 

50’ or less 40’ 

 

(2) Exceptions. Provisions set out in Subsection (1) of this section shall not apply to: 

(a) Public utility poles; trees trimmed (to the trunk) to a line at least eight feet (8’) above the level of 
the intersection; provided, that the remaining limbs and foliage of the trees must be trimmed as to 
leave, at all seasons, a clear and unobstructed cross-view of the intersection; saplings, or plant species 
of open growth habits and not planted in the form of a hedge, which are so planted and trimmed as to 
leave at all seasons a clear and unobstructed cross-view of the intersection, supporting members of 
appurtenances to permanent buildings existing on the date when this ordinance in this Chapter 
becomes effective; official warning signs or signals; places where the contour of the ground is such 
that there can be no cross-visibility at the intersection; or to signs mounted ten or more feet above 
the ground and whose supports do not constitute an obstruction as described in Subsection (1) of the 
section. 

(b) At a driveway serving a parking lot with capacity of more than eight automobiles and at corners of 
an intersection of a street controlled by stop signs or a traffic signal if the street intersection or 
driveway has an unobstructed sight distance specified in a 2001 publication titled “A Policy on 
Geometric Design of Highways and Streets” prepared by the American Association of State Highway 
and Transportation Officials (AASHTO), summarized in the table below; however, the Planning 
Commission may approve a driveway location with less than minimum intersection sight distance if 
no other suitable location is available: 

 

Posted Speed Limit Minimum Intersection 
Sight Distance 

20 225 ft. 

25 280 ft. 

30 335 ft. 

35 390 ft. 

40 445 ft. 

45 500 ft. 

 

Finding: The proposed canopy cover is well outside of the clear vision area and no changes are proposed 
to driveway locations.  These standards continue to be met with the existing site. 

 

Chapter 17.56 DRAINAGE 

17.56.020 Standards. 

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

 

(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. 

 

(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 submitted plans and a stormwater report with the Design Review application 
demonstrating that adequate surface water management, treatment, and conveyance can be made 
available through improvements completed by the developer to meet the City of Gladstone Stormwater 
Standards.  The standards of this section will be met with the conditions identified below.   

  

1. A revised stormwater report and construction plans detailing the private stormwater improvements 
and site grading shall be submitted to the Public Works Department for review and approval per GMC 
Section 17.42.030. The City required 3 paper copies and an electronic copy of the plans and the drainage 
report to be submitted.   

a. Construction plans shall be designed and stamped by a professional engineer registered in the State  

of Oregon.   

b. Once construction plans are ready to be approved by the Public Works Department, a Pre-
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Construction Conference will typically be required at the Public Works Department. The requirement 
for a Pre-Construction conference may be waived by the Public Works Director depending upon the 
scope of the project.   

c. Prior to issuing the approved plans and a right-of-way permit, easements, maintenance agreements,  

and bonds may be required and SDC’s may have to be paid.  

 

2. As-built plans showing the constructed public improvements shall be submitted to the Public Works 
Department at the completion of construction. As-builts shall include a paper and pdf copy and CAD.    

Chapter 17.58 GRADING AND FILL 

17.58.020 General provisions. 

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

 

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

 

Finding: Any applicable Building permits and grading permits are required to ensure the requirements in 
the Uniform Building Code, or current predecessor, will be met through the building permit review 
process.  This criterion is met with the standard building permit condition identified previously. 

 

Chapter 17.60 UTILITIES 

17.60.020 Standards. 

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

 

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

 

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

 

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

 

(4) Sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities.  

 

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

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

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

 

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

 

(7) As-Built Submittals. A map showing all public improvements, as built, shall be filed with the city 
engineer upon completion of the improvements. 

 

(8) Conditions for Refund to Developer. 

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

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

(c) The right to require such a refund shall not continue for more than 10 years after the date of 
installation of the extension; 

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

 

Finding: The City Public Works Department reviewed the application.  They found no impact to the 
public water, public sewer or public roadway system.  Impacts to the storm drainage system were 
discussed and conditioned previously in this report.  The following general conditions were 
recommended and are included with this report: 

• Private site utilities and plumbing shall be approved and permitted through Clackamas County 
Building Department.   

• A grading permit for onsite grading activities may be required. If required, the grading permit 
will be issued through Clackamas County Building Department.   

• An erosion control permit may be required. If required, the erosion control permit will be issued 
through Clackamas County Water Environment Services.  

• Prior to Final Occupancy, all requirements of the Public Works Department shall be met. 
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This standard is met. 

 

DIVISION V. USE PERMITS AND AMENDMENTS 

 

Chapter 17.80 DESIGN REVIEW  

17.80.021 Applicability. 

(1) This chapter shall apply to new structures; additions to existing structures; site development, such 
as grading, parking lot construction or commercial/industrial use of an undeveloped property; change 
of use; and major remodeling, with the following exceptions:*** 

 

Finding: The proposal is to add a canopy cover with a one-side lean-to to the existing site, a new 
structure and therefore this proposal qualifies for design review.  This criterion is met.  

 

17.80.061 Submittal requirements. 

(1) An application for design review shall include a minimum of twelve (12) copies of the following 
plans drawn to scale. A project summary shall accompany the application when necessary to describe 
special circumstances such as a request for a minor exception pursuant to GMC Section 17.80.090 
(minor exceptions).  

 

Finding: The applicant provided the application materials, including the narrative, site plan, landscaping 
plan, lighting plan, and elevations. Copies needed to thoroughly assess the criteria used for evaluation 
were also provided. This criterion is met.  

 

17.80.090 Minor Exceptions. 

(1) Authority. In conjunction with the design review plan approval, the Planning Commission may 
grant minor exceptions from the following requirements: 

(a) Dimensional standards for yards required in the primary district; 

(b) Dimensional standards for off-street parking as required in GMC Chapter 17.48 (Off-Street Parking 
and Loading); 

(c) Minimum and maximum number of off-street parking spaces required in GMC Chapter 17.48 (Off-
Street Parking and Loading). 

(2) Limitations. No minor exceptions shall be greater than twenty-five percent (25%) of the 
requirement from which the exception is requested. Requests greater than twenty-five percent (25%) 
shall be subject to variance procedures.*** 

 

Finding: The applicant is not requesting an exception. This is informational only. This criterion is not 
applicable as proposed.  

 

17.80.100 Compliance. 

(1) 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. 

(2) Prior to issuance of a final certificate of occupancy, the development site shall be checked by the 
City Administrator or designee to insure compliance with the approved design review plans. Approval 
of a final certificate of occupancy shall not be granted until all conditions of design review approval 
are met. 
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(3) Any departure from the approved design review plans may be cause for revocation of the building 
permit or denial of a final certificate of occupancy. Any changes in the approved design review plans 
shall be submitted to the City Administrator or designee for review and approval prior to execution. 
Changes to the substance of an approval or the substance of conditions of approval shall require the 
submittal of a new design review application. 

 

Finding: This is informational only. The applicant has two years to meet this criterion.  

 

As such, the Planning Staff are recommending the Planning Commission APPROVE the Design Review 
Application DR-23-04 with two special conditions. 

 

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. 

EXHIBITS 
 

 

  
 
 

  
 

 
 

 
 

 
 

 

Color Rendering of Canopy Cover 

Vicinity Map 
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Site Plan 

Landscape Plan 
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Floor Plan and Elevation 
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May 25, 2023 
 
Heather Austin, AICP 
C/O City of Gladstone 
18505 Portland Avenue 
Gladstone, OR 97027 
 
Project: Seventh Day Adventist Church Canopy Area, 19800 Oatfield Rd. 
Request Design Review approval to cover an existing paved area onsite with a roof of approximately 20,000 sf with an 

attached 971 sf lean-to. The Public Works Department has the following comments related to the proposed project.   

              

Water: 

There is no impact to the public water system, no public water improvements will be required. 

Sanitary Sewer: 

There is no impact to the public sewer system, no public sanitary sewer improvements will be required. 

Street improvements: 

Oatfield Road is improved with full width street, curb, sidewalk, and street lighting. The project will not generate any new 

traffic; therefore, no public street improvements will be required. 

Storm Drainage: 

The applicant submitted plans and a stormwater report with the Design Review application demonstrating that adequate 

surface water management, treatment, and conveyance can be made available through improvements completed by the 

developer to meet the City of Gladstone Stormwater Standards.  

 

1. A revised stormwater report and construction plans detailing the private stormwater improvements and site 

grading shall be submitted to the Public Works Department for review and approval per GMC Section 17.42.030. 

The City required 3 paper copies and an electronic copy of the plans and the drainage report to be submitted.  

a. Construction plans shall be designed and stamped by a professional engineer registered in the State 

of Oregon.  

b. Once construction plans are ready to be approved by the Public Works Department, a Pre-Construction 

Conference will typically be required at the Public Works Department. The requirement for a Pre-

Construction conference may be waived by the Public Works Director depending upon the scope of 

the project.  

c. Prior to issuing the approved plans and a right-of-way permit, easements, maintenance agreements, 

and bonds may be required and SDC’s may have to be paid. 

2. As-built plans showing the constructed public improvements shall be submitted to the Public Works Department 

at the completion of construction. As-builts shall include a paper and pdf copy and CAD.   

  

3 - 25



 

2 

 

General: 

3. Private site utilities and plumbing shall be approved and permitted through Clackamas County Building 

Department.  

4. A grading permit for onsite grading activities may be required. If required, the grading permit will be issued 

through Clackamas County Building Department.  

5. An erosion control permit may be required. If required, the erosion control permit will be issued through 

Clackamas County Water Environment Services. 

6. Prior to Final Occupancy, all requirements of the Public Works Department shall be met. 
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TO: Heather Austin � 3J Consulting/City of Gladstone

FROM: Erik Bertram / Water Environment Services (ebertram@clackamas.us, 503-936-3666)

DATE: May 25, 2023

SUBJECT: WES Conditions of Approval, DR23-04

LOCATION: 19800 Oatfield Road

TAX LOT: 22E16C 03400

WES LOG#: 149-23

Conditions of Approval:

1. Per an IGA between the City of Gladstone and Clackamas Water Environment Services (WES), WES is the 

delegated erosion control authority within the City�s boundaries for all development and redevelopment 

applications. The proposed development shall be subject to WES Rules and Regulations, and Standards 

(�WES RR&S�), in accordance with the following adopted ordinances:

a. Water Environment Services Rules and Regulations, July 2018, Ordinance No. 03-2018

b. Stormwater Standards, Clackamas County Service District No. 1, July 1, 2013.

2. Per Stormwater Standards, Section 6.1, the owner or their agent, contractor, or employee shall properly 

install, operate and maintain both temporary and permanent Erosion Protection and Sediment Control (EPSC) 

practices to protect the environment during the useful life of the project. No visible or measurable erosion 

shall leave the property during development, construction, grading, filling, excavating, clearing, or other 

activity that accelerates erosion, as required by water quality standards set forth in OAR 340-41-445 thru 470.

3. An EPSC Permit shall be required for development activities that result in land disturbance of 800 sq ft or 

greater. Before the start of any grading or construction activities, the applicant shall submit a Permit 

application and erosion control site plans to WES for review and approval, and pay applicable permit fees 

($460 + $80/acre over 1 acre).

4. Prior to building permit sign off, EPSC measures shall be inspected by a WES erosion control inspector. 

Monitoring inspections will occur periodically throughout the construction. The permittee shall request a Final 

Erosion Control inspection once the site has been permanently stabilized. 
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NOTICE OF PUBLIC HEARING- JUNE 20, 2023 

GLADSTONE PLANNING COMMISSION 

DR 23-04 Canopy Cover Design Review 

 
 

DATE & TIME: 06/20/23. This item will not begin earlier than 6:30 p.m. 

However, it may begin later depending on the length of 

preceding items. 
 

PLACE: The public hearing will be conducted in person at the Gladstone 

City Hall located at 18505 Portland Avenue | Gladstone, OR 97027, 

as well as virtually using the Zoom platform. The Zoom link to the 

public hearing and details on how to observe and testify online or 

by telephone will be available after June 13, 2023 on our website: 

https://www.ci.gladstone.or.us/bc-pc/page/planning-commission-

meeting-79 
 

 

LOCATION 19800 Oatfield Road GLADSTONE, OR 97027 

 Tax Lot 22E16C 03400 
 

DEVELOPMENT PROPOSAL: Gladstone Park Conference Center is seeking design review 

approval for a 20,000 SF unenclosed canopy with attached 

lean-to over an existing paved area used for annual gatherings 

of the Oregon Conference of Seventh-day Adventists. 

 

APPLICABLE 

REVIEW 

STANDARDS: 

Gladstone Municipal Code (GMC) Chapters: 17.22 (OP-Office 

Park Zoning); 17.42 (General Provisions); 17.44 (Building Siting 

and Design); 17.46 (Landscaping); 17.48 (Off-Street Parking and 

Loading); 17.50 (Vehicular and Pedestrian Circulation); 17.54 

(Clear Vision); 17.56 (Drainage); 17.60 (Utilities); 17.80 (Design 

Review); 17.94 (Hearings); & 17.96 (Improvement Guarantees). 
 

All interested parties are invited to “attend” the hearing online or by in person and may testify orally, if 

they so choose. Written testimony may be submitted by email, or regular mail. 

 

Please include the permit file number on all correspondence and address written testimony to the staff contact 

who is handling this matter. Any correspondence received in advance of the meeting will be forwarded to 

the Planning Commission. 

 

A copy of the application, all documents and evidence submitted by or on behalf of the applicant, and 

applicable criteria are available for inspection at no cost. In addition, a staff report on the application will 

be available for inspection at no cost at least seven days prior to the hearing. Hard copies of documents will 

be provided at a cost of 25 cents per page or you may view or obtain these materials: 

1. By contacting Heather Austin, at 503.946.9365 x206 or heather.austin@3j- consulting.com; or 
2. By requesting a copy of the application at City Hall located at 18505 Portland Avenue Gladstone. 

 

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. 
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Agenda Item No. 4 
 
 

   PC Meeting Date: 06/20/2023 
 
 

STAFF REPORT: DESIGN REVIEW 
 

Application No.: DR-23-05 
 

Applicant: Architecture Northwest P.C. 
 
Owner: Sheldon Development, Inc. 
 

Project Location: 19640 and 675 McLoughlin Blvd. 
 Tax Map 22E19DD Lots 2501 and 301 
 

Project Description: The applicant is seeking design review approval for a 
proposed 6,528 square foot 2-story building to be used as a 
cabinet and stone countertop showroom and display area.  
The application includes a minor exception to the 
requirement to provide 20-feet of spacing between loading 
areas and adjacent residential properties.  The proposal 
requests a reduction of this standard down to 15-feet.   

SUMMARY OF STAFF RECOMMENDATION 

 
The planning staff recommend approval of the Design Review application DR-23-05 and recommend 
the following findings and standard conditions, as well as special conditions in support of approval: (1) 
McLoughlin Blvd. Improvements; (2) ODOT Right-of-Way; (3) Highway Access; (4) Utility Billing; (5) Storm 
Drainage; (6) Construction Plans; (7) Fire Access and Water Supply; and (8) Erosion Control. 

 
The site is home to a former Pizza Hut building that will be demolished.  The site is comprised of two lots 
(Tax Lot IDs above), which will be consolidated as part of this project.  The overall site size is 0.55 acres 
in size.  The site is in the C-3, General Commercial Zoning District.  The building will be constructed at the 
front of the site, adjacent to McLoughlin Blvd.  The parking area will be in the rear (eastern) portion of 
the site accessed by an existing driveway and drive aisle along the property’s northern boundary. 

 

As proposed and conditioned, Planning Staff found the application consistent with all applicable 
standards from Title 17 of the Gladstone Municipal Code (GMC). Therefore, staff recommend that the 
Planning Commission approve this Design Review application with 8 special conditions of approval. 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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REQUEST FOR COMMENTS 
 

Sent to: Property owners within two hundred fifty (250) feet of the subject property, City of Gladstone 
Public Works, Police, Finance and Engineering as well as ODOT, Clackamas Fire, Water Environment 
Services (WES), Oak Lodge, and Gladstone Disposal. 

 

Responses Received: The proposal was reviewed by Gladstone Public Works and Engineering who 
provided comments regarding sanitary sewer, streets and erosion control; Gladstone Finance provided 
comments regarding past due utility fees on the site; ODOT provided comments regarding the 
McLoughlin Blvd right-of-way;  Clackamas Fire District #1 provided comments regarding fire, life and 
safety; and  WES provided comments regarding erosion protection and sediment control.  All comments 
and recommended conditions of approval have been incorporated into this report.  No comments were 
received from the public at time of staff report publication.  

STANDARD CONDITIONS 
 

1. Expiration. This design review approval shall remain valid for two years following the date of 
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approval per GMC Section 17.80.100.  If the approved use has not commenced by that date, this 
approval shall expire unless a time extension is granted pursuant to GMC Section 17.66.015(4) of 
the Gladstone Municipal Code.  The variance (if a minor exception is not approved with the Design 
Review) shall remain valid for one year following the date of approval (with one 1-year extension 
permitted) per GMC Section 17.72.040. 

 

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.  

