
 
 

GLADSTONE PLANNING COMMISSION AGENDA 
GLADSTONE CITY HALL, 525 PORTLAND AVENUE 

 
Tuesday, March 19, 2019 

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

 
 

CONSENT AGENDA 
 

All items listed below are considered to be routine and will be enacted by one motion.  There 
will be no separate discussion of these items unless a commission member or person in the 
audience requests specific items be removed from the Consent Agenda for discussion prior 
to the time the commission votes on the motion to adopt the Consent Agenda. 
 
1. Approval of February 19, 2019 Meeting Minutes 

 
 

REGULAR AGENDA 
 

2. Monthly Planning Report – February 2019 
 
3. Public Hearing: Files Z0037-19-D, Z0089-19-V; Z0039-19-CMP, Z0038-19-WBV and 

Z0040-19-CMP.  Construction of a one-story 22,177 sq. ft. building and associated 
site improvements on a 1.97 acre parcel to function as the City’s new Civic Center. 
18505 Portland Avenue (2 2E 19AA, TL #02000) at the corner of Duniway Avenue 
and Portland Avenue, City of Gladstone. 

 
4. Public Hearing: File Z0079-19-D. New 4 Unit Office Building, two-story 9,940 sq. ft. 

on currently vacant land, E. Clarendon at 82nd Drive (2 2E 20AD TL#03500, 03600 
and 03700). Bob Sanders & Hans Thygeson, Park Place Business Suites LLC 
 

5. Discussion of Planning Commission’s Annual Work Plan (no attachments) 
 
            

BUSINESS FROM THE PLANNING COMMISSION 
 
ADJOURN 





GLADSTONE PLANNING COMMISSION WORK SESSION MINUTES of February 19, 2019 
 
Meeting was called to order at approximately 6:30 P.M. 
 
ROLL CALL:                                                                               
Commissioner Andriel Langston, Commissioner Malachi de AElfweald, Commissioner Les Poole, 
Commissioner Libby Wentz, Commissioner Patrick Smith, Chair Randy Rowlette  
 
ABSENT:                                                                                                                                                                     
Commissioner Natalie Smith                                                                                                                                                      
 
STAFF:                                                                                                                                                                                 
Tami Bannick, City Recorder; Melissa Ahrens, Senior Planner; Spencer Parsons, City Attorney 
_____________________________________________________________________________________  
 
CONSENT AGENDA:    
 

1. Approval of January 15, 2019 Meeting Minutes 
Commissioner de AElfweald made a motion to approve the Consent Agenda.  Motion was 
seconded by Commissioner Pat Smith.  Motion passed unanimously.                                                                          

 
REGULAR AGENDA: 
 

2. Monthly Planning Report – January 2019 
Ms. Ahrens went over the report.  Chair Rowlette noted an error – there was an approval that said 
it was for Auto Town when it should be Tonkin.       
 

3. Briefings for Administrative Decisions, files Z0030-19-Floodplain Development Permit; 
Z0031-19-HCA Development Permit; Z0032-19-HCA Map Verification; Z0033-19-WQ 
Map Verification and Z0034-19-HCA Construction Management Plan – Improvements and 
Seismic Retro Fit of the 82nd Drive Bridge: 
Lizbeth Dance, who is assisting Ms. Ahrens with planning work, introduced herself.  She said all 
of the applications have been received.  The project includes the removal of wooden beams under 
the bridge and creating a single cement span, seismic retro fits to the main span piers, and 
upgrade/replacement of the sanitary sewer force main on the downstream side of the river.  This 
property is zoned open space.  Water Environment Services is the applicant and Jessica Rinner is 
representing WES for Clackamas County.  Oregon City has done land use reviews/approvals for 
work on the other side of the bridge.  There was an easement approved last year to allow WES to 
do the work in this section of the bridge.  There are five subsequent environmental reviews 
required because this work is happening near a habitat conservation area, water quality resource 
area, and the floodplain.  She gave a presentation showing the improvement plans, the restoration 
plan for the area near the river, etc.  There will be detour signs posted in the area for 
bicycle/pedestrian traffic during construction.  Commissioner de AElfweald asked that a detour 
sign be posted for pedestrians at the entrance to the park. 
 
Commissioner Wentz asked why the plants are going to be replaced on the Oregon City side of 
the river.  Ms. Dance said there is nothing in the code that addresses where the restoration area 
has to be done as far as city limits – it just has to be within a proximity.  Ms. Dance said she will 
work with WES on that.  Jessica Rinner said that WES owns the bridge now, but not the property 
underneath it.  She said that they structurally upgraded the bridge to allow for truck traffic in the 
event of an emergency.  Commissioner Poole said he has concerns that while the bridge is closed 
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for six months it will become an attractive nuisance and graffiti might become an issue.  Ms. 
Dance said they have discussed that issue – the Police and Fire Chiefs were included in the 
discussions and there will be chain link fencing up.  Commissioner Pat Smith asked if the 4,000 
sq. ft. of grading/disturbance is earth removed or moved around and put back.  Ms. Dance said 
the 129 cubic yards will be removed from under the span.  Commissioner Pat Smith asked if 
plants are being removed and not replaced what will control water run-off in that area.  Ms. 
Dance said the replacement of grasses will help with erosion, there is also erosion control 
fencing, and there are additional State requirements in the construction management plan.  The 
project hasn’t gone out for bid yet so construction probably won’t begin until June.  During 
construction there may be periods of time when the bridge will be open for pedestrian/bicycle 
traffic.                   
                                                                                                                                                                                        

4. Public Hearing:  File Z0597-18-D and Z0598-18-C – Demolition of an existing single-family 
residence and the construction of a new tri-plex residential building with attached single car 
garages and associated site improvements on an existing 7,900 sq. ft. lot at 165 E. Exeter (2 
2E 20CA, TL #07500), Iselin Architects: 
Chair Rowlette said this is a quasi-judicial public hearing.  He went over the procedures/rules for 
the public hearing. He said that a decision may be made by the Commission at the close of the 
public hearing or the matter may be continued to a time/date certain.  Any party may request a 
continuance of this hearing or may request the record remain open for seven days.  If the matter is 
continued to a date certain this will be the only notice of that date received.  The Commission’s 
decision will be final unless appealed to the City Council. 
 
He asked if any members of the Commission wished to disclose any ex parte contacts, bias, or 
conflicts of interest and asked if members had visited this site.  Commissioner Langston has 
driven by the site.  Commissioner de AElfweald went by the site today.  Commissioner Poole has 
been by the site. Commissioner Wentz has been by the site.  Commissioner Pat Smith has been by 
the site and has discussed the removal of the two oaks trees with Commissioner de AElfweald.  
Chair Rowlette said he received the notification letter because he lives close to the site, he knows 
the people who used to live there, he has been in the house, he has discussed it with his wife – 
however, he doesn’t feel any of this would make him change his decision and he feels he can 
make an unbiased/impartial decision so he will not recuse himself from the hearing.                           
Chair Rowlette asked if any members of the audience wished to challenge the jurisdiction of the 
Commission to hear this matter – none did.  He asked if any members of the audience wished to 
challenge any Planning Commission member’s ability to participate – there were none.                           
Ms. Ahrens went over the staff report. The proposed project includes demolition of an existing 
1,053 sq. ft. single-family home build in 1940 and the construction of a new tri-plex residential 
building.  The interior of the home is not suited for remodeling/restoration.  The zoning of the 
property is R-5.  Public noticing followed code requirements.  The proposed tri-plex will contain 
two 2-story 3 bedroom units and one single-story 2 bedroom unit.  The proposed development 
meets the minimum lot size area of 7,500 sq. ft. for three units, complies with the front, side, and 
rear set-backs, does not exceed 35 feet in height, and meets all the multi-family design standards.  
There will be six parking spaces, which meets the code requirements.  They are requesting a 
revised landscaping plan and they have attached other special conditions so they can assure that 
the screening standards and other requirements are met.  There was discussion regarding parking 
spaces/on-street parking.  Ms. Ahrens went over the conditional use findings.                 
 
Commissioner de AElfweald asked if Ms. Ahrens could work with City staff to start including a 
link to the PDF on the City’s website so the public can download it if they choose to.  He also 
asked that if this is approved he would like the demo crew to be aware that there are cats living 
under the house right now.  He asked the difference between B and D at the top of page 4-4.  Ms. 

1 - 2



Ahrens said that was a typo – it got included twice.  He asked why a 7,900 sq. ft. lot is not R-7.2.  
Ms. Ahrens did not know the answer.  There was discussion regarding possible reasons.  He 
asked what she wanted them to change in the landscaping design.  Ms. Ahrens said it will change 
because the driveway/curbs are going to change pursuant to Public Works requirements.  There 
was discussion regarding screening requirements. 
 
Commissioner Pat Smith said on page 4-6, building materials, it says screening for roof mounted 
equipment is also discussed in this section – but that’s the only mention of it.  Ms. Ahrens said 
that is a typo – it should just end after that code section.              
 
APPLICANT TESTIMONY: 
Jessica Iselin from Iselin Architects wanted to clarify that the comments they received from 
Public Works were on a very preliminary proposal – the design they are looking at tonight shows 
the consolidated driveways.  They are still working on some of the storm water issues with Public 
Works so there may be some minor modifications as part of the building permit review process.  
She gave some background information on the project.  A relative of the owners will be living in 
the single-story unit and it will be designed to meet the ADA accessibility requirements.  Chair 
Rowlette asked if the two oak trees will be removed – Ms. Iselin said that unfortunately they have 
to be removed.  Commissioner Pat Smith asked if any consideration was given to a single-level 
construction – Ms. Iselin said there was discussion, but a duplex was not allowed in that area so 
in order to fit three units on the property they had to go with a second level.     
 
PUBLIC TESTIMONY: 
Linda Cosgrove said she supported a petition in 1998/99 to remove duplexes from the R-5 areas. 
The only reason tri-plexes weren’t included in the petition is because no one thought it would 
happen.  She feels that the property would be ideal for a single-family home with an attached 
dwelling unit.  She said the school population is down and one of the reasons is because there 
isn’t the available space for a young family to come in and purchase a home and invest in the 
community.       
 
Mary Hanson had questions regarding what type of fencing will be put up.  She asked if she is 
going to need permission in order to bring a truck onto the property to remove their cedar trees 
that are dying on her property.  She said last summer they had sewer issues because there are 5-6 
houses in that square block that are on one line.  She asked if they will have a new sewer line put 
in.  The City Attorney said the permission for truck access would have to come from the property 
owner, not the City.  Ms. Ahrens said it is her understanding that the sewer capacity has been 
looked at and it can accommodate the proposed development but she does not know if it is on the 
same connection that Ms. Hanson is on.  Chair Rowlette explained that the proposed development 
does not abut Ms. Hanson’s property.  It was determined that the property in question belongs to 
the Community Club so Ms. Hanson will be contacting them with the assistance of Ms. Bannick.   
 
APPLICANT REBUTTAL: 
Ms. Iselin said the owners did consider a family home because of the proximity of the school – 
and that is part of the reason why they specifically wanted to create three-bedroom units because 
they could accommodate a young family better than a two-bedroom unit.            
 
Commissioner de AElfweald made a motion to close the public hearing.  Motion was seconded by 
Commissioner Poole.  Motion passed unanimously.  
 
Commissioner de AElfweald said he feels there is enough room for an extra car to park on the 
street.  He is okay with the two entrances and getting six-off street parking spots.  He believes 
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that is better than increasing the parking requirements off street.  Commissioner Wentz agreed.  
Commissioner Poole is concerned about the parking and asked for clarification on the 
requirements.  Ms. Ahrens said it meets the code requirement for parking spaces for multi-family.  
Commissioner Poole said it seems like we are losing on-street parking with every application.  He 
sees the parking/access as being problematic.  Ms. Ahrens said that this project did not require a 
traffic impact study because the threshold is 1,000 trips/day generated.  There was further 
discussion regarding parking issues in Gladstone.  Commissioner Poole wanted to make a clear 
concern about the loss of parking on this application to satisfy the change.  Commissioner de 
AElfweald said the Commission needs to decide if they support the plan with Mr. Whynot’s 
waiver.   
 
Commissioner Wentz made a motion to accept the waiver as the Public Works Director 
suggested.  Motion was seconded Commissioner de AElfweald.  Motion passed unanimously.   
 
Commissioner Poole asked if the Planning Commission is giving valid consideration to City 
parking in this situation because we are losing a City asset to make this happen.  City Attorney 
pointed out that there are two conversations going on – one regarding this particular application 
and parking issues in general.  He said the second conversation wouldn’t necessarily be in the 
context of the quasi-judicial application because the criteria that the Planning Commission has to 
evaluate the application on are the adopted standards that the City has now with the exception of 
the waiver.  Ms. Ahrens said that the parking standard for a multi-family unit is 1.5 parking 
spaces per dwelling unit so they are exceeding the standard.  The trade-off for not going with the 
Public Works recommendation and waiving their standard would be to lose two off-street parking 
spaces.   
 
Commissioner Poole made a motion to close the discussion regarding parking.  Motion was 
seconded by Commissioner de AElfweald.  (There was no vote taken) 
 
Ms. Ahrens said she was given a verbal description of the proposed lighting plan but they haven’t 
seen a plan yet, which is typical, but they will get one before building permits are issued.  
Commissioner de AElfweald asked that the applicant be provided with the City’s timeframes for 
the noise ordinances.  He said that the images they were given for the new property are a lot 
better than what it looks like today.   
 
Commissioner Langston made a motion to approve the design review application Z0597-18-D 
and conditional use application Z0598-18-C and recommend the following findings of the 
conditions of support of approval for lighting, Public Works requirements, landscaping, Fire 
Department approval, design review plans, and Endangered Species Act.  Motion was seconded 
by Commissioner Wentz.  Ms. Bannick took a roll call vote:  Commissioner Langston – yes.  
Commissioner de AElfweald – yes.  Commissioner Poole – yes.  Commissioner Wentz – yes. 
Commissioner Pat Smith – yes.  Chair Rowlette – yes.  Motion passed unanimously.          

