JOREGON
[T T
Patlllin®
C I I Y 221 Molalla Ave. Suite 200 | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880
TYPE Il -Master Plan and Detailed Development Plan

STAFF REPORT AND RECOMMENDATION
August 7, 2017

FILE NUMBER: CP-17-0002: General Development (Concept) Plan
DP-17-0003: Detailed Development Plan for Phase 1
NR-17-0004: Natural Resource Overlay District Verification

APPLICANT: 1750 Blankenship Rd, Ste. 400
West Linn, OR 97068

OWNER: Hackett Hospitality Group, LLC
1419 W. Main Street
Battleground, WA 98604

REQUEST: Approval for General Development Plan for Abernethy Place, a mixed-use
project including Hotel, Multi-Family, Retail/Commercial and Office Use to be
constructed in two phases over 10-years as well as a Detailed Development Plan
for Phase 1 which includes construction of a Hotel and parking lots.

LOCATION: 415 17th Street + no address on Washington Street
Map number 2-2E-29CA, Tax Lots 601, 900, 1000, 1100, 1200, 1300, 1301

REVIEWERS: Pete Walter, AICP, Planner
RECOMMENDATION: Approval with Conditions.

PROCESS: Type lll Quasi-Judicial Public Hearing. Pursuant to OCMC 17.50. C. Type lll decisions involve
the greatest amount of discretion and evaluation of subjective approval standards, yet are not required
to be heard by the city commission, except upon appeal. In the event that any decision is not classified,
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RECOMMENDED CONDITIONS OF APPROVAL

Planning Files: CP-17-0002, DP-17-0003, NR-17-0004

(P) = Verify that condition of approval has been met with the Planning Division.

(DS) = Verify that condition of approval has been met with the Development Services Division.

(B) = Verify that condition of approval has been met with the Building Division.
(F) = Verify that condition of approval has been met with Clackamas Fire Department.

The applicant shall include the following information with submittal of a public improvement and/or
grading permit associated with the proposed development. The information shall be approved prior
to issuance.

1.

10.

11.

Existing service connection to the 48-inch sewer pipe on site shall be usable and meet the
minimum inside diameter requirement of 6” for serving commercial buildings. Any new
connection to the Tri-City Service District (TCSD) main will require permission from TCSD with all
approved permits provided to the City. (DS)

Extension of the 8-inch sanitary sewer main within Washington Street, to and through the site
frontage will be required. (DS)

The applicant shall confirm that no buildings have sewer service running within the subject site.
If other buildings have a sewer service running through the subject site, the applicant shall
provide a new service line from the required 8-inch sanitary sewer main extension within its
frontage. (DS)

The existing 6-inch water main in 17™ Street shall be upsized to the City’s standard 8-inch
diameter ductile iron water main. A fee-in-lieu of construction of the new 8-inch water main will
be considered if upsizing of 6-inch pipe is shown to not be feasible. An adequate easement shall
be provided for the water main along the frontage of 17th Street. (DS)

Overhead utilities along the site frontage shall be relocated underground. (DS)

The applicant will need to submit a photometric plan with the construction plan submittal to
facilitate design of the streetlights by PGE. Streetlights shall be decorative and match the style of
existing decorative streetlights found along Washington Street. (DS)

The applicant shall perform all cuts and restoration to pavement within the right-of-way in
accordance with the City’s Pavement Cut Standards. (DS)

All development shall be in conformance with the policies and design standards established by
the Oregon City Municipal Code and with applicable standards in the city's public facility master
plans and city design standards and specifications. (DS)

The applicant shall dedicate sufficient right-of-way (ROW) to provide, at minimum, a ROW width
43 feet north of the centerline for Washington Street. Improvements required north of the
centerline along the frontage of Washington Street are: a 6-foot-wide half center lane, a 12-
foot-wide travel lane, a 6-foot-wide bike lane, 8-foot-wide on-street parking, 0.5-wide curb, 4-
foot-wide furnishing zone/planter strip, 6-foot-wide sidewalk and 0.5-foot public access. (DS)
17th Street shall have a 24-foot wide street section, as can be accommodated without extending
street pavement towards Abernethy Creek. The improvements required along 17th Street are
0.5-wide curb with gutter, 5-foot-wide curb-tight sidewalk and 0.5-foot public access. Portions
of the sidewalk will be allowed to meander around the existing tree but shall be provided a
public sidewalk easement. (DS)

The project shall meet water quality standards of Oregon City Stormwater and Grading Design
Standards but is not required to meet flow control standards. (DS)



12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

Applicant shall submit engineering calculation of cut and fill for the development for review and
approval based on criteria outlined in Section 17.42.160.D of Oregon City Municipal Code. (DS)
Regarding construction standards within flood management areas, applicant shall adhere to
Section 17.42.160.E of Oregon City Municipal Code. (DS)

Applicant shall obtain Erosion Control permit from the City and a 1200-C permit from Oregon
Department of Environmental Services prior to commencing construction activities. (DS)

The applicant shall submit an engineered grading plan and geotechnical report for review and
approval prior to approval of public improvement plans.

To demonstrate exemption from OCMC chapter 17.44, applicant shall provide an exhibit
showing that excavation within the Geologic Hazard overlay zone is limited to excavation or fill
which is less than two feet in depth, or involves less than twenty-five cubic yards of volume.
However, should the applicant propose any work requiring excavation or fill which is more than
two feet in depth, or which involves more than twenty-five cubic yards of volume within the
Geologic Hazard overlay Zone the project will be subject to Geologic Hazard review as outlined
in OCMC Chapter 17.44. (DS)

The applicant shall construct Washington Street along the site frontage including a center turn
lane to provide for left turns into the site. Applicant shall provide additional traffic engineering
analysis relating to the location of the site access that shows the location of proposed access will
not interfere with queuing or traffic operations at adjacent traffic signals through the TSP
planning horizon. (DS)

The applicant shall participate in the funding of improvements for the 1-205/0R-99E ramp
terminal projects (TSP Projects D75 and D76) in proportion to the development’s traffic volumes
as a percentage of total year 2035 intersection volumes from the TSP. Based on this
methodology, the developer is responsible for 0.42% of the $3 million cost for Project D75 and
for 0.49% of the project cost for Project D76, resulting in a contribution from the applicant of
$12,600 + $14,700. (DS)

The applicant shall participate in the funding of improvements for the Main Street/14th Street
improvements (TSP Projects D7 and D8) in proportion to the development’s traffic volume as a
percentage of the predicted 2035 traffic volume at the intersection calculated in the TSP. Based
on the applicant’s predicted site traffic, the applicant’s responsibility is 1.66% of the project’s
cost. The higher cost option in the TSP is listed at $670,000, resulting in a contribution from the
applicant of $11,122. (DS).

The applicant shall comply with the Oregon Department of Transportation’s comments and
recommendations in the memorandum provided on July 14, 2017. (P)

The applicant shall submit documentation demonstrating compliance with one or more of the
options for Tree Removal and Mitigation in Chapter 17.41. Compliance with these standards
shall be demonstrated in a tree mitigation plan report prepared by a certified arborist,
horticulturalist or forester or other environmental professional with experience and academic
credentials in forestry or arboriculture. The project arborist preparing the tree mitigation plan
shall coordinate with the project landscape architect to ensure that any trees to be preserved
are indicated on the revised landscaping plans for the site and that all protective measures are
property installed pursuant to OCMC 17.41.130 - Regulated tree protection procedures during
construction. The applicant shall provide a revised arborist report indicating recommendations
for tree protection procedures during construction or as a minimum show compliance with
protective measures in OCMC 17.41.130 B(1-9). (P)



22.

23.

The applicant shall coordinate with the Confederated Tribes of the Grande Ronde as needed to
complete any necessary archeological investigations required for prior to any ground
disturbance.

The applicant shall provide a clear schedule for timing of all public improvements related to
mitigation thresholds, including transportation, sewer, water, stormwater facilities for approval
by the Public Works Department prior to issuance of a grading or construction permit for public
improvements.(DS)

The applicant shall include the following information with submittal of a Building Permit associated
with the proposed development. The information shall be approved prior to issuance.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

The applicant shall provide additional mitigation for adjustment #4 (window design) such as
increased minimum transparency, trim details, higher quality materials, greater articulation or
modaulation, or landscaping. (P)

The applicant shall provide revised plans that include signs at the north main entrance that
indicate the location of the covered bicycle parking at the south entrance. (P)

The Applicant shall provide a public cross-access easement between the parcels to ensure
pedestrian and vehicle access is maintained. The easement shall provide mutual access between
all of the properties onsite as well as with the adjacent train station.(P)

The applicant shall obtain all necessary permits and approvals and comply with the Historic
Review Board approval for file HR-17-002. (P)

The applicant shall provide revised plans that extend the Washington Street canopy further
toward the street to highlight the entranceway, and propose art works, sculpture, fountain,
lighting or a similarly prominent amenity feature placed on the side of the stone stairs facing
Washington. The applicant shall also prepare a quantitative table that clearly demonstrates the
enhanced transparency in square feet, size of the patio, articulation, and use of materials as
compared to other facades, and improve the connection from the doorway to the main lobby.
(P)

The applicant shall add additional transparency on the ground floor fagade facing 17™ Street to
meet 60% of the visible portion of the fagade.

The applicant shall demonstrate compliance with the minimum of 10% landscaping for phase 1
on all revised landscaping plans. The applicant shall provide landscaping percentage calculations
for the parking lot interior and all other landscaped areas on the site prior to issuance of a
building permit. (P)

The applicant shall provide a revised landscaping plan indicating that within three years the
landscaping will cover one hundred percent of the Landscaped areas including landscaping
within the parking lot, and that no mulch, bark chips, or similar materials shall be allowed at the
time of landscape installation except under the canopy of shrubs and within two feet of the base
of trees. (P)

The applicant shall provide a revised landscaping plan that clearly indicates an evergreen hedge
at the parking lot entryway on 17" Street. Prior to issuance of a building permit, the applicant’s
landscape architect shall provide a revised landscaping plan conforming to OCMC 17.52.060.A.8.
(P)

The applicant shall provide a revised landscaping plan that clearly indicates where pedestrian
pathways within parking lots are constructed if proposed. Pedestrian walkways shall have shade
trees spaced a maximum of every thirty-five feet in minimum three-foot by five-foot tree wells;
or trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average,



34.

35.

36.

37.

38.

39.

40.

41.

42.

43.

44,

45.

46.

47.

and ground cover covering one hundred percent of the exposed ground. No bark mulch shall be
allowed except under the canopy of shrubs and within two feet of the base of trees. (P)

The applicant shall provide revised plans that indicate the use of a change in textural material or
height of the pedestrian accessway within the parking lot drive aisle adjacent to the hotel to
alert the driver of the pedestrian crossing area. (P)

The applicant’s photometric engineer shall provide revised lighting plans in compliance with
OCMC 17.62.065.D.2., which indicate the use of full-cut-off style lighting fixtures or approved
alternatives. The revised lighting plans shall include the min./max. Foot-candle ratio required to
be shown in Table 1-17.62.065. (P)

No lighting pole taller than 20 feet shall be permitted for Phase 2 without an adjustment
through the Type Il Master Plan or a Variance.

The applicant shall provide revised landscaping plans indicating an evergreen hedge of thirty to
forty-two inches or shrubs placed no more than four feet apart on average for the parking
area/building buffer or revise the plans to show seven-foot sidewalks with shade trees spaced a
maximum of thirty-five feet apart in three-foot by five-foot tree wells. (P)

The applicant shall provide revised landscaping plans that the indicate the required parking area
/ building buffer landscaping at the rear of the hotel and abutting the Hackett House on either
side of the pedestrian walkway abutting the head-in parking. (P)

Street trees will be selected from the Oregon City Street Tree List or otherwise approved as
appropriate for use along the street frontages. Street trees along Washington Street will be in
tree wells, trees along 17th Street will be planted behind the curb tight sidewalk. (P)

If street trees are planted within an easement along 17th Street the applicant shall provide a
protective covenant that allows the city to enforce the public street tree requirements in this
area. (P)

The applicant is responsible for contacting and applying for any Corps of Engineers or
Department of State Land approvals necessary to undertake the project and shall provide
evidence of such permits or exemptions obtained prior to issuance of a building permit. (P)

The applicant shall submit adequate documentation to the Building Official to demonstrate
compliance with the Flood Management Overlay District in OCMC 17.42.110, 17.42.160, and
17.42.190. (P)

The applicant shall submit a revised Traffic Impact Study when the Detailed Development Plan
for Phase Il of the development is proposed. (P)

The applicant shall have completed any Lot Line Abandonments or Adjustments necessary to
comply with applicable building code requirements pursuant to OCMC 16.20 — Property Line
Adjustments and Abandonment Process and Standards. (P)

The applicant shall revise the plans to comply with the parking area / building buffer landscaping
requirement of Section 17.52.050(C)(1(a)-(c)), or (2) for the head-in parking abutting the rear of
the hotel and the Hackett House parking lot. (P)

Any fence proposal for the property shall comply with the applicable provisions of OCMC
17.54.100 — Fences and OCMC 17.62.050.A.21 Building Materials and shall be reviewed through
a Type | or Type Il Site Plan Review process, as applicable. The applicant is permitted a combined
fence/retailing wall height of 15 feet. (P)

The proposed adjustment to building height for Phase 1 is approved. The adjustment does not
apply to Phase 2. (P)

The applicant shall include the following information prior to issuance of an occupancy permit associated
with the proposed development. The information shall be approved prior to issuance.



48.

49.

The duration of approval of this General Development Plan is five years unless amended prior to
expiration. (P)
Per OCMC 17.41, if tree mitigation option #1 is chosen, the applicant shall recorded a protective

covenant for all trees to be preserved and planted on-site prior to issuance of a certificate of
occupancy for phase 1 or 2. (P)



BACKGROUND:

1. Existing Conditions

Note: Excerpts of the submitted plans are provided below as information. Please refer to the applicant’s
full submitted plan set for the following detailed drawings: Topographic Survey, Preliminary Grading

Plan, Preliminary Utility Plan, etc.

The proposed General Development Plan (GDP) area consists of approximately 4 acres of privately
owned land bounded on the south by 17th Street, Washington Street on the east, the Oregon City Train
Station and Depot on the north, and the railroad right-of-way on the west. All parcels within the GDP are
zoned Mixed Use Downtown MUD and are within the Downtown Parking Overlay District.

Tax lots 1200 & 1301 abutting 17th Street are within the Geologic Hazard and Natural Resources Overlay

Districts.

Abernethy Creek is located
across 17th Street and the
End of the Oregon Trail
Interpretive Center is
located across Washington
Street from the GDP area
(See Applicant’s
“Surrounding Uses” drawing
1.4).

The historic Hackett House
is located within the site
and fronts 17th Street.
Currently the Hackett House
functions as an office
building. The remainder of
the development site
contains a mix of uses
including commercial, retail,
storage, and vacant land.
(See “Existing Uses”,
drawing 1.5).

DRAWING 1.5 EXISTING USES
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Existing Uses

Vehicular access is available from Washington
Street, 17th Street, and the Train Station. No

curbs, sidewalks, or on-street parking currently
exist along the site frontage. Existing uses have

multiple driveways fronting Washington Street.

Vicinity Map



A

Existing Conditions — Aerial Imag

Project Description
The applicant has proposed a General Development Plan (GDP), along with a Detailed Development Plan
for Phase 1.

General Development Plan (GDP):

The General Development Plan is for a
mixed-use development on
approximately 4 acres including a variety
of complementary uses including hotel,
retail, office, and multi-family. The
proposed duration of the general
development plan is 5 years, with up to 5
years extension to the plan provided an
updated traffic impact study is provided,
and identified additional impacts
addressed through amendment of the -

original approval. = i S SR

RAILROAD R.O.W.

Phase 1: A 99 room hotel and associated
parking lot.