 

6. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. Sign designs were not 
included with the submittal package. Separate sign permits are required for any building-mounted 
or free-standing signage.  Prior to issuance of a certificate of occupancy, the existing free-standing 
sign pole shall be utilized, replaced or removed in accordance with city standards. 

 

7. 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 (6)(f), including provisions for curb 
ramps, circulation within the site, and appropriate grades to the public entrances of the buildings.  

 

SPECIAL CONDITIONS OF APPROVAL 
 

1. McLoughlin Blvd. Improvements.  Prior to issuance of a certificate of occupancy, provide the city 
of Gladstone confirmation from ODOT that they have approved and accepted any required curb, 
sidewalk, and driveway upgrades, or verification from ODOT that such improvements were not 
required. 

 

2. ODOT Right-of-Way.  Prior to issuance of a final certificate of occupancy, provide the city of 
Gladstione documentation of right-of-way donation to ODOT as necessary to accommodate the 
planned cross section, or verification from ODOT that such dedication was not required.   

 

3. Highway Access.  Prior to issuance of a final certificate of occupancy, submit documentation to the 
city of Gladstone that a State Highway Approach Road Upgrade Permit has been issued and 
completed. 

 

4. Utility Billing.  Prior to issuance of a building permit, the applicant shall pay the outstanding utility 
billing charges due for water, sewer and stormwater usage dating back to June 30, 2018.  The 
amount overdue on this account as of June 6, 2023 is $12,680.46. 
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5. Storm Drainage.  Prior to issuance of a certificate of occupancy, any public storm drainage 
improvements in SE McLoughlin Blvd. shall be installed pursuant to the requirements of the 
Oregon Department of Transportation.  All new and re-developed impervious areas shall comply 
with the Gladstone Stormwater Treatment and Detention Standards. 

 

6. Construction Plans.  Prior to issuance of a building permit, plans detailing the proposed public and 
private utilities, site grading, and other public and private site improvements shall be submitted 
to the Public Works Department for review and approval per GMC Section 17.42.030.  These plans 
shall include improvements as detailed in the Public Works Department Review Letter for this 
proposal dated June 8, 2023. 

 

7. Fire Access and Water Supply.  Prior to issuance of a final certificate of occupancy, the applicant 
must obtain a stamp of approval from Clackamas Fire District #1 that demonstrates fire apparatus 
access and water supply requirements identified in the letter from the district (dated May 5, 2023) 
will be satisfied.  

 

8. Erosion Control.  The applicant shall properly install, operate and maintain both temporary and 
permanent Erosion Protection and Sediment Control (EPSC) practices to protect the environment 
during the useful life of the project.  . No visible or measurable erosion shall leave the property 
during development, construction, grading, filling, excavating, clearing, or other activity that 
accelerates erosion, as required by water quality standards set forth in OAR 340-41-445 thru 470. 

• An EPSC Permit shall be required for development activities that result in land disturbance 
of 800 sq ft or greater. Before the start of any grading or construction activities, the 
applicant shall submit a Permit application and erosion control site plans to WES for 
review and approval, and pay applicable permit fees ($460 + $80/acre over 1 acre). 

• Prior to building permit sign off, EPSC measures shall be inspected by a WES erosion 
control inspector. Monitoring inspections will occur periodically throughout the 
construction. The permittee shall request a Final Erosion Control inspection once the site 
has been permanently stabilized.  

NOTES 
 

1. System Development Charges (SDCs). SDCs may be required due to the increased use of the 
property. The project shall provide all relevant information needed to calculate the SDCs to the 
Public Works Director.  

 

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

 

3. Right of Way Permits. Prior to initiating work within the right of way, a permit from the Gladstone 
Public Works Department and ODOT are required as applicable.  

 

4. Erosion Control permits are issued through Clackamas County Water Environment Services and 
are required for 800 sq. ft. or more of ground disturbance. 
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FINDINGS 
 

Zoning Code Review & Findings   

Below are applicable citations/review criteria from GMC Chapter 17 and findings in response to the 
criteria. Unless discussed below, the applicant has met the requirements of the applicable review 
criteria fully, and/or the Code’s criteria are not applicable to this proposal and therefore do not 
warrant discussion.  Where conditions are necessary for the proposal to meet the provisions of GMC 
Chapter 17, the provisions are included beneath the findings for the applicable section.  Subsections 
of specific criteria not applicable to the proposal are omitted from this report and indicated with a 
triple asterisk (***). 

 

Chapter 17.20 C3 – GENERAL COMMERCIAL DISTRICT 

17.20.020 Uses allowed outright. 

In a C-3 zoning district, the following uses and their accessory uses are allowed outright. Outside or 
open storage shall be an allowed accessory use. 

(2) Business, governmental or professional office. 

(12) Retail trade. 

 

Finding: The proposed cabinet and countertop showroom spaces are retail trade and the upstairs office 
area is professional office space, both permitted outright within the C-3 zoning district. This criterion 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 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: The parking area in the rear of the site is adjacent to a residential zoning district to the south.  
There is currently fencing separating the parking area from the residential zone that is proposed to 
remain in place.  All storage and business will be conducted within the building.  This standard is met. 

 

17.20.050 Dimensional standards. 
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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’) 

(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 
case the minimum setback requirement from the lot line abutting the residential zoning district shall 
be ten feet (10’). 

(8) Hotels and Motels: N/A 

(9) Portable Storage Container Setbacks. When a lot line abuts a residential district, a setback does not 
apply to Portable Storage Containers as defined in Chapter 5.22.  

 

Finding: The front of the property is not abutting or across right-of-way from residential zoning.  There 
are street sides.  There are no minimum side or rear setbacks.  The existing off-street parking is located a 
minimum of five feet (5’) from all property lines, as demonstrated on Sheet SP1 of the applicant’s 
submittal.  The building will be 29’4” tall at the highest point, under the 35-foot limit.  As proposed, the 
site improvements meet the dimensional standards of the C-3 zoning district.  

 

 

DIVISION IV. DEVELOPMENT STANDARDS 

Chapter 17.42 GENERAL PROVISIONS 

 

17.42.020 Use of public right-of-way. Use of public right-of-way for the sale, display or storage of 
goods and off-street parking is prohibited on interior side of curbs, however, this requirement may be 
waived upon City Council approval. 

 

Finding: This proposal does not include the use of public right-of-way for the sale, display or storage of 
goods and does not include off-street parking on the interior side of the curb.  This standard is met. 

 

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. 
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(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: As discussed further in this report, improvements to be installed either by choice or by 
condition will conform with the standards of this title.  This standard is met. 

 

Chapter 17.44 BUILDING SITING AND DESIGN 

 

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: The narrow nature of this site as well as the northern vehicular access limits development 
potential.  In order to efficiently develop this site, the building is placed along the southern 
(southwestern) frontage with the drive aisle to the north and the parking area to the east (northeast).  
Maximizing solar access on this site is not practical.  This standard 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 proposed building includes awnings over windows to prevent excessive summer heat gains.  
Site constraints limit the ability to catch and direct summer breezes and minimize the effects of winter 
winds.  Skylights are provided throughout the entire building, as depicted on Sheet A-1 of the submitted 
plans.  This standard is met. 
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(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. 
All development shall comply with GMC Chapter 8.12 (noise control). 

 

Finding: The location and design of the building is intended to provide a pedestrian-scale, ordered 
experience along the site’s frontage.  Screening is provided around the site’s parking area.  The 
proposed refuse enclosure is opaque and gated.  The building has a parapet wall screening all 
mechanical equipment.  The retail use of the site is not anticipated to have adverse impacts on adjacent 
residential properties; however, the fencing and landscaping separating the parking and loading area 
from these properties will remain.  This standard is 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 building includes architecturally treated tilt-up concrete, glass, ceramic plank wall 
siding and metal awnings.  The building includes metal panels along the top that the applicant requests 
approval for from the Planning Commission with this design review application.  The metal panels match 
the overall aesthetic of the building and tie in with the design as proposed.  This standard is 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. 
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A master plan for on-site lighting shall include the design, height, and location of all proposed exterior 
lights, including: 

(a) Parking and loading area lighting; 

(b) Pedestrian walkway lighting; 

(c) Internal access road lighting; 

(d) Lighting of public entrances into buildings; 

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

 

Finding: Lighting is proposed to be added to the site to ensure protection of public safety and deflection 
so as not to shine into the residential district, as depicted on the submitted sheet titled “Site Lighting 
Plan”.  These standards 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: No new overhead utility lines are proposed.  All roof-mounted equipment will be screened.  
This standard 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. 

 

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

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

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

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

(ii) Nonresidential developments shall provide a minimum storage area of ten (10) square feet 
plus: 

(aa)  office – 4 square feet /1,000 square feet gross floor area (GFA) 

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

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

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

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

 

Finding: The proposal includes a 96 square foot trash enclosure, exceeding the minimum required area 
of 65.28 square feet for the retail space plus 5.28 square feet for the office space.  It will be constructed 
with six-foot tall concrete block to match the building and provided with opaque metal doors which will 
be painted bronze.  This standard is met.  
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Chapter 17.46 LANDSCAPING  

Chapter 17.46 of the GMC regulates landscaping standards applicable 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 site design includes 17.2% of the overall site landscaped, exceeding the minimum 15% 
requirement and meeting this standard.   

 

(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. 

 

(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. 
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(8) Street Trees. Street tree planting may be required of any development and, if planted, shall be 
according to city requirements and of a species compatible with the width of the planting strip, and 
nearby street tree species. 

 

(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:  A total of 16 parking spaces are proposed which are buffered with 5 feet of landscaping along 
adjacent property lines and 10 feet of landscaping at the street frontage. The 16 parking spaces require 
a total of 160 sf of landscaping in addition to the minimum perimeter landscaped buffer yards and the 
proposal includes an additional 348 sf of landscaping adjacent to parking in addition to required buffers.  
All landscape areas will be provided with an automatic irrigation system. The area of the water quality 
facility is included in the landscape area calculations. The proposal includes a low growing dense ground 
cover in lieu of sod along the Mcloughlin Blvd.  This right of way landscape area is not included in the 
area calculations.  ODOT will determine if street tree or right-of-way landscaping is required as 
previously conditioned.  These provisions are met. 

 

(10) Nonconforming Uses and Nonconforming Development. Additions or alterations to 
nonconforming uses and nonconforming development on a commercial or industrial site which does 
not comply with the landscaping requirements of this title must provide landscaping in a scale with 
the modification, as follows: 

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

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

(c) Structural additions of 2,000 to 4,999 square feet are required to landscape at least an additional 
10 percent of the developed site area, up to the minimum landscaping requirements for new 
development in the district. 

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

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

 

Finding: The site design is proposed to conform with required standards with the minor exception to the 
loading area setback discussed previously.  This provision is not applicable.          

 

Chapter 17.48 OFF-STREET PARKING AND LOADING 

 

Chapter 17.48 of the GMC regulates off-street parking and loading for all development permits.   
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17.48.030 Standards for developments subject to design review. 

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

 

Finding: The application proposes 16 off-street parking spaces based on the requirements of GMC 
Section 17.48.030 Table 1.  OAR 660-012-0440 was updated by the Oregon Legislature removing 
Gladstone’s ability to mandate parking within ½-mile of frequent transit corridors.  However, where 
parking is provided, as with this development, that parking is required to meet the city’s standards, as 
demonstrated in the submitted proposal.   

 

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

1) Parking and Loading: 

 

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

 

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

 

(2) Parking: 

(a) Required parking spaces shall be located not further than 200 feet from the building or use they 
are required to serve, measured in a straight line from the building; 

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

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

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

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

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

(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. 

 

Finding: The parking area is screened from neighboring residential properties by sight-obscuring fencing.  
The parking and maneuvering area is paved.  The parking spaces will be marked, curbed and sized to 
meet city standards.  This criterion is met.  

 

(3) Loading: 

(a) A driveway designed for continuous forward flow of passenger vehicles for the purpose of loading 
and unloading passengers shall be located on the site of any school having a capacity greater than 25 
students; 

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

(c) Off-street parking areas used to fulfill the requirements of this section shall not be used for loading 
and unloading operations except during periods of the day when not required to take care of parking 
needs; 

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

(e) Exceptions and Adjustments. Loading areas within a street right-of-way in areas zoned mixed-use 
commercial in the C-2 zoning district may be approved when all of the following conditions are met: 
N/A –C-3 Zoning District 

 

Finding: The subject site is located in the C-3 Zoning District and the proposed use is not a school. The 
proposed loading area is in the rear of the building and does not impact off-street parking spaces.  The 
proposed loading ramp is 15 feet from residential property to the south, a 25% minor exception to the 
required 20-foot setback.  This minor exception is addressed further in this report under the Design 
Review provisions.  In addition, the applicant has provided findings regarding the Variance criteria of 
GMC Chapter 17.72, should the Planning Commission determine the minor exception criteria are not 
met with the proposed reduction.  With approval of either the minor exception (as detailed in GMC 
Section 17.80.090) or the variance (as detailed in GMC Chapter 17.72), these standards are met.  

 

17.48.050 Bicycle parking standards. 

(1) General Provisions. 

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

 

Finding: The proposal includes two bicycle parking spaces within a horseshoe rack at the front of the 
building as close to the entrance as practical.  This standard is met. 
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Chapter 17.50 VEHICULAR AND PEDESTRIAN CIRCULATION 

17.50.010 Applicability. Vehicular and pedestrian circulation standards shall apply to all land divisions 
and to all development that is subject to design review. 

 

17.50.020 Vehicular and pedestrian circulation generally. 

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

 

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

 

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

 

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

 

(4) Traffic Volume Expansion. Provision shall be made to accommodate any increased volume of traffic 
resulting from the development consistent with GMC Section 17.50.050. If streets adjacent to or 
serving the site are inadequate, widening, dedication of property for future widening, or other street 
improvements may be required. The development shall be designed to minimize traffic volume 
increases on minor streets and underdeveloped streets. 

 

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

 

(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for 
new nonresidential and multi-family developments and for new buildings added to existing 
nonresidential and multi-family developments.  The system may include sidewalks as part of the public 
rights-of-way, walkways, and multi-use paths. (Walkways only provide for pedestrian circulation; 
multi-use pathways accommodate pedestrians and bicycles.) The system shall comply with the 
following standards: 

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

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

(c) The system shall be hard-surfaced and constructed in accordance with the public works standards. 
For nonresidential development, the walkways shall be a minimum of six feet wide. For multi-family 
residential development, walkways shall be a minimum of five feet wide; 

(d) The system and off-street parking and loading areas shall be designed to avoid, to the maximum 
extent possible, the system’s crossing off-street parking and loading areas. Where the system crosses 
driveways or off-street parking and loading areas, the system shall be clearly identifiable through the 
use of elevation changes, speed bumps, a different paving material or other similar method. Striping 
shall not fulfill this requirement; 
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(e) Where the system is parallel and adjacent to an auto travel lane, the system shall be a raised path 
or be separated from the auto travel lane by a raised curb, bollards, landscaping or other physical 
barrier. If a raised path is used, the ends of the raised portions shall be equipped with curb ramps; 

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

(g) Walkways or multi-use paths shall be provided at or near midblock where the block length exceeds 
the length required by GMC Section 17.64.020. Multi-use paths shall also be provided where cul-de-
sacs or dead-end streets are planned, to connect the ends of the streets together, to other streets, 
and/or to other developments, as applicable. Multi-use paths used to comply with these standards 
shall conform to all of the following criteria: 

(A) Multi-use paths are required to be no less than 10 feet wide and located within a 20-foot-wide 
right-of-way or easement that allows access for emergency vehicles. 

(B) The city may require landscaping within the pathway easement/right-of-way for screening and 
the privacy of adjoining properties. 

(C) The Planning Commission may determine, based upon facts in the record, that a walkway or 
multi-use pathway is impracticable due to: physical or topographic conditions (e.g., freeways, 
railroads, extremely steep slopes, sensitive lands, and similar physical constraints); buildings or other 
existing development on adjacent properties that physically prevent a connection now or in the 
future, considering the potential for redevelopment; and sites where the provisions of recorded 
leases, easements, covenants, restrictions, or other agreements recorded as of the effective date of 
this code prohibit the pathway connection. 

 

Finding: The proposed site plan utilizes the existing paved area for vehicle and pedestrian circulation.  A 
raised concrete walk is provided along the buildings north frontage, where the entrance is located, 
connecting to the McLoughlin Blvd right-of-way to the west and the parking area in the rear of the site 
to the east.  This walkway connects to a flush concrete walk that crosses the asphalt paved parking area 
to provide a designated pedestrian crossing to the parking area.    ADA accessibility is provided to the 
parking space nearest the building in the northwest corner of the site with a flush concrete walk crossing 
the entry paved driveway.  These standards are met. 

 

(7) Proposed new industrial, institutional, multi-family retail and office developments requiring full 
site design review that are adjacent to or incorporate transit streets shall provide transit 
improvements at any existing or planned transit stop located along the site’s frontage consistent with 
the transit operator’s adopted long-range plan. 

 

Finding: There is no existing (and no known planned) transit stop along the site’s frontage.  Therefore, 
this standard is not applicable.  