 
NEW BUSINESS: 
Ms. Bannick said that Ms. Betz asked her to follow up with the Commission regarding an ordinance 
adopting the appointment to boards, commissions, and committees - Chapter 2.10.050, Organization and 
Operation, an annual work plan, that states each board, commission and committee shall prepare an 
annual work plan which will have elements of the City’s strategic plan.  These work plans shall be 
discussed with and approved by the City Council in a joint work session.  Ms. Betz wanted the 
Commission to be aware that she is planning to schedule a meeting with City Council Liaison Mersereau 
and Chair Rowlette before the March meeting to talk about a work plan.  It will be coming to the City 
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Council at a work session scheduled in March.  Chair Rowlette said that would be a good time to discuss 
parking, changing the code, etc.  
  
Chair Rowlette asked about time limits on approvals.  Ms. Bannick said that Ms. Betz wanted to bring up 
the explanation for discussion of a one year extension for time limits for conditional use.  She shared 
copies of the current language for time limits on conditional use approvals.  The City is asking the 
Planning Commission if they want to consider extending design review approval to two years instead of 
one.  If they do, then they can bring that information back to the Planning Commission to discuss in April 
or May.  If the Commission wants to leave it as the one year there will be no further discussion.  Ms. Betz 
wanted them to be aware that they have had two approvals expire in the past year.  Chair Rowlette asked 
if the Commission wanted to discuss changing it to two years or leaving it at one year with an extension.  
Commissioner de AElfweald wanted to remind everyone that they added it specifically because a certain 
company was using the expiration and continuing without the permit with the assumption that they could 
because the City didn’t have that kind of language in there.  He said when this first came up the code 
changed during that year window and because they let it expire they had to comply with the new code.  
He said if we are looking at doing substantial code reviews/changes that is going to have an impact on 
this.  It was agreed to discuss this issue at a future meeting.   
   
BUSINESS FROM THE COMMISSION:  
 
Commissioner Pat Smith: 
He said they all received a nice note from Ms. Betz regarding old lots being built on that didn’t have to go 
back through the Planning system.  He said there’s a duplex going up on Oatfield Road near Webster – he 
has never seen anything discussed about it.  Ms. Ahrens said it was just a building permit – it’s in the R-
7.2 zone where duplexes are allowed.                                                                                                            
 
Commissioner Pat Smith said Ms. Ahrens’ presentations are always excellent.  He said he found one 
statement in there to be very arbitrary.  He said that Ms. Ahrens said that the proposal tonight “fits the 
neighborhood”.  He wondered what criteria she uses to decide if something does or doesn’t fit the 
neighborhood.  Ms. Ahrens said it is subjective.  It is in the conditional use approval criteria.  You want to 
find that it’s suitable for the neighborhood - that it matches community character.  She said they made the 
finding because there is an apartment complex next door, it’s down the block from Portland Avenue, and 
there’s a single-family dwelling on the other side – that it’s a gray transition use between single-family 
and higher density apartments.  Commissioner Pat Smith said he respectfully disagrees that it fits the 
neighborhood.  He related this to the Webster Road Apartments scenario and said the building a two-story 
apartment in a layer of single-level homes, and the apartments are all single-level, it doesn’t seem to him 
that it fits the neighborhood.  He said that making sure that multi-family homes fit the neighborhood is the 
first criteria in making sure it’s acceptable to the rest of the community.  City Attorney said those criteria 
that have that kind of open-ended language is very deliberately written to be open-ended to allow the 
Planning Commission to exercise its discretion where it’s allowed to.  He said that if the Commission 
disagrees with the findings of staff they are free to pinpoint that criterion and say that the proposed 
finding in the staff report isn’t exactly what we had in mind and we either don’t feel that that criterion’s 
met or it’s met because of “blank”.  He said that as things change over time and as the composition of a 
decision-making body changes over time an interpretation can change with both of those.         
 
Commissioner Poole:  
He said he hopes the community, the City and the staff do a little more research of our tolling plan and 
how it’s going to effect Gladstone because with the Abernethy Bridge and our configuration, the river, 
we’re a choke point and there’s a lot of concern about the volume of traffic that will be diverted off the 
freeway.     
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ADJOURN: 
Meeting adjourned at approximately 8:26 P.M. 

 
 

Minutes approved by the Planning Commission this ________ day of ___________________, 2019. 
 
 
____________________________                                                                                                                              
Randy Rowlette, Chair 
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City of Gladstone Monthly Report|FEBRUARY 2019 

PUBLIC CONTACTS/PLANNING ACTIONS 

 

 

PLANNING COMMISSION ACTIONS/DECISIONS 

 APPROVAL OF Z0597-18-D, Z0598-18-C 

CITY COUNCIL LAND USE ACTIONS/DECISIONS 

 NONE 

PRE-APPLICATION CONFERENCES 

 Conversion of a residential building to commercial at 540 Portland Ave 

BUILDING PERMITS 

FEBRUARY 

Date Address Building Permit # Description   

2/21 19300 McLoughlin B0369418 Ron Tonkin Showroom   

CUSTOMER CONTACT/Planning 
Actions JANUARY FEBRUARY MARCH APRIL YEAR TOTALS 

Customer Service Counter Contacts 8 4   12 

Customer phone contacts 48 42   90 

Building Permits Issued 0 1   1 

Pre-application conferences 3 1   4 

Administrative Decisions 0 0   0 
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Page 2 

 

 

FUTURE ITEMS/PROPERTY UPDATES 

Location Topic Contact 

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

bridge, suite of staff administrative decisions  

County WES 

18085 se Webster 

Ridge Rd. 

Comp Plan/Zone change; (Design Review and 

Conditional Use Permit to follow at a subsequent 

hearing) for a multi-family apartment complex 

development 

Cascadia Planning 

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

establishment of two platted lots; development of 

two new homes 

N/A 

18595 Portland Ave, 

Gladstone 

Gladstone Civic Center Development; Tentatively 

scheduled for March Planning Commission meeting 

City of Gladstone 

19120 SE McLoughlin 

Blvd 

CarzPlanet Design Review application to modify 

previously approved landscaping; Tentatively 

scheduled for April Planning Commission meeting 

CarzPlanet 
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submitted a wetland delineation and associated information demonstrating that wetland resources 
are no longer present on site.  The environmental overlays are addressed through Habitat 
Conservation Area Construction Management Plan, Habitat Conservation Area Map 
Verification, and Water quality Resource area Boundary Determination applications and 
associated findings in Sections C and D of this staff report.   
 
A variance application is also proposed to request reduction of a parking strip width requirement 
along Duniway, due to site constraints and City right of way (ROW) dedication requirements.  
The findings for the variance application and staff recommendation are included in Section E of 
this staff report.  
 
The legal standard of review for the proposed project consists of applicable sections of the City of 
Gladstone’s Municipal Code Title 17. The proposed community service facility use would be 
consistent with the outright permitted uses of the LI zoning district and would be compatible 
with the uses in the surrounding area. As proposed and conditioned, Planning Staff finds this 
Design Review application, and associated Variance and Habitat Overlay applications, consistent 
with all applicable standards from Title 17 of the Gladstone Municipal Code (GMC).  
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A. Application Materials 
 
 

I. REQUEST FOR COMMENTS 
Sent to: City of Gladstone, Public Works, Gladstone Fire, Gladstone PD, Engineering 
Responses Received: None (Note: comments were provided by City staff in the pre-application 
meeting forum) 
 
 
 
 
 
II. STANDARD CONDITIONS 
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1. Expiration.  The design review and variance land use approval shall remain valid for one 
year following the date of approval.  If use has not commenced by that date, this approval 
shall expire unless the Planning Commission pursuant to Section 17.80.100 of the GMC 
grants an extension prior to expiration of approval. 

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

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

with the City Planning Department an affidavit accepting all terms and conditions of the 
permit. 

 
4. Terms and Conditions Run with the Land.  These terms and conditions shall be 

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

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

County.  The applicant shall comply with requirements of the permits. 
 

III. SPECIAL CONDITIONS 
 
1. Trash.  PRIOR TO ISSUANCE OF A FINAL OCCUPANCY PERMIT, the applicant 

shall submit a letter to the city from the franchise hauler indicating approval of a plan for 
trash/recycling storage and collection.  Alternatively, the applicant may submit calculations 
demonstrating compliance with the minimum standards method described in GMC 
Subsection 17.44.020(8).  Trash/recycling enclosure to be fully enclosed and compatible 
with design of main building. 

 
2. Site Landscaping.  PRIOR TO THE ISSUANCE OF ANY BUILDING PERMITS, the 

applicant shall submit a final landscape plan in substantial conformance with the submitted 
landscaping plan dated 1/30/19, prepared by lango.hansen, for the review and written 
approval of the City.  Said plan shall include the following:  

c.    A written commitment by the applicant that all required plantings included in the 
final landscaping plan shall be maintained in good growing condition, and whenever 
necessary, shall be replaced with new plant materials to ensure continued 
compliance with applicable landscape screening requirements.  

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

the Americans with Disabilities Act (ADA), including provisions for curb ramps.  
 

5. Parking.  PRIOR TO ISSUANCE OF ANY BUILDING PERMITS, the applicant shall 
submit a plan clearly depicting the parking areas that are intended to accommodate car pool 
or van pool parking only. Ten percent (10%) of the parking spaces will be dedicated to car 
pool or van pool parking. 
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6. Sanitary and Sewer. The proposed development shall meet all sanitary and storm sewer 
requirements pursuant to WES and Chapter 17.56 of the GMC. 

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

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

 
8. Public Works Approval.  PRIOR TO ISSUANCE OF ANY BUILDING PERMITS, 

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

 
9. Design Review Plans. Any changes in the approved design review plans shall be submitted 

and approved prior to execution.  Any departure from the approved design review may 
cause revocation of building permits or denial of the final certificate of occupancy. 

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

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

IV. FINDINGS AND DECLARATIONS 
 
The Planning Commission hereby finds and declares: 
 
A. PROJECT LOCATION AND PROPOSED DEVELOPMENT 

The subject 1.97 acre property, is zoned Light Industrial or LI and has historically been 
developed and used for commercial business operations, starting in the 1980’s.  The subject site 
is located on the west side of Portland Avenue, approximately 300 feet from the Gladstone high 
school’s athletic field.  The surrounding area is a mixture of low density and medium density 
residential development, as well as other light industrial properties directly adjacent to the 
subject site, such as the City’s Public Works department office and storage yard.  The proposed 
Design Review application is for the development of a new 22,177 sq. ft. one-story building to 
be used as the City’s Civic Center.  The proposed development would include a main City Hall, 
City offices, meeting rooms, police operations, records storage, and space to accommodate 
community meetings and court and council hearings. The hours of operation would be from 8am 
to 5pm Monday through Friday, excluding holidays.  The number of regular employees is 
approximately 30.   
 
The proposed Civic Center building is 17 ft. high and includes windows and landscaping along 
all street frontages.  The proposed project would require 3,700 cubic yards of cut grading and 
1,810 cubic yards of fill.  Additionally, 25,848 sq. ft. of new landscaping is proposed on site.  
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On-site improvements include new paved parking areas, concrete pedestrian walkways, storm 
water treatment swales, interior and perimeter landscaping and lighting.  Off-site improvements 
include new sidewalks and paved streets on Duniway, Portland and Watts new storm and water 
lines, street trees, landscaping and lighting.  The material of the main building is painted concrete 
with storefront window systems. 
 
 
B. DESIGN REVIEW CONSISTENCY FINDINGS 

Design Review  
Chapter 17.80 of the GMC establishes the requirements for design review.   Pursuant to 
Subsection 17.80.021(1), site development in the C-3 zoning district is subject to design review.   
 
Section 17.80.061 lists submittal requirements for Design Review.  The subject application was 
initially deemed complete on February 19, 2019.  As such, the application, as submitted, satisfies 
these requirements. Section 17.80.100(1) provides for approved design review to remain valid 
for one year.  If construction has not begun by that time, the approval may be renewed once by 
the Planning Commission for not more than one year.   
 
The LI Zoning District 
Chapter 17.24 of the GMC establishes basic requirements for the Light Industrial 
District.   
 
17.24.045 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. 
[…]  
(4) Required screening shall be accomplished by building placement, a landscaped earth berm 
or a sight-obscuring fence or hedge. 
[…] 
 (6) Required screening shall be a minimum of six feet high. With the exception of equipment and 
vehicles, stored merchandise and materials shall not exceed the height of required screening. 
Stored equipment and vehicles may exceed the height of the required screening provided such 
equipment and vehicles are not stacked on top of one another. 
 
(7) Required screening shall be sited so that it does not conflict with GMC Chapter 17.54 (Clear 
Vision). In locations where perimeter landscaping adjacent to a street is required as a condition 
of land use approval, required screening shall be located behind such landscaping. 
 
Section 17.24.020 identifies uses permitted outright in the District, and includes Community 
service facility such as a fire station, library, community center, park, utility facility, as proposed 
by this application.  The new building is proposed to accommodate a community service facility 
(a City Civic Center) and associated office and public meeting rooms.  This criterion is met.    
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The proposed buildings are consistent with the required dimensional standards for the LI Zoning 
district.  The LI zoning district implements a maximum height of 35 ft. and the buildings would 
be a maximum of 17 ft. high. The LI zoning district allows for a zero side yard and rear yard 
setback, except when a rear or side lot line abuts a residential zoning district, in which case the 
minimum rear or setback shall be 20 feet.  However, the subject property does not abut a 
residential zoning district and would not be subject to a side or rear setback.  The front and 
streetside setbacks for the LI zoning district are zero.  The main site ingress and egress would be 
located on Duniway Ave., with access to a parking lot area also available on Watts St.  The 
proposed City Civic Center building would be setback from the front property line 
approximately 8 ft. As such, all dimensional standards of Section 17.24.060 are met. 
 
The proposed landscaping and building design would function to screen the parking lot and 
loading areas from residential properties that are located on the other side of Portland Ave.  The 
screening would be accomplished with the building placement along Portland Ave frontage, as 
well as forest green oak trees and a mixture of other landscaping plants.   As such, the screening 
requirements of Section 17.24.045 are met.  
 
 
Building Siting and Design 
Section 17.44.020(1) requires buildings to maximize solar access where practical 
 
Section 17.44.020(2) requires buildings to have energy efficient designs. 
 
Section 17.44.020(3) of the GMC addresses compatibility in building design.  This subsection 
encourages the arrangement of structures and use areas to be compatible with adjacent 
developments and surrounding land uses.   
 