Phase 2: 131 multi-family units and
9,500 square feet of retail space

Detailed Development Plan (DDP):

Phase 1, which is intended to be constructed within the next five years, consists of a 5-story, 99-room

hotel located adjacent to the Hackett House. The approximate area of Phase | is 2.15 acres. The building

location is constrained to the north by the existing Tri-Cities sewer easement. These on-site conditions
10



as well as the owner’s desire to protect and retain the Hackett House restrict the hotel building
orientation and footprint size. As a result, an adjustment is requested to exceed the allowable height
and maintain a viable hotel project with a franchise minimum acceptable number of rooms.

Phase 1 will include the construction of all street frontage improvements and all the necessary parking
to serve the hotel site.

The historic Hackett House fronts 17th street and will remain in its current office use anchoring the
south end of project. Phase 1 DDP includes development of a hotel located adjacent to the north side of
the Hackett House, parking as required for the Hackett House and hotel, and public improvements along
17th Street and Washington Street at the Phase 1 frontage.

Primary entrance to the hotel will be located on Washington Street. The Hackett House primary
entrance is on 17th Street. Street sidewalk improvements will provide connectivity to neighborhoods,
while on-site pedestrian walkways will provide connectivity between on-site uses.

Primary vehicular access to the hotel will be from Washington Street. Secondary vehicular access to the
hotel and primary vehicular access to the Hackett House will be provided from 17th Street adjacent to
the Hackett House.

The Washington Street frontage will be improved with right-of-way dedication, relocation of utilities
underground, on-street parking, curbs, gutters, sidewalks, and street trees.

Vehicle parking is primarily located behind existing buildings (to be redeveloped in Phase 2), with
additional parking to the west of the Hackett House and adjacent to the hotel. Parking spaces provided
are designed to meet the demands of hotel franchise and office use and significantly exceed Oregon City
code requirements for number of spaces.

11
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RAILROAD R.O.W.

The lobby floor of the hotel will be elevated above
Washington Street at elevation 51.7 feet in order to

feet.

HOUSE)

WASHINGTON STREET

L STREET LEVEL
RETAIL

keep the floor above the base flood elevation of 50.7

Along the Washington Street frontage, a stepped
landscape feature will provide a visual and acoustic
buffer between the access drive and an elevated
pedestrian plaza adjacent to meeting rooms at the
Washington Street end of the Hotel. Stone faced

stairs connect the public sidewalk with the Hotel
entry at Washington Street.

DEVELOPMENT CODE ADJUSTMENT REQUESTS

The following adjustments are requested for the Detailed Development Plan. Please see section 17.65.070 on
Page 50 for findings.

shall recess or project individual windows at
least two inches from the facade and
incorporate window trim at least four inches in
width that features color that contrasts with the
base building color.

Adjustment | Code Description Requested Adjustment
#1 17.34.060.D.2 Maximum building height of 45’ within 500 feet | Hotel maximum building height 57
of the End of the Oregon Trail Interpretive feet as measured from the flood
Center plain elevation;
Mechanical penthouse 59 feet as
measured from the flood plain
elevation.
#2 17.62.055.F First floor to second floor height 14 feet First floor to second floor height 12
minimum. feet minimum.
#3 17.54.100.B.4 Fence & retaining wall combined height 8.5 feet | Guardrail + retaining wall combined
height of 15 feet maximum.
#4 17.62.057.L.2 Window design - All windows on all elevations Exception: wood framed walls with

exterior wall finishes projecting less
than 3-1/2” from face of wall
sheathing shall not be required to
recess or project windows from
facade

12




General Development Plan Drawings
Preliminary Utility Plan
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General Development Plan
Drawing 2.2 - Vehicle Circulation
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General Development Plan

Drawing 2.3 — Pedestrian Circulation
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General Development Plan
2.4 — Conceptual Landscaping Plan
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Detailed Development Plan
C3 — Phase 1 Site Plan
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Detailed Development Plan
A100 - Site Plan
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Detailed Development Plan
Drawing A201 — Lobby Floor Plan
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Detailed Development Plan
Drawing A202 — Second Floor Plan
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Detailed Development Plan
Drawing A300 — South Elevation (Facing 17t Street indicating Hacket House and Corner Development)
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Detailed Development Plan
Drawing A304 — South Elevation (Facing 17t Street, not indicating Hacket House and Corner Development)
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Detailed Development Plan
Drawing A301 — East Elevation — Main Fagade Facing Washington Street
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Detailed Development Plan
Drawing A302 — North Elevation — Facing Main Parking Lot
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Detailed Development Plan
Drawing A303 —West Elevation — Facing 1-205 / Main Street Extension / Rail Road
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Detailed Development Plan
Drawing L1.0 —Planting Plan
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3. Permits and Approvals: The applicant is responsible for obtaining approval and permits from each
applicable governmental agency and department at Oregon City including but not limited to the
Engineering and Building Divisions. The applicant requests approval of the following land use
applications with this proposal:

CP-17-0002: General Development Plan for Phase | and Phase |l
DP-17-0002: Detailed Development Plan for Phase | Hotel and Parking Lot
NR-17-0004: Natural Resources Overlay District Review (Verification)

Historic Review Board

The Historic Review Board (HRB) reviewed a request to reduce the area of the Hackett House as an
individually designated historic landmark. The resulting reduction would allow the proposed
development to occur without any additional HRB review. HRB’s public hearing on Planning File HR-17-
0002 was held on April 24, 2017, and after reviewing all of the evidence in the record and considering all
of the arguments made by the applicant, opposing and interested parties, the Historic Review Board
voted 3-0-0 to approve with conditions Exhibit 6.

4. Notice and Public Comment
Public Notice for a Type Ill Quasi-Judicial Public Hearing was provided in accordance with OCMC 17.50.

The planning commission public hearing of July 24" was continued to August 14", 2017.

Notice of the proposal was sent to various City departments, affected agencies, property owners within
300 feet, and the Neighborhood Association. Public Notice was also published in the Clackamas Review
/ Oregon City News on June 14, 2017 for one week. Additionally, the subject property was posted with
signs identifying that a land use action was occurring on the property.

A letter in support of the application from the Board of Directors of Clackamas Heritage Partners was
received by staff from the applicant’s attorney on August 3, 2017. The letter includes a statement of the
following findings adopted by the Board:

1. Features of the hotel development consisting of wood and native stone, classical architectural
style, and historical references to EOT and the Oregon Trail will be fully compatible with the EOT
site.

2. The hotel will provide attractive and comfortable lodging for EOT visitors as well as for visitors of
the River Walk Project at Willamette Falls. The hotel will encourage visitation by patrons to both
sites.

3. Visibility of the Hoops from I-205 will be retained. The siting of the hotel perpendicular to EOT
will create a pleasing view corridor.

4. Approval will enhance the overall development pattern of the surrounding area and encourage

similar developments in the future. It is also consistent with the on-going revitalization of
downtown Oregon City.
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No further public comments have been received as of August 4™, 2017.

Comments of the Public Works Department and Development Services Division are incorporated into
this report and Conditions of Approval.
The Oregon Department of Transportation provided comments for the pre-application conference which
are attached to the application. ODOT made the following comments:
ODOT RAIL COMMENTS
In 2003, per Order No. 50165, the 17th Street public crossing (No. C-756.30) was permanently
closed prior to commencing passenger rail service at a stop in the City of Oregon City. The
concrete crossing surface has been removed and is no longer a private crossing at 17th Street
for the railroad. Access is not allowed for public use, including pedestrian connections, trails,
and/or city use. There is an alternative, public route on 15th Street to cross under the tracks to
access Main St as well as 14th Street and 12th Street. ODOT Rail and Public Transit Division
cannot agree to making 17th Street crossing a public crossing due to Order No. 50165. 17th
Street needs to be curbed to emphasize that it is not a thru street to prevent vehicles from
accidently driving straight onto the tracks and potentially getting high centered (see attached
image). Please change the plans and resubmit for review.
Property Location Adjacent to Rail Tracks
- The applicant shall install fencing along the property line fronting the rail tracks to ensure the
safe operation of trains by preventing illegal trespassing of pedestrians across the tracks.
- The submitted Traffic Impact Analysis indicates that the intersections operating under ODOT
jurisdiction are also projected to meet ODOT's respective performance standards, with the
exception of OR 99-E at the I-205 ramp terminals. However, these intersections are specifically
exempted from operational standards pursuant to OCMC 12.04.205(D).
While ODOT agrees with this statement, with the added site traffic the I-205/99E Southbound
ramp intersection degrades from a 0.98 to 0.99 v/c ratio in the PM peak and the Northbound
ramp intersection degrades from a 0.90 — 0.91 v/c ratio in the AM peak. The standard for ODOT
ramp terminals is a 0.85 v/c ratio and anything above this causes safety concern due to the
possibility of vehicles queuing back into the mainline. Additionally, the Oregon City TSP
identifies two widening projects for these ramps (Projects D75, D76). Therefore, ODOT
recommends that the City require the applicant to contribute a proportionate share to these
TSP projects. While they are identified as long term projects, it is in the best interest of the City
and the applicant to begin collecting funds towards these projects to ensure safe and efficient
operations at the interchange so people can access their goods and services in the future.
Also, the TIA presents two alternatives for mitigation at 14th Street and Main. ODOT supports
the alternative that converts 14th and 15th to one-way (Project D7, Option 1 and Project D8).
Therefore, ODOT recommends that the City also collect a proportionate share towards those
projects as well.
ODOT advises the applicant that development on the proposed site may be exposed to noise
from heavy rail freight trains, passenger trains or transit vehicles. It is generally not the State’s
responsibility to provide mitigation for receptors that are built after the noise source is in place.
Builders should take appropriate measures to mitigate the noise impacts.
Conditions of Approval have been recommended and attached this report to address ODOT’s
comments.
None of the comments provided indicate that an approval criterion has not been met or cannot be met
through the Conditions of Approval attached to this Staff Report.
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Il. ANALYSIS AND FINDINGS:

CHAPTER 17.34 “MUD” MIXED USE DOWNTOWN DISTRICT

17.34.020 - Permitted uses.

Permitted uses in the MUD district are defined as:

A. Any use permitted in the mixed-use corridor without a size limitation, unless otherwise restricted in

Sections 17.34.020, 17.34.030 or 17.34.040;

B. Hotel and motel, commercial lodging;

C. Marinas;

D. Religious institutions;

E. Retail trade, including grocery, hardware and gift shops, bakeries, delicatessens, florists, pharmacies, specialty
stores provided the maximum footprint of a freestanding building with a single store does not exceed sixty
thousand square feet (a freestanding building over sixty thousand square feet is allowed as long as the building
contains multiple stores);

F. Live/work units.

Finding: Complies as proposed. The proposal includes offices, hotel, retail, commercial, and multi-family
residential. All are permitted uses in the MUD zone.

17.34.030 - Conditional uses.

The following uses are permitted in this district when authorized and in accordance with the process and
standards contained in Chapter 17.56.

A. Ancillary drive-in or drive-through facilities;

B. Emergency services;

C. Hospitals;

D. Outdoor markets that do not meet the criteria of Section 17.34.020;

E. Parks, playgrounds, play fields and community or neighborhood centers;

F. Parking structures and lots not in conjunction with a primary use;

G. Retail trade, including grocery, hardware and gift shops, bakeries, delicatessens, florists, pharmacies and
specialty stores in a freestanding building with a single store exceeding a foot print of sixty thousand square feet;
H. Public facilities such as sewage and water treatment plants, water towers and recycling and resource recovery
centers;

I. Public utilities and services such as pump stations and sub-stations;

J. Distributing, wholesaling and warehousing;

K. Gas stations;

L. Public and or private educational or training facilities;

M. Stadiums and arenas;

N. Passenger terminals (water, auto, bus, train);

O. Recycling center and/or solid waste facility.

Finding: Not applicable. The applicant has not proposed any uses that require conditional use approval.

17.34.040 - Prohibited uses.

The following uses are prohibited in the MUD district:

A. Kennels;

B. Outdoor storage and sales, not including outdoor markets allowed in Section 17.34.030;
C. Self-service storage;

D. Single-Family and two-family residential units;
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E. Motor vehicle and recreational vehicle repair/service;

F. Motor vehicle and recreational vehicle sales and incidental service;

G. Heavy equipment service, repair, sales, storage or rental? (including but not limited to construction equipment
and machinery and farming equipment)

Finding: Not applicable. The applicant has not proposed any prohibited uses.

17.34.050 - Pre-existing industrial uses.

Tax lot 5400 located at Clackamas County Tax Assessors Map #22E20DD, Tax Lots 100 and two hundred located
on Clackamas County Tax Assessors Map #22E30DD and Tax Lot 700 located on Clackamas County Tax Assessors
Map #22E29CB have special provisions for industrial uses. These properties may maintain and expand their
industrial uses on existing tax lots. A change in use is allowed as long as there is no greater impact on the area
than the existing use.

Finding: Not applicable. The tax lot listed is not part of this proposal.

17.34.060 - Mixed-use downtown dimensional standards—For properties located outside of the downtown
design district.

A. Minimum lot area: None.

Finding: Not applicable. The site does not have a minimum lot size.

B. Minimum floor area ratio: 0.30.

Finding: Complies as proposed. Staff calculates the Floor Area Ratio (FAR) for the Phase | hotel to be
approximately 0.8. This is based on the hotel having five floors of 15,000 square feet each. 5 x 15,000 = 75,000
square feet, and 75,000 + the site square footage of 93,654 = 0.8. This means that even without Phase 2 the
minimum FAR of 0.3 for the site will be easily met. FAR’s for Phase 2 mixed use building have not been calculated
at this time since detailed plans are not yet available.

C. Minimum building height: Twenty-five feet or two stories except for accessory structures or buildings under
one thousand square feet.
Finding: Not applicable. The applicant’s proposal will exceed the minimum building height requirement.

D. Maximum building height: Seventy-five feet, except for the following locations where the maximum building
height shall be forty-five feet:

1. Properties between Main Street and McLoughlin Boulevard and 11th and 16th streets;

2. Property within five hundred feet of the End of the Oregon Trail Center property; and

3. Property within one hundred feet of single-family detached or detached units.

Finding: Please see Master Plan adjustment criteria in section 17.65.050. The applicant has applied for a master
plan adjustment to the height limit for Phase |, the hotel and Phase II, the mixed use buildings.

E. Minimum required setbacks, if not abutting a residential zone: None.

Finding: Not applicable. The site does not abut a residential zone. Therefore, there is no minimum setback
requirement. Oregon Department of Transportation has recommended a 15’ minimum setback from the railroad
right-of-way adjoining the property to the West. Proposed project will comply with the suggested 15’ minimum
setback along the railroad right-of-way.

F. Minimum required interior side yard and rear yard setback if abutting a residential zone: Fifteen feet, plus one

additional foot in yard setback for every two feet in height over thirty-five feet.
Finding: Not applicable. See finding above.
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G. Maximum Allowed Setbacks.

1. Front yard: Twenty feet provided the site plan and design review requirements of Section 17.62.055 are met.
Finding: Complies as proposed. For phase 1, the hotel varies from 2 — 12’ at the front setback and will feature a
prominent pedestrian entry way directly onto Washington Street. For phase 2, the proposed mixed use building
will be located directly on the front lot line.

2. Interior side yard: No maximum.

Finding: Complies as proposed. This standard allow buildings to be placed on the side lot line. The applicant has
not proposed a maximum setback. For phase 1, the hotel will have a side setback of 7 on the southern side, and
will have a setback from 0-15’ on the north side for phase 2.

3. Corner side yard abutting street: Twenty feet provided the site plan and design review requirements of Section
17.62.055 are met.
Finding: Not applicable. The side is not a corner lot.

4. Rear yard: No maximum.
Finding: Complies as proposed. The phase 1 hotel will have a rear setback of 32’ from the west property line.