 

17.50.030 Streets and roads generally. 

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

(a) Provide for the continuation or appropriate projection of existing principal streets in surrounding 
areas; or 

(b) Conform to a plan for the neighborhood approved or adopted by the Planning Commission to 
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meet a particular situation where topographical or other conditions make continuance or 
conformance to existing streets impractical. 

 

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

(a) Full street connections shall be provided at intervals that are consistent with the adopted 
transportation system plan for the identified street classification, except where prevented by 
topography, barriers such as railroads or freeways, or environmental constraints such as major 
streams and rivers; 

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

(c) A variance to street spacing standards may be granted pursuant to GMC Chapter 17.72 if 
resources are present that are mapped on the Natural Resources Map, where street spacing can be 
achieved at a minimum of 800 feet and no greater than 1,200 feet. Where habitat quality or the 
length of the crossing required prevents a full street connection, an exception to the street spacing 
standards may be granted, pursuant to GMC Chapter 17.72. 

 

Finding:  

 

17.50.040 Street and road standards. 

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

 

Finding: ODOT has jurisdictional authority over the McLoughlin Blvd frontage of the site.  There are no 
other street frontages, private streets, alleys or streets that could be connected through this site.  ODOT 
review comments are included with this staff report.  ODOT recommends the following conditions for 
compliance with state highway standards, which have been included as special conditions: 

• Curb, sidewalk, and driveway upgrades shall be constructed as necessary to be consistent with 
local, ODOT and ADA standards. 

• Right of way donated to ODOT as necessary to accommodate the planned cross section shall be 
provided. The deed must be to the State of Oregon, Oregon Department of Transportation. The 
ODOT District contact will assist in coordinating the transfer. ODOT should provide verification 
to the local jurisdiction that this requirement has been fulfilled. The property owner must be the 
signatory for the deed and will be responsible for a certified environmental assessment of the 
site prior to transfer of property to the Department. 

• A State Highway Approach Road Upgrade Permit from ODOT for access to the state highway for 
the proposed use is required. Site access to the state highway is regulated by OAR 734.51.  

• An ODOT Miscellaneous Permit must be obtained for all work in the highway right of way.  
 
17.50.050 Traffic impact analysis (TIA).*** 
 

Finding: ODOT and Gladstone Public Works have reviewed the application and found it does not warrant 
a Traffic Impact Analysis.  This standard is not applicable. 
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Chapter 17.52 SIGNS  

Establishes sign requirements.  

 

Finding: Sign designs were not included with this application. A separate sign permit will be required for 
the signage on the building and any free-standing signs proposed.  There is an existing sign pole on the 
site that will need to be utilized, replaced or removed in a way that meets the provisions of this code.  
The site is permitted one free-standing sign.  This standard is not applicable to the proposal.  

 

Chapter 17.54 CLEAR VISION  

17.54.020 Clear vision area. 

(1) Obstruction Prohibited. On property at any corner formed by the intersection of two streets, or a 
street and a railroad, it is unlawful to install, set out or maintain, or to allow the installation, setting 
out or maintenance of any sign, fence, hedge, shrubbery, natural growth or other obstructions to the 
view higher than three feet above the level of the center of the adjacent intersection with that 
triangular area between the property line and a diagonal line joining points on the property lines at 
the distance from the intersection specified in this regulation. In the case of rounded corners, the 
triangular areas shall be between the lot lines extended in a straight line to a point of intersection and 
so measured, and a third side which is a line across the center of the lot joining the nonintersecting 
ends of the other two sides. The following measurements shall establish clear-vision areas: 

Right-of-Way (in feet) Measurement Each Lot 
Line (in feet) 

80’ 20’ 

60’ 30’ 

50’ or less 40’ 

 

(2) Exceptions. Provisions set out in Subsection (1) of this section shall not apply to: 

(a) Public utility poles; trees trimmed (to the trunk) to a line at least eight feet (8’) above the level of 
the intersection; provided, that the remaining limbs and foliage of the trees must be trimmed as to 
leave, at all seasons, a clear and unobstructed cross-view of the intersection; saplings, or plant species 
of open growth habits and not planted in the form of a hedge, which are so planted and trimmed as to 
leave at all seasons a clear and unobstructed cross-view of the intersection, supporting members of 
appurtenances to permanent buildings existing on the date when this ordinance in this Chapter 
becomes effective; official warning signs or signals; places where the contour of the ground is such 
that there can be no cross-visibility at the intersection; or to signs mounted ten or more feet above the 
ground and whose supports do not constitute an obstruction as described in Subsection (1) of the 
section. 

(b) At a driveway serving a parking lot with capacity of more than eight automobiles and at corners of 
an intersection of a street controlled by stop signs or a traffic signal if the street intersection or 
driveway has an unobstructed sight distance specified in a 2001 publication titled “A Policy on 
Geometric Design of Highways and Streets” prepared by the American Association of State Highway 
and Transportation Officials (AASHTO), summarized in the table below; however, the Planning 
Commission may approve a driveway location with less than minimum intersection sight distance if no 
other suitable location is available: 
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Posted Speed Limit Minimum Intersection 
Sight Distance 

20 225 ft. 

25 280 ft. 

30 335 ft. 

35 390 ft. 

40 445 ft. 

45 500 ft. 

 

Finding: The applicant does not propose structures or sight-interfering vegetation within the clear vision 
area.  Sheet SP1 indicates sight distance of 445 feet in both directions, based on the Posted Speed Limit 
of 40 MPH. The proposed building does not impact this minimum sight distance.  This standard is met. 

 

Chapter 17.56 DRAINAGE 

17.56.020 Standards. 

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

 

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

(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. 

 

(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. 
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(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: Gladstone Public Works reviewed the proposed storm drainage on the plan and found the 
following: Storm Drainage:  

Storm drainage from this site is conveyed into the ODOT drainage system in SE McLoughlin Blvd. which 
then drains into the City of Gladstone drainage system in SE River Rd. The City of Gladstone Stormwater 
Treatment and Detention Standards apply to projects that develop or re-develop 5,000 sq. ft. or more 
impervious surface.  Per the information submitted by the applicant, the new building will be 6,528 sq. 
ft. requiring compliance with the stormwater standards.  

• Any public storm drainage improvements in SE McLoughlin Blvd. shall be installed pursuant to 
the requirements of the Oregon Department of Transportation.  

• Onsite private storm drainage improvements and plumbing shall be approved and permitted 
through Clackamas County Building Department.  

• For all new and re-developed impervious areas, comply with the Gladstone Stormwater 
Treatment and Detention Standards:   

a. Infiltrate all runoff from storm events up to one-half inch of rainfall in 24 hours.  

b. Treatment facilities shall be designed to capture and treat the first 1-inch of runoff from a 24-
hour storm event. Gladstone prioritizes the use of vegetated water quality treatment facilities. 
Proprietary systems may only be used with approval of the Public Works Director & shall 
provide equivalent treatment to vegetated systems. Acceptable proprietary treatment 
technologies shall meet the Proprietary Stormwater Treatment Technology Policy in Appendix F 
of the July 1, 2013 WES / Clackamas County Service District No. 1 Stormwater Standards.  

c. Detain the post-development 2-year, 24-hour peak runoff rate to 50% of the pre-development 
2-year, 24-hour peak discharge rate.  

d. The post-development peak discharge rates for the 10- and 25-year, 24-hour storm events 
shall be equal to or less than that of the pre-developed discharge rates for the same storm.  

• A drainage report demonstrating compliance with the Gladstone Stormwater Treatment and 
Detention Standards shall be submitted to Gladstone Public Works for review and approval with 
the construction plans for the project.  

• As an advisory, ODOT stormwater treatment and detention requirements may be triggered by 
this project and may be different than the Gladstone Stormwater Treatment and Detention 
Standards.   

This standard is met as conditioned. 

 

Chapter 17.58 GRADING AND FILL 

17.58.020 General provisions. 

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

 

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

 

Finding: Any applicable Building permits and grading permits are required to ensure the requirements in 
the Uniform Building Code, or current predecessor, will be met through the building permit review 
process.  This criterion is met with the standard building permit condition identified previously. 

 

Chapter 17.60 UTILITIES 

17.60.020 Standards. 

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

 

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

 

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

 

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

 

(4) Sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities.  

 

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

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

(b) If the city determines that a water line size greater man the required minimum in diameter is 
required to provide for future extension of the water system, the city will reimburse the developer the 
difference in cost of pipe and valves between that of the minimum diameter and the size stipulated 
by the city. 
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(6) Coordination with Street Surfacing. All underground utilities, sanitary sewers and storm drains 
installed in streets by the developer or by any utility company shall be constructed prior to the 
surfacing of the streets. Stubs for service connections for underground utilities and sanitary sewers 
shall be placed to a length minimizing the necessity for disturbing the street improvements when 
service connections are made. 

 

(7) As-Built Submittals. A map showing all public improvements, as built, shall be filed with the city 
engineer upon completion of the improvements. 

 

(8) Conditions for Refund to Developer. 

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

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

(c) The right to require such a refund shall not continue for more than 10 years after the date of 
installation of the extension; 

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

 

Finding: The City Public Works Department reviewed the application.  In addition to what has been 
previously addressed in this report, they found: 

Water:  

The parcel has domestic water service from the 12” water main in SE McLoughlin Blvd.   

• Water meter sizing calculations, typically based on fixture count, shall be submitted to verify 
that the existing water meter is of adequate size. If not of adequate size, then the water meter 
and possibly the service line may have to be enlarged back to the main in SE McLoughlin Blvd. 
Utility work in SE McLoughlin Blvd. will require an ODOT permit.  

 

Fire Suppression:  

The submitted plans do not indicate whether a fire suppression sprinkler line is proposed for the new 
building. A fire hydrant is located at the southern property line along SE McLoughlin. If the new building 
requires a fire sprinkler line or additional fire hydrants, the applicant will be required to tap the 12-inch 
water main in SE McLoughlin Blvd.   

• Any fire suppression system improvements shall be installed pursuant to the requirements of 
the Public Works Design and Construction Standards and the Oregon Health Authority.  

• If a private fire line is needed, a backflow prevention device in an underground vault will be 
required where the fire main enters private property. Utility work in SE McLoughlin Blvd. will 
require an ODOT permit.  

• A public waterline easement will be required around the perimeter of a fire system backflow 
prevention vault.   

In addition to Gladstone Public Works, Clackamas Fire District #1 reviewed this proposal and provided 13 
items to be addressed by the applicant (see letter from Shawn Olson, Fire Marshal, Clackamas Fire 
District #1 dated 5-30-2023).  These 13 items will be reviewed via a Fire Apparatus Access/Water Supply 
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Plan Submittal to the fire district.   

 

Sanitary Sewer:  

The submitted plans do not show the offsite portion of the existing sanitary lateral for this site. 
Gladstone Public Works GIS mapping indicates that the sanitary lateral for this site drains to the public 
sanitary main line in W. Exeter Street and that the lateral crosses through the rear yard and the east side 
yard of 470 W. Exeter.   

• The developer should verify whether a legal easement is recorded for the sanitary sewer to 
cross private property and provide the City of Gladstone with a copy of the easement.   

• This lateral has had known maintenance issues in the past with the grease from the restaurant 
use.  The applicant will be required to scope the existing lateral and provide a copy of the video 
to the City for review. If the condition of the lateral within the public right-of-way is poor, then 
that portion of the lateral shall be replaced. If the condition of the existing lateral within the 
public right-of-way is good, then the lateral can remain.  

• A cleanout will be required on the lateral in (or behind) the public sidewalk on W. Exeter Street 
where the lateral enters the public right-of-way. The cleanout will divide public and private 
maintenance responsibilities.   

• All public sanitary sewer improvements shall be installed pursuant to the requirements of the 
Public Works Design and Construction Standards.  

 

Public Utilities & Easements:  

• Necessary arrangements with utility companies shall be made for the installation of 
underground lines and facilities. Except where otherwise prohibited by the utility district or 
company, all such new facilities shall be underground.  

• A public utility easement shall be provided along SE McLoughlin Blvd. PUE’s are typically 8-feet 
in width. The easement shall be prepared using an approved City of Gladstone easement form. A 
copy of the recorded easement shall be provided to the Public Works Department prior issuance 
of the approved plans and right-of-way permit.   

 

These standards can be met via the special condition 

 

Chapter 17.72 
VARIANCES 

 

17.72.010 Authorization to grant or deny. 

(1) Scope. Variances from this title may be approved where it can be shown that strict application of 
the provisions in this title would cause an undue or unnecessary hardship. 

(2) Limitations. No variance shall be granted to authorize a use that is not allowed in the zoning 
district in which the property is located. Approval of a variance may be granted subject to conditions 
that are found necessary to protect the best interests of the surrounding area and otherwise achieve 
the purposes of this title. 

 

Finding: The applicant proposes a variance (or minor exception) to the setback/separation required 
between a loading area on commercial property and a residentially-zoned property.  The standard is 
found in GMC Section 17.48.040(3)(d) and requires a 20-foot separation.  The applicant proposes to 
reduce this to 15-feet.  This variance would not authorize a use that is not allowed in the zone.  Staff 
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would recommend the loading area be adequately screened from adjacent residential uses, however, 
the applicant is already proposing to maintain a sight-obscuring fence as a separation.  This standard is 
met. 

 

17.72.020 Circumstances for granting. 

A variance may be approved, pursuant to GMC Division VII (administrative procedures), if the 
applicant demonstrates the following: 

(1) Exceptional or Extraordinary Circumstances. Exceptional or extraordinary circumstances apply to 
the property that do not apply generally to other properties in the same zoning district or vicinity and 
that result from lot size or shape, legally existing prior to the date of the ordinance codified in this 
title, topography or other circumstances over which the applicant has no control. 

 

Finding:  The exceptional or extraordinary circumstances that apply to this property that do not apply 
generally to other properties in the same zoning district or vicinity result from the narrow width of the 
lot and the pre-existing development pattern.  To maintain the existing location of driveway access, and 
to push parking to the rear of the site (rather than in front of the building), the building must be 
constructed along the southern boundary of the site.  The narrow width of the site will not allow a 
loading bay on the rear of the building with a 20’ spacing from the southern property line- the loading 
area would be within the vehicular drive aisle on the northern portion of this site.  These are not 
circumstances over which the applicant has control.  This standard is met.  

 

(2) Preservation of Rights. The variance is necessary for the preservation of a property right of the 
applicant that is substantially the same as owners of other property in the same zoning district or 
vicinity possess. 

 

Finding:  The variance is necessary for the preservation of the property right to develop this C-3 zoned 
property with a commercial building with a loading dock and ramp.  This is substantially the same 
property right as owners of other property in the same zoning district.  This standard is met. 

 

(3) Not Materially Detrimental. The variance would not be materially detrimental to the purposes of 
this title or to property in the same zoning district or vicinity and would not conflict with the 
comprehensive plan. 

 

Finding: The variance will not be materially detrimental to the purposes of this title or to property in the 
vicinity.  This site has, in the past, operated as a commercial business site with a Pizza Hut formerly 
located here.  The existing fencing between the parking and loading area and the adjacent residential 
properties will remain to reduce any impacts to those properties.  This standard is met. 

 

(4) Minimum Variance. The variance requested is the minimum variance that would alleviate the 
hardship. 

 

Finding:  The variance is the minimum necessary to achieve construction of the building on the site with 
a loading dock and maintain a drive aisle.  This standard is met. 

 

(5) Not Result of an Illegal Act. The request for a variance is not the result of an illegal act. 

 

Finding:  The proposed variance is not the result of an illegal act.  This standard is met. 
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17.72.040 Time limit. 

(1) Approval of a variance shall expire if substantial construction has not occurred within one year of 
the date of the final decision. 

(2) Upon request and in accordance with GMC Section 17.66.015(4), the one-year period may be 
renewed once by the City Administrator or designee for not more than one year. 

 

Finding:  The variance shall be valid for one year with an extension permitted per this standard.  This 
standard is met with a condition of approval. 

 

Chapter 17.80 DESIGN REVIEW  

 

17.80.021 Applicability. 

(1) This chapter shall apply to new structures; additions to existing structures; site development, such 
as grading, parking lot construction or commercial/industrial use of an undeveloped property; change 
of use; and major remodeling, with the following exceptions:*** 

 

Finding: The proposal is to construct a new commercial structure, which qualifies for design review.  This 
criterion is met.  

 

17.80.061 Submittal requirements. 

(1) An application for design review shall include a minimum of twelve (12) copies of the following 
plans drawn to scale. A project summary shall accompany the application when necessary to describe 
special circumstances such as a request for a minor exception pursuant to GMC Section 17.80.090 
(minor exceptions).  

 

Finding: The applicant provided the application materials, including the narrative, site plan, landscaping 
plan, lighting plan, and elevations. Copies needed to thoroughly assess the criteria used for evaluation 
were also provided. This criterion is met.  

 

17.80.090 Minor Exceptions. 

(1) Authority. In conjunction with the design review plan approval, the Planning Commission may 
grant minor exceptions from the following requirements: 

(a) Dimensional standards for yards required in the primary district; 

(b) Dimensional standards for off-street parking as required in GMC Chapter 17.48 (Off-Street Parking 
and Loading); 

(c) Minimum and maximum number of off-street parking spaces required in GMC Chapter 17.48 (Off-
Street Parking and Loading). 