Section 17.44.020(4) of the GMC deals with building materials.  That Section requires buildings 
be constructed using high-image exterior materials and finishes such as masonry, architecturally 
treated tilt-up concrete, glass, wood or stucco.  Screening of roof-mounted equipment is also 
discussed in this section.  Metal siding is only permitted to be used for buildings, or the portions 
of buildings, that are not visible from a road or adjacent property. 
 
Section 17.44.020(5) of the GMC establishes lighting standards.  17.44.020(6) establishes 
illumination level standards.  It requires all on-site lighting to be designed, located, shielded ore 
deflected so as not to shine into off-site structures or impair the vision of the driver of any 
vehicle.   
 
Section 17.44.020(7) regarding equipment and facilities establishes that all utility lines shall be 
placed underground.  All roof-mounted fixtures and utility cabinets or similar equipment, which 
must be installed above ground, shall be visually screened from public view 
 
Section 17.44.020(8) requires new construction subject to Design Review to incorporate 
functional and adequate space for on-site storage and efficient collection of mixed solid waste 
and source separated recyclables prior to pick-up and removal by haulers. 
 
Chapter 17.52 of the GMC establishes sign requirements. 
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Chapter 17.54 of the GMC establishes clear vision requirements.   
 
The construction of the City Civic Center would be compatible with the surrounding industrial, 
commercial, and civic (City Public Works) uses in the area and has been designed to meet the 
criteria of the City’s Section 17.44 building and siting design standards.  Specifically, the 
proposed development has been designed and oriented to maximize solar access, with south 
facing principal building facades.  As such, the proposed project meets the criteria of Section 
17.44.020(1).  
 
Additionally, the building has been designed to concentrate window areas on the south side 
(within twenty degrees of true south) of buildings where there is good southern exposure, use 
overhangs, covered entries, and the incorporate trees near the primary building to prevent 
excessive summer heat gains, catch and direct summer breezes for natural cooling and minimize 
effects of winter winds.  Clerestory windows are also incorporated to provide natural lighting 
and/or solar heating of interior spaces.  Furthermore, the building will be required to meet the 
energy codes of the Oregon Structural Specialty Code, which will be evaluated through the 
building permit process.  As such, the proposed project meets the criteria of Section 
17.44.020(2). 
 
The construction of the City Civic Center would be compatible with the surrounding industrial, 
commercial, and civic (City Public Works) uses in the area and has been designed to orient 
parking lot areas away from the residential uses across Portland Ave.  Additionally, all proposed 
mechanical equipment is proposed to be screened from view and trash and refuse storage areas 
would be appropriately enclosed.   The proposed civic center is not anticipated to result in any 
increase in ambient noise beyond what currently exists in the surrounding area. As such, the 
proposed project meets all of the criteria of Section 17.44.020(3). 
 
The applicant’s submitted visual renderings and plan sets for the proposed project indicate that 
all building materials would meet the requirements of Section 17.44.020(4).  The proposed 
exterior materials would consist of painted concrete, storefront windows and exposed wood 
awnings at each entry and would result in an aesthetically pleasing building exterior.  As such, 
the proposed project meets all of the criteria of Section 17.44.020(4). 
 
Regarding lighting, the applicant proposes 10 light pole fixtures in the parking lot, as well as 3 
wall mounted fixtures on the building.  Section 17.44.020(6) of the GMC establishes 
illumination level standards and requires that all on-site lighting shall be designed, located, 
shielded or deflected so as not to shine into off-site structures or impair the vision of the driver of 
any vehicle.  The proposed lighting plan indicates that all proposed lights will be shielded and 
downcast and avoid excessive off-site light spill.  As such, the lighting standards of Section 
17.44 are met.  
 
Section 17.44.020(7) regarding equipment and facilities establishes that all utility lines shall be 
placed underground.  All roof-mounted fixtures and utility cabinets or similar equipment, which 
must be installed above ground, shall be visually screened from public view.  There will be a 
PGE electrical transformer located in the landscaping near the east driveway off Duniway and 
the electrical switchgear for the building mounted to the wall about midway down (Duniway 
side).  There are also 7 roof mounted mechanical units.  These are shown on the roof plan and 
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sections on sheet A1.0 and are proposed to be screened with metal panels from view.  As such, 
the standards of Section 17.44.020(7) are met. 
 
Section 17.44.020(8) regarding trash disposal and recycling collection requires new construction 
to incorporate functional and adequate space for on-site storage and efficient collection of mixed 
solid waste and source separated recyclables prior to pick-up and removal by haulers.  The 
proposed plan proposes to construct new trash/recycling facilities, consistent with GMC 
requirements.  The proposed new trash enclosure would be 125 sq. ft. and would meet the total 
required area of 96 sq. ft., dictated by Section 17.44.020(8)(b).         
 
Therefore, as proposed, the subject Civic Center project meets all applicable criteria from the 
building and siting design standards of Chapter 17.44. 
 
 
Landscaping 
Chapter 17.46 of the GMC identifies landscaping standards and states that these standards are 
applicable to all developments subject to design review. 
   
Subsection 17.46.020(2)(a) requires that a parking or loading area providing ten or more 
spaces shall be improved with defined landscaped areas totaling no less than ten square feet per 
parking space.  And (b) requires 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; 
 
Subsection 17.46.020(3) requires that provisions for irrigating planting areas be made where 
needed.   
 
Subsection 17.46.020(4) requires landscaping to be continuously maintained.   
 
Subsection 17.46.020(1) requires a minimum of fifteen percent of the lot area be landscaped.   
 
The proposed landscaping will result in approximately 30% coverage of the 1.97 acre property, 
greatly exceeding the 15% landscape coverage requirement of Section 17.46.020(1).  
Additionally, the proposed landscaping plan incorporates 63 new trees, along street frontages and 
in the interior landscaping of the subject site. Native plant species are emphasized on the 
landscaping plan and a large stormwater detention swale is proposed to be planted with 
appropriate plantings with the dual benefit of improved on site water infiltration and 
establishment of a landscaped wetland feature. However, the proposed landscaping plan does 
not include a commitment for continuous landscape maintenance so Special Condition of 
Approval No. 2 is recommended to ensure compliance with Subsection 17.46.020(4). 
 
Subsection 17.46.020(2)(a) requires that a parking or loading area providing ten or more spaces 
shall be improved with defined landscaped areas totaling no less than ten square feet per parking 
space.  Since 81 parking stalls are proposed, 810sq. ft. of internal landscaping is required in the 
parking lot area.  The submitted landscaping plan meets this criteria by providing 11,973 sq. ft. 
of landscaping.  However, due to City Public Works right of way improvement requirements 
along Duniway Ave the applicant is not able to meet Section 17.46.020(2)(b).  This Code Section 
requires parking or loading area to be separated from any lot line adjacent to a street by a 
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landscaped strip at least 10 feet in width, and any other lot line by a landscaped strip at least five 
feet in width.  As such, the applicant has submitted a variance application, which is combined 
with this staff report in Section E.  Planning staff is recommending approval of the variance 
application, based on the findings in Section E of this report.  If the variance is approved by the 
Planning Commission then the proposed project would not need to be compliant with this 
Section.   
 
As such, as proposed and conditioned, and subject to an approval of a variance application, the 
project is consistent with applicable sections of Section 17.46 of the City’s Municipal Code. 
 
Parking and Access        
 Chapter 17.48 of the GMC regulates off-street parking and loading.   
 
Section 17.48.040(1)(a) requires parking and loading areas to be paved with asphalt and/or 
concrete meeting city standards, maintained adequately for all-weather use and so drained as to 
avoid flow of water across public sidewalks.   
 
Section 17.48.040(2)(a) states that required parking spaces must be located within two hundred 
feet of the building or use they are required to serve.   
 
Section 17.48.040(2)(d) requires groups of more than four parking spaces to be permanently 
marked and so located and served by driveways that their use will require no backing 
movements or other maneuvering within a street right-of-way other than an alley.   
 
Section 17.48.040(2)(f),(g) and (i) establish the minimum width of access aisles and the 
minimum dimensions of parking spaces.   
 
Section 17.48.050 establishes requirements for bicycle parking.   
 
17.48.060 Car pool and van pool parking. Requires new industrial, institutional and office 
developments requiring full site design review, including government offices, with 50 or more 
employee parking spaces, to designate at least 10 percent of the parking spaces for car pool or 
van pool parking. The car pool/van pool spaces shall be clearly marked “reserved – car 
pool/van pool only.” 
      
The proposed project would be subject to the parking requirements of Table 1 of Section 
17.48.030, which would require 1 parking space for every 75 sq. ft. of public meeting space, as 
well as 1 space per every administrative employee.  The square footage of meeting room space 
would require 24 parking stalls.  Additionally, the proposed amount of employees would include 
12 administrative employees.  The proposed number of parking stalls is 81, including 11 on-
street spaces.  As such, the required number of parking spaces would be 36 and the proposed 
project would be compliant with the parking requirements of the Municipal Code.  The proposed 
parking stalls would not exceed the maximum parking space limit applied by the Municipal Code 
in Section 17.48. The applicant has not proposed any car pool or van pool parking spaces on the 
submitted plan set, however, they have indicated they are amenable to including dedicated 
spaces on the final plan set.  As such, Special Condition No. 5 is proposed to require that 
10% of the parking spaces are dedicated to carpool or van pool parking. Therefore, the 

3 - 10



 

11 

project, as proposed and conditioned, is consistent with the parking requirements of the 
Section 17.48.030.   
 
The proposed parking stalls would be located within 200 ft. of the nearest building edge and 
would be permanently marked and located so that no backing movements or maneuvering within 
a right of way would be necessary.  All proposed parking stalls would meet the minimum width 
of access aisles and dimensions of parking spaces.  Additionally, five bicycle parking spaces 
would be provided, even though only 2 are required by Municipal Code Section 17.48.050.  The 
proposed parking and loading areas are proposed to be paved with asphalt and/or concrete 
meeting city standards, maintained adequately for all-weather use and so drained as to avoid 
flow of water across public sidewalks, consistent with Section 17.48.040(1).   
 
As such, as proposed and conditioned, the project is consistent with applicable sections of 
Section 17.48 of the City’s Municipal Code. 
 
Vehicular and Pedestrian Circulation 
Chapter 17.50 of the GMC establishes the requirements for vehicular and pedestrian circulation.   
 
Subsection 17.50.020(1) requires that provisions be made for the least amount of impervious 
surface necessary to adequately service the type and intensity of proposed land uses within 
developments as well as providing adequate access for service vehicles.   
 
Subsection 17.50.020(3) requires curbs, associated drainage and sidewalks within the right-of-
way or easement for public roads and streets.   
           
Subsection 17.50.020(5) requires provisions to be made for the special needs of the 
handicapped.   
 
Subsection 17.50.020(6) pertains to pedestrian access.   
 
Subsection 17.50.020(7) deals with new development requiring full site design review that, when 
completed, generate an average daily traffic count of 1000 trips or greater.  In such case, a 
transit stop shall be provided.   
 
Section 17.50.040, Streets and Roads Generally:  
 
The proposed project is located with frontage along Portland Ave, a minor arterial road as 
identified on the City’s Comprehensive Plan Map No. 5, Streets Map, and Duniway Ave., a dead 
end street.  The proposed project will generate approximately 254 vehicle trips on a typical 
weekday, including 36 trips during the AM peak hour and 34 trips during the PM peak hour.  A 
traffic impact analysis was prepared by P&C Construction for the subject site, consistent with 
Section 17.17.50020 of the Municipal Code.  The proposed development has been designed to 
minimize traffic volume increases on minor streets and underdeveloped streets. The traffic 
impact analysis also found that the surrounding transportation network, including multi-modal 
transit opportunities and public roadways, is adequate to accommodate the proposed 
development. Additionally, Watts St. will be improved and opened up as part of the proposed 
project to facilitate traffic circulation improvements.  Furthermore, the proposed project 
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incorporates the recommendations of the Traffic Study and no traffic impacts are anticipated as a 
result of the proposed project. 
 
The proposed project has limited the amount of impervious surfaces, where feasible, and has also 
included an on-site stormwater detention/infiltration basin.  Separations for motor vehicular, 
bicycle, and pedestrian movement are provided on site, per the proposed plan set and curbs and 
sidewalks will be provided within the right of way along Duniway Ave., Portland ave, and Watts 
st.  Handicapped, ADA accessible, ramps and walkways are incorporated into the proposed 
project design. City Public Works has reviewed the proposed improvements to Watts st. and 
Duniway Ave. and find the proposed plant set in general compliance with the Standard 
Construction Specifications.  However, Special Condition N. 8 is recommended so that 
Public Works can have final review of the plan set that is submitted to County building 
codes staff, prior to building permit issuance.   
 
As such, as proposed and conditioned, the project is consistent with applicable sections of 
Section 17.50 of the City’s Municipal Code. 
 
Drainage and Stormwater 
 
17.56.010 [Drainage] Applicability. 
The development standards for surface water drainage shall apply to all new or redevelopment 
activities in the City of Gladstone that result in the creation or disturbance of 5,000 square feet 
or more impervious surface except for substantial improvement or lesser remodel or 
reconstruction of existing single-family or two-family dwellings. 
 
17.56.020 [Standards] requires development standards to ensure adequate provisions are made 
for 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.  
 
The proposed project site generally slopes to the south and west, with a centrally located low 
area of the site.  There are existing public stormwater systems to the east in Portland Ave, and to 
the north and west in Duniway Ave. and Watts St.  The Portland Ave system flows south and has 
been described to surcharge in heavy storm events.  From conversations with Public Works staff, 
the stormwater system along Duniway and Watts St. also surcharges during heavy storm events.  
As such, the proposed project was designed to improve the existing stormwater facilities and 
ensure that proper drainage of surface waters was addressed.  The proposed project incorporates 
a system of stormwater facilities, including two concrete-walled vegetated flow-through planters 
adjacent to the east side of the building (lined) and a vegetated flow-through planter with side 
slopes in the parking lot.  These facilities provide both water quality and flow control for the 
proposed development’s impervious areas to meet City of Gladstone stormwater standards.   
 