5. Rear yard abutting street: Twenty feet provided the site plan and design review requirements of Section
17.62.055 are met.

Finding: Not applicable. The rear yard does not abut a street. The hotel will be setback 32 feet from the railroad
right-of-way.

H. Maximum site coverage including the building and parking lot: Ninety percent.

Finding: Complies as proposed. The submitted stormwater site assessment indicates that the site is 2.15 acres
(93,654 square feet) and that the amount of new and replaced impervious area (buildings and paved areas) will
equal 62,137 square feet. (62,137 + 93,654 = 0.66 or 66%).

I. Minimum landscape requirement (including parking lot): Ten percent.
Finding: Complies as proposed. All non-impervious areas shall be landscaped pursuant to OCMC 17.62.050.A.(1).
The amount of landscaping will be approximately 34% of the site.

17.34.070 - Mixed-use downtown dimensional standards—For properties located within the downtown design
district.
Finding: Not applicable. The site is not within the downtown design district.

17.34.080 - Explanation of certain standards.

A Floor Area Ratio (FAR).

1. Purpose. Floor area ratios are a tool for regulating the intensity of development. Minimum FARs help to
achieve more intensive forms of building development in areas appropriate for larger-scale buildings and higher
residential densities.

2. Standards.

a. The minimum floor area ratios contained in sections 17.34.060 and 17.34.070apply to all non-residential and
mixed-use building developments.

b. Required minimum FARs shall be calculated on a project-by-project basis and may include multiple contiguous
blocks. In mixed-use developments, residential floor space will be included in the calculations of floor area ratio
to determine conformance with minimum FARs.
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c. An individual phase of a project shall be permitted to develop below the required minimum floor area ratio
provided the applicant demonstrates, through covenants applied to the remainder of the site or project or
through other binding legal mechanism, that the required density for the project will be achieved at project build
out.

B. Building height.

1. Purpose.

a. The Masonic Hall is currently the tallest building in downtown Oregon City, with a height of fifty-eight feet
measured from Main Street. The maximum building height limit of fifty-eight feet will ensure that no new
building will be taller than the Masonic Hall.

b. A minimum two-story (twenty-five feet) building height is established for the Downtown Design District
Overlay sub-district to ensure that the traditional building scale for the downtown area is maintained.

Finding: Not applicable. The above is an explanation of standards and not an approval criterion. Section B(1)(a)
which mentions the Masonic Hall (at 707 Main Street) in particular is directed toward the central downtown area
along Main Street. While this provides a frame of reference for buildings in that area, it is not relevant or
applicable to the applicant’s location which is % of mile from the Masonic Hall. In any event, the 45’ foot height
limit within 500’ of the End of the Oregon Trail Interpretive Center provides the more restrictive provision.

CHAPTER 17.65 MASTER PLANS

17.65.050.A.1. Narrative statement. An applicant must submit a narrative statement that describes the
following:

a. Current uses of and development on the site, including programs or services.

b. History or background information about the mission and operational characteristics of the institution that
may be helpful in the evaluation of the general development plan.

Finding: Complies as proposed. The applicant provided a narrative statement describing items (a) and (b).

17.65.050.A.1.c. A vicinity map showing the location of the General Development Plan boundary relative to the
larger community, along with affected major transportation routes, transit, and parking facilities. At least one
copy of the vicinity map must be eight and one-half inches x eleven inches in size, and black and white
reproducible.

d. Non-institutional uses that surround the development site. May also reference submitted maps, diagrams or
photographs.

Finding: Complies as proposed. See “Vicinity Map”, drawing 1.0 included with this application.

17.65.050.A.1.e. Previous land use approvals within the General Development Plan boundary and related
conditions of approval.

Finding: Complies as Proposed. The applicant indicated that there are no known previous land use approvals.
This is incorrect, since there have been land use approvals for the Hackett House including the recent Historic
Review Board approval for reducing the size of the landmark. Also, there have been staff level reviews for
business licensing and use determinations made administratively for various businesses currently located on the
site, including the pallet storage facility and dog grooming shop.

17.65.050.A.1.f. Existing utilization of the site. May also reference submitted maps, diagrams or photographs.
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Finding: Complies as Proposed. See “Existing Uses”, drawing 1.5 and “Project Site Aerial Photo”, drawing 1.3
included with this application. Existing site utilization includes offices in the historic Hackett House fronting 17th
Street, and vacant parcels, storage yards, and a mix of retail sales and services along Washington Street.

17.65.050.A.1.g. Site description, including the following items. May also reference submitted maps, diagrams or
photographs.

1. Physical characteristics;

2. Ownership patterns;

3. Building inventory;

4. Vehicle/bicycle parking;

5. Landscaping/usable open space;

6. FAR/lot coverage;

7. Natural resources that appear on the city's adopted Goal 5 inventory;

8. Cultural/historic resources that appear on the city's adopted Goal 5 inventory; and

9. Location of existing trees six inches in diameter or greater when measured four feet above the ground. The
location of single trees shall be shown. Trees within groves may be clustered together rather than shown
individually.

Finding: Complies as proposed. The applicant provided all of the required details in this section. See “Project
Description” in section Il of the application.

17.65.050.A.1.h. Existing transportation analysis, including the following items. May also reference submitted
maps, diagrams or photographs.

1. Existing transportation facilities, including highways, local streets and street classifications, and pedestrian
and bicycle access points and ways;

2. Transit routes, facilities and availability;

3. Alternative modes utilization, including shuttle buses and carpool programs; and

4. Baseline parking demand and supply study (may be appended to application or waived if not applicable).
Finding: Complies as proposed. The applicant submitted a “Transportation Impact Study”, Exhibit G, included
with the application. Parking analysis is provided in response to OCMC 17.52 in this report.

17.65.050.A.1.i. Infrastructure facilities and capacity, including the following items.

1.Water;

2.Sanitary sewer;

3.Stormwater management; and

4.Easements.

Finding: Complies with Condition. The applicant indicates a 10 inch waterline currently exists in Washington
Street and a 6 inch line in 17th Street, both of which are looped systems (do not dead end), thus there is
adequate water capacity. The owners of the site have previously been granted permission make direct
connection to the 48 inch Clackamas County sewer trunk line that crosses the parcel, and therefore there is
adequate service for sanitary. Stormwater will be routed to the road side ditch system along Washington Street,
north of the Amtrak Station entry, which will require the extension of some public storm drain piping system to
the site, but the existing ditch system does have capacity to handle runoff from the site. No additional utility
easements are needed beyond those that currently exists to serve the parcel.

The 48-inch sanitary sewer trunk line is owned by Tri-City Service District (TCSD). City records do not indicate an
existing easement over the pipe. The applicant will be required to provide documentation of the easement and
TCSD approval of the connection. The 6-inch water main in 17t Street appears to be partially located on the

subject property. The applicant will be required to provide the appropriate public easement, or documentation

33



of existing easement. The 6-inch main does not meet the minimum standard and will need to be upsized to 8-
inch diameter along the 17t Street frontage, or pay fee in lieu of the upsizing.
It is reasonable, practicable and likely that this standard can be met through the conditions of approval.

17.65.050.B. Proposed Development Submittal Requirements.

1. Narrative statement. An applicant shall submit a narrative statement that describes the following:

a. The proposed duration of the general development plan.

Finding: Complies as proposed. The applicant indicated that the proposed duration of the general development
plan is five years, with up to five years extension to the plan provided an updated traffic impact study is
provided, and identified additional impacts addressed.

17.65.050.B.1.b. The proposed development boundary. May also reference submitted maps or diagrams.
Finding: Complies as proposed. The application includes the proposed development boundary for phases 1 and
2. The extent of proposed boundary of this development is shown on “Taxlots”, drawing 1.2, included with this
submittal. The area is bounded on the south by 17th Street, Washington Street on the east, the Oregon City Trail
Station on the north, and the railroad right-of-way on the west.

17.65.050.B.1.c. A description, approximate location, and timing of each proposed phase of development, and a
statement specifying the phase or phases for which approval is sought under the current application. May also
reference submitted maps or diagrams.

Finding: Complies as proposed. The proposed development consists of two phases. Phase 1 includes a new hotel
and retention of the existing historic Hackett House on the southern part of the site. Phase 2 includes a mixed-
use development on the north portion of the site, including multifamily residential uses over street level
retail/commercial and parking. A Detailed Development Plan for Phase 1 is being submitted concurrently with
the General Development Plan submittal with development of this phase to occur as soon as government
approvals allow. Timing for Phase 2 is variable, with hoped for construction beginning prior to completion of
Phase 1. See “Phasing” drawing 2.1 for additional information.

17.65.050.B.1.d. An explanation of how the proposed development is consistent with the purposes of Section
17.65, the institutional zone, and any applicable overlay district.

Finding: Complies as proposed. The applicant stated that the proposed development is consistent with the
purpose and intent of 17.65 to “foster the growth of major institutions and other large-scale development, while
identifying and mitigating the impacts of such growth on surrounding properties and public infrastructure.” The
proposed project is a large scale, multi-phased project, with impacts identified, and mitigation proposed in this
application.

17.65.050.B.1.e. A statement describing the impacts of the proposed development on inventoried Goal 5 natural,
historic or cultural resources within the development boundary or within two hundred fifty feet of the proposed
development boundary.

Finding: Complies as proposed. The application includes an overview of the proposed development on the
Hackett House, which is an inventoried locally designated structure. The historic Hackett House will remain in its
original site location without modification.

The Historic Review Board (HRB) reduced the size of the individually designated Hackett House which is included
in this development. The Hackett House is a two-story Queen Anne style house, currently in use as an office
building. The Hackett House is located on the project site, south of the proposed hotel. The End of the Oregon
Trail Interpretive Center is located east of the project site directly across Washington Street from the project site,
although the End of the Oregon Trail Interpretive Center is not a historically designated site.

34



On April 24, 2017, the Oregon City Historic Review Board approved by a vote of 3-0-0 to approve the reduction
to the size of the listing to the Hackett House property. Instead of recognizing the entire site as a Historical
Landmark, the Hackett house and the green space directly surrounding the house are now only recognized as a
Historical Landmark, and not the parking area on the site. This change primarily enables the property owner to
make alterations to the western portion of the property without seeking Historic Review Board approval.

Please refer to the Historic Review Board decision (Planning File HR-17-0002) for additional information.

Redevelopment of underutilized property within the MUD zone relieves development pressure on existing open
space, while protecting natural resources, conserving scenic and historic areas.

The applicant applied for a verification that the proposed development will not impact the stream corridor of
Abernethy Creek or any wetlands near the site. See section 17.49 Natural Resources Overlay District for findings.

The applicant applied for and attended a design advice meeting with the HRB on February 28, 2017 to discuss
preliminary designs of this proposed development prior to reducing the size of the Hackett House landmark, but
it was not within their purview to consider. Vertically oriented windows and wood look siding treatments on the
hotel are complementary to the Hackett House design.

17.65.050.B.1.f. An analysis of the impacts of the proposed development on the surrounding community and
neighborhood, including:

1. Transportation impacts as prescribed in subsection g. below;

2. Internal parking and circulation impacts and connectivity to sites adjacent to the development boundary and
public right-of-ways within two hundred fifty feet of the development boundary;

3. Public facilities impacts (sanitary sewer, water and stormwater management) both within the development
boundary and on city-wide systems;

4. Neighborhood livability impacts;

5. Natural, cultural and historical resource impacts within the development boundary and within two hundred
fifty feet of the development boundary.

Finding: Complies as proposed. The applicant’s narrative adequately described the impacts to the surrounding
community and neighborhood, including the following:

1. Transportation impacts — See finding under 17.65.050.B.1.g above.

2. Internal parking and circulation impacts — See “Vehicular Circulation”, drawing 2.2 and “Pedestrian
Circulation”, drawing 2.3 illustrating proposed circulation and connectivity. The proposed development reduces
the number of driveways fronting Washington Street, improves on-site vehicular circulation, and provides new
on-street parking opportunities, and accommodates parking opportunities onsite. Improvement of Washington
Street and construction of on-site pedestrian walkways will enhance pedestrian access to the project site and
neighborhood connectivity to the End of the Oregon Trail and the Oregon City Train Station.

3. Public facilities impacts - Adequate public sanitary sewer and domestic water is available in Washington Street
to serve the hotel development. Stormwater facilities for water quality will be created both on- site and in the
public right-of-way improvement areas to serve street runoff. There is adequate downstream storm facilities to
serve the site. Specifics about the stormwater is address in the stormwater report, included with the application
materials.

4. Neighborhood livability impacts — The proposed project will increase neighborhood livability by creating new
employment and housing opportunities, adding street level retail/commercial space, and improving pedestrian
and vehicular connectivity. The proposal also implements the regional center by constructing a development
pursuant to the purpose of the MUD zone.
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5. Natural, cultural and historical resource impacts — The proposed project protects and enhances existing
natural, cultural, and historical resources within the development boundary and within two hundred fifty feet of
the development boundary. The historic Hackett House will remain onsite without modification. Development of
a hotel serving the needs of visitors to the End of the Oregon Trail Interpretive Center across the street supports
an important Oregon City tourism resource. Redevelopment of underutilized property within the Mixed Use
Downtown zone relieves development pressure on existing open space, while protecting natural resources,
conserving scenic and historic areas and implements the Regional Center designation by constructing
development that is designed to be walkable and well served by public transportation. The proposed
development will not impact the existing stream corridor of Abernethy Creek or its associated buffer and habitat
area, as shown in the findings under 17.49.

17.65.050.B.1.g. A summary statement describing the anticipated transportation impacts of the proposed
development. This summary shall include a general description of the impact of the entire development on the
local street and road network, and shall specify the maximum projected average daily trips, projected AM and PM
peak hour traffic and the maximum parking demand associated with build-out each phase of the master plan.
17.65.050.B.1.h. In addition to the summary statement of anticipated transportation impacts, an applicant shall
provide a traffic impact study as specified by city requirements. The transportation impact study shall either:

1. Address the impacts of the development of the site consistent with all phases of the general development plan;
or

2. Address the impacts of specific phases if the city engineer determines that the traffic impacts of the full
development can be adequately evaluated without specifically addressing subsequent phases.

17.65.050.B.1.i. If an applicant chooses to pursue option h.1., the applicant may choose among three options for
implementing required transportation capacity and safety improvements:

1. The General Development Plan may include a phasing plan for the proposed interior circulation system and for
all on-site and off-site transportation capacity and safety improvements required on the existing street system as
a result of fully implementing the plan. If this option is selected, the transportation phasing plan shall be binding
on the applicant.

2. The applicant may choose to immediately implement all required transportation safety and capacity
improvements associated with the fully executed general development plan. If this option is selected, no further
transportation improvements will be required from the applicant. However, if a general development plan is later
amended in a manner so as to cause the projected average daily trips, the projected AM or PM peak hour trips, or
the peak parking demand of the development to increase over original projections, an additional transportation
impact report shall be required to be submitted during the detailed development plan review process for all future
phases of the development project and additional improvements may be required.

3. The applicant may defer implementation of any and all capacity and safety improvements required for any phase
until that phase of the development reaches the detailed development plan stage. If this option is selected, the
applicant shall submit a table linking required transportation improvements to vehicle trip thresholds for each
development phase.

Finding: Complies with Conditions. The applicant submitted a 335-page Traffic Impact Study, prepared by Daniel
Stumpf, El and Michael Ard, PE of Lancaster Engineering, dated April 18, 2017. The study contains information
regarding the study area, traffic counts, trip generation and distribution, traffic growth, traffic volume analysis
(level-of-service as well as volume-to-capacity ratios), crash information, turn lanes at site entrances, pedestrian
and bicycle facilities, site plan and access, intersection spacing, sight distance, consistency with the
Transportation System Plan (TSP), and conclusions and recommendations of the applicant’s traffic engineer.