(2) Limitations. No minor exceptions shall be greater than twenty-five percent (25%) of the 
requirement from which the exception is requested. Requests greater than twenty-five percent (25%) 
shall be subject to variance procedures.*** 

 

Finding: The applicant is requesting an exception to the provisions of GMC Section 17.48.040(3)(d), 
which states, “loading facilities shall be located at least 20 feet from residential property”.  The 
proposed site design includes the ramp of the loading dock located within 15 feet of residential property 
to the south.  This is the minimum exception possible to construct the dock on the back of the building 
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and still maintain the vehicular access on the north side of the property.  The 5-foot exception requested 
is exactly 25 percent of the 20-foot requirement, meeting the definition of a “minor exception”.  
Planning Commission therefore has the authority to grant this minor exception with the design review 
plan approval as proposed.  The applicant has provided findings addressing the variance code provisions 
should the Planning Commission decide to not approve the reduction as a minor exception but rather 
require a variance to the standard. 

 

17.80.100 Compliance. 

(1) 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. 

(2) Prior to issuance of a final certificate of occupancy, the development site shall be checked by the 
City Administrator or designee to insure compliance with the approved design review plans. Approval 
of a final certificate of occupancy shall not be granted until all conditions of design review approval 
are met. 

(3) Any departure from the approved design review plans may be cause for revocation of the building 
permit or denial of a final certificate of occupancy. Any changes in the approved design review plans 
shall be submitted to the City Administrator or designee for review and approval prior to execution. 
Changes to the substance of an approval or the substance of conditions of approval shall require the 
submittal of a new design review application. 

 

Finding: This is informational only. The applicant has two years to meet this criterion.  

 

As such, the Planning Staff are recommending the Planning Commission APPROVE the Design Review 
Application DR-23-02. 

 

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. 

 

EXHIBITS 

 
  

 
 

 
 
 

 

Site Plan 

4 - 25



City of Gladstone Planning Staff Report File No. DR-23-05 26 
 

 

Vicinity Map 

Color Rendering 
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June 8, 2023 
 
Heather Austin, AICP 
C/O City of Gladstone 
18505 Portland Avenue 
Gladstone, OR 97027 
 
Project: New Retail Building (Wong’s Building Supply), 19640 McLoughlin Blvd. 
The new retail building would be situated on the site of the former Pizza Hut. Access to the site is from SE McLoughlin 

Blvd., an Oregon Department of Transportation (ODOT) roadway. While the building would be new, much of the 

existing pavement area and utilities would remain. The Public Works Department has the following comments related to 

the proposed project.                 

Water: 

The parcel has domestic water service from the 12” water main in SE McLoughlin Blvd.  

1. Water meter sizing calculations, typically based on fixture count, shall be submitted to verify that the existing 

water meter is of adequate size. If not of adequate size, then the water meter and possibly the service line may 

have to be enlarged back to the main in SE McLoughlin Blvd. Utility work in SE McLoughlin Blvd. will require an 

ODOT permit. 

Fire Suppression: 

The submitted plans do not indicate whether a fire suppression sprinkler line is proposed for the new building. A fire 

hydrant is located at the southern property line along SE McLoughlin. If the new building requires a fire sprinkler line or 

additional fire hydrants, the applicant will be required to tap the 12-inch water main in SE McLoughlin Blvd.  

1. Any fire suppression system improvements shall be installed pursuant to the requirements of the Public Works 

Design and Construction Standards and the Oregon Health Authority. 

2. If a private fire line is needed, a backflow prevention device in an underground vault will be required where the 

fire main enters private property. Utility work in SE McLoughlin Blvd. will require an ODOT permit. 

3. A public waterline easement will be required around the perimeter of a fire system backflow prevention vault.  

Sanitary Sewer: 

The submitted plans do not show the offsite portion of the existing sanitary lateral for this site. Gladstone Public Works 

GIS mapping indicates that the sanitary lateral for this site drains to the public sanitary main line in W. Exeter Street and 

that the lateral crosses through the rear yard and the east side yard of 470 W. Exeter.  

4. The developer should verify whether a legal easement is recorded for the sanitary sewer to cross private 

property and provide the City of Gladstone with a copy of the easement.  

5. This lateral has had known maintenance issues in the past with the grease from the restaurant use.  The 

applicant will be required to scope the existing lateral and provide a copy of the video to the City for review. If 

the condition of the lateral within the public right-of-way is poor, then that portion of the lateral shall be replaced. 

If the condition of the existing lateral within the public right-of-way is good, then the lateral can remain. 
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6. A cleanout will be required on the lateral in (or behind) the public sidewalk on W. Exeter Street where the lateral 

enters the public right-of-way. The cleanout will divide public and private maintenance responsibilities.  

7. All public sanitary sewer improvements shall be installed pursuant to the requirements of the Public Works 

Design and Construction Standards. 

Storm Drainage: 

Storm drainage from this site is conveyed into the ODOT drainage system in SE McLoughlin Blvd. which then drains into 

the City of Gladstone drainage system in SE River Rd. The City of Gladstone Stormwater Treatment and Detention 

Standards apply to projects that develop or re-develop 5,000 sq. ft. or more impervious surface.  Per the information 

submitted by the applicant, the new building will be 6,528 sq. ft. requiring compliance with the stormwater standards. 

8. Any public storm drainage improvements in SE McLoughlin Blvd. shall be installed pursuant to the requirements 

of the Oregon Department of Transportation. 

9. Onsite private storm drainage improvements and plumbing shall be approved and permitted through Clackamas 

County Building Department. 

10.  For all new and re-developed impervious areas, comply with the Gladstone Stormwater Treatment and 

Detention Standards:  

a. Infiltrate all runoff from storm events up to one-half inch of rainfall in 24 hours. 

b. Treatment facilities shall be designed to capture and treat the first 1-inch of runoff from a 24-hour storm 

event. Gladstone prioritizes the use of vegetated water quality treatment facilities. Proprietary systems 

may only be used with approval of the Public Works Director & shall provide equivalent treatment to 

vegetated systems. Acceptable proprietary treatment technologies shall meet the Proprietary 

Stormwater Treatment Technology Policy in Appendix F of the July 1, 2013 WES / Clackamas County 

Service District No. 1 Stormwater Standards. 

c. Detain the post-development 2-year, 24-hour peak runoff rate to 50% of the pre-development 2-year, 

24-hour peak discharge rate. 

d. The post-development peak discharge rates for the 10- and 25-year, 24-hour storm events shall be 

equal to or less than that of the pre-developed discharge rates for the same storm. 

11. A drainage report demonstrating compliance with the Gladstone Stormwater Treatment and Detention 

Standards shall be submitted to Gladstone Public Works for review and approval with the construction plans for 

the project. 

12. As an advisory, ODOT stormwater treatment and detention requirements may be triggered by this project and 

may be different than the Gladstone Stormwater Treatment and Detention Standards.  

Street improvements: 

SE McLoughlin Blvd. is an Oregon Department of Transportation (ODOT) roadway. Conditions placed on the project 

related to the street, curb, sidewalk, and driveway approach will be as determined by ODOT. 

Public Utilities & Easements: 

13. Necessary arrangements with utility companies shall be made for the installation of underground lines and 

facilities. Except where otherwise prohibited by the utility district or company, all such new facilities shall be 

underground. 

14. A public utility easement shall be provided along SE McLoughlin Blvd. PUE’s are typically 8-feet in width. The 

easement shall be prepared using an approved City of Gladstone easement form. A copy of the recorded 

easement shall be provided to the Public Works Department prior issuance of the approved plans and right-of-

way permit.  
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Construction Plans, Pre-construction Conference, and As-Builts:  

15. Plans detailing the proposed public and private utilities, site grading, and other public and private site 

improvements shall be submitted to the Public Works Department for review and approval per Section 

17.42.030. The City requires 3 paper copies and an electronic copy of plans and the drainage report to be 

submitted.  

16. The design, location, and planned installation of all roadways, sidewalks, sanitary sewer, storm drain, water line, 

natural gas, power, street lighting, communications facilities are subject to approval by the appropriate 

agency/utility service provider.  

17. Construction plans shall be designed and stamped by a professional engineer registered in the State of Oregon.  

18. A right-of-way permit will be required from the Public Works Department. 

19. Once construction plans are ready to be approved by the Public Works Department, a Pre-Construction 

Conference will typically be required at the Public Works Department. The requirement for a Pre-Construction 

conference may be waived by the Public Works Director depending upon the scope of the project. 

20. Prior to issuing the approved plans and the right-of-way permit, easements, maintenance agreements, and 

bonds may be required and SDC’s may have to be paid. 

21. As-built plans showing the constructed public improvements shall be submitted to the Public Works Department 

at the completion of construction. As-builts shall include a paper and pdf copy and CAD.   

General: 

22. All underground utilities, sanitary sewers and storm drains installed in the public streets shall minimize the 

disturbance of existing street improvements when service connections are made. 

23. Private site utilities and plumbing shall be approved and permitted through Clackamas County Building 

Department.  

24. A grading permit for onsite grading activities may be required. If required, the grading permit will be issued 

through Clackamas County Building Department.  

25. An erosion control permit may be required. If required, the erosion control permit will be issued through 

Clackamas County Water Environment Services. 

26. Prior to Final Occupancy, all requirements of the Public Works Department shall be met. 
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Department of Transportation

Transportation Region 1

123 NW Flanders St.

Portland, OR 97209-4012

(503) 731-8200

Fax: (503) 731-8259

        

6/7/23:                                ODOT # 12996

ODOT Response 

Project Name: Wong�s Building Supply Design 

Review

Applicant: SHELDON DEVELOPMENT INC.

Jurisdiction: City of Gladstone Jurisdiction Case #: DR 23-05

Site Address: 19640 McLoughlin Blvd. State Highway: McLoughlin Blvd (OR 99E)

The site of this proposed land use action is adjacent to McLoughlin Blvd (OR 99E). ODOT has 

permitting authority for this facility and an interest in ensuring that this proposed land use is compatible 

with its safe and efficient operation. Please direct the applicant to the District Contact indicated 

below to determine permit requirements and obtain application information.

COMMENTS/FINDINGS

The applicant is proposing to demolish the existing Pizza Hut building and construct a new 6,528 square 

foot Wong�s Building Supply commercial building. ODOT recommends that the applicant be required to 

bring the frontage improvements up to current city and ODOT standards including the highway driveway 

(approach road) to ensure they meet current standards and comply with ADA. All work in the highway 

right of way requires permits from ODOT as identified below. If additional right of way is necessary to 

implement the planned cross section, it must be donated to ODOT.

All alterations within the State highway right of way are subject to the ODOT Highway Design Manual 

(HDM) standards. Alterations along the State highway but outside of ODOT right-of-way may also be 

subject to ODOT review pending its potential impact to safe operation of the highway. If proposed 

alterations deviate from ODOT standards a Design Exception Request must be prepared by a licensed 

engineer for review by ODOT Technical Services. Preparation of a Design Exception request does not 

guarantee its ultimate approval.  Until more detailed plans have been reviewed, ODOT cannot make a 

determination whether design elements will require a Design Exception. 

Note: Design Exception Requests may take 4 months or longer to process. 

All ODOT permits and approvals must reach 100% plans before the District Contact will sign-off on a 

local jurisdiction building permit, or other necessary requirement prior to construction.

ODOT RECOMMENDED LOCAL CONDITIONS OF APPROVAL

Frontage Improvements and Right of Way

Curb, sidewalk, and driveway upgrades shall be constructed as necessary to be consistent with 

local, ODOT and ADA standards.

Right of way donated to ODOT as necessary to accommodate the planned cross section shall be 

provided. The deed must be to the State of Oregon, Oregon Department of Transportation. The 

ODOT District contact will assist in coordinating the transfer. ODOT should provide verification 

to the local jurisdiction that this requirement has been fulfilled. The property owner must be the 
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signatory for the deed and will be responsible for a certified environmental assessment of the site 

prior to transfer of property to the Department.

Note: It may take up to 6 months or longer to transfer ownership of property to ODOT.

Access to the State Highway

A State Highway Approach Road Upgrade Permit from ODOT for access to the state highway for 

the proposed use is required. Site access to the state highway is regulated by OAR 734.51. 

Note: It may take up to 6 months to 1 year or longer to process a State Highway Approach Road 

Permit depending on the level of complexity of the project and plan review timeline.

Permits and Agreements to Work in State Right of Way

An ODOT Miscellaneous Permit must be obtained for all work in the highway right of way. 

Note: It may take 6 months or longer to process.

Please send a copy of the Notice of Decision including conditions of approval to:

ODOT Region 1 Planning

Development Review

123 NW Flanders St

Portland, OR 97209

ODOT_R1_DevRev@odot.oregon.gov

Development Review Planner: Marah Danielson 503.731.8258, 

marah.b.danielson@odot.oregon.gov

District Contact: District 2B Permits D2bup@odot.oregon.gov
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 Clackamas Fire District #1 
         

 
 

 

2930 SE Oak Grove Boulevard    ·    Milwaukie, OR 97267    ·    503-742-2660    ·    
www.clackamasfire.com 

 

Pre-Application Comments: 

To: Heather Austin, Senior Planner, 3J Consulting 

From: Shawn Olson, Fire Marshal, Clackamas Fire District #1 

Date: 5-30-2023 

Re: 19640 McLoughlin Blvd (Old Pizza Hut) 

This review is based upon the current version of the Oregon Fire Code (OFC), as adopted by 
the Oregon State Fire Marshal’s Office. The scope of review is typically limited to fire 
apparatus access and water supply, although the applicant must comply with all applicable 
OFC requirements.  When buildings are completely protected with an approved automatic 
fire sprinkler system, the requirements for fire apparatus access and water supply may be 
modified as approved by the fire code official. The following items should be addressed by 
the applicant: 
 

1) A Fire Access and Water Supply plan for subdivisions and commercial buildings 
over 1000 square feet in size or when required by Clackamas Fire District #1.  
The plan shall show fire apparatus access, fire lanes, fire hydrants, fire lines, 
available fire flow, FDC location (if applicable), building square footage, type of 
construction, and shall provide fire flow tests per NFPA 291 or hydraulic model 
when applicable and shall be no older than 12 months.  Work to be completed by 
experienced and responsible persons and coordinated with the local water 
authority. Submit PDF directly to the Clackamas Fire District website at 
clackamasfire.com once complete. Call with any questions regarding design 
requirements and submittal process. 503-742-2663. 

2) The inside turning radius and outside turning radius for a 20’ wide road shall not 
be less than 28 feet and 48 feet respectively, measured from the same center 
point. 

3) Access roads greater than 150’ in length  require a fire department turnaround. 
4) Provide address numbering that is clearly visible from the street. 
5) Access roads shall be within 150’ of all portions of the exterior wall of the first 

story of a building measuring by an approved route around the exterior of the 
building. 

6) Fire apparatus access roads shall have an unobstructed driving surface width of 

not less than 20 feet (26 feet adjacent to fire hydrants) and an unobstructed 

vertical clearance of not less than 13 feet 6 inches. 

7) Access streets between 26 feet and less than 32 feet in width must have parking 

restricted to one side of the street. Access streets less than 26 feet in width must 
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have parking restricted on both sides of the street. No parking restrictions for 

access roads 32 feet wide or more. 

8) Proposed commercial buildings shall meet Appendix D of the Oregon Fire Code. 

9) Fire Hydrants, Commercial Buildings: Where a portion of the building is more 

than 400 feet from a hydrant on a fire apparatus access road, as measured in an 

approved route around the exterior of the building, on-site fire hydrants and 

mains shall be provided.  

Note: This distance may be increased to 600 feet for buildings equipped throughout 

with an approved automatic sprinkler system. 

10) All new buildings shall have a firefighting water supply that meets the fire flow 

requirements of the Fire Code Appendix B.  

11) Maximum spacing between hydrants on street frontage shall not exceed 500 

feet. Additional private on-site fire hydrants may be required for larger buildings. 

Fire sprinklers may reduce the water supply requirements. 

12) Prior to the start of combustible construction required fire hydrants shal l be 

operational and accessible. 

13) If required, the fire department connection (FDC) for any fire sprinkler system 

shall be placed as near as possible to the street, and within 100 feet of a fire 

hydrant. 

 
The applicant must obtain a stamp of approval from Clackamas Fire District #1 that 
demonstrates fire apparatus access and water supply requirements will be satisfied.  

a. When ready, submit all fire apparatus access and water supply plans to: 
Fire Apparatus Access/Water Supply Plan Submital  

14) Please see our design guide at:  
 https://clackamasfire.com/fire-prevention/new-construction-resources/ 

 

If you have questions please contact Clackamas Fire District @503-742-2663 or email 

at shawn.olson@clackamasfire.com 
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TO: Heather Austin � 3J Consulting/City of Gladstone

FROM: Erik Bertram / Water Environment Services (ebertram@clackamas.us, 503-936-3666)

DATE: May 25, 2023

SUBJECT: WES Conditions of Approval, DR23-05

LOCATION: 19640 MCLOUGHLIN BLVD

TAX LOT: 22E19DD02501

WES LOG#: 150-23

Conditions of Approval:

1. Per an IGA between the City of Gladstone and Clackamas Water Environment Services (WES), WES is the 

delegated erosion control authority within the City�s boundaries for all development and redevelopment 

applications. The proposed development shall be subject to WES Rules and Regulations, and Standards 

(�WES RR&S�), in accordance with the following adopted ordinances:

a. Water Environment Services Rules and Regulations, July 2018, Ordinance No. 03-2018

b. Stormwater Standards, Clackamas County Service District No. 1, July 1, 2013.