Additionally, the project will include frontage improvements along Duniway Ave, Portland Ave 
and the development of Watts St.  The public stormwater system along Duniway Ave. and south 
down Watts St to Barclay Ave will be completely replaced with new catch basins, manholes and 
storm pipe.  It will be replaced at a consistent slope and provide for connection for an anticipated 
future City stormwater improvement project.  The proposed stormwater facilities were sized per 
Gladstone and CCSD #1 stormwater standards.   
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As such, the proposed project will ensure adequate provisions are made for 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, consistent with the requirements of Section 
17.56.   
 
C. WATER QUALITY RESOURCE AREA (WQRA) MAP DETERMINATION FINDINGS 

17.27.020 Applicability. 
The WQRA chapter shall apply to development in the WQ district. The WQ district is composed 
of water quality resource areas and is an overlay district. “Water quality resource areas” means 
vegetated corridors and the adjacent protected water features as established by this chapter. 
 
17.27.042(2) Administration. 
Establishes the application requirements for a WQRA map determination. 
 
17.27.040 Uses Within the WQ District. 
Establishes uses allowed outright, uses allowed under prescribed conditions, and uses subject to 
review.   
 
The mapped Water Quality Resource Area (WQRA) overlay for Title 3 regulated wetlands 
extends onto a portion of the property’s southwest property line.  Therefore, Chapter 17.27 of the 
GMC applies to the subject property.  However, to verify the accurate location of the WQRA in 
relation to the proposed development, the applicants applied for a WQRA map determination 
pursuant to GMC Section 17.27.042(2).  To this end the applicants submitted a wetland 
memorandum report, prepared by Pacific Habitat Services, which concluded that no Title 3 
wetland features were present on the subject property.  City Planning Staff submitted the subject 
memo and a formal notice to the Department of State Lands (DSL) in 2018.  A letter response 
from DSL provided concurrence that no jurisdictional wetlands were located on site and that the 
proposed project would not impact any of the Title 3 wetlands on site.  No grading or site 
improvements are proposed within Title 3 wetlands or the 50 ft. WQRA buffer area, specified by 
GMC Section 17.27.020.  As such, the development standards of GMC Section 17.27.045 do not 
apply.   
 
As such, staff is recommending approval of WQRA map determination application Z0038-19-
WBV. 
 
D. HABITAT CONSERVATION AREA (HCA) FINDINGS 

17.25.020 Area of Application. 
Chapter 17.25 applies in the Habitat Conservation Area District (HCAD). The HCAD applies to 
all parcels containing a Habitat Conservation Area (HCA). The HCAD also applies to any area 
that is less than 100 feet outside the boundary of an HCA even if the area is not located on the 
same parcel as the HCA. HCAs are identified on maps adopted by reference in Chapter 6 of the 
Comprehensive Plan (hereinafter referred to as the HCA Map) and are categorized as High, 
Moderate, or Low HCA. 
 
17.25.060 Development Review Requirements. 
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In order to confirm the location of an HCA, HCA Map Verification, consistent with Section 
17.25.090, shall be required 
 
17.25.040 Exempt Uses 
Establishes uses exempt from the requirements of Chapter 17.25. 
 
There is a mapped Habitat Conservation Area (HCA) in the southwest portion of the subject 
property, associated with a mapped Title 3 wetland on property to the southwest.  The applicant 
concurs with the mapped boundary of the HCA, per 17.25.090A(1).   As such the standards of 
Section 17.25 applies to the proposed project. 
 
The subject property is located in proximity to the termination point of the Glen Echo wetland 
complex, however, any remnant habitat on the site had already been historically graded, paved, 
and developed.  No wetland vegetation, upland riparian habitat, or wetland features remain on 
the subject property, despite the HCA map overlay. Additionally, DSL has concurred there are 
no wetlands remaining on the subject property. However, despite the lack of habitat present on 
site, the HCA development standards of Section 17.25 still apply to a small section of  southwest 
portion of the property (see exhibit #2).  The only proposed development within this habitat area 
would be considered exempt from the development permit requirements of Section 17.25.  
Specifically, Section 17.25.040 lists exempt uses in HCA overlays and exempts maintenance of 
roads and utilities, maintenance and repair of water control facilities (including storm water 
treatment facilities), removal of invasive vegetation, and construction of facilities that infiltrate 
stormwater onsite, from requiring a HCA development permit.  Since the only proposed 
development in the HCA overlay on the property would be work to improve the roadway, utility 
lines, removal of invasive vegetation and construction of vegetated landscape filter strips and 
stormwater treatment facilities (that include only native vegetation), the proposed project would 
be considered exempt from Section 17.25.100. 
 
Since the proposed project is an exempt use but occurs within 100 feet of the mapped HCA, the 
proposed project is required to obtain a HCA construction management plan. The proposed 
erosion control and sediment control measures are shown on the proposed plan set and comply 
with the requirements of Section 17.25.080.  As such, the proposed project meets the 
requirements of Section 17.25.080, the HCA construction management plan. 
 
As such, staff is recommending approval of Habitat Conservation Area land use applications 
Z0039-19-CMP and Z0040-19-HMV, as proposed. 
 
E. VARIANCE FINDINGS  

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. 
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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. 
 
(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. 
 
(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. 
 
(4) Minimum Variance. The variance requested is the minimum variance that would alleviate 
the hardship. 
 
(5) Not Result of an Illegal Act. The request for a variance is not the result of an illegal act. 

 
The applicants are seeking a variance from Section 17.46.020(b), which states that a parking area 
shall be separated from any lot line adjacent to a street by a landscape strip at least ten ft. in 
width.  As proposed, the only feasible project alignment along Duniway includes a parking area 
separated from the street lot line by a landscaped strip only five ft. in width. As such, the 
applicant is requesting a reduction from the 10 ft. landscaped strip requirement to a 5 ft. 
landscape strip width along Duniway Ave.  
 
Planning staff has reviewed this request in reference to the applicable provisions of the GMC. 
Based upon this review, staff makes the following conclusions: 
 
(1) Exceptional or Extraordinary Circumstances.  
Based on compliance with the building and siting design standards of Section 17.44, the 
landscaping requirements of 17.46, the parking and loading requirements of 17.48, the vehicular 
and pedestrian circulation standards of 17.50, and the drainage standards of 17.56, the proposed 
building site orientation and design is the only feasible alternative for the property to be able to 
meet all of the other applicable Code criteria.  The subject property is long and narrow, with a 
length of 529 ft. along Duniway Ave. and a 137 ft. width along Portland Ave.  As such, the 
access points to the parking lot areas and the size and width of the buildings was required to 
accommodate the unique shape of the property.  Additionally, due to the slope of the property the 
proposed stormwater facilities are required to be positioned in a particular location and require 
the parking lot area to abut Duniway Ave.  Building and fire codes must also be followed in 
addition to the unique functional and safety requirements associated with a police facility.   
 
Furthermore, the unique lot size configuration and site usage requirements, combined with the 
specific building and siting design requirements of Title 17, have resulted in a site layout which 
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establishes a new Watts street connection and right of way (ROW) dedication to the City on the 
east side of the property, and separate parking lot areas.  The new Watts right of way includes a 
vegetated strip along the eastern edge which restores native plantings to the habitat conservation 
area overlay, eliminates a dead end condition at Duniway Ave, establishes a  pedestrian 
connection and provides fire and emergency access to the south half of the site.  These 
improvements reduced the affective site area to provide 10 ft. of landscape parking strip width 
along Duniway Ave.   
 
As such, due to the extraordinary nature of the proposed use of the property and the 
extraordinary topography and lot size and shape the applicants are not able to modify the 
proposed site plan to comply with Section 17.46.020(b). 
 
(2) Preservation of Rights.  
The proposed property is bordered on three sides by City right of way (ROW).  As such, the 
subject property is substantially more constrained by Section 17.46.020(b) than other adjacent, 
LI zoned, properties.  Staff finds that the lack of landscape planter strip width flexibility for 
properties with three right of way frontages puts the subject property at a disadvantage in 
comparison to other LI zoned properties.  As such, a variance is necessary to preserve a property 
right of the applicant that is substantially the same as owners of other property in the same 
zoning district or vicinity.       
 
(3) Not Materially Detrimental.  
The length of the site which cannot meet the ten foot landscaped setback requirement of 
17.46.020(b) is 176ft. and 6in. of Duniway.  A three foot dedication was required by the City of 
Gladstone along this entire Duniway frontage to provide right of way improvements which 
include a five-foot wide paved and planted area and a six-foot public sidewalk.  The effective 
overall setback from the street to the parking lot is sixteen feet.  The reduction of the landscape 
strip width to 5 ft. is required to effectuate a suite of public right of way, pedestrian, and traffic 
circulation improvements.  As such, approval of the requested variance would result in an overall 
improvement to the general area and would not be materially detrimental to the purposes of Title 
17, inconsistent with the comprehensive plan, or materially detrimental to property in the same 
zoning district or vicinity.   
 
(4) Minimum Variance.  
Requirements for public right of way dedications, adherence to other Title 17 standards, and 
unique site topography and lot size dimensions make the 5 ft. landscape planter strip along 
Duniway Ave that is proposed the largest feasible width.  As such, staff finds that the five foot 
variance width is the minimum needed to meet all other site requirements.   
 
(5) Not Result of an Illegal Act.  
 
The proposed project has not been built yet and the variance request is not a result of an illegal 
act.   
 
In conclusion, staff finds that the variance should be granted because the request is consistent 
with all five approval criteria.
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EXHIBIT 1 
Project Area 
Z0037-19-DR 
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EXHIBIT 2 
HCA Overlay 
Z0037-19-DR 

HCA Overlay 
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EXHIBIT 3 
Visual Simulation 
Z0037-DR 

3 - 20



 

21 

 
 
 
 
 

EXHIBIT 4 
Visual Simulation 
Z0037-DR 
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EXHIBIT 5 
Site Plan 
Z0037-DR 
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  DESIGN REVIEW INFORMATION SHEET 
 

 
 
WHAT IS DESIGN REVIEW? 
 
Design review is required for all institutional, commercial, industrial and multifamily developments except as specifically 
exempted by Section 17.80.021 of the Gladstone Municipal Code (GMC).  Design review provides a process for 
evaluating such elements as building design, landscaping, parking, street improvements and utilities. 
 
 
WHAT IS NEEDED FOR APPROVAL? 
 
All design review applications are discretionary and may be approved after evaluation according to criteria in the GMC.  
The city must make written findings to support the decision.  The applicant is responsible for providing evidence to support 
a design review request, according to the following chapters of the GMC:  Chapter 17.80, the chapter regulating the 
underlying zoning district of the subject property and the chapters of Division IV of Title 17. 
 
 
WHAT ARE CHANCES FOR APPROVAL? 
 
Staff cannot predetermine the decision on any application.  A decision will only be made after the complete application is 
processed.  This includes review of citizen and agency comments.  The decision is based on criteria appropriate to the 
application as listed in the GMC.  To address the necessary criteria, the information requested in the application form and 
required to be included on submitted plans should be as thorough as possible. 
 
 
APPLICATION PROCESS 
 
Design review applications are subject to the quasijudicial process and public notice.  Public comments received from 
property owners, agencies, and other interested parties may affect the decision on the application.  Special conditions 
may be attached to an approval.  All design review applications are reviewed at a public hearing before the Gladstone 
Planning Commission.  The Planning Commission’s decision may be appealed to the City Council, where an additional 
public hearing will be held.  The City Council’s decision may be appealed to the Oregon Land Use Board of Appeals. 
 
 
HOW DO I MAKE A DESIGN REVIEW APPLICATION? 

 
 Complete a City of Gladstone Land Use Application- attached. 
 

 Provide plans according to the requirements of Chapter 17.80.061 of the GMC. 
 

 Submit the application form, plans and application fee of 0.384% of the construction cost (minimum fee is $625, 
maximum fee is $35,417) to the Clackamas County Planning Division.  Provide a statement giving the estimated cost 
of construction (labor and materials).  Submit a minimum of twelve copies of large plans or other items that 
cannot easily be reproduced by the Planning Division. 

 

 Although not required, it is strongly suggested that you attend the Planning Commission and, if applicable, the City 
Council hearings to speak on behalf of your proposal. 
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SECTION II. PROPOSED DEVELOPMENT 
 

1. Describe your proposed development.  Include secondary improvements such as grading, septic tanks, water wells, 
roads, driveways, outbuildings, fences, etc. (Attach additional sheets as necessary.) 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, unless no new buildings or modifications of existing buildings are proposed; and 
buildings, vehicles, equipment and materials associated with the use: 

 
                
 
                
 
                
 
                
 
                
 
                

 
 
2. Identify where in the GMC the use is listed as a conditional use in the underlying zoning district or explain why the use 

may be authorized pursuant to GMC Chapter 17.74 (authorization of similar uses). 
 
                
 
 

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

 
                
 
                
 
                
 
                
 
 
4. Explain why the use is timely, considering the adequacy of transportation systems, public facilities and services existing or 

planned for the area affected by the use. 
 
                
 
                
 
                
 
                
 
 
5. 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. 
 
                
 
                

(Use additional sheets to answer questions if necessary) 
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Jennifer
Text Box
Proposed development includes construction of a new Gladstone Civic Center on a vacant 1.97-acre parcel of land at the corner of Duniway Avenue and Portland Avenue in Gladstone.  The building is one-story and consists of a city hall and associated city offices and meeting rooms; police operations, records, support and evidence storage.  On-site improvements include new paved parking areas, concrete walkways, stormwater treatment swales, interior and perimeter landscaping and lighting.  Off-site improvements include new sidewalks and paved streets on Duniway, Portland and Watts, new storm and water lines, street trees, landscaping and lighting.  The main building material is painted concrete with storefront window systems.  Reference included civil, landscape, architectural and electrical drawings for full extend of work proposed.

Hours of operation are Monday-Friday, 8am-5pm.  The number of regular employees is approximately 30 but could include up to 50.  Visitors to the building for court or council hearings, community meetings or to pay bills or submit applications could vary from zero to about 100.  


Jennifer
Text Box
The site is zoned L-1 Light Industrial, Community service facilities are an allowed use per 17.24.020.