The City’s transportation consultant, Replinger and Associates, reviewed the study and determined that it
provided a basis upon which the development can be evaluated for the specific purposes of determining the
transportation impacts of the proposed development.
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Replinger and Associates concluded that the TIS provides an adequate basis upon which to assess the impacts of
the proposed development. The engineer uses appropriate data and methods to analyze the operations and
developed appropriate mitigation measures to address safety and operation issues.

With regard to the proposed development, Replinger and Associates recommended the following conditions of
approval relative to the off-site transportation impacts:

e The developer shall construct Washington Street along the site frontage including a center turn lane to
provide for left turns into the site. Applicant shall provide additional traffic engineering analysis relating
to the location of the site access that shows the location of proposed access will not interfere with
gueuing or traffic operations at adjacent traffic signals through the TSP planning horizon.

e The developer shall participate in the funding of improvements for the 1-205/0R-99E ramp terminal
projects (TSP Projects D75 and D76) in proportion to his development’s traffic volumes as a percentage
of total year 2035 intersection volumes from the TSP. Based on this methodology, the developer would
be responsible for 0.42% of the $3 million cost for Project D75 and for 0.49% of the project cost for
Project D76. This would result in a contribution from the applicant of $12,600 + $14,700.

e The developer shall participate in the funding of improvements for the Main Street/14th Street
improvements (TSP Projects D7 and D8) in proportion to his development’s traffic volume as a
percentage of the predicted 2035 traffic volume at the intersection calculated in the TSP. Based on the
applicant’s predicted site traffic, the applicant’s responsibility would be 1.66% of the project’s cost. The
higher cost option in the TSP is listed at $670,000. That would result in a contribution from the applicant
of $11,122.

The applicant did not provide a clear schedule for the timing of transportation improvements. According to the
applicant’s civil engineer Sisul Engineering, the intent is to only complete construction of public street
improvements along the frontage of the hotel site on both Washington St. and 17th St for Phase 1, while
deferring completion of the remainder of the street frontage improvements on Washington and installation of
the left turn lane on Washington Street until Phase Il, according to the applicants submitted Traffic Impact Study.
However, the submitted DDP plans show full Washington Street frontage improvements to be completed with
Phase 1.

Prior to issuance of a building permit, the applicant shall provide a phasing plan clarifying the timing of the
proposed transportation improvements and a table linking the required transportation improvements to vehicle
trip thresholds for each development phase. It is reasonable, practicable and likely that this standard can be
met through the conditions of approval.

17.65.050.B.1.j. The applicant or city staff may propose objective development standards to address identified
impacts that will apply within the proposed development on land that is controlled by the institution. Upon
approval of the general development plan, these standards will supersede corresponding development standards
found in this code. Development standards shall address at least the following:

1. Pedestrian, bicycle and vehicle circulation and connectivity;

2. Internal vehicle and bicycle parking;

3. Building setbacks, landscaping and buffering;

4. Building design, including pedestrian orientation, height, bulk, materials, ground floor windows and other
standards of Chapter 17.62; and

5. Other standards that address identified development impacts.

Finding: The applicant requested adjustments to existing standards under 17.65.070 for several requirements
rather than proposing alternative objective standards.

37



17.65.050.B.2 Maps and diagrams. The applicant must submit, in the form of scaled maps or diagrams, as
appropriate, the following information:

a. A preliminary site circulation plan showing the approximate location of proposed vehicular, bicycle, and
pedestrian access points and circulation patterns, parking and loading areas or, in the alternative, proposed
criteria for the location of such facilities to be determined during detailed development plan review.

b. The approximate location of all proposed streets, alleys, other public ways, sidewalks, bicycle and pedestrian
access ways and other bicycle and pedestrian ways, transit streets and facilities, neighborhood activity centers
and easements on and within two hundred fifty feet of the site. The map shall identify existing subdivisions and
development and un-subdivided or unpartitioned land ownerships adjacent to the proposed development site
and show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways and utilities within
two hundred fifty feet may be extended to and/or through the proposed development.

c. The approximate location of all public facilities to serve the proposed development, including water, sanitary
sewer, stormwater management facilities.

d. The approximate projected location, footprint and building square footage of each phase of proposed
development.

e. The approximate locations of proposed parks, playgrounds or other outdoor play areas; outdoor common
areas and usable open spaces; and natural, historic and cultural resource areas or features proposed for
preservation. This information shall include identification of areas proposed to be dedicated or otherwise
preserved for public use and those open areas to be maintained and controlled by the owners of the property and
their successors in interest for private use.

Finding: Complies as proposed. The applicant includes all the necessary maps and diagrams with the
approximate locations of items required by this section.

17.65.050.C. Approval Criteria for a General Development Plan.
The planning commission shall approve an application for general development plan approval only upon finding
that the following approval criteria are met.

17.65.050.C.1.

The proposed General Development Plan is consistent with the purposes of Section 17.65.

Finding: Complies as proposed. The proposed development is consistent with the purpose and intent of 17.65 to
“foster the growth of major institutions and other large-scale development, while identifying and mitigating the
impacts of such growth on surrounding properties and public infrastructure.” The proposed project is a large
scale, multi-phased project, with impacts identified, and mitigation proposed in this application. The proposed
hotel and the mixed use development will bring new tourism, retail and residential growth to the Mixed Use
Downtown zone along with various impacts associated with both phases. Also, the applicant has proposed
adjustments to various development standards, therefore the Type Il review required for a general development
plan and detailed development plan is the appropriate application type for a project of this complexity and thus
is consistent with the purpose of 17.65.

17.65.050.C.2.
Development shall demonstrate compliance with Chapter 12.04, Streets, Sidewalks and Public Places.
Finding: Please see findings under Chapter 12.04.

17.65.050.C.3.

Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal are capable of
serving the proposed development, or will be made capable by the time each phase of the development is
completed.
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Finding: Complies as proposed. The applicant indicates that public services for water supply, police, fire, sanitary
waste disposal, and storm-water disposal are capable of serving the proposed development, or will be made
capable by the time each phase of the development is completed.

See findings under OCMC subsection 17.62.050.A.(14) for adequacy of sewer and water facilities.

See findings under section OCMC 13.12 for adequacy of stormwater facilities.

Oregon City Police Department and Clackamas Fire District #1 were provided notice of this application and have
not indicated any problems with providing police and emergency services to the development site.

17.65.050.C.4.

The proposed General Development Plan protects any inventoried Goal 5 natural, historic or cultural resources
within the proposed development boundary consistent with the provisions of applicable overlay districts.
Finding: Complies as proposed. The proposed project will adequately protects Goal 5 resources. The proposed
project protects and enhances existing natural, cultural, and historical resources within the development
boundary and within two hundred fifty feet of the development boundary. The historic Hackett House will
remain in its site location without modification. Development of a hotel serving the needs of visitors to the End
of the Oregon Trail Interpretive Center across the street supports an important Oregon City tourism resource.
Redevelopment of underutilized property within the Mixed Use Downtown zone relieves development pressure
on existing open space, while protecting natural resources, conserving scenic and historic areas and implements
the Regional Center designation by constructing development that is designed to be walkable and well served by
public transportation. The proposed development will not impact the existing stream corridor of Abernethy
Creek or its associated buffer and habitat area, as shown in the findings under 17.49.

17.65.050.C.5.

The proposed General Development Plan, including development standards and impact mitigation thresholds
and improvements adequately mitigates identified impacts from each phase of development. For needed
housing, as defined in ORS 197.303(1), the development standards and mitigation thresholds shall contain clear
and objective standards.

Finding: Complies with conditions. The applicant did not provide a clear schedule for the timing of public
improvements. According to the applicant’s civil engineer Sisul Engineering, the intent is to only complete
construction of public street improvements along the frontage of the hotel site on both Washington St. and 17th
St for Phase 1, while deferring completion of the remainder of the street frontage improvements on Washington
and installation of the left turn lane on Washington Street until Phase Il, according to the applicants submitted
Traffic Impact Study. The applicant shall provide a clear schedule for timing of all public improvements related to
mitigation thresholds, including transportation, sewer, water, stormwater facilities for approval by the Public
Works Department prior to issuance of a grading or construction permit for public improvements. It is
reasonable, practicable and likely that this standard can be met through the conditions of approval.

17.65.050.C.6.

The proposed general development plan is consistent with the Oregon City Comprehensive Plan and its ancillary
documents.

Finding: See findings below for consistency with the Comprehensive Plan.

Section 1: Citizen Involvement

Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an
active and systematic process for citizen participation in all phases of the land-use decision making
process to enable citizens to consider and act upon a broad range of issues affecting the livability,
community sustainability, and quality of neighborhoods and the community as a whole.
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Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the

requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1,

PWF Medical Center Master Plan Modification and Comprehensive Plan/Zone Change Application 20

Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized

citizen committee needed to meet LCDC Statewide Planning Goal 1.

Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and

affected property owners are involved in all phases of the comprehensive planning program.

Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use

planning.

Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure

effective participation in decision-making processes that affect the livability of neighborhoods.

Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and

communities to participate in public policy planning and implementation of policies.

Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur.
Finding: Complies as proposed. Citizen involvement has been encouraged through voluntary actions of the
applicant as well as required neighborhood meetings. Pursuant to OCMC 17.50.055, the applicant attended a
neighborhood meeting with the Two Rivers Neighborhood Association on January 25th, 2017. Additionally, as a
courtesy, another meeting was held with the McLoughlin neighborhood association, on February 2, 2017.
Public Notice of the application and public hearing for a Type Ill application was provided in accordance with
OCMC 17.50 as documented within this report. Approval of the General Development Plan requires a public
hearing before the Planning Commission at which any member of the public may testify or submit written
comment.
The subject property was posted with land use notices at least 20 days prior the public hearing. Copies of the
application were posted on-line on the city’s website at https://www.orcity.org/planning/project/cp-17-0002-
dp-17-0003nr-17-0004. Notice was posted in the Clackamas Review / Oregon City News, and email notice and
transmittals were provided to all affected agencies and neighborhood associations on May 31, 2017. A copy of
the Planning Commission Agenda was posted at all city offices and emailed to a variety of stakeholders including
neighborhood associations, CIC members, one week prior to the first planning commission hearing.

Section 2: Land Use
Goal 2.1: Ensure that property planned for residential, commercial, office and industrial uses is used
efficiently and that land is developed following principles of sustainable development.

Policy 2.1.2
Encourage the vertical and horizontal mixing of different land-use types in selected areas of the city
where compatible uses can be designed to reduce the overall need for parking, create vibrant urban
areas, reduce reliance on private automobiles, create more business opportunities and achieve better
places to live.
Finding: Complies as proposed. The proposed development includes horizontal and vertical mixed-use,
additional parking, more business opportunities, improved neighborhood livability. Infill and redevelopment of
underutilized property within the City’s Regional Center implemented by the Mixed Use Downtown zone district
provides for efficient use of the land.

Goal 2.2 Downtown Oregon City

Develop the Downtown area, which includes the Historic Downtown Area, the “north end” of the
Downtown, Clackamette Cove, and the End of the Oregon Trail area, as a quality place for shopping,
living, working, cultural and recreational activities, and social interaction. Provide walkways for
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pedestrian and bicycle traffic, preserve views of Willamette Falls and the Willamette River, and preserve
the natural amenities of the area.

Policy 2.2.8

Implement the Oregon City Downtown Community Plan and Oregon City Waterfront Master Plan with
regulations and programs that support compatible and complementary mixed uses, including housing,
hospitality services, restaurants, civic and institutional, offices, some types of industrial and retail uses in
the Regional Center, all at a relatively concentrated density.

Policy 2.2.10

Develop the Clackamette Cove area through the implementation of the Oregon City Waterfront Master

Plan to achieve a balance between the natural and built environments, including wildlife habitat, multi-

family residential development, office and retail, and family recreation.

Policy 2.2.11

Investigate an interpretive scheme that incorporates the End of the Oregon Trail Interpretive Center, the

waterfront, and Downtown. Describe environmental, social, and historic aspects including the concept of

a greenway along Abernethy Creek and nearby structures of historic significance.
Finding: Complies as proposed. The proposed development provides a quality place for hospitality services,
shopping, living, working, and social interaction in the North End area of downtown with provisions for
improved pedestrian and bicycle circulation through improvements to the street system and destinations for
bicyclists and pedestrians. Providing additional tourism accommodation, services and residential uses in the
downtown area promotes the Oregon City Waterfront Master Plan while improving an underutilized site. The
retention of a designated historic structure on the site, the Hackett House, and the close proximity of the hotel
to Abernethy Creek and the End of the Trail Interpretive Center will help to promote visitor’s interpretation of
the environmental, social and historical significance of the area.

Goal 2.4: Neighborhood Livability -

Provide a sense of place and identity for residents and visitors by protecting and maintaining
neighborhoods as the basic unit of community life in Oregon City while implementing the goals and
policies of the other sections of the Comprehensive Plan.

Policy 2.4.2

Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a sense of place,

and a feeling of uniqueness; such as activity centers and points of interest.
Finding: Complies as proposed. Development of a new hotel and mixed use development with apartments
located between Oregon City’s Main Street downtown area, the Train Station, the End of the Oregon Trail
Interpretative Center and the landfill redevelopment area will promote vibrancy and a sense of place in this
underutilized portion of Washington Street.

Goal 2.5: Retail and Neighborhood Commercial

Encourage the provision of appropriately scaled services to neighborhoods.

Policy 2.5.2

Allow and encourage the development of small retail centers in residential neighborhoods that provide
goods and services for local residents and workers.

Generally, these centers should be located at the intersections of two or more streets that are classified
as neighborhood collectors or higher.

Policy 2.5.4
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Encourage the development of successful commercial areas organized as centers surrounded by higher

density housing and office uses, rather than as commercial strips adjacent to low-density housing.
Finding: Complies as proposed. The proposed general development plan includes appropriately scaled
commercial uses under multi-family residential which forms a small commercial center with higher density
housing.

Section 5: Open Spaces, Scenic and Historic Areas, and Natural Resources

Goal 5.1
Establish an open space system that conserves fish and wildlife habitat and provides recreational
opportunities, scenic vistas, access to nature and other community benefits.

Goal 5.2 Scenic Views and Scenic Sites
Protect the scenic qualities of Oregon City and scenic views of the surrounding landscape.

Policy 5.2.1

Identify and protect significant views of local and distant features such as Mt. Hood, the Cascade
Mountains, the Clackamas River Valley, the Willamette River, Willamette Falls, the Tualatin Mountains,
Newell Creek Canyon, and the skyline of the city of Portland, as viewed from within the city.

Policy 5.2.2

Maximize the visual compatibility and minimize the visual distraction of new structures or development

within important viewsheds by establishing standards for landscaping, placement, height, mass, color,

and window reflectivity.
Finding: Although the End of the Oregon Trail Interpretive Center (EOT) has not been designated as historic,
containing a scenic view or otherwise providing an important viewshed, by imposing a reduced height in
proximity to the EOT, the height restriction mentioned of 45’ within 500’ feet of the EOT for the Mixed Use
Downtown Zone District in OCMC 17.34.060.D.2 suggest a general intent to provide a step-down in building
height in close proximity to the EOT. Comprehensive Plan policy 5.2.2 relates to the preservation of scenic views
and although not controlling over this decision, staff finds that it provides some relevant context for the
additional height restriction imposed with respect to the End of the Oregon Trail Interpretive Center.

Goal 5.3 Historic Resources
Encourage the preservation and rehabilitation of homes and other buildings of historic or architectural
significance in Oregon City.

Policy 5.3.1
Encourage architectural design of new structures in local Historic Districts, and the central Downtown
area to be compatible with the historic character of the surrounding area.

Policy 5.3.2
Evaluate the establishment of Historic and Conservation Districts to preserve neighborhoods with
significant examples of historic architecture in residential and business structures.