2. Per Stormwater Standards, Section 6.1, the owner or their agent, contractor, or employee shall properly 

install, operate and maintain both temporary and permanent Erosion Protection and Sediment Control (EPSC) 

practices to protect the environment during the useful life of the project. No visible or measurable erosion 

shall leave the property during development, construction, grading, filling, excavating, clearing, or other 

activity that accelerates erosion, as required by water quality standards set forth in OAR 340-41-445 thru 470.

3. An EPSC Permit shall be required for development activities that result in land disturbance of 800 sq ft or 

greater. Before the start of any grading or construction activities, the applicant shall submit a Permit 

application and erosion control site plans to WES for review and approval, and pay applicable permit fees 

($460 + $80/acre over 1 acre).

4. Prior to building permit sign off, EPSC measures shall be inspected by a WES erosion control inspector. 

Monitoring inspections will occur periodically throughout the construction. The permittee shall request a Final 

Erosion Control inspection once the site has been permanently stabilized. 
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NOTICE OF PUBLIC HEARING- JUNE 20, 2023 

GLADSTONE PLANNING COMMISSION 

DR 23-05 Wong’s Building Supply Design Review 

 
 

DATE & TIME: 06/20/23. This item will not begin earlier than 6:30 p.m. 

However, it may begin later depending on the length of 

preceding items. 
 

PLACE: The public hearing will be conducted in person at the Gladstone 

City Hall located at 18505 Portland Avenue | Gladstone, OR 97027, 

as well as virtually using the Zoom platform. The Zoom link to the 

public hearing and details on how to observe and testify online or 

by telephone will be available after June 13, 2023 on our website: 

https://www.ci.gladstone.or.us/bc-pc/page/planning-commission-

meeting-79 
 

 

LOCATION 19640 McLoughlin Blvd., Gladstone, OR  97027 

 Tax Lot 22E19DD 02501 and 00301 
 

DEVELOPMENT PROPOSAL: Construction of a new 6,528 square foot Wong’s Building 

Supply commercial building.  The existing Pizza Hut 

building will be demolished.  A variance is requested for the 

location of the loading area. 

 

APPLICABLE 

REVIEW 

STANDARDS: 

Gladstone Municipal Code (GMC) Chapters: 17.20 (C3-General 

Commercial Zoning); 17.42 (General Provisions); 17.44 

(Building Siting and Design); 17.46 (Landscaping); 17.48 (Off-

Street Parking and Loading); 17.50 (Vehicular and Pedestrian 

Circulation); 17.54 (Clear Vision); 17.56 (Drainage); 17.60 

(Utilities); 17.72 (Variances); 17.80 (Design Review); 17.94 

(Hearings); & 17.96 (Improvement Guarantees). 
 

All interested parties are invited to “attend” the hearing online or by in person and may testify orally, if 

they so choose. Written testimony may be submitted by email, or regular mail. 

 

Please include the permit file number on all correspondence and address written testimony to the staff contact 

who is handling this matter. Any correspondence received in advance of the meeting will be forwarded to 

the Planning Commission. 

 

A copy of the application, all documents and evidence submitted by or on behalf of the applicant, and 

applicable criteria are available for inspection at no cost. In addition, a staff report on the application will 

be available for inspection at no cost at least seven days prior to the hearing. Hard copies of documents will 

be provided at a cost of 25 cents per page or you may view or obtain these materials: 

1. By contacting Heather Austin, at 503.946.9365 x206 or heather.austin@3j- consulting.com; or 
2. By requesting a copy of the application at City Hall located at 18505 Portland Avenue Gladstone. 

 

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. 
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DESIGN REVIEW LAND USE APPLICATION 
Gladstone planning services are provided by 3J Consulting. 

Submit all land use applications and correspondence to: City of Gladstone 
Attn: Heather Austin 18505 Portland Ave. Gladstone, OR 97027 

Email: heather.austin@3j-consulting.com or permit.review@3j-consulting.com 
Phone: 503-946-9365 x206 

 

 ● FOR STAFF USE ONLY ●  
 

File No:   Other Related Permit Applications:   
 

Pre-app: Staff   Date  Staff Member:   
 

Date Received  Fee   Zone:  
 

Hearing Date  Comp. Plan:   

 ● APPLICANT INFORMATION ●  
 

PLEASE TYPE OR PRINT IN BLACK INK ONLY 
 

Contact Information:  Owner  Applicant  Consultant  Other 

Contact/Applicant’s Name: A r c h i t e c t u r e  N o r t h w e s t  P . C .  

 Mailing Address: P . O .  B o x  7 0 2  City/State/Zip: Gresham, OR 97030  

E -Mail: Designs@ArchNW.com   Phone: 503-558-9622   

Contact Information:  Owner  Applicant  Consultant  Other 

Contact/Applicant’s Name: S h e l d o n  D e v e l o p m e n t ,  I n c .   

Mailing Address: 2 3 7 6 5  S E  H w y  2 1 2  City/State/Zip: Damascus, OR 97089  

E -Mail: careysheldon17@yahoo.com  Phone: 503-805-8741  

Property Information 

Site Address: 19640 McLoughlin Blvd. Gladstone, OR 97027  

Total Land Area:       

Legal Description: T        2 S, R    2 E/W/Q, Section   19  Tax Lot(s) 2501 & 301 
  (For property legal description, contact Planning at 503-742-4500) 

Adjacent Properties under Same Ownership: T S, R E/W/Q, Section   Tax Lot(s)  

Project Description: 

This application will be for the construction of a new 6528 square foot retail building to be used as a cabinet 
showroom and stone countertop display area. The former Pizza Hut building will be demolished.  The two 
tax lots will be consolidated.  Existing paving and grades will be maintained.  Existing utilities will be 
retained and re-used. About two-thirds of the building will be used as a showroom for cabinets, related 
fixtures, and appliances.  The remaining third will be a display area for stone countertop slabs.  A 1,322 
square foot mezzanine will provide space for open offices.  The building will be less than 30 feet tall, 
constructed with integral color concrete block, bronze aluminum framed storefront windows with awnings 
for shade and weather protection.   

 

Current Zoning: C - 3                               Existing Use of Site:  Former Pizza Hut  
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Construction Cost: $ 6 6 8 , 0 0 0   Proposed Square Footage:  6,528  

Method of Sewage Disposal: Existing sanitary sewer  

Water Supply: City of Gladstone  

Commercial/Industrial/Institutional Development: 

Number of employees/students/occupants: 1 2   Days of operation: Mon-Sat  

Estimated hours of daily operation: 9:00 am - 6:00 pm 

Is the property under enforcement action for a violation of the Gladstone Municipal Code? 

No    Yes 

 

Other Persons (If Any) To Be Mailed Notices Regarding This Application: 
 
 

Name Address Zip Relationship 

Name Address Zip Relationship 

 
  

I hereby certify the statements contained herein, along with the evidence submitted, are in all respects true and 
correct to the best of my knowledge. 

           
 

Owner’s Signature Applicant’s Signature 
 
  Carey Sheldon       Peter Kappertz 

Owner’s Name (Print) Applicant’s Name (Print) 

 

 

 
Describe your proposed development. Identify the number of people associated with the use (employees, students, 
congregation members, clients, etc.); days and hours of operation; building materials, including type and color; and 
additional information about the buildings, vehicles, equipment, and square footage associated with the use: 

 
We anticipate no more than 6 employees at any one time.  While we would hope for many customers, during peak hours there 
might be as many as 10 customers at a time.  The anticipated hours of operation are 9:00 am to 6:00 pm Monday through 
Saturday. About two-thirds of the 6,528 square foot building will be devoted to a cabinet showroom and the remaining third will be 
for display of stone for countertops. The ground floor will also have two restrooms and an employee break room.  Additionally, a 
1,322 mezzanine will provide open office space and a restroom.  The building materials will primarily be split face concrete block in 
mesa tan and mountain brown integral colors.  The storefront will be framed with bronze aluminum.  The awnings and sheet metal 
cap flashing will be painted to match the storefront.  Bronze flush seam metal panels will provide a smooth contrast to the split face 
CMU and mimic the finish of nearby car dealerships.  Woodgrain ceramic plank will also provide a contrasting accent as does the 
eggshell stucco panels.  Truck deliveries will average less than one per day.  Ample parking is available for employees and 
customers. 

 

Identify how your proposal meets the building siting and design standards pursuant to GMC Chapter 17.44. 
 

The building is sited in response to existing site and driveway conditions and takes advantage of the existing paved parking 
area.  It is oriented east-west parallel and adjacent to the south property line, thereby preventing solar shading of the adjacent 
property to the north.  The south wall is of fire rated construction in conformance with the building code and windows are 
prohibited this close to the property line.  Storefront windows face the street and to the north to invite customers in from the 
parking lot.  Skylights are provided to daylight the interior spaces.  One overhead door for deliveries is placed behind the 

● SUPPLEMENTAL QUESTIONS● 
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building to hide it from street view and maintain vehicle circulation for customers.  However, this location places it close to the 
adjacent residential properties.  We are requesting an exception to the 20-foot setback from residential as we only have 15 feet 
available. This 15-foot area is fully landscaped to provide additional buffering from the adjacent residential property.   The 96 
square foot trash enclosure exceeds the minimum required area of 65.28 square feet for the retail space plus 5.28 square feet 
for the office space.  It will be constructed with six-foot tall concrete block to match the building and provided with opaque metal 
doors which will be painted bronze.  There will be no ground mounted equipment and roof equipment will be screened by a 
parapet.  All utilities will be underground.  No noise is likely to be generated that could potentially be heard outside the building. 
Site lighting will be shielded to avoid shining onto off-site facilities. 
 

Identify how your proposal meets the landscaping requirements pursuant to GMC Chapter 17.46. 

 
Fifteen percent of the site area needs to be landscaped.  We are proposing to provide 17.2% landscaping with this design.  Parking 
spaces are buffered with 5 feet of landscaping along adjacent property lines and 10 feet of landscaping at the street frontage. The 
16 parking spaces require a total of 160 sf of landscaping in addition to the minimum perimeter landscaped buffer yards and we are 
providing a total of 348 sf of landscaping adjacent to parking spaces.  All landscape areas will be provided with an automatic 
irrigation system. The area of the water quality facility is included in the landscape area calculations. We are proposing to use a low 
growing dense ground cover in lieu of sod along the Mcloughlin Blvd.  This right of way landscape area is not included in our area 
calculations. 

 

Identify how your proposal meets the off-street parking and loading standards pursuant to GMC Chapter 17.48 
 

In accordance with 17.48.030 Table 1 (6)(b), we are providing 1 space per 600 square feet which equals 11 spaces.  We are 
also providing 1 space per 370 square feet per Table 1 (6)(d) equal to 4 spaces for the office mezzanine.  A total of 16 spaces, 
including one ADA space will be provided, which is less than the maximum allowed.  The existing paving will be used for the 
parking areas.  The existing six-foot tall solid wood fence will provide screening from adjacent residential properties.  It does 
not extend into any clear vision area. Parking stalls are 9’-6” wide and 18’-0” deep and there are no compact parking stalls.  
Two 3’x6’ short term bicycle spaces with a horseshoe rack are provided at the front of the building as close to the entrance as 
practical.  Long-term bicycle parking is not required. 
 
 

Identify how your proposal meets the vehicular and pedestrian circulation standards pursuant to GMC Chapter 17.50. 
 

A 6-foot-wide concrete walkway that does not cross any vehicular path on site provides direct access to the primary building 
entryway for pedestrian and cyclist access.  Two dedicated bicycle parking spaces at the front of the building are adjacent to 
the entry walk, but do not block walkway access.  Concrete walks flush with the existing pavement provide pedestrian access 
across vehicle circulation areas at the ADA parking and customer parking areas.  This site is located between the existing Tri-
Met bus stops ID 10327 to the north and ID 10328 to the south.  Additional transit improvements are not anticipated.  
Mcloughlin Blvd. is fully developed, and no additional improvements or dedication is anticipated.  The new bulk merchandise 
retail facility is anticipated to generate fewer trips than the previous restaurant use, therefore a traffic impact analysis is not 
anticipated. 

 

If your proposal includes the installation or modification of a sign, identify the dimensions and explain how it meets the 
standards pursuant to GMC Chapter 17.52. 

 
The site has 100 lineal feet of frontage on a major arterial which would allow a 150 square foot pole sign.  Unfortunately, due to 
the 10-foot setback, the only place the sign could be located would blanket an existing sign on the neighboring property to the 
north.  Therefore, we will only have a building mounted sign. The building has 48 lineal feet of street frontage which would allow a 
48 square foot sign, but since there is no free-standing sign, we are allowed up to 72 square feet of building mounted signage. 
 

 

Explain why the use is suitable for the proposed site, considering size, shape, location, topography, existence of 
improvements and natural features:  

 

We believe the proposal provides the highest and best use of this existing property.  The building maximizes the available land area 
without losing any parking spaces.  The existing grading will be maintained, and we will be utilizing the existing paving to avoid 
haul-off and disposal as much as possible.  The site is nearly flat with just enough slope to drain to catch basins.  Since the site was 
previously fully developed, there are no exiting natural features that need to be addressed.  The existing building will be demolished 
and where feasible, materials will be segregated for recycling. 
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Explain why the use will not alter the character of the surrounding area in a manner that substantially limits, impairs or 
precludes the use of surrounding properties for the primary uses listed in the underlying zoning district: 

 
This C3 General Commercial District is the least restrictive commercial district and allows for a wide variety of retail, service, 
business, and sales uses.  This proposed development is an outright allowed use and will not compete with or limit any of the 
surrounding uses.  The building is a bit taller than the immediate adjacent uses, but still within the 30-foot height limit.  The height is 
similar to that of the nearby car dealership buildings and is in keeping with the overall presentation of buildings in this district. 

 

Provide additional information regarding clear vision, drainage, grading, utilities, or other items relevant to new 
construction or site development: 

 
To satisfy building code requirements regarding opening setbacks from property lines, we will be consolidating the two tax lots into 
a single parcel.  This site is not located at the intersection of two streets or a street and a railroad.  Therefore, the vision clearance 
standards do not apply.  The speed limit on Mclaughlin is 40 MPH and the existing driveway has a minimum intersection sight 
distance of 445 feet or more both north and south.  The existing site drainage will be maintained, and the new stormwater planter 
will be able to connect to the existing utility lateral.  Due to the existing development all the existing utilities will be protected and 
reused.  

 

 
 

 
(Use additional sheets to answer questions if necessary) 
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WONG’S BUILDING SUPPLY 
VARIANCE SUPPLEMENTAL APPLICATION 

19640 McLoughlin Blvd. 

1. Describe your proposed development and the nature of the variance requested: 

Response:  The applicant is requesting a variance to Section 17.48.040(3)(d).  This 
section states, “loading facilities shall be located at least 20 feet from residential 
property.”  As shown on the submitted Site Plan, the proposed “Loading and 
Delivery” area on the back (east side) of the building will be located 15 feet from 
the single family residence at 470 W. Exeter Street, Gladstone (22E19DD, tax lot 
1200). This property is zoned Single Family Residential (R-5) and is bordered on 
its northern and western boundaries by commercially zoned property.  It should 
be noted that the C-3 zone does not require any rear and side property setbacks 
for the placement of buildings and it is only the location of the proposed 
“Loading Area” that is triggering this request.    

The subject property consists of two tax lots, tax lot 2501 with about 100 feet of 
frontage on McLoughlin Blvd. and tax lot 301 in the rear.  As shown on the Site 
Plan, the building is proposed to be located as close to the street as possible and 
with a limited setback to the south. All parking will be located on tax lot 301 
behind the building. The location of the building at the front along the street 
with parking behind was chosen to provide a more aesthetically pleasing 
streetscape design than if parking had been located in front of the building.  
Given the arrangement of the building and parking and the shape of the property, 
the only possible location for the proposed loading area is where it is proposed.  
It should be noted that the proposed “Loading Area” is not a typical loading dock 
in that it will only include a ramp to allow vehicles to back into the building to be 
loaded.  This facility will ramp up to the building elevation approximately 24-
inches to an overhead door at the back of the building.  With this design, loading 
activities are mostly expected to occur within the building.      

As shown on the Landscape Plan, there is an existing sight obscuring fence located 
along the common property line between the subject property and tax lot 1200. 
In addition, the applicant proposes planting 14 4-5 ft tall Emerald Green 
Arborvitae, seven Otto-Luyken Laurel, and eight Tall Sarcococca in the area 
between the Loading ramp and the common property line with tax lot 1200. 