Jennifer
Text Box
The proposed site for the new Gladstone Civic Center is located at the north end of Portland Avenue adjacent to the public works facility.  It is vacant and gently slopes from a high point at the intersection of Duniway and Portland to the south west.  The site is suitable for the proposed uses due to it's flat character, proximity to other city operations and offices, access to major roadways, and adequate site area for the new building, secure police parking as well as staff and visitor parking.  
 


Jennifer
Text Box
Existing surrounding roadways and intersections are adequately sized for the new facility per the included Traffic Impact Analysis.  Duniway is currently partially improved, but will be upgraded to include new sidewalks and asphalt paving for half the street plus a lane.  At the direction of the public works director a 3' wide dedication will be made to increase the overall right of way width to 53'.  Water, storm and sanitary sewer utilities will also be replaced where required by the public works director.  To improve access in and around the site and eliminate a dead end at Duniway, a 50' wide dedication at the southwest property boundary is proposed including improvements to extend Watts street through to Sladen Ave.
 


Jennifer
Text Box
Adjacent site zoning is industrial and includes a food storage warehouse, parking lot, public works offices, garages and exterior storage and vehicle storage facilities; uses across adjacent streets are residential.  There is no dominate or cohesive character to the area so the proposed civic center will provide a new strong civic presence to punctuate the end of Portland Avenue opposite the main downtown. The proposed civic center is one story in height with windows and landscaping along all street frontages so is similar in mass to nearby residential uses.  Proposed off-site improvements to the existing and new roadways on three sides of the site will improve vehicle, pedestrian and bicycle access to this part of the city.  In addition, upgrades to utility infrastructure will improve longstanding system deficiencies recognized by the public works director.
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SECTION III. DIMENSIONAL SPECIFICS 
 
6. Project height: Maximum height of structure (ft.) ________________________________________________________ 

 
7. Gross floor area excluding parking (sq.ft.) _____________________________________________________________ 

 
8. Gross floor area including covered parking and accessory buildings (sq.ft.)___________________________________ 

 
9. Lot area (sq.ft. or acre) __________________________________________________________ 

 

Lot Coverage Existing (sq. ft.) New Proposed (sq. ft.) Total (sq. ft.) 

Building    

Paved Area    

Landscaped Area    

Unimproved Area    

                                                                                                              TOTAL  
                                                                                                                                  (should equal total lot area) 

 

 
10. Is any grading proposed?.........................................................................................             Yes             No 

 

If yes, complete the following: 

a. Amount of cut                          Cu.yds. 

b. Amount of fill                         Cu.yds 

 
11. Parking: 

 
Is any existing parking being removed? .....................................................................             Yes             No 
If yes, how many spaces? ___________________________ 
 

12. Does project include removal of trees or other vegetation? …....................................             Yes             No 
 
If yes, indicate number, type, and size of trees___________________________________________________ 
 
________________________________________________________________________________________ 
 
Or other type and area of vegetation___________________________________________________________ 
 

13. Present Use of Property 
 

a. Are there existing structures on property..........................................................            Yes             No 
b. If yes, describe _____________________________________________________________________ 

 
__________________________________________________________________________________ 

c. Will any structures be demolished or removed? ..................................................         Yes             No 
d. If yes, describe ______________________________________________________________________ 
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17'
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Text Box
22,177 sf

Jennifer
Text Box
25,369 sf

Jennifer
Text Box
85,785 sf / 1.97 acres

Jennifer
Text Box
NA
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22,177 sf
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Text Box
37,760 sf

Jennifer
Text Box
37,760 sf

Jennifer
Text Box
11,149 sf*

Jennifer
Text Box
25,848 sf

Jennifer
Text Box
25,848 sf

Jennifer
Text Box
0

Jennifer
Text Box
85,785 sf

Jennifer
Text Box
(*Existing paved area to be replaced with new building and driveway)

Jennifer
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X
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Text Box
3,700

Jennifer
Text Box
1,810

Jennifer
Text Box
X

Jennifer
Text Box
16 spaces

Jennifer
Text Box
X

Jennifer
Text Box
One 7" diameter tree near the corner of Duniway and Portland will be removed, the remainder of the site is covered in asphalt, gravel and weeds.

Jennifer
Text Box
X

Jennifer
Text Box
X
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SECTION IV. ATTACHMENT CHECKLIST 
 

Please also include the items in the following ATTACHMENT CHECKLIST, which is provided for the convenience of 
applicants in gathering necessary application materials and is based on the requirements of Municipal Code section 
17.80.061; (Please note additional filing requirements may be required depending on the proposed project.) 

 

 Vicinity Map 
 Site Plan Grading Plan  
 Architectural Drawings 
 Landscape Plan 
 Sign Plan, if signs are proposed 
 Application Filing fee  
 Systems Development Charges with the City 
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X

Jennifer
Text Box
X

Jennifer
Text Box
Sign locations have been shown on sheets C1.0 and A3.1

Jennifer
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X
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Text Box
X
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Text Box
X

Jennifer
Text Box
Traffic Impact Analysis
Preliminary Stormwater Report
Exterior Lighting Cutsheets

Jennifer
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X
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SECTION II. SUBMITTAL QUESTIONS 

 
Describe your proposed development and the nature of the variance requested:       
 
                
 
                
 
                
 
                
 
                
 
                
 
                
 
                
 
                
 
 
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. 
 
                
 
                
 
                
 
                
 
                
 
                
 
                
 
                
 
 
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? 
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Jennifer
Text Box
The proposed development includes construction of a new Gladstone Civic Center on a vacant 1.97-acre parcel of land at the corner of Duniway Avenue and Portland Avenue in Gladstone.  The building is one-story and consists of a city hall and associated city offices and meeting rooms; police operations, records, support and evidence storage.  On-site improvements include new paved parking areas, concrete walkways, stormwater treatment swales, interior and perimeter landscaping and lighting.  Off-site improvements include new sidewalks and paved streets on Duniway, Portland and Watts, new storm and water lines, street trees, landscaping and lighting. Reference included site plan.

We are seeking a variance to the standard set in Section 17.46.020 (2) (b) which states that a parking area shall be separated from any lot line adjacent to a street by a landscaped strip at least ten feet in width.  Along Duniway, the parking area is separated from the street lot line by a landscaped strip five feet in width.  

It should be noted that the five foot setback provided complies with two other sections of the Gladstone Municipal Code: 
Section 17.24.060 (6) requires off-street parking be located a minimum of five feet from all property lines.
Section 17.48.040 (2) states that parking spaces along the outer boundaries of a parking lot shall be setback a minimum of five feet from the property line.



Jennifer
Text Box
The project and site design have sought to comply with all the requirements of the Gladstone Municipal Code including parking and trash, landscaping, vehicle and pedestrian circulation and drainage and stormwater treatment as well as the habitat conservation area on the east side of the site.  Building and fire code requirements also must be followed in addition to specific functional and safety aspects associated with a police facility.  

This has resulted in a site layout which is creating a new Watts street connection and ROW dedication to the city on the east side of the property, a separate and secure parking area to serve the police facility and a public and staff parking lot along Duniway.  The two parking areas are separated by a vegetated stormwater facility which all of the impervious surfaces on site are directed to (along with two smaller facilities along Portland).  The new Watts right of way includes a vegetated strip along the eastern edge which restores native plantings to the habitat conservation area, eliminates a dead end condition at Duniway and Sladen with both a new street and pedestrian connection and provides fire and emergency vehicle access to the south half of the site. These improvements reduced the affective site area to provide parking, landscaping and pedestrian connections in the remainder of the site, but complies with all aspects of the municipal code excepting a small section along Duniway.  

In meeting the building and zoning code requirements for the site a small area along Duniway is unable to meet the landscaped setback requirement.



Jennifer
Text Box
Granting of the variance meets the overall intent of the Gladstone Municipal Code and meets the specific requirements for the new city hall and police facility as approved by staff of each.




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

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

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

3 - 31

Jennifer
Text Box
The length of the site which does not meet the ten foot landscaped setback requirement of Section 17.46.020 (2) (b) is 176'-6" long along Duniway.  A three foot dedication was required by the City of Gladstone along this entire frontage to provide right of way improvements which include a five-foot wide paved and planted area and a six-foot public sidewalk before meeting the five-foot landscaped strip at the public parking lot.  The effective overall setback from the street is sixteen feet at this location.  
The overall on and off-site improvements provided at the site as approved by city hall, Gladstone police and public works staff are a net improvement to the area, streets and adjacent properties.


Jennifer
Text Box
Setbacks, aisle widths, parking stall dimensions, pedestrian connections and the swale size all meet code or design requirements to serve their intended function.  The five foot variance request along Duniway is the minimum needed to meet all other site requirements.


Jennifer
Text Box
No
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WATER QUALITY RESOURCE AREA DISTRICT MAP 

DETERMINATION INFORMATION SHEET 
 
 
WHEN IS A WQRA DETERMINATION REQUIRED? 
The Water Quality Resource Area District (WQRAD) applies to all parcels containing a Water Quality Resource Area 
(WQRA). However, the WQRA overlay may also apply to any area outside the boundary of a WQRA even if the area is 
not located on the same parcel as the WQRA. WQRAs are identified on Map 12 adopted as part of the Comprehensive 
Plan (hereinafter referred to as the WQRA Map).  The map identifies protected water features generally, but does not map 
the boundaries of the features. Because the text of this chapter controls and the map is reference only, there may be 
water features not shown on the map that require protection pursuant to the text.  
 
A WQRA Determination, consistent with Section 17.27.042(2), is an option for applicants who want to undertake 
development within or adjacent to mapped water quality resource areas but do not think Chapter 17.27of the GMC is 
applicable to the development. “Water quality resource areas” means vegetated corridors and the adjacent protected 
water features as established by this chapter, as shown on the WQRA Comprehensive Map 12.   
 
WHAT IS A WQRA? 
WQRAS include primary protected water features, including all rivers and perennial streams, intermittent streams 
draining greater than 100 acres, natural lakes, and springs that feed streams and wetlands and have year-round flow, as 
well as secondary protected water features including all intermittent streams draining 100 acres or less. 
 
WHAT IS NEEDED FOR APPROVAL? 
All WQRA Determination applications are discretionary and may be approved after evaluation according to criteria in the 
GMC.  The city must make written findings to support the decision.  The applicant is responsible for providing evidence to 
support a WQRA Determination request, according to the following chapters of the Gladstone Municipal Code (GMC):  
Chapter 17.27. 
 
 
WHAT ARE CHANCES FOR APPROVAL? 
Staff cannot predetermine the decision on any application.  A decision will only be made after the complete application is 
processed.  The decision is based on criteria appropriate to the application as listed in the GMC.  To address the 
necessary criteria, the information requested in the application form and required to be included on submitted plans 
should be as thorough as possible. 
 
 
APPLICATION PROCESS 
Water quality resource area determination applications are subject to the City Administrator decision process, pursuant to 
17.94.050. Once an application is deemed complete written notice of the City Administrator’s or designee’s decision shall 
be mailed to the applicant, the owner of the subject property and owners of record—as identified on the most recent 
Clackamas County property tax assessment roll—of property located within one hundred feet (100’) of the subject 
property. Notice shall also be provided to affected agencies, recognized neighborhood or community organizations whose 
boundaries include the subject property unless the application is filed concurrently with another land-use application that 
requires review by the Planning Commission, in which case the application will be consolidated and reviewed pursuant to 
the hearing process outlined in Section 17.94 of the Code.  The Decision of the City Administrator or designee shall 
become final unless appealed in writing within fifteen (15) days of the notice of decision. 
 
HOW DO I MAKE A WQRA DETERMINATION APPLICATION? 

 
 Complete a City of Gladstone Land Use Application- attached. 

 

 Provide attachments required by Section 17.27.042(2) of the GMC. 
 

 Submit the application form, plans and application fee1.   
 
 
 

                                                
1 Application fees are set by the County per City of Gladstone Resolution 1135, as such please refer to the County’s fee 
schedule. 3 - 33
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SECTION II. PROPOSED DEVELOPMENT 
 

1. Describe your proposed development.  Include secondary improvements such as grading, septic tanks, water wells, 
roads, driveways, outbuildings, fences, etc. (Attach additional sheets as necessary.) 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, unless no new buildings or modifications of existing buildings are proposed; and 
buildings, vehicles, equipment and materials associated with the use: 

 
                
 
                
 
                
 
                
 
                
 
                

 
 
2. Describe what evidence you have included in your application to show that your property and the proposed development 

are not located within a WQRA or protected buffer area: 
 
                
 
                
 
                
 
                
 
 

(Use additional sheets to answer questions if necessary) 
 

 
 
SECTION III. DIMENSIONAL SPECIFICS 

 
3. Project height: Maximum height of structure (ft.) ________________________________________________________ 

 
4. Gross floor area excluding parking (sq.ft.) _____________________________________________________________ 

 
5. Gross floor area including covered parking and accessory buildings (sq.ft.)___________________________________ 

 
6. Lot area (sq.ft. or acre) __________________________________________________________ 

 

Lot Coverage Existing (sq. ft.) New Proposed (sq. ft.) Total (sq. ft.) 

Building    

Paved Area    

Landscaped Area    

Unimproved Area    

                                                                                                              TOTAL  
                                                                                                                                  (should equal total lot area) 
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Jennifer
Text Box
Reference attached Memorandum dated September 21, 2016 from Pacific Habitat Services, Inc. concludes that the property contains no wetlands.
A request for determination was made to the Department of State Lands by Melissa Ahrens from the City of Gladstone, reference attached notification response (DSL file Number: WN2018-0694).

Jennifer
Text Box
17'

Jennifer
Text Box
22,177 sf

Jennifer
Text Box
85,785 sf / 1.97 acres

Jennifer
Text Box
NA

Jennifer
Text Box
22,177 sf

Jennifer
Text Box
22,177 sf

Jennifer
Text Box
37,760 sf

Jennifer
Text Box
25,848 sf

Jennifer
Text Box
25,848 sf

Jennifer
Text Box
85,785 sf

Jennifer
Text Box
0

Jennifer
Text Box
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11,149 sf*
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(*Existing paved area to be replaced with new building and driveway)
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37,760 sf

Jennifer
Text Box
Proposed development includes construction of a new Gladstone Civic Center on a vacant 1.97-acre parcel of land at the corner of Duniway Avenue and Portland Avenue in Gladstone.  The building is one-story and consists of a city hall and associated city offices and meeting rooms; police operations, records, support and evidence storage.  On-site improvements include new paved parking areas, concrete walkways, stormwater treatment swales, interior and perimeter landscaping and lighting.  Off-site improvements include new sidewalks and paved streets on Duniway, Portland and Watts, new storm and water lines, street trees, landscaping and lighting.  The main building material is painted concrete with storefront window systems.  Reference included civil, landscape, architectural and electrical drawings for full extend of work proposed.