Policy 5.3.3
Promote the designation of qualifying properties outside Historic and Conservation Districts as historic.

Policy 5.3.4
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Support the preservation of Oregon City’s historic resources through public information, advocacy and
leadership within the community, and the use of regulatory tools and incentive programs.

Policy 5.3.6
Maintain Oregon City’s status as a Certified Local Government in the National Historic Preservation
Program.

Policy 5.3.7
Encourage property owners to preserve historic structures in a state as close to their original
construction as possible while allowing the structure to be used in an economically viable manner.

Policy 5.3.8
Preserve and accentuate historic resources as part of an urban environment that is being reshaped by
new development projects.

Goal 5.4 Natural Resources

Identify and seek strategies to conserve and restore Oregon City’s natural resources, including air,
surface and subsurface water, geologic features, soils, vegetation, and fish and wildlife, in order to
sustain quality of life for current and future citizens and visitors, and the long-term viability of the
ecological systems.

Policy 5.4.8
Conserve natural resources that have significant functions and values related to flood protection,

sediment and erosion control, water quality, groundwater recharge and discharge, education, vegetation
and fish, and wildlife habitat.

Excerpt From Oregon City Comprehensive Plan Section 5 (Page 28):

Scenic Views and Sites

Oregon City is blessed with topography that provides outstanding scenic views and sites that create a
sense of place and civic identity for both residents and visitors. Distant views of Mount Hood and the
Cascade Mountains, as well as nearer views of the Willamette and Clackamas Rivers, Willamette Falls,
scenic cliffs, and wooded areas such as Newell Creek Canyon, provide Oregon City with an abundance of
scenic amenities, many dramatic and unique. The views and sites are economic and aesthetic resources
that contribute to the overall distinctiveness and identity of Oregon City, and they should be protected.
While views of distant landscapes from promontories and high elevations are often protected, views from
lower elevations of the higher topographic points of Oregon City have not been as appreciated or
protected. These lower elevation views should be considered when development is proposed.

Views can be preserved in a variety of ways, from prohibiting development in particularly significant view
corridors to designing structures that are appropriate to a site, using, for example, color and landscaping
to hide or minimize visual incongruity. The City should develop guidelines for integrating the built
environment with natural resources and continue to adopt and use guidelines to address scenic views,
both looking down from higher points and up from lower points.

Finding: Complies as proposed. The proposed project protects and enhances existing natural, cultural, and
historical resources within the development boundary and within two hundred fifty feet of the development
boundary. The historic Hackett House will remain in its site location without modification. Development of a
hotel serving the needs of visitors to the End of the Oregon Trail Interpretive Center across the street supports
an important Oregon City tourism resource. Redevelopment of underutilized property within the Mixed Use
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Downtown zone relieves development pressure on existing open space, while protecting natural resources,
conserving scenic and historic areas and implements the Regional Center designation by constructing
development that is designed to be walkable and well served by public transportation. The proposed
development will not impact the existing stream corridor of Abernethy Creek or its associated buffer and habitat
area, as shown in the findings under 17.49. The proposed project will adequately protects Goal 5 resources. The
historic Hackett House will remain in its site location without modification, as approved by the Historic Review
Board. The project will not impact the existing vegetated corridor of Abernethy Creek which is regulated by the
Natural Resources Overlay District Development as shown in the findings pursuant to OCMC 17.49.

Development of a hotel and mixed use apartments serves the needs of new residential demands, and visitors to
the End of the Oregon Trail Interpretive Center across the street supports an important Oregon City resource.
Redevelopment of underutilized property within the MUD zone relieves development pressure on existing open
space, while protecting natural resources, conserving scenic and historic areas.

Section 6: Quality of Air, Water and Land Resources

Policy 6.1.1

Promote land-use patterns that reduce the need for distance travel by single-occupancy vehicles and

increase opportunities for walking, biking and/or transit to destinations such as places of employment,

shopping and education.

Policy 6.1.4

Encourage the maintenance and improvement of the city’s tree canopy to improve air quality.
Finding: Complies as proposed. The proposed development is located within walking and biking distance of
transit streets and provides direct pedestrian connection to the adjacent Oregon City Train Station.
Improvements along Washington Street will include sidewalks and street trees where none currently exist.
Retention of an existing large tree along 17th Street by routing public walk around the tree will help to maintain
the existing tree canopy.

Section 7: Natural Hazards

Protect life and reduce property loss from the destruction associated with natural hazards.

Policy 7.1.1

Limit loss of life and damage to property from natural hazards by regulating or prohibiting development
in areas of known or potential hazards.

Policy 7.1.5

Minimize the risk of loss of life and damage to property from flooding by limiting development in the
100-year floodplain and by ensuring that accepted methods of flood proofing are used.

Policy 7.1.6

Encourage the use of land and design of structures that are relatively unaffected by the periodic effects
of flooding, such as parking and other uses not normally occupied by humans.

Policy 7.1.7

Prohibit uses in areas subject to flooding that would exacerbate or contribute to hazards posed by
flooding by introducing hazardous materials, filling or obstructing floodways, modifying drainage
channels, and other detrimental actions.

Policy 7.1.8

Provide standards in City Codes for planning, reviewing, and approving development in areas of potential
landslides that will prevent or minimize potential landslides while allowing appropriate development.

Finding: Complies with Conditions. The proposed development is within the floodplain and staff has
recommended Conditions of Approval to ensure that new buildings and structures will be constructed with
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appropriate measures in compliance with the City’s Flood Management Overlay District and applicable codes and
standards to limit loss of life and damage to property. Building floors and site areas below the flood elevation are
restricted to parking and commercial uses. Residential, hotel, and office uses are to be located above the flood
elevation. Balanced cut and fill within the floodplain will mitigate the risk of modifying land within the floodplain.
It is reasonable, practicable and likely that this standard can be met through the conditions of approval.

Section 9: Economic Development
Goal 9.1 Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy
including an adequate supply of goods and services and employment opportunities to work toward an
economically reasonable, ecologically sound and socially equitable economy.
Finding: Complies as proposed. The proposed project seeks to provide diversification of uses, which should
result in economically healthy growth within Oregon City.

Goal 9.6 Tourism
Promote Oregon City as a destination for tourism.

Policy 9.6.2

Ensure land uses and transportation connections that support tourism as an important aspect of the
City’s economic development strategy. This could include connections to the End of the Oregon Trail
Interpretive Center and the train depot.

Policy 9.6.3
Provide land uses in the Downtown Historic Area, 7th Street corridor, and the End of the Oregon Trail
Interpretive Center that support tourism and visitor services.

Policy 9.6.6

Encourage private development of hotel, bed and breakfast, restaurant facilities and other visitor

services.
Finding: Complies as proposed. The proposed detailed development plan for Phase 1 includes a hotel, and the
phased 2 mixed-use with multi-family residential over commercial / retail development will support tourism
while creating improved frontage improvements along Washington Street to enhance pedestrian and bicycle
connection to the Downtown area and the End of the Oregon Trail Interpretive Center. Development of a taller
hotel serving the needs of visitors to the End of the Oregon Trail Interpretive Center across the street supports
an important Oregon City tourism resource.

Section 10: Housing
Goal 10.1: Provide for the planning, development and preservation of a variety of housing types and lot
sizes.
Policy 10.1.3
Designate residential land for a balanced variety of densities and types of housing, such as single-family
attached and detached, and a range of multi-family densities and types, including mixed-use
development.
Goal 10.2 Provide and maintain an adequate supply of affordable housing.
Finding: Complies as proposed. The proposed general development plan for Phase 2 includes mixed-use with
multi-family residential over commercial / retail spaces, creating a balanced development.

Section 11: Public Facilities
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Goal 11.1: Serve the health, safety, education, welfare and recreational needs of all Oregon City

residents through the planning and provision of adequate public facilities.

Policy 11.1.2: Provide public facilities and services consistent with the goals, policies and implementing

measures of the Comprehensive Plan, if feasible.

Policy 11.1.3: Confine urban public facilities and services to the city limits except where allowed for safety

and health reasons in accordance with state land-use planning goals and regulations. Facilities that serve

the public will be centrally located and accessible, preferably by multiple modes of transportation.

Policy 11.1.4: Support development on underdeveloped or vacant buildable land within the city where

public facilities and services are available or can be provided and where land-use compatibility can be

found relative to the environment, zoning, and Comprehensive Plan goals.

Policy 11.1.5: Design the extension or improvement of any major public facility and service to an area to

complement other public facilities and services at uniform levels.

Policy 11.1.6: Enhance efficient use of existing public facilities and services by encouraging development

at maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities,

and adopting an Accessory Dwelling Unit Ordinance to infill vacant land.
Finding: Complies as proposed. Adequate public facilities are present to serve the proposed site redevelopment.
Washington Street frontage will be improved to bring it up to City arterial standards abutting the site. The
location of the proposed development next to the Amtrak train station, near bus stops at 17th and Washington
and close to two freeway interchanges will help connect the proposed development to various transportation
and transit facilities. Infill and redevelopment of the property located between the train station and the End of
the Oregon Trail is consistent with the policies of this section.

Section 12: Transportation

Goal 12.1 Land Use-Transportation Connection

Ensure that the mutually supportive nature of land use and transportation is recognized in planning for
the future of Oregon City.

Policy 12.1.1 Maintain and enhance citywide transportation functionality by emphasizing multi-modal
travel options for all types of land uses.

Policy 12.1.2 Continue to develop corridor plans for the major arterials in Oregon City, and provide for
appropriate land uses in and adjacent to those corridors to optimize the land use-transportation
connection.

Policy 12.1.3 Support mixed uses with higher residential densities in transportation corridors and include
a consideration of financial and regulatory incentives to upgrade existing buildings and transportation
systems.

Policy 12.1.4 Provide walkable neighborhoods. They are desirable places to live, work, learn and play,
and therefore a key component of smart growth.

Goal 12.5 Safety Develop and maintain a transportation system that is safe.

Policy 12.5.1 Identify improvements that are needed to increase the safety of the transportation system
for all users.

Policy 12.5.2 Identify and implement ways to minimize conflict points between different modes of travel.
Policy 12.5.3 Improve the safety of vehicular, rail, bicycle, and pedestrian crossings.

Goal 12.6 Capacity Develop and maintain a transportation system that has enough capacity to meet
users’ needs.

Policy 12.6.1 Provide a transportation system that serves existing and projected travel demand.

Policy 12.6.2 Identify transportation system improvements that mitigate existing and projected areas of
congestion.
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Policy 12.6.3 Ensure the adequacy of travel mode options and travel routes (parallel systems) in areas of

congestion.

Policy 12.6.4 Identify and prioritize improved connectivity throughout the city street system.
Finding: Complies with conditions. Transportation Goals are addressed by providing features that meet or
exceed the standards of this code; items such as bicycle parking, walking paths, improved sidewalks, safety,
multi-modal transportation, and more, have design features or amenities proposed that are provided to enhance
transportation to, from, and through the site, while also providing a connective fabric to the surrounding
community.

The applicant submitted a 335-page Traffic Impact Study, prepared by Daniel Stumpf, El and Michael Ard, PE of
Lancaster Engineering, dated April 18, 2017. The study contains information regarding the study area, traffic
counts, trip generation and distribution, traffic growth, traffic volume analysis (level-of-service as well as volume-
to-capacity ratios), crash information, turn lanes at site entrances, pedestrian and bicycle facilities, site plan and
access, intersection spacing, sight distance, consistency with the Transportation System Plan (TSP), and
conclusions and recommendations of the applicant’s traffic engineer.

The City’s transportation consultant, Replinger and Associates, reviewed the study and determined that it
provided a basis upon which the development can be evaluated for the specific purposes of determining the
transportation impacts of the proposed development.

Replinger and Associates concluded that the TIS provides an adequate basis upon which to assess the impacts of
the proposed development. The engineer uses appropriate data and methods to analyze the operations and
developed appropriate mitigation measures to address safety and operation issues.

With regard to the proposed development, Replinger and Associates recommend the following conditions of
approval relative to the off-site transportation impacts:

e The applicant construct Washington Street along the site frontage including a center turn lane to provide
for left turns into the site.

e The applicant participate in the funding of improvements for the 1-205/0OR-99E ramp terminal projects
(TSP Projects D75 and D76) in proportion to traffic volumes as a percentage of total year 2035
intersection volumes from the TSP. Based on this methodology, the applicant would be responsible for
0.42% of the $3 million cost for Project D75 and for 0.49% of the project cost for Project D76. This would
result in a contribution from the applicant of $12,600 + $14,700.

e The applicant participate in the funding of improvements for the Main Street/14th Street improvements
(TSP Projects D7 and D8) in proportion to traffic volumes as a percentage of the predicted 2035 traffic
volume at the intersection calculated in the TSP. Based on the applicant’s predicted site traffic, the
applicant’s responsibility would be 1.66% of the project’s cost. The higher cost option in the TSP is listed
at $670,000. That would result in a contribution from the applicant of $11,122.

e Based on the existing high crash rate at the intersection of Main Street and 14th Street and continuing
development in the city that will result in increased traffic volumes, the selection of a preferred option
for TSP project D7 and a review of the implementation schedule for this project may be appropriate.

The applicant did not provide a clear schedule for the timing of transportation improvements. Based on the
submitted civil engineering plans for the detailed development plan it appears that the improvements to the
abutting site frontage will be made along the entire frontage of the project area for both phases of the General
Development Plan, pursuant to (2), while deferring installation of the left turn lane on Washington Street until
Phase Il, according to the applicants submitted Traffic Impact Study.

Prior to issuance of a building permit, the applicant shall provide a phasing plan clarifying the timing of the
proposed transportation improvements and a table linking the required transportation improvements to vehicle
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trip thresholds for each development phase. It is reasonable, practicable and likely that this standard can be
met through the conditions of approval.

Section 13: Energy Conservation
Goal 13.1 Conserve energy in all forms through efficient land-use patterns, public transportation,
building siting and construction standards, and city programs, facilities, and activities.
Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and home-
based occupations (where appropriate).
Finding: Complies as proposed. The proposed development is multi-story, mixed-use, adding efficient increased
density in close proximity to the End of the Oregon Trail and public transportation at the train station.

Section 14: Urbanization
Goal 14.2: Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the
Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the
existing city limits.
Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging
redevelopment as appropriate.
Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through
regulatory and financial incentives.
Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the
Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan.
Finding: Complies as proposed. The proposed development includes infill and redevelopment of multiple
underutilized properties. The development will increase density of the area in a zone that allows greater density,
while also redeveloping an underutilized area within the city limits.

D. Duration of General Development Plan.

A general development plan shall involve a planning period of at least five years and up to twenty years. An
approved general development plan shall remain in effect until development allowed by the plan has been
completed through the detailed development plan process, the plan is amended or superseded, or the plan expires
under its stated expiration date.

Finding: Complies with condition. The applicant indicated that the proposed duration of the general
development plan is 5 years, with up to 5 years extension to the plan provided an updated traffic impact study is
provided, and identified additional impacts addressed.

17.65.60 Detailed Development Plan

A. Submittal Requirements.

1. A transportation impact study documenting the on- and off-site transportation impacts, as specified in
17.65.050.B.1.h(1). If such an analysis was submitted as part of the General Development Plan process, the scope
of the report may be limited to any changes which have occurred during the interim and any information listed
below which was not a part of the initial study.

The on-site portion of the analysis shall include the location, dimensions and names of all proposed streets, alleys,
other public ways, sidewalks, bike routes and bikeways, pedestrian/bicycle access ways and other pedestrian and
bicycle ways, transit streets and facilities, neighborhood activity centers, and easements on and within 250 feet of
the boundaries of the site. The map shall identify existing subdivisions and development and un-subdivided or
unpartitioned land ownerships adjacent to the proposed development site and show how existing streets, alleys,
sidewalks, bike routes, pedestrian/bicycle access ways and utilities within 250 feet may be extended to and/or
through the proposed development.
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2. The location within the development and in the adjoining streets of existing and proposed sewers, water mains,
culverts, drain pipes, underground electric, cable television and telephone distribution lines, gas lines, and the
location of existing aerial electric, telephone and television cable lines, if any, to be relocated within the
development.