2. Describe the exceptional or extraordinary circumstances that apply to the 
property that do not apply generally to other properties in the same zoning 
district or vicinity. These circumstances must result from lot size or shape (legally 
existing prior to the adoption of Title 17 of the GMC), topography or other factors 
over which the applicant has no control. 

Wong’s Building Supply Variance Page  of 1 3
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Response:  The unique circumstances in this case are due to the shape, size, and 
location of the subject property relative to tax lot 1200. As noted above, tax lot 
1200 is bordered on its entire northern and western boundaries by C-3 zoned 
property.  The subject property borders the entire northern boundary and a 
portion of the western boundary of this lot.  As noted above, the subject property 
contains two tax lots with the proposed building located in the front and the 
loading ramp located on tax lot 301 in the rear of the site.  Because of the 
location of the building and the narrow width of tax lot 301 there is no other 
option to locate the proposed loading area.  In addition, other code requirements 
regarding the provision of customer parking, an internal walkway, a garbage 
enclosure and site landscaping further constrain the site.  Given these 
circumstances, the proposal complies with this criterion.     

3. Why is the granting of the variance necessary for the preservation of a property 
right of the applicant that is substantially the same as owners of other property in 
the same zoning district or vicinity possess? 

Response: As noted above, the shape of the subject property coupled with 
competing code requirements limits options for locating the proposed building 
and associated improvements.  Given these constraints, no other option exists on 
the site to locate the proposed loading ramp. The proposed development 
represents a significant investment to redevelop the subject property and to 
remove a building that is currently vacant and in disrepair.  Given these 
circumstances the proposal complies with this criterion. 

4. Why will the variance not be materially detrimental to the purposes of Title 17 of 
the GMC or to property in the same zoning district or vicinity, or conflict with the 
Comprehensive Plan? 

Response: As noted above, the proposed location of the loading ramp is the only 
available location on the site given the proposed building orientation to the 
street and the location of parking behind.  The project Architect has taken 
considerable time balancing competing code standards and the applicant believes 
the proposal is the best design given these factors. As shown on the submitted 
Landscape Plan, additional plantings have been added to the area between the 
loading ramp and the adjacent property.  The applicant’s believes these plantings 
will be sufficient to minimize any impacts of the reduced setback given the 
density of plantings in this area.  In addition, the use of the property as a 
building supply store and the hours of operation of this business are likely to have 
less impact to the adjoining property than other permitted uses constructed with 
no setbacks or landscaping.  The proposal complies with this criterion. 

5. Explain why the variance requested is the minimum variance that would alleviate 
the hardship: 

Wong’s Building Supply Variance Page  of 2 3
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Response:  As noted above, the proposed loading ramp is the only location 
available on the site for this purpose.  The proposed 12-foot wide ramp is the 
minimum width to provide a functional amenity and cannot be reduced in size or 
relocated.  For this reason, the request is the minimum variance necessary to 
alleviate the hardship.  The proposal complies with this criterion. 
   

6. Is the request for a variance the result of an illegal act? If so, please describe: 

Response:  The requested variance is not the result of any illegal act.  The 
applicant is proposing to redevelop the site and the proposed new building will 
add a significant investment in this area of the city.  The proposal complies with 
this criterion. 
    

Wong’s Building Supply Variance Page  of 3 3
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PROJECT:
NEW RETAIL BUILDING

AT:
WONG' CABINETS
19640 MCLOUGHLIN BLVD
GLADSTONE, OR 97027

FOR:
SHELDON DEVELOPMENT INC.
23765 SE HWY 212
DAMASCUS, OR 97089 
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Wong’s Cabinet Showroom 

Exterior Materials 
 

Split Face Concrete Block 

Mesa Tan            Mountain Brown 

           
 

 

Flush Seam Wall Panel 

Bronze Color      Panel Profile 

      
 

Storefront framing and steel awnings to match bronze color 

 

 

Ceramic Plank Siding 
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Agenda Item No. 5

PC Meeting Date: 06/20/2023

Staff Report: MR Zoning District (GMC 17.14) Code Amendments

File No.: TXT-23-01

Applicant or Presenter: City of Gladstone

Project Location: MR (Multi-Household Residential) Zoning District

Project Description: City staff propose updates to Chapter 17.14 (MR- Multi-
Household Residential District) of the Gladstone Municipal 
Code (GMC).

SUMMARY

The MR Zoning District is the city�s highest density district.  Development of residential land 
in this district is intended to provide a wide variety of housing options for residents at a 
variety of income levels.

Currently, the uses allowed outright in GMC Chapter 17.14 include duplex and multi-
family dwellings.  Conditional uses include detached single-household dwelling, triplex, 
quadplex, townhouse and cottage clusters.  Requiring a conditional use permit for the 
review of a triplex, quadplex, townhouse or cottage cluster development requires a 
public hearing before the Planning Commission, increasing the cost of developing this 
type of middle housing.  In addition, permitting new single-household dwellings, even 
through the conditional use process, allows development of MR land at a lower density 
and higher cost to residents.  The R-7.2 and R-5 Zoning Districts are both designated 
�Single-Household Residential Districts� and are the appropriate city zoning for new 
detached single-household residences (formerly called single-family homes).

The proposed text amendments update the permitted and conditional uses in the MR 
Zoning District to allow outright all middle housing types (duplex, triplex, quadplex, 
townhouses and cottage clusters) as well as multi-household dwellings.  The 
amendments also include prohibiting new single-household dwellings (existing single-
household dwellings continue to be permitted and may be remodeled, expanded or 
even replaced).
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In addition to permitted and conditional uses, the dimensional standards table has been 
updated to ensure clarity for each housing type.  

Minimum and maximum density were also revised for clarity and to decrease the 
minimum density limit from 30 to 25 units per net acre.  This was done to bring the 
density range better into alignment with minimum lot sizes and with housing market 
feasibility.  For example, it is very unlikely that townhouses would be constructed under 
the current code requiring a minimum lot size of 5,000 square feet.  Additionally, 
allowing the minimum density to be reduced to 25 may make townhouse and multi-
household residential developments more feasible.

CURRENTLY:

Housing Type Minimum 
Lot Size 
(sf)

Maximum 
Lots per 
acre 

Maximum 
number of 
dwelling units 

Minimum 
density 

Duplex 3,000 14 28 22

Triplex 5,000 8 24 19

Quadplex 5,000 8 36 28

Cottage 
Cluster

5,000 N/A Unknown Unknown

Multi-
household

3,000 + 
1,000/du

N/A 40 32*

Townhouse 5,000 8 8 6^
*Minimum density would be reduced to 30 units/net acre
^Townhouses very unlikely to be built at this minimum lot size

AS PROPOSED:

Housing Type Minimum 
Lot Size 
(sf)

Maximum 
Lots per 
acre 

Maximum 
number of 
dwelling units 

Minimum 
density 

Duplex 3,000 14 28 22

Triplex 4,000 10 30 24

Quadplex 5,000 8 36 28*

Cottage 
Cluster

3,000 + 
1,000/du

N/A 40 32*

Multi-
household

3,000 + 
1,000/du

N/A 40 32*

Townhouse 1,200 
average^

36 36 28*

* Minimum density would be reduced to 25 units/net acre
^ Average minimum lot size in R-5 zoning district is 1,500 sf
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I. PUBLIC NOTICE
Published In: Clackamas Review, DLCD�s post-acknowledgment plan amendment website 
(PAPA), and on the Gladstone Website. The Planning Commission public hearing in 
November, was also advertised on the Gladstone Website and sent out in the Gladstone 
Weekly Update.

Mailed Notice sent: to all property owners of MR-zoned property on May 30, 2023.

Responses Received: Staff received emailed comments from DLCD regarding suggested 
changes to the proposed amendments.  Staff incorporated the suggested changes and 
updated the amendments.  DLCD confirmed that the updates satisfy their concerns.  No other 
comments were received.  

II. CONSISTENCY WITH STATEWIDE PLANNING GOALS
1. Goal 1 � Citizen Involvement: To develop a citizen involvement program that insures 
the opportunity for citizens to be involved in all phases of the planning process.

Finding: Goal 1 requires the City to incorporate six key components in its public involvement 
program:

 Citizen Involvement: An officially recognized committee for public involvement broadly 
representative of geographic areas and interests related to land use and land-use 
decisions to provide for widespread public involvement;

 Communication: Mechanisms for effective two-way communication between the public 
and elected/appointed officials;

 Influence: Opportunities for the public to be involved in all phases of the planning and 
decision-making process including developing, evaluating, and amending plans;

 Technical Information: Access to technical information used in the decision-making 
process, provided in an accessible and understandable format;

 Feedback Mechanisms: Programs to ensure that members of the public receive 
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responses from policymakers and that a written record for land-use decisions is 
created and made accessible; and,

 Financial Support: Adequate resources allocated for the public involvement program as 
an integral component of the planning budget.

The City conducted a Planning Commission Work Session on April 18, 2023 to discuss the 
proposed code updates.  This work session was duly noticed and open to the public. 

The Planning Commission is now conducting a public hearing with opportunities the public to 
review draft code amendments and discuss key aspects related to the proposed 
amendments. The City publicized these public meetings on their website, social media, 
newspaper print and individualized mailing to affected property owners. The amendments 
were publicized through the DLCD PAPA website and noticed to the interested agencies and 
the public.

Based on the findings above, the code amendments are consistent with Statewide 
Planning Goal 1.

Goal 2 � Land Use Planning: To establish a land use planning process and policy 
framework as a basis for all decision and actions related to use of land and to assure an 
adequate factual base for such decisions and actions.

Finding: Statewide Planning Goal 2 requires each local government in Oregon to have and 
follow a comprehensive land use plan and implementing regulations. Cities and counties must 
build their comprehensive plans on a factual base, and follow their plan when making 
decisions on appropriate zoning. City and county plans must be consistent with one another. 
Special district and state agency plans and programs must be coordinated with comprehensive 
plans.

The proposed amendments to the MR zone are consistent with the current 
Comprehensive Plan, which calls for high-density residential development within this 
zone. The Gladstone Comprehensive Plan identifies the following housing goal:

�To meet the housing needs of all segments of the population through optimum 
utilization of housing resources for the construction, rehabilitation and maintenance 
of a 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 Comprehensive Plan also identifies �up to 40 units per acre� in the high density (MR) zoning 
district.  The proposed amendments succeed at implementing the Comprehensive Plan housing 
policies.

Notice of the proposed amendment package for consideration was provided to Metro and 
DLCD through the Post-Acknowledgement Plan Amendment website and distribution system.
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Therefore, the amendments, as proposed, are consistent with Statewide Planning Goal 2.

Goals 3 -4 � Agricultural and Forest Lands:
Finding: These goals are not applicable because the proposed amendments do not 
change the City of Gladstone policies required to meet these goals that are directed at rural 
areas and counties.

Goal 5 � Open Spaces, Scenic and Historic Areas, and Natural Resources: To protect 
natural resources and conserve scenic and historic areas and open spaces.

Finding: Goal 5 aims to protect natural resources and conserve scenic and historic areas 
and open spaces. Particularly in urban areas, the emphasis of Goal 5 is on the inventory 
and conservation of wetlands, riparian zones, and wildlife habitats. In addition to Goal 5, 
the City is required to comply with Metro Title 13 for all mapped resources located within 
the UGB. By meeting the requirements of Title 13, the City also complies with Goal 5 for 
riparian areas and wildlife habitat. Metro Title 13 is addressed in the findings for the Urban 
Growth Management Functional Plan.

The Gladstone Municipal code contains the following zoning overlays that were adopted by 
the City to provide protection for Significant Natural Resources under Statewide Planning 
Goal 5 and to comply with the provisions of OAR 660, Division 23:

17.25 HCAD�Habitat Conservation Area District;
17.26 OS�Open Space District;
17.27 WQ�Water Quality Resource Area District;
17.28 GW�Greenway Conditional Use District; and
17.29 FM�Flood Management Area District.

The proposed amendments do not modify these natural resource zoning overlay districts or 
historic preservation efforts. The Comprehensive Plan supports a variety of housing types and 
the amendments proposed through TXT-2022-02 do not propose any changes to the adopted 
inventories, the Comprehensive Plan Map, or the natural resource zoning districts in the 
Gladstone Municipal Code. Goal 5 does not directly apply to the amendments because no new 
Goal 5 program is advanced by this amendment and no existing Goal 5 program is changed 
by this amendment.

Based on the findings above, the Zoning Code Update to adopt the proposed amendments 
into the Gladstone Municipal Code is consistent with Statewide Planning Goal 5.

Goal 6 � Air, Water and Land Resources Quality: To maintain and improve the quality of 
the air, water and land resources of the state.

Finding: Goal 6 instructs local governments to consider protection of air, water and land 
resources from pollution and pollutants when developing comprehensive plans. The pollutants 
addressed in Goal 6 include solid waste, water waste, noise and thermal pollution, air pollution, 
and industry-related contaminants. Comprehensive Plans must demonstrate consistency with 
the administrative rules related to air, water, and land quality established by the Environmental 
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Quality Commission (EQC).

Under the oversight of the EQC, the Oregon Department of Environmental Quality (DEQ) 
regulates air, water, and land through its permitting actions under the federal Clean Water Act 
and Clean Air Act. The Department of State Lands and the Army Corps of Engineers regulate 
jurisdictional wetlands and waters of the state and the country, respectively. The City of 
Gladstone Public Works department regulates impervious surface and stormwater runoff 
throughout the City through design standards applied to development. The Clackamas County 
Water Environmental Services and Oak Lodge also provide sewer and stormwater services for 
City residents. The Gladstone Municipal Code (GMC) has the following overlay districts that 
are related to water quality, wetlands, and surface water:

17.25 HCAD�Habitat Conservation Area District;
17.27 WQ�Water Quality Resource Area District; and
17.29 FM�Flood Management Area District.

While air quality is largely regulated by DEQ, the City can impose conditions of approval on 
land use approvals that require minimizing air pollution and carbon emission impacts through 
actions such as vegetative plantings and conservation.

The Federal Transit Administration and Federal Highway Administration enforce noise 
standards for federally-funded rail and highway projects. The Oregon Noise Control Act 
authorizes cities and counties to adopt and enforce noise ordinances and standards of their 
own. Gladstone regulates noise through the GMC Chapter 8.12 Noise Control, which 
designates prohibited noises and maximum permissible environmental noise and sound levels. 
Gladstone�s Zoning Code (Chapter 17) also includes noise-related provisions in several 
sections of the code, often referring to the City�s Noise Ordinance in Chapter 8.12 or standards 
of the DEQ.

The proposed amendment package does not modify the existing water resource zoning 
overlay districts or the noise ordinance. The adoption of the TXT-23-01 amendments do not 
propose any changes to the adopted inventories, the Comprehensive Plan Map, or the water 
resource zoning districts in the Gladstone Municipal Code. Goal 6 does not directly apply to 
the proposed amendments, or comprehensive plan amendment because no new Goal 6 
program is advanced by this amendment and no existing Goal 6 program is changed by this 
amendment.

Therefore, Goal 6 is not applicable to the amendments proposed through TXT-23-01 as the 
amendments do not propose to change comprehensive land use plan policies or implementing 
regulations for compliance with Statewide Planning Goal 6.

Based on the findings above, the Zoning Code amendment to adopt the TXT-23-01 
amendments is consistent with Statewide Planning Goal 6.

Goal 7 � Areas Subject to Natural Disasters and Hazards: To protect people and 
property from natural hazards.
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Finding: Goal 7 requires local comprehensive plans to address Oregon�s natural hazards. 
Protecting people and property from natural hazards requires knowledge, planning, 
coordination, and education. Natural hazards applicable to Gladstone include floods, 
landslides, weak foundation soils, earthquakes, and wildfires. Goal 7 calls for local 
governments to respond to new hazard inventory information provided by federal and state 
agencies by adopting or amending plan policies and implementing measures as needed. For 
riverine flood hazards, local governments must adopt and implement local floodplain 
regulations that meet the minimum National Flood Insurance Program (NFIP) requirements. In 
implementing natural hazard plans and policies, the State goal urges local governments to do 
the following: coordinate plans with emergency preparedness and recovery programs; 
consider stormwater management as a means to address flood and landslide hazards; 
consider nonregulatory approaches to implementing hazard plans; and to require technical 
reports when reviewing development requests in hazard areas.

The City of Gladstone complies with Goal 7 by regulating development in hazard-prone areas 
through the Municipal Code, the Public Works Design Guidelines and MOU�s with Clackamas 
County on fire response and other emergency preparedness efforts. The following Gladstone 
Municipal Code Chapters address flooding and landslides:
17.27 WQ�Water Quality Resource Area District.
17.29 FM�Flood Management Area District.
Additionally, the Design Review and Conditional Use land use processes address applicable 
natural hazards on a site specific basis.

The TXT-23-01 amendments do not modify existing zoning overlay districts or design 
standards related to protecting development from hazards. The adoption of the amendments 
does not include any changes to the adopted inventories, the Comprehensive Plan Map, or the 
overlay zoning districts in the Gladstone Municipal Code. Goal 7 does not directly apply to the 
TXT-23-01 amendments because no new Goal 7 program is advanced by these amendments 
and no existing Goal 7 program is changed by this amendment package.
Therefore, Goal 7 is not applicable to the TXT-23-01 zoning code amendments because the 
amendments do not propose to change comprehensive land use plan policies or implementing 
regulations for compliance with Statewide Planning Goal 7.