Hours of operation are Monday-Friday, 8am-5pm.  The number of regular employees is approximately 30 but could include up to 50.  Visitors to the building for court or council hearings, community meetings or to pay bills or submit applications could vary from zero to about 100.  
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7. Is any grading proposed?.........................................................................................             Yes             No 
 

If yes, complete the following: 

a. Amount of cut                          Cu.yds. 

b. Amount of fill                         Cu.yds 

 
 

8. Does the project include removal of trees or other vegetation? …....................................             Yes             No 
 
If yes, indicate number, type, and size of trees___________________________________________________ 
 
________________________________________________________________________________________ 
 
Or other type and area of vegetation___________________________________________________________ 
 

9. Present Use of Property 
 

a. Are there existing structures on property..........................................................            Yes             No 
b. If yes, describe _____________________________________________________________________ 

 
__________________________________________________________________________________ 

c. Will any structures be demolished or removed? ..................................................         Yes             No 
d. If yes, describe ______________________________________________________________________ 

 
 

 
SECTION IV. ATTACHMENT CHECKLIST 

 
Please also include the items in the following ATTACHMENT CHECKLIST, which is provided for the convenience of 
applicants in gathering necessary application materials and is based on the requirements of Municipal Code section 
17.27.42(2):  (Please note additional filing requirements may be required depending on the proposed project.) 
 

 A SITE PLAN, prepared to the following specifications: 

 The site plan shall be drawn at a scale of no less than one inch equaling 20 feet; 

 The site plan shall show the location of the proposed development and the lot lines of the property on 
which development is proposed; 

 The site plan shall show the location of the protected water feature. If the protected water feature is a 
wetland, the delineation shall be made by a qualified wetlands specialist pursuant to the Division of State 
Lands’ recommended wetlands delineation process. For all other protected water features, the location 
shall be established by a registered professional engineer or surveyor licensed by the State of Oregon. 

 The site plan shall show the location of the water quality resource area, including slope and drainage 
information sufficient to classify the protected water feature under Table 1. 
 

  Applicants are required to submit a field-verified delineation of the water quality resource area on the subject 
property as part of the application. Only if the protected water feature is not located on the subject property and 
access to the water feature, for purposes of completing a delineation, is denied may existing data be used to 
delineate the boundary of the water quality resource area. To receive an exemption from the requirement to 
submit a field-verified delineation, an applicant must submit the following: 

  A copy of a letter addressed to the owner of the property on which the protected water feature exists 
requesting access to the property for the purpose of completing a delineation of the protected water 
feature; and 

  A copy of a return receipt from the US Postal Service verifying that the letter was mailed certified and was 
received or refused. 
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HABITAT CONSERVATION AREA CONSTRUCTION                  
MANAGEMENT PLAN (CMP) INFORMATION SHEET 

WHEN IS A HCA CONSTRUCTION MANAGEMENT PLAN (CMP) REQUIRED? 
The Habitat Conservation Area District (HCAD) applies to all parcels containing a Habitat Conservation Area (HCA). The 
HCAD also applies to any area that is less than 100 feet outside the boundary of an HCA even if the area is not located 
on the same parcel as the HCA. HCAs are identified on maps adopted by reference in Chapter 6 of the Comprehensive 
Plan (hereinafter referred to as the HCA Map) and are categorized as High, Moderate, or Low HCA.  Uses that are 
exempt from HCAD regulations are listed in Municipal Code section 17.25.040.

The City of Gladstone Municipal Code requires a Construction Management Plan for all development within the Habitat 
Conservation Area District (HCAD). 

WHAT IS NEEDED FOR APPROVAL? 
All Construction Management Plans (CMPs) are discretionary and MAY be permitted after evaluation according to criteria 
in the Municipal Code. The City must make written findings to support the decision. The applicant is responsible for 
providing evidence to support the CMP request, according to Municipal Code Section 17.25. 

WHAT ARE CHANCES FOR APPROVAL? 
Staff cannot predetermine the decision on this or any application. A decision of approval or denial will only be made after 
the complete application is processed. This includes review of citizen and agency comments. The decision is based on 
criteria appropriate to this application as listed in the ordinance. In order to address the necessary criteria, the information 
requested in this application should be as thorough and complete as possible. 

APPLICATION PROCESS 
CMPs are subject to administrative approval.  Once an application is deemed complete written notice of the City 
Administrator’s or designee’s decision shall be mailed to the applicant, the owner of the subject property and owners of 
record—as identified on the most recent Clackamas County property tax assessment roll—of property located within one 
hundred feet (100’) of the subject property. Notice shall also be provided to affected agencies, recognized neighborhood 
or community organizations whose boundaries include the subject property unless the application is filed concurrently with 
another land-use application that requires review by the Planning Commission, in which case the application will be 
consolidated and reviewed pursuant to the hearing process outlined in Section 17.94 of the Code.  The Decision of the 
City Administrator or designee shall become final unless appealed in writing within fifteen (15) days of the notice of 
decision 

An application for a CMP shall be reviewed pursuant to Section 17.94.050 unless the application is filed concurrently with 
another land use application that requires review by the Planning Commission or City Council, in which case the 
applications will be consolidated and reviewed pursuant to Section 17.94.040. 

HOW LONG WILL IT TAKE TO GET A FINAL DECISION ON AN APPLICATION? 
Approximately 60 days for Administrative Action applications or 120 days if the initial decision is appealed. 

HOW DO I MAKE A CONSTRUCTION MANAGEMENT PLAN CMP APPLICATION? 

• Complete a City of Gladstone Land Use Application- attached. 

• Provide attachments according to the requirements of Chapter 17.25.070(A), detailed in Section IV of this application. 

• Submit the application form, attachments, and application fee1. Submit two copies of large plans or other items 
that cannot easily be reproduced by the Planning Division.

1 Application fees are set by the County per City of Gladstone Resolution 1135, as such please refer to the County’s fee 
schedule. 3 - 40
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SECTION II. PROPOSED DEVELOPMENT 

1. Describe your proposed development.  Include secondary improvements such as grading, septic tanks, water wells, 
roads, driveways, outbuildings, fences, etc. (Attach additional sheets as necessary.) 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, unless no new buildings or modifications of existing buildings are proposed; and 
buildings, vehicles, equipment and materials associated with the use: 

2. Describe how the proposed project will meet the requirements of Municipal Code Section Subsection 17.25.080: 

(Use additional sheets to answer questions if necessary) 

SECTION III. DIMENSIONAL SPECIFICS 

3. Project height: Maximum height of structure (ft.) ________________________________________________________ 

4. Gross floor area excluding parking (sq.ft.) _____________________________________________________________ 

5. Gross floor area including covered parking and accessory buildings (sq.ft.)___________________________________ 

6. Lot area (sq.ft. or acre) __________________________________________________________ 

Lot Coverage Existing (sq. ft.) New Proposed (sq. ft.) Total (sq. ft.) 

Building 

Paved Area 
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17.25.040 Exempt Uses:
The existing mapped area of Class I HCA area extends roughly along the southwest side of the site and is approximately 15' wide along the property boundary (reference sheet C0.5 Existing Conditions and Demo Plan).  The area has been previously disturbed with the installation of a sanitary sewer line as well as vehicle maneuvering from previous land owners as well as those adjacent to the site (reference attached site aerial photo).  Native soils have been compacted or covered with gravel and native vegetation no longer exists within the area.  While the work within the HCA area of the Gladstone Civic Center project does not fit neatly into any one exempt use, the improvements proposed most closely align with exemption J.

J. Removal of invasive non-native or noxious vegetation and the planting or propagation of native vegetation, provided that:
  1. Handheld tools are used to remove invasive non-native or noxious vegetation; and
  2. After such removal, all open soil areas greater than 25 sf are replanted with native vegetation.

A 50' right of way dedication is proposed along the southwest property line which includes 15' of landscaping along the property boundary within the mapped HCA area.  Invasive non-native and noxious weeds will be removed, the area will be regraded consistent with the requirements of the new street improvements along Watts, topsoil will be amended and added (as needed) and a combination of native trees, shrubs and grasses will be planted per the Planting Plan on sheet L201.  
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Proposed development includes construction of a new Gladstone Civic Center on a vacant 1.97-acre parcel of land at the corner of Duniway Avenue and Portland Avenue in Gladstone.  The building is one-story and consists of a city hall and associated city offices and meeting rooms; police operations, records, support and evidence storage.  On-site improvements include new paved parking areas, concrete walkways, stormwater treatment swales, interior and perimeter landscaping and lighting.  Off-site improvements include new sidewalks and paved streets on Duniway, Portland and Watts, new storm and water lines, street trees, landscaping and lighting.  The main building material is painted concrete with storefront window systems.  Reference included civil, landscape, architectural and electrical drawings for full extend of work proposed.

Hours of operation are Monday-Friday, 8am-5pm.  The number of regular employees is approximately 30 but could include up to 50.  Visitors to the building for court or council hearings, community meetings or to pay bills or submit applications could vary from zero to about 100.  
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Landscaped Area 

Unimproved Area 

                                                                                                              TOTAL  
                                                                                                                                  (should equal total lot area)

7. Is any grading proposed?.........................................................................................             Yes             No 

If yes, complete the following: 

a. Amount of cut                          Cu.yds. 

b. Amount of fill                         Cu.yds 

8. Will the proposed project alter a watercourse?....................................................................           Yes             No 

9. Does the project include removal of trees or other vegetation? ….......................................          Yes             No 

If yes, indicate number, type, and size of trees___________________________________________________ 

________________________________________________________________________________________ 

Or other type and area of vegetation___________________________________________________________ 

10. Present Use of Property 

a. Are there existing structures on property..........................................................            Yes             No 
b. If yes, describe _____________________________________________________________________ 
c. Will any structures be demolished or removed? ..................................................         Yes             No 
d. If yes, describe ______________________________________________________________________ 

SECTION IV. ATTACHMENT CHECKLIST 

Please also include the items in the following ATTACHMENT CHECKLIST, which is provided for the convenience of 
applicants in gathering necessary application materials and is based on the requirements of Municipal Code section 
17.25.070(A): (Please note additional filing requirements may be required depending on the proposed project.) 

 A completed CMP land use application form; 

 A site plan of the subject property, drawn to scale and identifying the following: 
- Location and type of existing and proposed development, including but not limited to, building footprints, 

roads, driveways, parking areas, utilities, onsite sewage disposal systems, wells, landscaping, and filling or 
grading in an amount greater than 10 cubic yards. Label each element as existing or proposed; 

- Location and width of existing adjacent roads and road rights-of-way; 
- Location of the Habitat Conservation Area (HCA) as shown on the HCA Map or as identified pursuant to an 

approved HCA Map Verification; 
- Drip lines outside the HCA of trees that are inside the HCA; 
- Distance between the HCA boundary and proposed development outside the HCA; 
- The site ingress and egress proposed to be used by construction vehicles; 
- Proposed equipment and material staging and stockpile areas; and 
- Proposed orange construction fencing required pursuant to Subsection 17.25.080(B); 

 An Erosion Prevention and Sediment Control (EPSC) plan. This plan may be included on the site plan if 
acceptable to the EPSC regulatory authority; and 

 If a modification or waiver of the construction fencing requirement of Subsection 17.25.080(B) is proposed, a 
narrative demonstrating compliance with Subsection 17.25.080(B)(1) or (2). 
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HABITAT CONSERVATION AREA MAP VERIFICATION 
INFORMATION SHEET 

WHEN IS A HCA MAP VERIFICATION REQUIRED? 
The Habitat Conservation Area District (HCAD) applies to all parcels containing a Habitat Conservation Area (HCA). The 
HCAD also applies to any area that is less than 100 feet outside the boundary of an HCA even if the area is not located 
on the same parcel as the HCA. HCAs are identified on maps adopted by reference in Chapter 6 of the Comprehensive 
Plan (hereinafter referred to as the HCA Map) and are categorized as High, Moderate, or Low HCA.  Uses that are 
exempt from HCAD regulations are listed in Municipal Code section 17.25.040.

A HCA Map Verification, consistent with Section 17.25.060, is required for development that is proposed to be either in an 
HCA or less than 100 feet outside of the boundary of an HCA, as shown on the HCA Map; or development on a parcel 
that: 

- Either contains an HCA, or any part of which is less than 100 feet outside the boundary of an HCA, as shown on 
the HCA Map; and 

- Is the subject of a land use application for a partition, subdivision, or any other land use application the approval 
of which would authorize new development on the subject parcel. 

A HCA Map Verification is still required even if the applicant/property owner agrees with the mapped HCA overlay.   

WHAT IS NEEDED FOR APPROVAL? 

All HCA Map Verification applications are discretionary and may be approved after evaluation according to criteria in the 
GMC.  The city must make written findings to support the decision.  The applicant is responsible for providing evidence to 
support a HCA Map Verification request, according to the following chapters of the Gladstone Municipal Code (GMC):  
Chapter 17.25. 

WHAT ARE CHANCES FOR APPROVAL? 

Staff cannot predetermine the decision on any application.  A decision will only be made after the complete application is 
processed.  This includes review of citizen and agency comments.  The decision is based on criteria appropriate to the 
application as listed in the GMC.  To address the necessary criteria, the information requested in the application form and 
required to be included on submitted plans should be as thorough as possible. 

APPLICATION PROCESS 

HCA Map Verification applications are subject to the quasijudicial process and public notice.  Public comments received 
from property owners, agencies, and other interested parties may affect the decision on the application.  Special 
conditions may be attached to an approval.  All HCA Map Verification applications are reviewed at a public hearing before 
the Gladstone Planning Commission.  The Planning Commission’s decision may be appealed to the City Council, where 
an additional public hearing will be held.  The City Council’s decision may be appealed to the Oregon Land Use Board of 
Appeals. 

HOW DO I MAKE A HCA MAP VERIFICATION APPLICATION? 