3. Asite plan or plans, to scale, containing the required information identified in:

a. Chapter 17.62.040.A.(8), (10), (11), (12), (13), (14), and (15);

b. Chapter 17.62.040.B;

c. Chapter 17.62.040.C;

d. Chapter 17.62.040.D;

e. Chapter 17.62.040.E;

f. Chapter 17.62.040.G;

g. Chapter 17.62.040.H; and

h. Chapter 17.62.040.J

4. Any other information the Community Development Director deems necessary to show that the proposed
development will comply with all of the applicable Chapter 17 requirements.

Finding: Submitted. The submitted detailed development plan included a Traffic Impact Study for Phase 1 and 2
prepared pursuant to the city’s adopted guidelines for traffic impact analyses. This TIS along with the proposed
public utility improvements, circulation system improvements and connections to existing streets, pedestrian
and bicycle paths within 250 feet of the site was part of the complete application. Civil and Utility plans were
submitted in accordance with this section. The site plans submitted contained all of the items specified under
section (3) above. See Existing Topo Survey drawing for existing utilities. See Civil drawings for proposed utilities.
16.62.040.A(8) : See “Site Plan”, drawing A100 for building information. See Civil drawings for site improvements
& utilities.

16.62.040.A(10) : See “Site Plan”, drawing A100 for proposed work.

16.62.040.A(11) : See “Site Plan”, drawing A100 for locations of required parking.

16.62.040.A(12) : See “Site Plan”, drawing A100 for site access points for automobiles, pedestrians, bicycles and
transit.

16.62.040.A(13) : See “Site Plan”, drawing A100 for on-site pedestrian & bicycle circulation.

16.62.040.A(14) : See “Site Plan”, drawing A100.

16.62.040.A(15) : See “Site Plan”, drawing A100.

17.62.040.B : See ‘Demolition Plan”, drawing C102 for trees to be removed. See “Planting Plan”, drawing L1.0 for
proposed planting.

B. Approval Criteria.

The Community Development Director shall approve an application for detailed development plan approval only
upon findings that:

1. All development standards and impact mitigation meet the requirements of the approved General Development
Plan, including conditions of approval.

2. Any other applicable zoning regulations that are not addressed in the General Development Plan are met, unless
an adjustment to those regulations has been applied for and is approved. The approval standards applicable to
adjustments required as part of a master plan are contained in 17.65.070.

3. The detailed development plan conforms with the standards contained in Chapter 17.62, unless adjusted as
provided in 17.65.070.

Finding: Please refer to the analysis in this report and recommended conditions of approval. The applicant has
requested various adjustments to the code which are detailed in the findings below.

C. Duration of Detailed Development Plan. Unless substantial expenditures have been made to implement the
approved detailed development plan, defined as the submittal to the city of engineered plans for approval, a
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detailed development plan shall expire twenty-four months from the notice of decision date. The date of final
approval includes the resolution of all appeals. Upon the receipt from the applicant of a written request and
payment of the required fee prior to the expiration date of the Detailed Development Plan, the Community

Development Director may, on a one-time basis, grant a 12-month extension.

Finding: Complies as proposed. The applicant is proposing to construct the Detailed Development Plan within
the timeframe identified.

17.65.070 Adjustments to Development Standards.
A. Purpose. In order to implement the purpose of the City’s master plan process, which is to foster the growth of
major institutions and other large-scale development, while identifying and mitigating their impacts on
surrounding properties and public infrastructure, an applicant may request one or more adjustments to the
applicable development regulations as part of the master planning process. These include, but are not limited to,
items such as: dimensional standards of the of the underlying zone, Site Plan and Design Review criteria, residential
design standards, and standards for land division approval.
B. Procedure. Requests for adjustments shall be processed concurrently with a General Development Plan. An
adjustment request at the detailed development plan review shall cause the detailed development plan to be
reviewed as a Type Il application.

Finding: The following adjustments are requested for the General Development Plan:

Adjustment | Code Description Requested Adjustment

#1 17.34.060.D.2 Maximum building height of 45’ within 500 feet | Hotel maximum building height 57
of the End of the Oregon Trail Interpretive feet as measured from the flood
Center plain elevation;

Mechanical penthouse 59 feet as
measured from the flood plain
elevation.

#2 17.62.055.F First floor to second floor height 14 feet First floor to second floor height 12
minimum. feet minimum.

#3 17.54.100.B.4 Fence & retaining wall combined height 8.5 feet | Guardrail + retaining wall combined

height of 15 feet maximum.

#4 17.62.057.L.2 Window design - All windows on all elevations Exception: wood framed walls with
shall recess or project individual windows at exterior wall finishes projecting less
least two inches from the facade and than 3-1/2” from face of wall
incorporate window trim at least four inches in sheathing shall not be required to
width that features color that contrasts with the | recess or project windows from
base building color. facade

Regulations That May Not be Adjusted. Adjustments are prohibited for the following items:

1. To allow a primary or accessory use that is not allowed by the regulations;

2. To any regulation that contains the word “prohibited”;

3. As an exception to a threshold review, such as a Type Ill review process; and

4. Any exception to allow a use not identified as a permitted or conditional use in the underlying zone.
Not applicable. The applicant has not requested adjustment from any of the items listed.

B. Approval Criteria. A request for an adjustment to one or more applicable development regulations under this
section shall be approved if the review body finds that the applicant has shown the following criteria to be met.

1. Granting the adjustment will equally or better meet the purpose of the regulation to be modified;
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Adjustment #1
Code: 17.34.060.D.2 — Maximum building height 45’ within 500 feet of the End of the Oregon Trail Interpretive

Center.

Adjustment: The proposed building will exceed the 45’ height limit by 21’ from the average finished grade along
Washington Street, or by 14.6’ as measured from the Base Flood Elevation.

Finding: Complies as proposed. The applicant has applied for a master plan adjustment to the height limit for
Phase | from section 17.34.060.D.2 — Maximum building height 45’ within 500 feet of the End of the Oregon Trail
Interpretive Center. The proposed building for Phase | will exceed the 45’ height limit by 21’ from the average
finished grade along Washington Street, or by 14.6’ as measured from the Base Flood Elevation.

The definition of Building Height is provided under 17.04.550 — Height: as follows:
"Height of building" means a vertical distance measured from the average elevation of the finished
grade along the street-facing elevation to one-half the vertical distance between the eaves and the
highest ridge for a gable, hip or gambrel roof...

The applicant provided two separate calculations for measuring the building height — one based on the code
definition, and the other based on the Design Flood Elevation (See Exhibits). Staff interprets “the average
elevation of the finished grade along the street-facing elevation” to mean at the front elevation of the structural
improvements, i.e. the rock wall and stairs rather than the front door. The average grade at the base of the rock
wall is 44.4’ and elevation of the highest point of the parapet is 110.47 feet. The building height of the hotel
therefore equals 110.47 — 44.4 = 66.07’. This is the most conservative measurement.

All new habitable buildings to be constructed in the area affected by the FEMA flood plain must be designed
with a finished floor one foot above the base s one foot above the Base Flood Elevation of 50.8 feet, as
identified in OCMC 17.42 Flood Management Overlay District. The applicant has proposed that the first floor and
lobby level of the hotel be at 51.8 feet. Based on this measurement, the height of the highest parapet of the
hotel (the mechanical penthouse) is 59’ 8”.

The requirement to new design buildings above the based flood elevation will always deviate to some extent
from the finished grade along the street facing facade, due a variety of independent site variables, such as, for
example, the existing street grade, the amount of cut/and fill required to meet balanced floodplain cut/fill
requirements, and the uses proposed for the new building. This should be kept in mind when considering the
height adjustment request. In some cases the difference will be negligible, and in others, such as for the subject
proposal, it represents a difference of approximately 6.4".

The applicant’s height adjustment request, therefore, is to exceed the 45’ height limit by 21’ from the average
finished grade along Washington Street, or by 14.6’ as measured from the Base Flood Elevation.

The site is located within the Mixed Use Downtown District (MUD) which was adopted in 2004 to implement
several goals of the updated Comprehensive Plan, which included the 1999 Downtown Community Plan and the
City’s designation by Metro as a Regional Center in the Metro 2040 Growth Concept. Staff was not able to
identify written documentation explaining the reasoning behind the 45’ height limit in the legislative files and
minutes of the Planning Commission and City Commission during the adoption of the new Comprehensive Plan
and Zoning Code (Planning File L 03-01). There is no mention of the need to preserve specific views of or from
the EOT, or height as it relates to compatibility in the current adopted Comprehensive Plan or its ancillary
documents. The prior zoning designations on the property included the old M-1 light industrial zone, which had a
forty-foot height limit and included a provision for the pre-existing use of the property, and prior to that there
was the old Tourism Commercial zone which had a 35-foot height limit.
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The End of the Oregon Trail Interpretive Center (EOT) has not been designated as historic and no scenic view or
otherwise has been adopted to protect the facility. Staff was not able to find any specific statements in the
Comprehensive Plan or Zoning code regarding what view the reduced height was intended to protect by
imposing a reduced height in proximity to the EOT, the height restriction suggests a general intent to provide a
step-down in building height in close proximity to the EOT. As discussed in this report under the Master Plan
adjustment criteria, Comprehensive Plan policy 5.2.2 relates to the preservation of scenic views, and although
not controlling over this decision, staff finds that it provides some relevant context for the additional height
restriction imposed with respect to the End of the Oregon Trail Interpretive Center.

According to the applicant, the hotel franchise requires a minimum of approximately 100 rooms for the Hilton
brand. Within the property included in the General Development Plan, the southerly portion of the site is the
only part that will allow the ground floor to be located above the flood elevation and allow for vehicular access
to the hotel entry. The site is additionally constrained by an existing 20’ Tri-Cities sewer easement that bisects
the property. Numerous development schemes were considered, with three viable plans ultimately presented to
neighborhood associations and the Historic Review Board. One scheme was a T-shaped plan that would be
within the height limit, but require the relocation of the Hackett House. A second scheme was an L-shaped plan
that would be within the height limit and wrap around the west side of the Hackett House. The preferred scheme
is more compact in plan, but requires an additional story and subsequent building height adjustment.

As discussed below, development of this site with a hotel meets the intent of several Comprehensive Plan goals
and policies for redevelopment within the north end of Downtown, the Regional Center, and tourism and
economic development in and around the End of the Oregon Trail Interpretive Center. Based on the above, staff
finds that the adjustment will equally or better meet the purpose of the MUD Zone.

Adjustment #2
Code: 17.62.055.F —first floor to second floor height 14 feet minimum.

Requested adjustment: first floor to second floor height 12 feet minimum.

Finding: Complies with condition. The stated purpose of this section is to have adequate height to function
efficiently for retail uses. Proposed uses include two new buildings, a hotel and a mixed-use building with ground
floor retail/commercial uses and multi-family uses above. The hotel building is not likely to be repurposed to a
different use, and a 12 foot floor-to-floor height is consistent with the franchise and industry standard for this
type of hotel. The applicant indicated that the mixed-use building in Phase 2 ground floor consists of smaller
scale spaces that can be adequately served and function efficiently with a reduced floor to floor height and that
additional floor to floor height would add additional unnecessary cost to the project and increase the building
height. Though the cost of the Phase 2 development is not applicable, the applicant failed to provide
documentation into the record demonstrating how Phase 2 ground floor consists of smaller scale spaces that can
be adequately served and function efficiently with a reduced floor to floor height and thus compliance with this
criteria for phase 2 could not be determined. It is reasonable, practicable and likely that this standard can be
met through the conditions of approval.

Adjustment #3
Code: 17.54.100.B.4 — Fence & retaining wall combined height 8.5:

Requested adjustment: Guardrail + retaining wall combined height 15 feet maximum.

Finding: Complies as proposed. The natural grade of the site drops significantly from south to north over the
westerly half of the site. In order to balance cut and fill within the flood zone, the applicant proposes to maintain
the hotel floor level above the flood elevation and allow for vehicle access to the hotel, so that a break in grade
of approximately 11.5 feet will be required. With the addition of a 3.5 foot safety guardrail at the top of the wall,
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the combined height required is 15 feet. The purpose of the height limitation is to reduce the visual impact of
large vertical expanses of retaining walls. The purpose of the retaining wall is to support the fill that is required
to raise the hotel out of the floodplain. The proposed wall will not be visible from either 17th Street or
Washington Street.

Adjustment #4
Code: 17.62.057.L.2 Window design - All windows on all elevations shall recess or project individual windows at

least two inches from the facade and incorporate window trim at least four inches in width that features color
that contrasts with the base building color.

Requested adjustment: Exception: wood framed walls with exterior wall finishes projecting less than 3-1/2” from
face of wall sheathing shall not be required to recess or project windows from fagade.

Finding: Complies with Condition. The intent of this regulation is to assure that multi-family buildings are
constructed with quality and visually interesting designs with include shadowing and contrasting trim to provide
visual relief.

The applicant indicated that typical windows intended for wood framed construction are installed by attaching a
flange or fin that is an integral part of the window frame to the face of the wall sheathing. This configuration
establishes the relationship between the wall facade and the window. Installing the window in a different
manner is not a window manufacturer approved installation and creates building envelope integrity challenges
and liabilities.

The amount of recess in a typical installation varies considerably depending on both the window manufacturer’s
frame cross-section and the type of window operation. Traditional double-hung windows often have one of the
window panels in front of the attachment flange by more than an inch. Other window types may have glazing in
line with or slightly behind or in front of the attachment flange. Use of typical siding materials will not result in
the required projection or recess without artificially contrived detailing that is contrary to code purpose of
guality construction and integration existing construction. The purpose of the regulation is to create visual
interest where windows occur through the creation of shadow-lines by requiring an off-set between the window
plan and the plane of the wall. Similar effects through the use of wall finishes and projecting trim may be
achieved.

4” trim is a minimum standard. Staff finds that adjustment #4 is not adequately mitigated though the use of
contrasting trim 4” minimum width trim along with industry standard window installation which provides for
quality construction, consistent with traditional wood-framed window & wall appearance. Therefore, prior to
issuance of a building permit, the applicant shall propose additional mitigation such as increased minimum
transparency, higher quality materials, greater articulation or modulation, or landscaping. It is reasonable,
practicable and likely that the applicant can meet this standard through the Condition of Approval.

2. If more than one adjustment is being requested, the cumulative effect of the adjustments results in a project
that is still consistent with the overall purpose of the zone;

Finding: Complies as proposed. The cumulative effect of the requested adjustments results in a project
consistent with the overall purpose of the Mixed Use Downtown zone. The adjustments enhance security,
increase buildability, and promote project feasibility, allowing for a mixed-use project appropriate to the MUD
zone.

3. City-designated Goal 5 resources are protected to the extent otherwise required by Title 17;

Finding: Complies as proposed. Approval of the adjustments will not affect the protection of Goal 5 natural
resources. The development will have no effect on the stream corridor of Abernethy Creek as determined under
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Section 17.49. The Historic Review Board reviewed and approved landmark size reduction for the Hackett House.
The historic Hackett House will remain in its original site location without modification. Development of a hotel
serving the needs of visitors to the End of the Oregon Trail Interpretive Center across the street supports
economic development in the area. Redevelopment of underutilized property within the MUD zone relieves
development pressure on existing open space, while protecting natural resources, conserving scenic and historic
areas.

4. Any impacts resulting from the adjustment are mitigated; and

Adjustment #1
Code: 17.34.060.D.2 — Maximum building height 45’.

Requested adjustment: Exceed the 45’ height limit by 21’ from the average finished grade along Washington
Street, or by 14.6” as measured from the Base Flood Elevation.