Based on the findings above, to adopt the TXT-23-01 amendments is consistent with 
Statewide Planning Goal 7.

Goal 8 � Recreational Needs: To satisfy the recreational needs of the citizens of the state 
and visitors and, where appropriate, to provide for the siting of necessary recreational 
facilities including destination resorts.

Finding: Goal 8 requires local governments to plan for the recreation needs of their residents 
and visitors. The goal places priority on non-motorized forms of recreation, and recreation 
areas that serve high-density populations with limited transportation options and limited 
financial resources. It also places priority on recreation areas that are free or available at a low 
cost to the public.

The City of Gladstone has a robust system of parks, recreation facilities and trails, including 14 
neighborhood parks, community gardens, and natural areas. All of Gladstone�s parks are 
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owned and managed by the City. The City completed a Parks Master Plan in 2017. Many of 
the current parks are included in the Open Space District that is regulated by Chapter 17.26 of 
the Gladstone Municipal Code.

The proposed amendments do not modify existing open space overlay districts or the Parks 
Master Plan. The adoption of the TXT-23-01 amendments does not propose any changes to 
the Parks Master Plan, adopted inventories, the Comprehensive Plan Map, or the overlay 
zoning districts in the Gladstone Municipal Code. Goal 8 does not directly apply to the TXT- 
23-01 amendments because no new Goal 8 program is advanced by this amendment and no 
existing Goal 8 program is changed by this amendment.
Therefore, Goal 8 is not applicable to the proposed amendments because the amendments do 
not propose to change comprehensive land use plan policies or implementing regulations for 
compliance with Statewide Planning Goal 8.

Based on the findings above, adopting the TXT-23-01 amendments is consistent with 
Statewide Planning Goal 8.

Goal 9 � Economy of the State: To provide adequate opportunities throughout the state 
for a variety of economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens.

Finding: Goal 9 ensures cities and counties have enough land available to realize economic 
growth and development opportunities. Commercial and industrial development takes a variety 
of shapes and leads to economic activities that are vital to the health, welfare and prosperity of 
Oregon's citizens. To be ready for these opportunities, local governments perform Economic 
Opportunity Analyses based on a 20-year forecast of population and job growth.
The proposed amendments are related to the development of residential land and therefore 
do not propose to change comprehensive land use plan policies or implementing regulations 
for compliance with Statewide Planning Goal 9.  

Based on the findings above, adopting the TXT-23-01 amendments is consistent with 
Statewide Planning Goal 8.

Goal 10 � Housing: To provide for the housing needs of citizens of the state.

Finding: Goal 10 concerns urban lands designated for residential use. Goal 10 requires the 
City to maintain and plan for an adequate land supply to accommodate at least 20 years of 
future growth, providing flexibility in housing location, type, and density (specifically at an 
overall density of 10 or more units/acre with the opportunity for 50 percent of new units to be 
attached single family or multifamily) to ensure the availability and prices of housing units are 
commensurate with the needs and financial capabilities of Oregon households.

Comprehensive plans are required to include an analysis of community housing needs by type 
and affordability, the recent housing needs assessment of housing development potential, and 
an inventory of residential land; contain policies for residential development and supportive 
services based on that analysis that increase the likelihood that needed housing types will be 
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developed; and provide for an adequate supply of a variety of housing types consistent with 
identified policies and meeting minimum density and housing mix requirements (established by 
OAR 660, Division 007).

The findings for Goal 10 Housing, based on the City�s Housing Needs Analysis (HNA), include 
findings that demonstrate that Gladstone currently has a range of housing types, including 
single-family detached and attached homes, duplexes, multi-family, and mixed-use 
developments, and has a need for additional capacity to provide for needed housing during the 
next 20 years. The HNA provides information about the factors that could affect housing 
development, including demographics, affordability trends, workforce housing availability, and 
development patterns.

The Housing Needs Analysis was adopted in 2021 and includes the City�s buildable lands 
inventory (BLI) for housing within the UGB. The BLI is required by Goal 10 and ORS 197.296 
to ensure that current use designations provide an adequate short- and long-term land supply 
for housing development for meeting existing needs and those of projected growth. It analyzes 
existing development patterns and intensity, land and development values, existing land use 
designations and zoning, and building constraints to determine where there is vacant land 
and/or land that is likely to be redeveloped and compares the existing supply of land to 
emerging trends and indicators for future estimates of demand. The proposed amendments do 
not propose to change the buildable lands inventory, or housing needs analysis.

The proposed changes to the MR zoning district would permit triplex, quadplex, cottage 
clusters and townhouses outright, similar to duplexes and multi-household dwellings currently 
are permitted outright.  This will reduce time and cost barriers to development of these types of 
�middle housing�.  The proposed changes also include prohibiting new single-household 
dwellings (formerly called single-family detached dwellings) in the MR zoning district.  This will 
allow the city�s high density zone to be available to higher density housing types.  Single-
household dwellings continue to be permitted outright in the R-5 and R-7.2 zoning districts. 
Adding all middle housing types to the list of permitted uses in the MR zone also responds to 
the City�s updated Housing Needs Analysis with the removal of barriers to housing production 
for residents of a wide range of income levels.

Based on the findings above the TXT-23-01 amendments are consistent with Statewide 
Planning Goal 10.

Goal 11 � Public Facilities and Services: To plan and develop a timely, orderly and 
efficient arrangement of public facilities and services to serve as a framework for urban and 
rural development.

Finding: The City conducted a Water System Master Plan and a Sanitary Sewer Master Plan 
in 2014. In 2017, a Sanitary Sewer Master Plan, Parks Master Plan and Transportation System 
Plan were completed. The proposed amendments do not propose any changes to the adopted 
master plans, the Comprehensive Plan Map, or the Gladstone Municipal Code. The 
amendments do not propose to change the comprehensive land use plan policies or 
implementing regulations regarding public facilities and services for compliance with Statewide 
Planning Goal 11.
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Based on the findings above, the adoption of the TXT-23-01 amendments is consistent with 
Statewide Planning Goal 11.

Goal 12 � Transportation: To provide and encourage a safe, convenient and economic 
transportation system.

Finding: Goal 12 is implemented by Oregon Administrative Rules (OAR) Chapter 660, 
Division 12. Local governments are required to adopt a transportation system plan (TSP) and 
land use regulations to implement the TSP. OAR 660-012-0060 requires any comprehensive 
plan amendment to be evaluated according to the terms outlined in that OAR to demonstrate 
whether they will have a significant impact on the transportation system. The City of Gladstone 
completed a Transportation System Plan in 2017. The proposed amendments do not propose 
any changes to the adopted Transportation System Plan, the Comprehensive Plan Map, or the 
Gladstone Zoning Map with regard to transportation. The TXT-23-01 amendments propose no 
new Goal 12 program and no existing Goal 12 program, or standard, is changed by this 
amendment package. The amendments do not propose to change the comprehensive land 
use plan policies or implementing regulations regarding transportation and compliance with 
Statewide Planning Goal 12.

Based on the findings above, the proposed amendments are consistent with Statewide 
Planning Goal 12.

Goal 13 � Energy Conservation: To conserve energy.

Finding: Goal 13 requires that land and uses developed on the land shall be managed and 
controlled so as to maximize the conservation of all forms of energy, based upon sound 
economic principles. The TXT-23-01 amendments package does not modify existing design 
standards or land use regulations related to energy conservation. The adoption of the 
proposed amendments does not propose any changes to the adopted inventories, the 
Comprehensive Plan Map, or the Gladstone Municipal Code. Goal 13 does not directly apply 
to the proposed amendments because no new Goal 13 program is advanced by this 
amendment and no existing Goal 13 program is changed by this amendment. Therefore, Goal 
13 is not applicable to the TXT-23-01 amendments because the amendment package does 
not propose to change comprehensive land use plan policies or implementing regulations for 
compliance with Statewide Planning Goal 13.

Based on the findings above, to adopt the TXT-23-01 amendments, is consistent with 
Statewide Planning Goal 13.

Goal 14 � Urbanization: To provide for an orderly and efficient transition from rural to 
urban land use, to accommodate urban population and urban employment inside urban 
growth boundaries, to ensure efficient use of land, and to provide for livable communities.

Finding: The entirety of the city and its Urban Growth Management Area is located within the 
Regional Urban Growth Boundary (UGB). As such, this text amendment will not result in the 
transition of any land from rural to urban uses, or result in population or employment growth 
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outside of the UGB. The proposed amendments do not modify the Gladstone Urban Growth 
Management Area, the UGB, or existing zoning requirements related to urbanization. The 
adoption of the TXT 23-01 amendments does not propose any changes to the adopted 
inventories, the Comprehensive Plan Map, or the Gladstone Zoning Map. Goal 14 does not 
directly apply to the amendments because no new Goal 14 program is advanced by this 
amendment and no existing Goal 14 program is changed by this amendment. Therefore, Goal 
14 is not applicable to the TXT-23-01 amendments because the amendment package does 
not propose to change comprehensive land use plan policies or implementing regulations for 
compliance with Statewide Planning Goal 14.

Based on the findings above, adopting the TXT-23-01 amendments is consistent with 
Statewide Planning Goal 14.

Goal 15 � Willamette River Greenway: To protect, conserve, enhance and maintain the 
natural, scenic, historical, agricultural, economic and recreational qualities of lands along 
the Willamette River as the Willamette River Greenway.

Finding: Gladstone is bordered on one side by the Willamette River and the Greenway. 
Therefore, the Gladstone Municipal Code includes Chapter 17.28 that establishes the land use 
regulations related to the Greenway Conditional Use District. The proposed amendments do 
not modify the Greenway Conditional Use District, or existing zoning requirements related to 
the Willamette River Greenway. The adoption of the TXT-23-01 amendments do not propose 
any changes to the adopted inventories, the Comprehensive Plan Map, or the Gladstone 
Municipal Code Chapter 17.28. Goal 15 does not directly apply to the amendments because 
no new Goal 15 program is advanced by this amendment and no existing Goal 15 program is 
changed by this amendment. Therefore, Goal 15 is not applicable to the TXT-23-01 
amendments because it does not propose to change comprehensive land use plan policies or 
implementing regulations for compliance with Statewide Planning Goal 15.

Based on the findings above, to adopt the TXT-23-01 is consistent with Statewide Planning 
Goal 15.

Goals 16-19 � Estuarine Resources, Coastal Shore lands, Beaches and Dunes, and 
Ocean Resources:

Finding: The City of Gladstone is not subject to these four Statewide Planning Goals. 
Therefore, they are not applicable to the proposed amendments found in the TXT-23-01 
amendment package.

III. FINDINGS RELATED TO GLADSTONE MUNICIPAL CODE
Once the proposed amendments are adopted by City Council, the TXT-23-01 amendments 
package will be consistent with all of the Statewide Planning Goals.

The City of Gladstone planning staff finds:

17.68.010 AUTHORIZATION TO INITIATE AMENDMENTS.
(1) An amendment to the text of this title or the Comprehensive Plan may be initiated by the 
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City Council, the City Planning Commission or the City Administrator or his designee.

(2) An amendment to the Zoning Map or to the Comprehensive Plan Map may be initiated by:
(a) The City Council;
(b) The City Planning Commission;
(c) The City Administrator or his designee; or
(d) By application of a property owner, contract purchaser or authorized agent of the subject 
property.

(3) The request by a property owner for a map amendment shall be accomplished by filing an 
application with the city using forms prescribed by the city and submitting the information 
required from the applicant under Section 17.68.050.

Finding: The request came from the City Administrator or [their] designee. This criterion is met.

17.68.020 Review process. Applications under this chapter shall be reviewed pursuant to 
GMC Division VII (administrative procedures).

Finding: The proposed amendments are being reviewed by the Planning Commission at a 
public hearing on June 20, 2023, at which time the Planning Commission will make a 
recommendation of approval to the City Council. The Council will conduct a public hearing and 
make a decision on the amendments at their meeting on July 11, 2023. Notice of these public 
hearings was publicized as required. The TXT-23-01 amendments package is being reviewed 
according to GMC Division VII. This criterion is met.

17.68.040 Conditions.
(1) City Council may require conditions. When necessary to properly relate new developments 
to existing or anticipated conditions in the vicinity or to make possible a higher quality of 
development than would otherwise be possible, the City Council may determine that a zone 
change will be accompanied by the acceptance or accomplishment of certain specified 
conditions. Conditions and requirements invoked pursuant to a zoning map amendment shall 
thereafter apply to the property so zoned.

(2) Acceptance of conditions. Such conditions shall be designed to further the objectives of the 
comprehensive plan and the zoning ordinance codified in this title and shall clearly set forth, in 
written form or upon drawings, all restrictions and requirements which will be applicable to the 
property rezoned. Where a zone change is made subject to such conditions, it shall become 
effective upon written acceptance and filing of the applicable terms and conditions by the 
property owner and by any other person intending to have an ownership interest in or to 
develop the property. The signed acceptance of conditions shall be filed with the City Recorder 
and a certified copy shall also be filed in the county deed records at the expense of the 
petitioner.

(3) Type of conditions. Conditions may include special measures designed to limit use or 
density, screen or separate buildings or portions of the site from adjoining property; limit 
access from important thoroughfares or through residential areas; provide additional right-of- 
way for an abutting street, preserve or provide public access to greenspace, floodplains, or 
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river frontage; improve bicycle or pedestrian safety and connectivity; or improve transit 
capacity and efficiency.

(4) No variance of ordinance standards. In connection with the adoption of a zoning 
amendment, ordinance standards may be varied only when the Planning Commission finds 
that the development proposed and covered by specific limiting conditions will provide benefits 
and safeguards equal to or better than those possible under a strict interpretation of the zoning 
ordinance. In no case shall a use not specifically permitted within the zoning district be allowed 
under this section and Section 17.68.050. When circumstances as described in GMC Section
17.72.020 (circumstances for granting) exist, the regular variance procedures shall be 
followed.

(5) Building permit conditions. In addition to conditions as described above in this section, the 
Council may also provide that a zoning amendment will become effective upon satisfactory 
performance by the applicant of certain conditions or actions, such as a bona fide application 
for a building permit within a specified period of time.

Finding: Staff are not recommending any special conditions. This criterion does not apply.

17.68.050 Evidence supplied by applicant. The applicant seeking a zoning map change 
pursuant to the provisions of GMC Section 17.68.010 must show by a preponderance of the 
evidence all of the following, unless otherwise provided for in this title:

(1) Granting the request fulfills a public need; the greater departure from present development 
policies or land use patterns, the greater the burden of the applicant.

(2) The public need is best carried out by granting the petition for the proposed action, and 
that need is best served by granting the petition at this time.

(3) The proposed action is consistent with the comprehensive plan and Metro�s Functional 
Plan (Metro Code 3.07), and the Transportation Planning Rule (OAR 660-012-0060).

(4) Proof of significant change in a neighborhood or community or a mistake in the planning or 
zoning for the property under consideration, when relevant.

(5) The property and affected area is presently provided with, or concurrent with development 
can be provided with, adequate public facilities, including, but not limited to, the planned 
function, capacity, and performance standards of the transportation system as adopted in the 
transportation system plan.

(6) The transportation system is capable of safely supporting the uses allowed by the 
proposed designation in addition to the existing and planned uses in the area, consistent with 
the Transportation Planning Rule (OAR 660-012-0060). Requirements of the State 
Transportation Planning Rule shall apply to those land use actions that significantly affect the 
transportation system, as defined by OAR 660-012-0060.

Finding: This project is proposing an update to the permitted and conditional uses and 
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dimensional and density standards of the MR zoning district. No zoning map change is 
proposed. No changes are proposed that would affect the service of public utilities or 
transportation patterns. This standard is met.

17.70.10 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: Currently there are no conditions recommended. This criterion is met.

IV. CONSISTENCY WITH METRO�S FUNCTIONAL PLAN (METRO CODE 3.07)

Title 1: Housing Capacity
Title 3: Water Quality And Flood Management 
Title 4: Industrial and Other Employment Areas
Title 6 Centers, Corridors, Station Communities and Main Streets

Finding: The proposed amendments to the MR zoning district do not significantly alter 
residential capacity within the city.  The proposed amendments will change the review 
type for triplex, quadplex, cottage cluster and townhouse developments, as well as 
prohibit new single-household dwellings.  The proposed amendments also alter 
dimensional and density standards slightly to clarify standards, reflect market feasibility 
and reduce barriers to medium- and high-density residential construction. The proposed 
amendments do not modify the water quality, floodplain, habitat conservation area, or 
zoning district areas that are addressed in Metro�s Functional Plan. These criteria are 
met.
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V. CONSISTENCY WITH TRANSPORTATION PLANNING RULE
OAR 660-012-0060 requires: (1) If an amendment to a functional plan, an acknowledged 
comprehensive plan, or a land use regulation (including a zoning map) would significantly 
affect an existing or planned transportation facility, then the local government must put in place 
measures as provided in section (2) of this rule, unless the amendment is allowed under 
section (3), (9) or (10) of this rule. A plan or land use regulation amendment significantly 
affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan);
(b) Change standards implementing a functional classification system; or
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection.