• Complete a City of Gladstone Land Use Application- attached. 

• Provide attachments required by Chapter 17.80.061 of the GMC. 

• Submit the application form, plans and application fee1.  Provide a statement giving the estimated cost of construction 
(labor and materials).  Submit a minimum of twelve copies of large plans or other items that cannot easily be 
reproduced by the Planning Division.

• Although not required, it is strongly suggested that you attend the Planning Commission and, if applicable, the City 
Council hearings to speak on behalf of your proposal. 

1 Application fees are set by the County per City of Gladstone Resolution 1135, as such please refer to the County’s fee 
schedule. 3 - 45
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SECTION II. PROPOSED DEVELOPMENT 

1. Describe your proposed development.  Include secondary improvements such as grading, septic tanks, water wells, 
roads, driveways, outbuildings, fences, etc. (Attach additional sheets as necessary.) 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, unless no new buildings or modifications of existing buildings are proposed; and 
buildings, vehicles, equipment and materials associated with the use: 

2. Describe whether you are concurring with the mapped HCA overlay, per Section 17.25.090 (A)(1) or if you are applying 
to dispute the HCA overlay pursuant to 17.25.090(A)(2), (3), or (4): 

(Use additional sheets to answer questions if necessary) 

SECTION III. DIMENSIONAL SPECIFICS 

3. Project height: Maximum height of structure (ft.) ________________________________________________________ 

4. Gross floor area excluding parking (sq.ft.) _____________________________________________________________ 

5. Gross floor area including covered parking and accessory buildings (sq.ft.)___________________________________ 

6. Lot area (sq.ft. or acre) __________________________________________________________ 

Lot Coverage Existing (sq. ft.) New Proposed (sq. ft.) Total (sq. ft.) 

Building 

Paved Area 

Landscaped Area 

Unimproved Area 

                                                                                                              TOTAL  
                                                                                                                                  (should equal total lot area)
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7. Is any grading proposed?.........................................................................................             Yes             No 

If yes, complete the following: 

a. Amount of cut                          Cu.yds. 

b. Amount of fill                         Cu.yds 

8. Does the project include removal of trees or other vegetation? …....................................             Yes             No 

If yes, indicate number, type, and size of trees___________________________________________________ 

________________________________________________________________________________________ 

Or other type and area of vegetation___________________________________________________________ 

9. Present Use of Property 

a. Are there existing structures on property..........................................................            Yes             No 
b. If yes, describe _____________________________________________________________________ 

__________________________________________________________________________________ 
c. Will any structures be demolished or removed? ..................................................         Yes             No 
d. If yes, describe ______________________________________________________________________ 

SECTION IV. ATTACHMENT CHECKLIST 

Please also include the items in the following ATTACHMENT CHECKLIST, which is provided for the convenience of 
applicants in gathering necessary application materials and is based on the requirements of Municipal Code section 
17.25.070 (B):  (Please note additional filing requirements may be required depending on the proposed project.)

 IF YOU ARE CONCURRING WITH THE HCA MAP OVERLAY PLEASE ONLY SUBMIT: 
o A completed land use application on a form provided by the County Planning Division; 
o A summer 2002 aerial photograph of the subject property, with lot lines shown, at a scale of at least one 

map inch equal to 50 feet for lots of 20,000 or fewer square feet, and a scale of at least one map inch 
equal to 100 feet for larger lots (available from the Metro Data Resource Center, 600 N.E. Grand Ave., 
Portland, OR 97232; 503-797-1742); 

 IF YOU ARE CHALLENGING THE HCA MAP OVERLAY PER Section 17.25.090(A)(2) PLEASE SUBMIT: 
o A documented demonstration of the misalignment between the HCA Map (generated from the summer 

2002 aerial photographs) and the tax lot lines of the subject property. For example, the applicant could 
compare the road rights-of-way boundaries shown on the tax lot layer for roads within 500 feet of the 
subject property with the location of such roads as viewed on the summer 2002 aerial photograph of the 
same area to provide evidence of the scale and amount of incongruity between the HCA Map and the tax 
lot lines, and the amount of adjustment that would be appropriate to accurately depict habitat on the 
subject property 

OR 

o A documented demonstration of another type of computer mapping error that was made in the creation of 
the HCA map

 IF YOU ARE CHALLENGING THE HCA MAP OVERLAY PER Section 17.25.090(A)(3) PLEASE SUBMIT:
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o A site plan of the subject property, drawn to scale and identifying the following: 
- Location and type of existing development, including but not limited to, building footprints, roads, 

driveways, parking areas, utilities, onsite sewage disposal systems, wells, landscaping, and filling or 
grading in an amount greater than 10 cubic yards. Label the elements that were developed after 
August 1, 2002; 

- Location and width of existing adjacent roads and road rights-of-way; 
-  Location of the HCA as shown on the HCA Map, including off-site HCA where review is required due 

to proposed development within 100 feet outside the HCA boundary and including the location of High, 
Moderate, and Low HCA; and 

- Location of the HCA as proposed by the applicant, including the location of High, Moderate, and Low 
HCA; 

o A summer 2005 aerial photograph of the subject property (or, if available, an aerial photograph taken 
closer to, but not after, December 8, 2009), with lot lines shown, at a scale of at least one map inch equal 
to 50 feet for lots of 20,000 or fewer square feet, and a scale of at least one map inch equal to 100 feet for 
larger lots (available from the Metro Data Resource Center, 600 N.E. Grand Ave., Portland, OR 97232; 
503-797-1742); 

o Any approved development permits (e.g. building, grading, land use) and site plans related to the 
development of the property that took place between August 1, 2002, and December 8, 2009; and 

o A narrative that correlates with the submitted site plan and development permits and identifies the type and 
scope of the new development that has occurred and the previously identified habitat that no longer exists 
because it is now part of a developed area; and 

 IF YOU ARE CHALLENGING THE HCA MAP OVERLAY PER Section 17.25.090(A)(4) PLEASE SUBMIT:
o A site plan of the subject property, drawn to scale and identifying the following: 

- Location and type of existing development, including but not limited to, building footprints, roads, 
driveways, parking areas, utilities, onsite sewage disposal systems, wells, landscaping, and filling or 
grading in an amount greater than 10 cubic yards; 

- Location and width of existing adjacent roads and road rights-of-way; 
-  Location of the HCA as shown on the HCA Map, including off-site HCA where review is required due 

to proposed development within 100 feet outside the HCA boundary and including the location of High, 
Moderate, and Low HCA; 

- Location of the HCA as proposed by the applicant, including the location of High, Moderate, and Low 
HCA; 

- Location of any rivers, streams, wetlands, and flood areas; 
- Location of agricultural areas (e.g. pastures, orchards); 
- Location of naturalized areas (e.g. meadows, woods); and 

o A report prepared and signed by either a qualified natural resource professional—such as a wildlife 
biologist, botanist, or hydrologist—or an environmental engineer registered in Oregon. The report shall 
include: 
- A description of the qualifications and experience of all persons that contributed to the report, and, for 

each person that contributed, a description of the elements of the analysis to which the person 
contributed; 

- Additional aerial photographs if the applicant believes they provide better information regarding the 
subject property, including documentation of the date and process used to take the photographs and an 
expert’s interpretation of the additional information they provide; 

- A topographic map of the subject property, drawn to scale and shown by contour lines of two-foot 
intervals for slopes less than 15 percent and 10-foot intervals for slopes 15 percent or greater. On 
properties that are two acres or larger, such a contour map is required only for the portion of the 
property to be developed; and 

- A narrative analysis and any additional documentation necessary to address each step of the 
verification process set forth in Subsection 17.25.090(E). 
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STAFF REPORT:  DESIGN REVIEW 
 

 

Application No.:  Z0079-19 D 

 

Applicant:  Bob Sanders, Park Place Business Suites, LLC   

 

Project Location:  South side of E Clarendon Street between 82nd Drive and Union 

Avenue; T2S, R2E, Section 20AD Tax Lot 03500, 03600, 03700     

 

Zoning:  C3; General Commercial 

 

Planning Staff: Lizbeth Dance, (503)742-4524, Ldance@clackamas.us 

 

Project Description:  Two-story 9,940 square feet office building designed to accommodate 

up to four tenant spaces.  Two of the tenants are known at this time – 

real estate office and construction company office.  27 parking spaces 

are provided (six (6) on-street.)   The proposed project was previously 

approved under Z0533-17-D, however, no extension was filed prior to 

the expiration date of that design review approval and, as such, the 

approval has expired.   

 
 

 

SUMMARY OF PLANNING COMMISSION RECCOMENDATION 

 
The Planning staff are recommending APPROVAL of the Design Review application Z0079-19-D; 

and recommend the following findings and following conditions in support of approval: 
(1)Lighting (2) Signage, (3) ADA Access, (4) Erosion Control Plan (5) Public Works Approval, (6) Fire 

Department Approval, (7) Final Occupancy (8) Design Review Plans (9) Endangered Species Act. 

 

The proposed project was previously approved under Z0533-17-D, however, no extension was filed 

prior to the expiration date of that design review approval and, as such, the approval has expired.  The 

applicants have resubmitted the same project that the Planning Commission approved under Z0533-17-

D.  This request is subject to Chapter 17.20, C-3, General Commercial District; Chapter 17.80, Design 

Review, and the Development Standards of Title 17 of the Gladstone Municipal Code (GMC). 

 

Agenda Item No.  

 

PC Meeting Date: 3/19/19 
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A. Application Materials 

 

 

 

 

 

 

I. REQUEST FOR COMMENTS 
Sent to: Property owners within two hundred fifty (250) feet of the subject property, City of Gladstone, 

Public Works, Gladstone Fire, Gladstone PD, Engineering, Tri-Cities 

 

Responses Received: Public Works, Jim Whynot:  as addresses in the expired decision Z0533-

17 D -  Water: need to upgrade existing main to 8 inch or loop the 6 inch main on Clarendon; 

Sanitary: connect to existing main;  Stormwater:  need infiltration, water quality detention, and 

conveyance to an acceptable downstream storm drain system; Streets:  all existing sidewalks, 

driveway approaches and ramps shall be upgraded to meet current ADA Standards, including 

access around power poles and guy wires at the intersection.   

 

 

II. STANDARD CONDITIONS 
Expiration.  This approval shall remain valid for one year following the date of approval.  If use 

has not commenced by that date, this approval shall expire unless the Planning Commission 

pursuant to Section 17.80.100 of the GMC grants an extension prior to expiration of approval 

 

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

Planning Director for the City of Gladstone, 

 

2. 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. 

 

3. Erosion Control Plan. PRIOR TO ISSUANCE OF ANY BUILDING PERMITS the proposed 

development shall submit an erosion control plan and receive an erosion control permit from 

Clackamas County Water Environment Services (WES). 

 

4. Terms and Conditions Run with the Land.  These terms and conditions shall be perpetual, and it 

is the intention of the Commission and the permittee to bind all future owners and possessors of the 

subject property to the terms and conditions. 

 

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

The applicant shall comply with requirements of the permits. 

 

 

 

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

GMC, including compliance with IES standards.  “Dark sky” fixtures shall be used to the extent 

possible.  Developer to submit final lighting plan showing compliance prior to issuance of final 

occupancy permit.      

 

2. Signage. All signs shall meet the provisions of Subsection 17.52 of the GMC. No signage has been 

reviewed or approved with this decision. Signage will required a separate administrative review. 

  

3. ADA Access. This approval is subject to the development complying with the provisions of the 

Americans with Disabilities Act (ADA), including provisions for curb ramps.  

 

4. Public Works Approval.  PRIOR TO ISSUANCE OF ANY BUILDING PERMITS, Applicant 

shall receive approval in writing from the Gladstone Public Works Department indicating all 

requirements from that agency have been satisfied. 

 

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

shall receive approval in writing from the Gladstone Fire Department indicating all requirements 

from that agency have been satisfied. 

 

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

of the design review approval shall be met. 

 

7. Design Review Plans. Any changes in the approved design review plans shall be submitted and 

approved prior to execution.  Any departure from the approved design review may cause 

revocation of building permits or denial of the final certificate of occupancy. 

 

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

the applicable criteria for this decision.  The decision does not include any conclusions by the 

county concerning whether the activities allowed will or will not come in conflict with the 

provisions of the federal Endangered Species Act (ESA).  This decision should not be construed to 

or represented to authorize any activity that will conflict with or violate the ESA.  It is the 

applicant, in coordination if necessary with the federal agencies responsibility for the 

administration and enforcement of the ESA, who must ensure that the approved activities are 

designed, constructed, operated and maintained in a manner that complies with the ESA. 

IV. FINDINGS AND DECLARATIONS 
 

A. PROJECT LOCATION AND PROPOSED DEVELOPMENT 

Office building, two-story 9,940 square feet.  The office building is designed to accommodate up to four 

tenant spaces.  Two of the tenants are known at this time – real estate office and construction company 

office.  The balance of the building is speculative office or medical office.  27 parking spaces are 

provided (six (6) on-street.)  Subject property consists of three (3) tax lots comprising approximately 

0.44 acres.   

 

Frontage improvements including curb and sidewalk exist along both Clarendon and Union.  There is no 
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storm system available in the streets fronting the site. Developer proposes to manage storm water 

through a series of ponds and swales located within the landscape areas. Sanitary and water will connect 

to existing lines.         

 

 

B. DESIGN REVIEW CONSISTENCY FINDINGS 

Design Review 

Chapter 17.80 of the GMC establishes the requirements for design review.   Pursuant to Subsection 

17.80.021(1), site development in the C-3 zoning district is subject to design review.   

 

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

satisfies these requirements. 

Section 17.80.100(1) provides for approved design plans to remain valid for one year.  If construction 

has not begun by that time, design plan approval may be renewed once by the Planning Commission for 

not more than one year.   

  
General Commercial District 

Chapter 17.20 of the GMC establishes basic requirements for the General Commercial District.  Section 

17.20.020 identifies uses permitted outright in the General Commercial District, and includes retail and 

general office development such as is in place.   This criterion is met.    
 

Section 17.20.050 establishes dimensional standards for the C-3 district.  The proposed buildings as 

shown comply with setbacks and the 35-foot maximum building height standard. 

 

Section 17.20.050 discusses dimensional standards.  Building setbacks and height standards are met 

with this proposal.  Off-street parking meets required setbacks from property lines.     