Finding: Complies with Conditions.

Mitigation proposed: The proposed design incorporates a series of roof parapets that step down in height as
they near Washington Street, reducing the overall building scale. Horizontal banding and material changes
reduce the visual impact of the building height. With respect to the Hackett House, larger screening trees are
proposed between hotel and the existing building.

Staff finds that the applicant can mitigate for the proposed adjustments through the Conditions of Approval. It is
reasonable, practicable and likely that this standard can be met through the conditions of approval.

Adjustment #2
Code: 17.62.055.F — First floor to second floor height 14 feet minimum.

Requested adjustment: first floor to second floor height 12 feet minimum.

Finding: Complies as proposed.

Mitigation Proposed: As the reduced floor to floor height will not reduce the effectiveness of the spaces to
function as retail/commercial, there is no impact to mitigate. These spaces are likely to remain as the uses
intended as the hotel is a purpose built building and the ground floor of the mixed-use building is precluded
from residential use by its location below the flood elevation. The structural system for the second floor will be
concrete with approximate thickness of 12”-14". This floor assembly is substantially thinner than other possible
systems, further allowing reduced floor to floor height without adversely effecting functionality.

Staff finds that adjustment #2 is adequately mitigated. Since the hotel use will likely not change, there is no
impact to the effectiveness of the space to function as a retail and commercial building. However, the applicant
failed to provide documentation into the record demonstrating how Phase 2 would be mitigated and thus
compliance with this criteria for phase 2 could not be determined. It is reasonable, practicable and likely that
this standard can be met through the conditions of approval.

Adjustment #3
Code: 17.54.100.B.4 — Fence & retaining wall combined height 8.5:

Requested adjustment: Guardrail + retaining wall combined height 15 feet maximum.

Finding: Complies as proposed.

Mitigation Proposed: The proposed wall is designed have a slightly angled face, constructed from large concrete
blocks. The wall will not be visible from public streets. Planting in front of or on the wall face will further
diminish the visual impact of the wall. Staff finds that adjustment #3 is adequately mitigated though the use of
screening landscaping and angling of the face and by the location of the wall.

Adjustment # 4
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Code: 17.62.057.L.2 Window design - All windows on all elevations shall recess or project individual windows at
least two inches from the facade and incorporate window trim at least four inches in width that features color
that contrasts with the base building color.

Requested adjustment: Exception: wood framed walls with exterior wall finishes projecting less than 3-1/2”
from face of wall sheathing shall not be required to recess or project windows from facade.

Finding: Complies with Condition.

Proposed Mitigation: Providing contrasting trim 4” minimum width trim along with industry standard window
installation provides for quality construction, consistent with traditional wood-framed window & wall
appearance.

4” trim is a minimum standard. Staff finds that adjustment #4 is not adequately mitigated though the use of
contrasting trim 4” minimum width trim along with industry standard window installation which provides for
quality construction, consistent with traditional wood-framed window & wall appearance. Therefore, prior to
issuance of a building permit, the applicant shall propose additional mitigation such as increased minimum
transparency, higher quality materials, greater articulation or modulation, or landscaping. It is reasonable,
practicable and likely that the applicant can meet this standard through the Condition of Approval.

5. If in an environmental zone, the proposal has as few significant detrimental environmental impacts on the
resource and resource values as is practicable.

Finding: Not applicable. Please see findings under 17.49. There are no officially inventoried resources or
resource values present on the subject property. Tree regulations are discussed under section 17.41. The
applicant requested verification that the proposal is exempt from the Natural Resources Overlay District and has
no impact on nearby Goal 5 resources of Abernethy Creek and inventoried habitat areas. See Exhibit E, “NROD
Boundary Verification Report” for background data and information supporting the following requested actions:
1. Concurrence that no wetlands, waterways, other protected features exist on the subject properties.

2. Concurrence that NROD buffers do not project onto the subject properties. In the case of Abernethy Creek,
17th Street constitutes a physical barrier. In the case of the wetland area to the North, the wetland buffers per
table 17.49.110 fall about 150 feet from the project.

6. The proposed adjustment is consistent with the Oregon City Comprehensive Plan and ancillary

documents.

Finding: Complies as proposed. As discussed earlier in this report, the proposed adjustments for the proposed
general development plan are consistent with the Oregon City Comprehensive Plan and ancillary documents.

17.65.80 Amendments to Approved Plans
Finding: Not applicable. The proposed project does not include amendments to approved plans.

17.65.090 - Regulations that Apply

An applicant is entitled to rely on land use regulations in effect on the date its General Development Plan
application was initially submitted, pursuant to ORS 227.178(3), as that statute may be amended from time to
time. After a General Development Plan is approved, and so long as that General Development Plan is in effect, an
applicant is entitled to rely on the land use regulations in effect on the date its General Development Plan
application was initially submitted, as provided above, when seeking approval of detailed development plans that
implement an approved General Development Plan. At its option, an applicant may request that a detailed
development plan be subject to the land use regulations in effect on the date its detailed development plan is
initially submitted.

Finding: Complies as proposed. The applicant did not respond to this section. This application includes both the
General Development Plan as well as construction of the first phase with the Detailed Development Plan and
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thus is being reviewed with the current code. Future Detailed Development Plan applications may utilize this
section.

CHAPTER 17.62 SITE PLAN AND DESIGN REVIEW

17.62.015 - Modifications that will better meet design review requirements.

The review body may consider modification of site-related development standards. These modifications are done
as part of design review and are not required to go through the Variance process pursuant to section 17.60.020.
Adjustments to use-related development standards (such as floor area ratios, intensity of use, size of the use,
number of units, or concentration of uses) are required to go through the Variance process pursuant to section
17.60.020. Modifications that are denied through design review may be requested as Variance through the
Variance process pursuant to section 17.60.020. The review body may approve requested modifications if it finds
that the applicant has shown that the following approval criteria are met:

A. The modification will result in a development that better meets design guidelines; and

B. The modification meets the intent of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Finding: Not applicable. The applicant has not proposed a modification pursuant to this section.

17.62.020 - Pre-application conference.

Prior to filing for site plan and design review approval, the applicant shall confer with the community
development director pursuant to Section 17.50.030. The community development director shall identify and
explain the relevant review procedures and standards.

Finding: Complies as proposed. Pre-application conferences were attended on February 8, 2017 (PA 17-02), July
6, 2016 (PA 16-30), and August 18, 2015 (PA 15-25).

17.62.030 - When required.

Site plan and design review shall be required for all development of real property in all zones except the R-10, R-
8, R-6, R-5 and R-3.5 zoning districts, unless otherwise provided for by this title or as a condition of approval of a
permit. Site plan and design review shall also apply to all conditional uses, cottage housing development, multi-
family and non-residential uses in all zones. No building permit or other permit authorization for development
shall be issued prior to site plan and design review approval. Parking lots and parking areas accessory to uses
regulated by this chapter also shall require site plan and design review approval. Site plan and design review
shall not alter the type and category of uses permitted in zoning districts.

Finding: Applicable. The site has mixed use downtown zoning which requires site plan and Site Plan and Design
Review is required for detailed development plans pursuant to OCMC 17.65.[0]60.

17.62.035 - Minor site plan and design review.
Finding: Not applicable. The proposal does not qualify for the minor site plan and design review process.

17.62.040 - Plans required.

A complete application for site plan and design review shall be submitted. Except as otherwise in subsection | of
this section, the application shall include the following plans and information:

A. A site plan or plans, to scale, containing the following:

1. Vicinity information showing streets and access points, pedestrian and bicycle pathways, transit stops and
utility locations;

2. The site size, dimensions, and zoning, including dimensions and gross area of each lot or parcel and tax lot and
assessor map designations for the proposed site and immediately adjoining properties;

3. Contour lines at two-foot contour intervals for grades zero to ten percent, and five-foot intervals for grades
over ten percent;
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4. The location of natural hazard areas on and within one hundred feet of the boundaries of the site, including:

a. Areas indicated on floodplain maps as being within the one hundred-year floodplain,

b. Unstable slopes, as defined in Section 17.44.020,

c. Areas identified on the seismic conditions map in the comprehensive plan as subject to earthquake and seismic
conditions;

5. The location of natural resource areas on and within one hundred feet of the boundaries of the site, including
fish and wildlife habitat, existing trees (six inches or greater in caliper measured four feet above ground level),
wetlands, streams, natural areas, wooded areas, areas of significant trees or vegetation, and areas designated
as being within the natural resources overlay district;

6. The location of inventoried historic or cultural resources on and within one hundred feet of the boundaries of
the site;

7. The location, dimensions, and setback distances of all existing permanent structures, improvements and
utilities on or within twenty-five feet of the site, and the current or proposed uses of the structures;

8. The location, dimensions, square footage, building orientation and setback distances of proposed structures,
improvements and utilities, and the proposed uses of the structures by square footage;

9. The location, dimension and names, as appropriate, of all existing and platted streets, other public ways,
sidewalks, bike routes and bikeways, pedestrian/bicycle accessways and other pedestrian and bicycle ways,
transit street and facilities, neighborhood activity centers, and easements on and within two hundred fifty feet of
the boundaries of the site;

10. The location, dimension and names, as appropriate, of all proposed streets, other public ways, sidewalks, bike
routes and bikeways, pedestrian/bicycle accessways and other pedestrian and bicycle ways, transit streets and
facilities, neighborhood activity centers, and easements on and within two hundred fifty feet of the boundaries of
the site;

11. All parking, circulation, loading and servicing areas, including the locations of all carpool, vanpool and bicycle
parking spaces as required in Chapter 52 of this title;

12. Site access points for automobiles, pedestrians, bicycles and transit;

13. On-site pedestrian and bicycle circulation;

14. Outdoor common areas proposed as open space;

15. Total impervious surface created (including buildings and hard ground surfaces).

16. The proposed location, dimensions and materials of fences and walls.

B. A landscaping plan, drawn to scale, showing the location and types of existing trees (six inches or greater in
caliper measured four feet above ground level) and vegetation proposed to be removed and to be retained on
the site, the location and design of landscaped areas, the varieties, sizes and spacings of trees and plant
materials to be planted on the site, other pertinent landscape features, and irrigation systems required to
maintain plant materials.

C. Architectural drawings or sketches, drawn to scale and showing floor plans, elevations accurately reflected to
grade, and exterior materials of all proposed structures and other improvements as they will appear on
completion of construction.

D. A materials board, no larger size than eleven inches by seventeen inches clearly depicting all building materials
with specifications as to type, color and texture of exterior materials of proposed structures. An electronic version
may be accepted as an alternative if approved by the community development director.

E. An erosion/sedimentation control plan, in accordance with the requirements of Chapter 17.47 and the Public
Works Erosion and Sediment Control Standards, and a drainage plan developed in accordance with city drainage
master plan requirements, Chapter 13.12 and the Public Works Stormwater and Grading Design Standards. The
drainage plan shall identify the location of drainage patterns and drainage courses on and within one hundred
feet of the boundaries of the site. Where development is proposed within an identified hazard area, these plans
shall reflect concerns identified in the hydrological/geological/geotechnical development impact statement.

F. The legal description of the site.
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G. An exterior lighting plan, drawn to scale, showing type, height, and area of illumination.

H. Archeological Monitoring Recommendation. For all projects that will involve ground disturbance, the applicant
shall provide:

1. A letter or email from the Oregon State Historic Preservation Office Archaeological Division indicating the level
of recommended archeological monitoring on-site, or demonstrate that the applicant had notified the Oregon
State Historic Preservation Office and that the Oregon State Historic Preservation Office had not commented
within forty-five days of notification by the applicant; and

2. A letter or email from the applicable tribal cultural resource representative of the Confederated Tribes of the
Grand Ronde, Confederated Tribes of the Siletz, Confederated Tribes of the Umatilla, Confederated Tribes of the
Warm Springs and the Confederated Tribes of the Yakama Nation indicating the level of recommended
archeological monitoring on-site, or demonstrate that the applicant had notified the applicable tribal cultural
resource representative and that the applicable tribal cultural resource representative had not commented
within forty-five days of notification by the applicant.

If, after forty-five days notice from the applicant, the Oregon State Historic Preservation Office or the applicable
tribal cultural resource representative fails to provide comment, the city will not require the letter or email as
part of the completeness review. For the purpose of this section, ground disturbance is defined as the movement
of native soils.

I. Such special studies or reports as the community development director may require to obtain information to
ensure that the proposed development does not adversely affect the surrounding community or identified
natural resource areas or create hazardous conditions for persons or improvements on the site. The community
development director shall require an applicant to submit one or more development impact statements, as
described in Section 16.12.050, upon determination that (1) there is a reasonable likelihood that traffic safety or
capacity improvements may be required; (2) the proposal could have significant adverse impacts on identified
natural resource areas, including areas designated as being within the natural resources overlay district; or (3)
the proposal would be located on or could have significant adverse impacts on natural hazard areas, including
the geologic hazard and flood plain overlay districts. The community development director shall determine which
types of development impact statements are necessary and provide written reasons for requiring the
statement(s). The development impact statements shall include the information described in

Sections 16.12.070, 16.12.080, and 16.12.120 [and this Section] 17.62.040.

J. The community development director may waive the submission of information for specific requirements of
this section or may require information in addition to that required by a specific provision of this section, as
follows:

1. The community development director may waive the submission of information for a specific requirement
upon determination either that specific information is not necessary to evaluate the application properly, or that
a specific approval standard is not applicable to the application. If submission of information is waived, the
community development director shall, in the decision, identify the waived requirements, explain the reasons for
the waiver, and state that the waiver may be challenged on appeal and may be denied by a subsequent review
authority. If the matter is forwarded to the planning commission for initial review, the information required by
this paragraph shall be included in the staff report;

2. The community development director may require information in addition to that required by a specific
provision of this section upon determination that the information is needed to evaluate the application properly
and that the need can be justified on the basis of a special or unforeseen circumstance. If additional information
is required, the community development director shall, in the decision, explain the reasons for requiring the
additional information.

K. If the applicant has not already done so as some other part of the land use review process, the applicant shall
submit an erosion control plan that complies with the applicable requirements of Chapter 17.74 of this code.
Finding: Complies with Condition. The submittal requirements meet this standard and the application was
deemed complete. The Community Development Director has not waived any submittal requirements. A copy of
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the pre-application proposal was forwarded to SHPO, the Confederated Tribes of the Grand Ronde,
Confederated Tribes of the Siletz, Confederated Tribes of the Umatilla, Confederated Tribes of the Warm Springs
and the Confederated Tribes of the Yakama Nation requesting comments. Comments were received from the
Confederated Tribes of the Grand Ronde recommending that subsurface archeological investigations be
conducted prior to ground disturbance. A standard comment letter from SHPO was received advising the
applicant of applicable state laws protecting cultural resources under ORS 358.905 and ORS

97.74. The applicant shall coordinate as needed to complete the necessary investigations prior to any ground
disturbance.

It is reasonable, practicable and likely that the applicant can meet this standard through a Condition of
Approval.

17.62.050 - Standards.

A. All development shall comply with the following standards:

1. Landscaping, A minimum of fifteen percent of the lot shall be landscaped. Existing native vegetation shall be
retained to the maximum extent practicable. All plants listed on the Oregon City Nuisance Plant List shall be
removed from the site prior to issuance of a final occupancy permit for the building.

Finding: Complies with Condition. The applicant did not provide a calculation for the percentage of landscaping.
The project is in the Mixed Use Downtown zone. Chapter 17.34.060.I requires a minimum of 10% of the site area
to be landscaped including parking. The submitted stormwater site assessment indicates that the site is 2.15
acres (93,654 square feet) and that the amount of new and replaced impervious area (buildings and paved areas)
will equal 62,137 square feet for phase 1. (62,137 + 93,654 = 0.66 or 66%). All non-impervious areas shall be
landscaped pursuant to OCMC 17.62.050.A.(1). Staff estimates based on this that the amount of landscaping will
be approximately 34% of the site. See “Planting Plan”, L1.0 showing required landscaping. Prior to issuance of a
building permit, the applicant shall provide a calculation of the amount of landscaping on the site for both
phases prior to issuance of a building permit.