Finding: The proposed zoning code amendments do not change the functional class of 
any existing or planned transportation facility or change the standards implementing a 
functional classification system. This criterion is met.

CONCLUSION

Based on the findings identified above, the city finds that the proposed code amendments 
meet the required Gladstone, Metro and State of Oregon requirements for approval.  

Staff recommends the Planning Commission recommend approval of TXT-23-01 MR Zoning 
District Amendments to the City Council for a public hearing at their meeting on July 11, 2023.
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Proposed Updates to GMC Chapter 17.14

Chapter 17.14
MR�MULTI-HOUSEHOLD RESIDENTIAL DISTRICT

Sections:

17.14.010    Purpose.

17.14.020    Uses allowed outright.

17.14.030    Accessory uses allowed.

17.14.040    Conditional uses allowed.

17.14.050    Dimensional standards.

17.14.055    Cottage cluster standards.

17.14.010 Purpose.

The purpose of an MR district is to implement the comprehensive plan and to provide land for households 

desiring to live in an environment of high density residential development with proximity to mass transit, 

shopping and service facilities.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord. 1515 §2 (Exh. B), 2022.

17.14.020 Uses allowed outright.

In an MR zoning district, the following uses and their accessory uses are allowed outright:

(1) Duplex. Middle Housing.

(2) Multi-family household dwellings.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord. 1323 §1 (Part), 2002; Ord. 1515 §2 (Exh. B), 2022.

17.14.030 Accessory uses allowed.

Accessory uses shall comply with all the requirements of this zoning district, except as this section allows 

to the contrary. All accessory structures shall be subject to GMC Chapter 17.54 (Clear Vision). The 

following accessory uses shall be allowed in an MR Zoning district:

(1) Buildings. Garages and carports, storage and other buildings, as follows:
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Proposed Updates to GMC Chapter 17.14

(a) Either the side, except a street side, or rear setback may be reduced to zero for one accessory 

structure provided such structure:

(A) Is detached from other buildings;

(B) Does not exceed a height of one (1) story; and

(C) Does not exceed a floor area of four hundred-fifty (450) square feet;

(b) A wall of rated, fire-resistive construction may be required by the Oregon Structural Specialty 

Code or its successor.

(c) When more than one accessory structure is present including a portable storage container as 

defined in Chapter 5.22, a setback does not apply to the portable storage container.

(2) Courtyards, Patios and Decks. The minimum side, except street side, and rear setbacks for uncovered 

courtyards, patios and decks in excess of thirty inches (30�) in height shall be five feet (5�). The minimum 

front and street side setbacks for such courtyards, patios and decks shall be fifteen feet (15�). No setback 

shall be required for uncovered courtyards, patios and decks thirty inches (30�) or less in height. When 

calculating the height of a courtyard, patio or deck, railings and benches shall be excluded from the 

calculation.

(3) Fences and Walls. The following standards shall apply to fences and walls of all types whether open, 

solid, wood, metal, masonry or other material.

(a) When located between the front lot line and the front building line, fences and walls shall not 

exceed three feet (3�) in height;

(b) Fences and walls not subject to Subsection (3)(a) of this Section shall not exceed six feet (6�) in 

height;

(c) An exception may be granted to the maximum fence or wall height standards pursuant to review 

of an application for conditional use; alteration, expansion or change of use of a nonconforming 

use; or design review and when an exception is found necessary to provide adequate screening for 

the use.

(4) Storage. Storage of boats, trailers, pickup campers, coaches, motorhomes and similar recreation 

equipment. Occupancy of such equipment is subject to a temporary permit under GMC 

Chapter 15.28 (temporary dwellings).
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Proposed Updates to GMC Chapter 17.14

(5) Swimming Pools, Ponds and Hot Tubs. The minimum side, street side and rear setbacks for 

swimming pools, ponds and hot tubs shall be three feet (3�). The minimum front setback for ponds no 

greater than five feet (5�) wide and no more than two feet (2�) deep shall be three feet (3�).

(6) Home Occupations. Home occupations shall be subject to GMC Chapter 17.78 (home occupations).

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord. 1171 §1(F), 1993; Ord. 1323 §1, 2002; Ord. 1392 § 4, 2007.

17.14.040 Conditional uses allowed.

In an MR zoning district, the following uses and their accessory uses are allowed subject to GMC 

Chapter 17.70 (Conditional Uses):

(1) Detached single-household dwelling constructed prior to June 30, 2023., triplex, quadplex, townhouse, 

and cottage clusters.

(2) Church and associated buildings and structures.

(3) Community center, day care center, meeting hall.

(4) Mobile home park.

(5) Nursing homes and homes for the aged.

(6) School and associated structures and facilities.

(7) Utility facility provided no outside storage is involved.

(8) Local commercial uses listed under GMC Section 17.16.020 (uses permitted outright).

(9) Foster homes.

(10) Group homes.

(11) Planned unit development.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2, 1990; Ord. 1323 §1 (Part), 2002; Ord. 1515 §2 (Exh. B), 2022.

17.14.050 Dimensional standards.
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Proposed Updates to GMC Chapter 17.14

Except as provided in GMC Chapter 17.38 (Planned Unit Development), Chapter 17.72 (Variances) and 

Chapter 17.76 (Exceptions), the following dimensional standards shall apply in an MR zoning district:

Minimum Lot Area   

Detached single household 5,000 sf  

Duplex 3,000 sf
 

Triplex and Quadplex 4,000 sf  

Quadplex 5,000 sf

Cottage Cluster and Multi-

household dwellings

3,000 sf + 1,000 sf per 

dwelling unit

Townhouse  1,200 sf average minimum 

per lot within the 

development

Other uses 5,000 sf Or as established by the Planning 

Commission, as provided by GMC 

Chapter 17.70 (Conditional Uses)

Minimum Setbacks   

Front setback 20 ft

Side setback 5 ft

Street-side setback 20 ft

Rear setback 15 ft

 Architectural features such as 

cornices, eaves, gutters, chimneys 

and flues may project a maximum of 

two feet into a required setback area.

 Townhouse projects are allowed a 

zero-foot side setback for lot lines 

where townhouse units are attached.

 Cottage cluster minimum setbacks 

can be reduced to five feet, if there is 

more than 150 square feet per 

dwelling unit of common open space 
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provided, as defined in GMC 

Section 17.12.065(2).

Maximum Building Height 35 ft 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.

Minimum Vegetation At least 20 percent of the 

total area of the lot must be 

left or planted in trees, lot 

shrubs, grass, etc.

 

Minimum Density   

 80 percent of the maximum. 

number of units allowed 

under Minimum Lot Area.

In no case shall the minimum density 

exceed 30 25 units per net acre.

Exception. Where an existing two-

household or multi-household 

development is being altered or 

expanded, it shall not be required to 

comply with the minimum density 

standard provided the alteration or 

expansion does not result in a net loss 

of units.

Mobile home parks shall provide a 

minimum density of eight units per net 

acre.

Maximum Density None Based on maximum 

number of units allowed 

under Minimum Lot Area, 

above.

 

(1) All PUDs with residential uses must include a mix of two or more middle housing types for a minimum 

of 25 percent of the total dwelling units proposed.
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(2) Exceptions in Case of Large Scale PUD. The dimensional standards of this section may be modified 

by the Planning Commission in the case of a plan and program for a large-scale planned unit 

development, providing modifications are not detrimental to the public health, safety and welfare and 

providing the Planning Commission determines there is provision for adequate public spaces and 

improvements for circulation, recreation, light, air and service needs of the developed tract and its relation 

to adjacent areas and for such covenants or other legal provisions as will assure conformity to the 

achievement of the plan.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2, 1990; Ord. 1289 §1, 2000; Ord. 1323 §1, 2002; Ord. 1515 §2 (Exh. B), 2022.

17.14.055 Cottage cluster standards.

The following dimensional standards apply to cottage cluster development in the R-5 zone. Where 

conflicts arise between the standards within this section and elsewhere in the code, the standards of this 

section will supersede.

(1) Dimensional Standards

(a) Setbacks.  Cottages shall maintain setbacks as provided by GMC Section 17.14.050.   Minimum 

Lot Size and Dimensions. Cottage clusters shall meet the minimum lot area standards that apply to 

detached single family dwellings in the R-5 zone.  

(b) Setbacks and Building Separation.

(A) Setbacks. Cottage clusters shall meet the minimum setback standards:

(i) Front setbacks: 10 feet

(ii) Side setbacks: 5 feet

(iii) Rear setbacks: 10 feet

(Bb) Building Separation. Cottages shall be separated by a minimum distance of six feet. The 

minimum distance between all other structures, including accessory structures, shall be in 

accordance with building code requirements.

(c) Average Unit Size. The maximum average floor area for a cottage cluster is 1,400 square feet 

per dwelling unit. Community buildings shall be included in the average floor area calculation for a 

cottage cluster.
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(d) Off-Street Parking.

(A) Required Off-Street Parking. The minimum number of required off-street parking spaces 

for a cottage cluster project is zero spaces per unit with a floor area less than 1,000 square 

feet and one space per unit with a floor area of 1,000 square feet or more. Spaces may be 

provided for individual cottages or in shared parking clusters. A credit for on-street parking 

shall be granted for some or all of the required off-street parking as provided in subsection 

(1)(d)(B) of this section.

(B) On-Street Credit. If on-street parking spaces meet all the standards in subsections 

(1)(d)(B)(i) through (iv) of this section, they shall be counted toward the minimum off-street 

parking requirement.

(i) The space must be abutting the subject site;

(ii) The space must be in a location where on-street parking is allowed by the 

jurisdiction;

(iii) The space must be a minimum of 22 feet long; and

(iv) The space must not obstruct a required sight distance area.

(2) Design Standards. The following design standards apply to cottage cluster development in the MR 

zone. Where conflicts arise between the standards within this section and elsewhere in the code, the 

standards of this section will supersede.

(a) Cottage Orientation. Cottages must be clustered or abut around a common courtyard or are 

directly connected to it by a pedestrian path, and must meet the following standards (see Figure 1):

(A) Each cottage within a cluster must either abut the common courtyard or must be directly 

connected to it by a pedestrian path that is at least four feet wide.

(B) A minimum of 50 percent of cottages within a cluster must be oriented to the common 

courtyard and must:

(i) Have a main entrance facing the common courtyard;

(ii) Be within 10 feet from the common courtyard, measured from the facade of the 

cottage to the nearest edge of the common courtyard; and
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(iii) Be connected to the common courtyard by a pedestrian path.

(C) Cottages within 20 feet of a street property line may have their entrances facing the street.

(D) Cottages not facing the common courtyard or the street must have their main entrances 

facing a pedestrian path that is directly connected to the common courtyard.

Figure 1. Cottage Cluster Orientation and Common Courtyard Standards

(b) Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 

order to provide a sense of openness and community of residents. Common courtyards must meet 

the following standards:

(A) The common courtyard must be a single, contiguous piece.
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(B) The common courtyard must contain a minimum of 150 square feet per cottage within the 

associated cluster.

(C) The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.

(D) The common courtyard shall be developed with a mix of landscaping, lawn area, 

pedestrian paths, and/or paved courtyard area, and may also include recreational amenities. 

Impervious elements of the common courtyard shall not exceed 75 percent of the total 

common courtyard area.

(E) Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 

courtyard shall count toward the courtyard�s minimum dimension and area. Parking areas, 

required setbacks, and driveways do not qualify as part of a common courtyard.

(c) Pedestrian Access.

(A) An accessible pedestrian path that is at least four feet wide must be provided that 

connects the main entrance of each cottage to one or all the following:

(i) The common courtyard;

(ii) Shared parking areas;

(iii) Community buildings; and

(iv) Sidewalks in public rights-of-way abutting the site or rights-of-way if there are no 

sidewalks.

(B) The pedestrian path must be hard-surfaced and a minimum of four feet wide.

(d) Parking Location and Access.

(A) Off-street parking spaces and vehicle maneuvering areas shall not be located:

(i) Within of 20 feet from any street property line, except alley property lines;

(ii) Between a street property line and the front facade of cottages located closest to the 

street property line. This standard does not apply to alleys.
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(B) Off-street parking spaces shall not be located within 10 feet of any other property line, 

except alley property lines. Driveways and drive aisles are permitted within 10 feet of other 

property lines.

(C) Clustered Parking. Off-street parking may be arranged in clusters and separated from 

common spaces by at least four feet of landscaping.

(e) Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered parking 

areas and parking structures from common courtyards and public streets.

(f) Garages and Carports.

(A) Garages and carports (whether shared or individual) must not abut common courtyards.

(B) Individual attached garages up to 200 square feet shall be exempted from the calculation 

of maximum building footprint for cottages.

(C) Individual detached garages must not exceed 400 square feet in floor area.

(D) Garage doors for attached and detached individual garages must not exceed 20 feet in 

width.

History: Ord. 1515 §2 (Exh. B), 2022.
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IMPORTANT NOTICE THAT MAY AFFECT YOUR PROPERTY

THIS IS TO NOTIFY YOU THAT THE CITY OF GLADSTONE HAS PROPOSED A LAND USE REGULATION(S) THAT MAY 

AFFECT THE PERMISSIBLE USES OF YOUR PROPERTY AND OTHER PROPERTIES.

On June 20, 2023 at 6:30 pm, the Gladstone Planning Commission will hold its first public hearing, located in 

Gladstone City Hall at 18505 Portland Avenue, Gladstone, OR  97027, regarding the following: � Gladstone Municipal 

Code Amendments to Title 17 Zoning: (City File TXT-23-01). 

The City of Gladstone has determined that adoption of this proposed text amendment may affect the permissible 

uses of your property, and other properties in the affected zone(s), and may change the value of your property. The 

June 20, 2023 hearing will include an overview of proposed updates, timelines for review and adoption, and 

opportunities for public involvement. 

This public hearing will be the first of two hearings on the proposed update. Please contact at Heather Austin, 

Gladstone Consulting Land Use Planner, at 503.946.9365 x206 or heather.austin@3j- consulting.com with any 

questions or comments or for more information about this project.  

City of Gladstone 

18505 Portland Avenue

Gladstone, OR  97027

THESE ORDINANCES MAY OR MAY NOT LIMIT THE USE OF YOUR LAND.

State law requires the City to mail notices to property owners with specific language used on this side of this flyer. 

All property owners with land in the MR (Multi-Household Residential) zoning district are receiving these notices 

and the City has no way to verify whether, how or when proposed land use regulations or zone changes will affect 

the value of individual properties. Your receipt of this notice does not necessarily mean that any proposed land use 

regulation or zone change will limit the use of your property or impact the value of your property.

For additional information concerning any of the proposed updates please contact Heather Austin, Gladstone 

Consulting Land Use Planner, at 503.946.9365 x206 or heather.austin@3j- consulting.com.  The criteria for decisions, 

rules governing legislative hearings, and all other documents and evidence related to each update will be available 

for inspection seven (7) days prior to each hearing at no cost at City Hall located at 18505 Portland Avenue. Copies of 

proposed changes will be available on the website for download or are available for purchase at a cost of $0.25 a 

page.

POSTAGE
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NOTICE OF PUBLIC HEARING- JUNE 20, 2023

GLADSTONE PLANNING COMMISSION

TXT-23-01 Municipal Code Text Amendment

DATE & TIME: 06/20/23. This item will not begin earlier than 6:30 p.m. However, it 

may begin later depending on the length of preceding items.

PLACE: The public hearing will be conducted in person at the Gladstone City Hall 

located at 18505 Portland Avenue | Gladstone, OR 97027, as well as 

virtually using the Zoom platform. The Zoom link to the public hearing 

and details on how to observe and testify online or by telephone will be 

available after June 13, 2023 on our website: 

https://www.ci.gladstone.or.us/bc-pc/page/planning-commission-

meeting-79

PROPOSAL: The City of Gladstone is proposing updates to the MR (Multi-Household 

Residential) Zoning District, Gladstone Municipal Code (GMC) Chapter 

17.14.  The proposed text change will provide a clear and objective review 

process for all permitted housing types, reducing the review process for 

construction of a duplex, triplex, quadplex or cottage cluster 

development.  The proposed change would prohibit new single-family 

detached dwellings in this high-density zoning district.

APPLICABLE STANDARDS: GMC Chapters: 17.68 (Amendments/Zone Changes) and 17.94 (Hearings).

All interested parties are invited to attend the hearing online or in person and may testify orally, if they choose.  Written 

testimony may be submitted by email or regular mail.

Any correspondence received in advance of the meeting will be forwarded to the Planning Commission.

A copy of all documents and applicable criteria are available for inspection at no cost.  In addition, a staff report will be 

available for inspection at no cost at least seven days prior to the hearing.   Hard copies of documents can be provided at 

a cost of $0.25 per page or you may view or obtain these materials:

1. By contacting Heather Austin, at 503.946.9365 x206 or heather.austin@3j- consulting.com; or

2. By requesting a copy of the application at City Hall located at 18505 Portland Avenue Gladstone.

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.
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