Staff is able to find applicable standards from Chapter 17.20 of the GMC are met with this proposal.   

 

General Siting and Design 

 

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

These standards apply to all development that is subject to Design Review.   Section 17.44.020(1) deals 

with siting specifically, and requires that, where there are no conflicts with other design standards or 

requirements in Title 17, to site buildings to maximize solar access where practical, using such 

techniques as maximizing east-west street length; orienting buildings within twenty degrees of true south 

as well as maximizing their south-facing dimension; placing higher buildings on the north portion of the 

site while protecting solar access for adjacent sites, and placing major yard spaces on south side of 

buildings.   

 

Subject property is large enough to allow placement of proposed building such that solar access both on 

and off-site is maximized, and this proposal takes advantage of that fact.  Building will be oriented in 

such a way and with windows placed so as maximize solar exposure (see submitted building elevations.)            
 

Section 17.44.020(2) requires buildings to have energy efficient designs.   
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The proposed design includes abundant windows to provide natural lighting.   The building will be 

required to meet the energy codes of the Oregon Structural Specialty Code, which will be evaluated 

through the building permit process (as designed this will exceed those requirements.)     
 

Section 17.44.020(3) of the GMC addresses compatibility in building design.  This subsection 

encourages the arrangement of structures and use areas to be compatible with adjacent developments 

and surrounding land uses.   

 

The property is very visible.  From Oatfield as well as being almost a gateway property into Gladstone 

from the 205 Freeway.  See submitted site plans for detail and discussion.  Properties to the south and 

across 82nd Drive to the east are involved with commercial uses.  West and north in residential use.   

 

Section 17.44.020(4) of the GMC deals with building materials.  That Section requires buildings be 

constructed using high-image exterior materials and finishes such as masonry, architecturally treated 

tilt-up concrete, glass, wood or stucco.  Screening of roof-mounted equipment is also discussed in this 

section.   

 

Refer to submitted building elevations for detail and materials samples/colors.  As shown and discussed 

by the applicant this criterion is satisfied.      
 

Section 17.44.020(5) of the GMC establishes lighting standards.  17.44.020(6) establishes illumination 

level standards.  It requires all on-site lighting to be designed, located, shielded ore deflected so as not 

to shine into off-site structures or impair the vision of the driver of any vehicle.   

 

Site lighting plan is as shown in the submitted application, which includes a photometric plan.  

Conditions of approval will require that fixtures not create light trespass beyond property lines and will 

promote dark skies.       

 

Section 17.44.020(7) regarding equipment and facilities establishes that all utility lines shall be placed 

underground.  All roof-mounted fixtures and utility cabinets or similar equipment, which must be 

installed above ground, shall be visually screened from public view.  All roof-mounted fixtures and 

utility cabinets or similar equipment, which must be installed above ground, shall be visually screened 

from public view.  A condition of approval shall require compliance with this subsection for new utility 

lines, roof-mounted fixtures, utility cabinets or similar equipment installed aboveground. 
 

Section 17.44.020(8) regarding trash disposal and recycling collection requires new construction to 

incorporate functional and adequate space for on-site storage and efficient collection of mixed solid 

waste and source separated recyclables prior to pick-up and removal by haulers.   

 

The proposed plan identifies location and size of recycling/trash enclosures, and submitted elevation 

information shows detail that this standard is meet. A condition of approval will require the applicant 

submit a letter to the file from the franchise hauler indicating approval of a plan for trash/recycling 

storage and collection. 
 

Section 17.44.024 establishes design standards for nonresidential construction.  These provisions 

require that new, non-residential buildings, with the exception of buildings housing institutional, 

warehouse or manufacturing uses shall be subject to the following design standards: 
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(1) Ground floor windows.   Ground floor windows shall be required on walls fronting a public street 

and shall comply with the following standards: 

(a) The windows shall cover at least 50% of the length and 25% of the ground level wall area.  Ground 

level wall areas include all exterior wall area up to nine feet above the finished grade.  The bottom of 

required window shall be no more than 4 feet above the adjacent exterior finished grade.  

(b) Required windows shall be windows that allow views into work areas or lobbies, pedestrian 

entrances or display windows set into the wall.  Display cases attached to the outside wall shall not 

qualify. 

  

Applicant provides response to this criterion in the form of drawings and colors/materials along with 

discussion.  See submitted building elevations/site plans for detail.       

 

Staff finds the proposal as submitted satisfies applicable provisions from Chapter 17.44 of the GMC, 

Building Siting and Design.   

 
 

Landscaping 

Chapter 17.46 of the GMC identifies landscaping standards and states that these standards are 

applicable to all developments subject to design review.   

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

The submitted site plans indicate site area landscape of 15% will be exceeded with this development 

proposing 25.3% landscape area.  The landscape plan provides detail in species, location etc.  Staff is 

able to find landscape requirements are met/exceeded as shown.   A condition of approval is warranted 

to require submission and approval of a final landscape plan showing satisfaction of this subsection.        

Subsection 17.46.020(2)(a) requires that a parking or loading area providing ten or more spaces shall 

be improved with defined landscaped areas totaling no less than ten square feet per parking space.   

Met as shown.     

Subsection 17.46.020(3) requires that provisions for irrigating planting areas be made where needed.  

A condition of approval to this effect is warranted.   

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

with conditions. 

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

or curbs.   

This can be dealt with as a condition of approval.     

Subsection 17.46.020(7) pertains land within public road rights-of-way, and requires that land not 

developed as sidewalks or driveways shall be landscaped and maintained by the abutting property 

owners.  This can be accomplished through conditions of approval.     

Subsection 17.46.020(8) notes that street trees may be required of any development.   
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Street trees are shown.     

 

Parking and Loading       

Chapter 17.48 of the GMC regulates off-street parking and loading.  At time of construction, 

enlargement or change of use of any structure or development subject to Design Review, and except as 

provided for in the C-2 District, off-street parking spaces shall be provided as described in this Chapter 

unless greater requirements are otherwise established in the Gladstone Code.   

 

Based on use types/square footage, and the C-3 allowed use of general office and medical office 

applicant calculates minimum parking requirement as 27 spaces.  Proposal shows 27 spaces including 

six (6) on-street, meeting minimum parking requirements.  As proposed this condition is meet.   If the 

type of proposed occupancy increases requiring additional parking be provided a new Design Review 

application will be required. (see 17.48.030(1)(f), on-street parking.)   
  

Section 17.48.040(1)(a) requires parking and loading areas to be paved with asphalt and/or concrete 

meeting city standards, maintained adequately for all-weather use and so drained as to avoid flow of 

water across public sidewalks.  This standard is met.     
 

Section 17.48.040(1)(c) requires areas for standing and maneuvering vehicles, other than for the off-

street parking and storage of truck tractors and /or semi-trailers, to be paved.   
 

Section 17.48.040(2)(a) states that required parking spaces must be located within two hundred feet of 

the building or use they are required to serve.  This standard is met.      
 

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

different zoning district of a more intensive use.  Required parking is within the same zoning district.  
 

Section 17.48.040(2)(c) prohibits parking for a commercial or industrial use from being located in a 

residential district except in the case of a conditional use.  As noted above, all parking will be located in 

the C-3 district. 

 

Section 17.48.040(2)(d) requires groups of more than four parking spaces to be permanently marked 

and so located and served by driveways that their use will require no backing movements or other 

maneuvering within a street right-of-way other than an alley.  This standard it met as shown.     
 

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

dimensions of parking spaces.  The parking lot proposal has the required 24 feet aisle width for 90 

degree parking spaces.     
 

Section 17.48.040(2)(h) requires parking areas to be designed to the maximum extent practicable, to 

avoid large, uninterrupted rows of parking spaces. 

Section 17.48.040(3)(b),(c) and (d) establish requirements for loading areas and states, in part – 

buildings or structure to be built which receive and distribute material or merchandise by truck shall 

provide and maintain off-street loading berths in sufficient numbers and size to adequately handle the 

needs of the particular use.  

 

Applicant has identified off street parking and loading areas on the general site plan Keynote 12.          
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Section 17.48.050 establishes requirements for bicycle parking.  Two bicycle parking spaces are 

proposed as shown on site plans Keynote 20, and meets requirements.      

 

Vehicular and Pedestrian Circulation 

Chapter 17.50 of the GMC establishes the requirements for vehicular and pedestrian circulation.  

Subsection 17.50.020(1) requires that provisions be made for the least amount of impervious surface 

necessary to adequately service the type and intensity of proposed land uses within developments as well 

as providing adequate access for service vehicles.  Based on submitted site plan information, staff is 

able to find that impervious surface is limited to that required by other sections of the Code and the 

urban nature of the site.  This standard is met. 

Subsection 17.50.020(2) requires provisions to be made, when feasible, for a separation of motor 

vehicular, bicycle and pedestrian traffic.    This standard is met. 

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

easement for public roads and streets.   

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

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

Subsection is met as shown.          

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

Subsection 17.50.020(7) deals with new development requiring full site design review that, when 

completed, generate an average daily traffic count of 1000 trips or greater.  In such case, a transit stop 

shall be provided.  Bus stop(s) exist in the vicinity.         

Section 17.50.040, Streets and Roads Generally: Many portions of this Section do not apply.   Right-of-

way is adequate along both frontages.  Only minor improvements are being required through Public 

Works.              

Applicable portions of this criterion are met or can be conditioned.    

 

 Chapter 17.52 of the GMC establishes sign requirements.  No signage has been reviewed or approved 

with this decision. Signage will required a separate administrative review as outlined in 17.52. 

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

met and maintained, as shown on site plan.    

 Chapter 17.56 of the GMC establishes drainage requirements.  Applicant to work with city regarding 

retention/detention.     

 Chapter 17.58 of the GMC establishes standards for grading and fill and requires enforcement of the 

Uniform Building Code (UBC).  The city contracts with Clackamas County for administration of grading 
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permits.  The county enforces its own Excavation and Grading Ordinance in lieu of Chapter 70 of the 

UBC.  Only minor additional grading is proposed.  Conditions of approval will require necessary 

permits be obtained.      

 Chapter 17.60 of the GMC establishes requirements for utilities.  All utilities shall be installed 

consistent with the standards of this Chapter. 

Chapter 17.90.120 of the GMC deals with changes to previous approvals.  Applicant satisfies this 

Chapter through the submitted application.                    

 
V. RECOMMENDATION: 
 

The Planning Commission is authorized to approve applications pursuant to Subsection 17.94.060(2)(c) 

of the GMC.  Staff recommends the Planning Commission to approve this Design Review application as 

submitted;    subject to the following conditions:   

1. This approval shall remain valid for one year following the date of approval.  If construction has 

not begun by that date, this approval shall expire unless the Planning Commission pursuant to 

Section 17.80.100 of the GMC grants an extension. 

2. The applicant shall obtain a grading permit, if required, from Clackamas County for any 

proposed grading and fill.  The applicant shall comply with the requirements of the permit. 

3. New mechanical equipment and garbage receptacles shall be screened as required by the GMC. 

  

4. On-site lighting shall comply with Subsections 17.44.020(4) and (5) of the GMC, including 

compliance with IES standards.  “Dark sky” fixtures shall be used to the extent possible.  

Developer to submit final lighting plan showing compliance prior to issuance of final 

occupancy permit.      

5. New utility lines shall be placed underground unless prohibited by the utility service provider.  

New roof-mounted fixtures and utility cabinets or similar equipment shall be visually screened 

from public view as required by GMC Subsection 17.44.020(6). 

6. The applicant shall submit a letter to the city from the franchise hauler indicating approval of a 

plan for trash/recycling storage and collection.  Alternatively, the applicant may submit 

calculations demonstrating compliance with the minimum standards method described in GMC 

Subsection 17.44.020(8).  Trash/recycling enclosure to be fully enclosed and compatible with 

design of main building.   

7. The applicant shall submit calculations demonstrating compliance with the window to wall 

provisions of Subsection 17.44.024. 

8. The landscaped area shall be provided with an automatic irrigation system. 

9. The proposed landscaping shall be installed prior to occupancy, and be continuously 

maintained.  Landscape maintenance shall be the responsibility of the owner. 

10. All signs shall meet the provisions of Subsection 17.52 of the GMC. 
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11. This approval is subject to the development complying with the provisions of the Americans 

with Disabilities Act (ADA), including provisions for curb ramps.  

 

12. Installation of curbs and sidewalks as defined, shall be constructed to city standards. 

 

13.  Water and sanitary sewer improvements shall be constructed to City and Tri-City Service 

District standards, respectively, and that plans are submitted to the City for approval prior to 

construction and that utilities be developed in accordance with the requirements of Chapter 

17.60. 

 

14. Applicant to submit letter to the city from the Fire Department indication all requirements from 

that agency have been satisfied. 

 

15.   Final certificate of occupancy shall not be granted until all conditions of the design review 

approval have been met. 

 

16. Construction of storm drainage improvements associated with the development shall be 

consistent with city standards.  Storm water detention area to meet or exceed NPDES 

regulations and be reviewed by the City engineer.   Compliance with the drainage requirements 

of the plumbing code administered by Clackamas County. 

 

17. Prior to issuance of a final occupancy permit, required improvements shall be installed and 

existing streets and other public facilities damaged during development shall be repaired or the 

developer shall file a financial guarantee of performance in a form acceptable to the city 

attorney.  The financial guarantee must be valid until the improvements are complete or the 

damages repaired, as determined by the city. 

 

18. All utilities shall be developed pursuant to Chapter 17.60 of the GMC. 

 

19. The approval of the application granted by this decision concerns only the applicable criteria for 

this decision.  The decision does not include any conclusions by the county concerning whether 

the activities allowed will or will not come in conflict with the provisions of the federal 

Endangered Species Act (ESA).  This decision should not be construed to or represented to 

authorize any activity that will conflict with or violate the ESA.  It is the applicant, in 

coordination if necessary with the federal agencies responsibility for the administration and 

enforcement of the ESA, who must ensure that the approved activities are designed, 

constructed, operated and maintained in a manner that complies with the ESA 

 

20. Any changes in the approved plans shall be submitted and approved prior to implementation.   

Any departure from the approved design review may cause revocation of building permits or 

denial of the final certificate of occupancy. 
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