It is reasonable, practicable and likely that the applicant can meet this standard through a Condition of
Approval.

a. Except as allowed elsewhere in the zoning and land division chapters of this Code, all areas to be credited
towards landscaping must be installed with growing plant materials. A reduction of up to twenty-five percent of
the overall required landscaping may be approved by the community development director if the same or greater
amount of pervious material is incorporated in the non-parking lot portion of the site plan (pervious material
within parking lots are regulated in OCMC 17.52.070).

Finding: Complies as proposed. The applicant’s landscaping plans Sheet L1.0 indicate compliance with this
standard. The applicant has not proposed the use of pervious paving materials in order to reduce the amount of
landscaping required.

b. Pursuant to Chapter 17.49, landscaping requirements within the Natural Resource Overlay District, other than
landscaping required for parking lots, may be met by preserving, restoring and permanently protecting native
vegetation and habitat on development sites.

Finding: Not applicable. The applicant has applied for verification that the site is not regulated by the Natural
Resources Overlay District. See section 17.49 for findings.

¢. The landscaping plan shall be prepared by a registered landscape architect and include a mix of vertical (trees
and shrubs) and horizontal elements (grass, groundcover, etc.) that within three years will cover one hundred
percent of the Landscape area. No mulch, bark chips, or similar materials shall be allowed at the time of
landscape installation except under the canopy of shrubs and within two feet of the base of trees. The
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community development department shall maintain a list of trees, shrubs and vegetation acceptable for
landscaping.

Finding: Complies with Conditions. The landscaping plan was prepared by Steven Koch, FASLA, PLA of Koch
Landscape Architecture and includes a mix of vertical (trees and shrubs) and horizontal elements. The plan
includes 11 species of deciduous and coniferous trees, 9 species of deciduous shrubs, 9 species of evergreen
shrubs, and 6 species of perennials and ground covers. The plan includes the preservation of existing trees where
possible. Additionally the existing landscaping around the Hackett House will be maintained. Prior to issuance of
a building permit the applicant shall provide a revised landscaping plan indicating that within three years the
landscaping will cover one hundred percent of the Landscape area and that no mulch, bark chips, or similar
materials shall be allowed at the time of landscape installation except under the canopy of shrubs and within
two feet of the base of trees.

It is reasonable, practicable and likely that the applicant can meet this standard through a Condition of
Approval.

d. For properties within the Downtown Design District, or for major remodeling in all zones subject to this
chapter, landscaping shall be required to the extent practicable up to the ten percent requirement.
Finding: Not applicable. The site is not within the Downtown Design District.

e. Landscaping shall be visible from public thoroughfares to the extent practicable.
Finding: Complies as proposed. Proposed landscaping is visible to public thoroughfares to the extent practicable.

f. Interior parking lot landscaping shall not be counted toward the fifteen percent minimum, unless otherwise
permitted by the dimensional standards of the underlying zone district.

Finding: Complies with Conditions. OCMC 17.34.060.1 allows the required landscaping of 10% of the site area to
include parking lot landscaping. See “Planting Plan”, L1.0 showing required landscaping. The applicant shall
provide a calculation of the amount of landscaping on the site prior to issuance of a building permit.

It is reasonable, practicable and likely that the applicant can meet this standard through a Condition of
Approval.

2. Vehicular Access and Connectivity.

a. Parking areas shall be located behind buildings, below buildings, or on one or both sides of buildings.

Finding: Complies as proposed. Parking areas are located behind existing buildings on Washington Street, on the
north side of the hotel, and west side of the Hackett House.

b. Ingress and egress locations on thoroughfares shall be located in the interest of public safety. Access for
emergency services (fire and police) shall be provided.

Finding: Complies as proposed. Additional findings of compliance for driveway locations and spacing are
provided under OCMC 12.04. The applicant proposed three vehicular access locations. An ingress and egress
point on 17th St. approximately 30 feet east of the western property line, as well as an ingress only point
approximately 75 feet east of the western property line is planned. Also an ingress and egress point is planned
approximately 230 feet north of the 17th/Washington Street intersection. A fire lane through the hotel
development site, connecting the entrance on Washington Street to the entrances on 17th Street is a part of the
plan.

The submitted Traffic Impact Analysis from Lancaster Engineering includes intersection studies at three site

access locations; the existing signalized intersection of Washington Street and 17 Street, the proposed site
access at intersection at Washington Street, and the existing driveway at the train station.
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John Replinger of Replinger and Associates, the City’s transportation engineer, finds the access locations to be
appropriate and that sight distance requirements can be met.

c. Alleys or vehicular access easements shall be provided in the following Districts: R-2, MUC-1, MUC-2, MUD and
NC zones unless other permanent provisions for access to off-street parking and loading facilities are approved
by the decision-maker. The corners of alley intersections shall have a radius of not less than ten feet.

Finding: Complies with condition. The site is physically constrained by adjacent railroad tracks, right-of-way, and
an adjacent train station. The applicant proposes a private driveway system on site to provide vehicular
connections from Washington Street past the side of the hotel site, through the future phase 2 development site
and ending at a connection to the adjacent train station. The drive aisle from this connection point in the train
station to the right-of-way on Washington is constructed in a design similar to a streetscape. This connection will
actin lieu of an alley, as it provides access through the site for the public. The City will require a public cross-
access easement between the parcels to ensure pedestrian and vehicle access is maintained. The easement shall
provide mutual access between all of the properties onsite as well as with the adjacent train station. See findings
under (g) and (i) below. It is reasonable, practicable and likely that the applicant can meet this standard
through a Condition of Approval.

d. Sites abutting an alley shall be required to gain vehicular access from the alley unless deemed impracticable by
the community development director.

Finding: Complies as proposed. The site does not abut an alley, however, as described within this report, a
private access drive will meet the intent of this standard by providing access from the right-of-way through the
site to the adjacent train station property.

e. Where no alley access is available, the development shall be configured to allow only one driveway per
frontage. On corner lots, the driveway(s) shall be located off of the side street (unless the side street is an
arterial) and away from the street intersection. Shared driveways shall be required as needed to accomplish the
requirements of this section. The location and design of pedestrian access from the sidewalk shall be emphasized
so as to be clearly visible and distinguishable from the vehicular access to the site. Special landscaping, paving,
lighting, and architectural treatments may be required to accomplish this requirement.

Finding: Complies as proposed. The hotel site includes two parcels with one access point each. The site is not a
corner lot due to the existing commercial development at the corner which is not part of this application. Parcel
1, which includes the Hackett House, is proposed to have ingress only access from 17th Street. Parcel 2, which
will include the hotel site, is proposed to use a new ingress and egress access to both 17th St. and Washington
St. The two accesses as proposed will not have an impact on traffic safety since 17" Street is a short, dead-end
street and the ingress only access for the Hackett House will allow a separate access for users of the Hackett
House parking lot.

f. Driveways that are at least twenty-four feet wide shall align with existing or planned streets on adjacent sites.
Finding: Complies as Proposed. The proposed driveway width on Washington Street is 32’ wide. There are no
existing or planned streets on adjacent sites that require alignment of driveways on the subject property. The
existing End of the Oregon Trail entrance is already aligned with the entrance to the train depot. No additional
streets are planned on the End of the Oregon Trail site. The following aerial photo indicates the approximate
location of the proposed driveway.
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g. Development shall be required to provide existing or future connections to adjacent sites through the use of
vehicular and pedestrian access easements where applicable. Such easements shall be required in addition to
applicable street dedications as required in Chapter 12.04.

Finding: Complies with conditions. A vehicular and pedestrian connection between the hotel site and the future
Phase 2 site is planned. The City will require a public cross-access easement between the parcels to ensure
pedestrian and vehicle access is maintained. The easement shall provide mutual access between all of the
properties onsite as well as with the adjacent train station. It is reasonable, practicable and likely that the
applicant can meet this standard through a Condition of Approval.

h. Vehicle and pedestrian access easements may serve in lieu of streets when approved by the decision maker
only where dedication of a street is deemed impracticable by the city.

Finding: Complies as Conditioned. The site is physically constrained by adjacent railroad tracks, right-of-way,
and an adjacent train station. The applicant proposes a private driveway system on site to provide vehicular
connections from Washington Street through the hotel site and parking lot to the future phase 2 development
site and ending at a connection to the adjacent train station. No additional street connections are required due
to the adjoining railroad right-of-way paralleling Washington Street. The drive aisle from the connection point at
the train station to the right-of-way on Washington is constructed in a design similar to a public streetscape.
This connection will act in-lieu-of an alley, as it provides access through the site for the public. The City will
require a public cross-access easement between the parcels to ensure pedestrian and vehicle access is
maintained. The City will require a cross-access easement between the parcels to ensure pedestrian and vehicle
access is maintained. The easement shall provide mutual access between all of the properties onsite as well as
with the adjacent train station. It is reasonable, practicable and likely that the applicant can meet this standard
through a Condition of Approval.

i. Vehicular and pedestrian easements shall allow for public access and shall comply with all applicable

pedestrian access requirements.
Finding: See findings under (c), (g) and (h) above.
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j- In the case of dead-end stub streets that will connect to streets on adjacent sites in the future, notification that
the street is planned for future extension shall be posted on the stub street until the street is extended and shall
inform the public that the dead-end street may be extended in the future.

Finding: Complies as proposed. No new street extensions are proposed. 17th Street, which is an existing street,
cannot be extended due to railroad right-of-way requirements. However, the connection through the site acts as
a street connection to the adjacent train station.

k. Parcels larger than three acres shall provide streets as required in Chapter 12.04. The streets shall connect with
existing or planned streets adjacent to the site.
Finding: See findings for compliance with Chapter 12.04 in this report.

I. Parking garage entries shall not dominate the streetscape. They shall be designed and situated to be ancillary
to the use and architecture of the ground floor. This standard applies to both public garages and any individual
private garages, whether they front on a street or private interior access road.

Finding: Not applicable. No parking garages are proposed with this detailed development plan. The design of
phase 2 will be reviewed for compliance with this standard upon submittal of a detailed development
application.

m. Buildings containing above-grade structured parking shall screen such parking areas with landscaping or
landscaped berms, or incorporate contextual architectural elements that complement adjacent buildings or
buildings in the area. Upper level parking garages shall use articulation or fenestration treatments that break up
the massing of the garage and/or add visual interest.

Finding: Not applicable. No structured parking is proposed with this detailed development plan. The design of
phase 2 will be reviewed for compliance with this standard upon submittal of a detailed development
application.

3. Building structures shall be complimentary to the surrounding area. All exterior surfaces shall present a
finished appearance. All sides of the building shall include materials and design characteristics consistent with
those on the front. Use of inferior or lesser quality materials for side or rear facades or decking shall be
prohibited.

a. Alterations, additions and new construction located within the McLoughlin Conservation District, Canemah
National Register District, and the Downtown Design District and when abutting a designated Historic Landmark
shall utilize materials and a design that incorporates the architecture of the subject building as well as the
surrounding district or abutting Historic Landmark. Historic materials such as doors, windows and siding shall be
retained or replaced with in kind materials unless the community development director determines that the
materials cannot be retained and the new design and materials are compatible with the subject building, and
District or Landmark. The community development director may utilize the Historic Review Board's Guidelines for
New Constriction (2006) to develop findings to show compliance with this section.

b. In historic areas and where development could have a significant visual impact, the review authority may
request the advisory opinions of appropriate experts designated by the community development director from
the design fields of architecture, landscaping and urban planning. The applicant shall pay the costs associated
with obtaining such independent professional advice; provided, however, that the review authority shall seek to
minimize those costs to the extent practicable.

Finding: Complies with conditions. As demonstrated within this report, the application will comply with the
applicable design standards with conditions of approval.

Exterior elevations proposed utilize materials and design characteristics consistent with those proposed on the
front of the building, which faces Washington Street. These include a range of high quality, durable materials,
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including stone veneer base, wood or composite siding with concealed fasteners, etc., including a troweled finish
in a clean modern application for the Hotel, existing traditional materials and finishes for the historic Hackett
House (with little or no change), and appropriate high quality, durable materials for the Mixed Use residential-
over-commercial building. The submitted elevations for the hotel include the following materials:

Fagade

Exterior Material East (Front) South (Side) | North (Side) | West (Back)
Washington Street | 17t Street

Natural Stone Veneer
Wood Texture Fiber Cement Panel System
Metal Louvers Integrated with Window System

AN

Insulated Glazing with Painted Aluminum Mullion
Synthetic Plaster

Painted Metal

Metal Flashing and Smooth Finish Synthetic Plaster
Natural Stone Veneer Site Wall

ANENENENENENENEN
ANESENEVENENENEN
ANENENENENENENEN

SNENENENAN

The site is not located within a historic district. No changes to the Hackett House, a two-story Queen Anne style
house, used as an office building onsite are proposed. The Hackett House is located on the project site, south of
the proposed hotel.

The End of the Oregon Trail Interpretive Center is located east of the project site directly across Washington
Street from the project site, although the End of the Oregon Trail Interpretive Center is not a historically
designated site.

It is reasonable, practicable and likely that the applicant can meet this standard through a Condition of
Approval.

4. Grading shall be in accordance with the requirements of Chapter 15.48 and the public works stormwater and
grading design standards.

Finding: See findings under section 15.48 of this report.

5. Development subject to the requirements of the Geologic Hazard overlay district shall comply with the
requirements of that district.
Finding: See finding under Chapter 17.44.035.

6. Drainage shall be provided in accordance with city's drainage master plan, Chapter 13.12, and the public
works stormwater and grading design standards.
Finding: See findings under section 13.12 of this report.

7. Parking, including carpool, vanpool and bicycle parking, shall comply with city off-street parking
standards, Chapter 17.52.
Finding: See findings for compliance with Chapter 17.52 in this report.

8. Sidewalks and curbs shall be provided in accordance with the city's transportation master plan and street
design standards. Upon application, the community development director may waive this requirement in whole
or in part in those locations where there is no probable need, or comparable alternative location provisions for
pedestrians are made.
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Finding: Complies with Condition. Sidewalk and curbs will be provided in accordance the City’s transportation
master plan and street design standards, except were specific design modifications, variances or deviations from
the standards are requested and approved by the City.

The applicant did not provide a clear schedule for the timing of transportation improvements. Based on the
submitted civil engineering plans for the detailed development plan it appears that the improvements to the
abutting site frontage will be made along the entire frontage of the project area for both phases of the General
Development Plan in phase 1, while deferring installation of the left turn lane on Washington Street until
construction of Phase Il, according to the applicant’s submitted Traffic Impact Study. The applicant has also
indicated that the street improvements will be concurrent with each phase.

Prior to issuance of a building permit, the applicant shall provide a phasing plan clarifying the timing of the
proposed transportation improvements and a table linking the required transportation improvements to vehicle
trip thresholds for each development phase.

It is reasonable, practicable and likely that this standard can be met through the conditions of approval.

9. A well-marked, continuous and protected on-site pedestrian circulation system meeting the following
standards shall be provided:

a. Pathways between all building entrances and the street are required. Pathways between the street and
buildings fronting on the street shall be direct. Exceptions may be allowed by the director where steep slopes or
protected natural resources prevent a direct connection or where an indirect route would enhance the design
and/or use of a common open space.
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Finding: Complies as proposed. The application includes a system of interconnecting sidewalks and pathways
that provide for continuous and protected on-site pedestrian circulation. This is illustrated in the pedestrian
circulation plan sheet 2.3. Pathways between all building entrances are indicated on the site plans, with direct
access to both 17th and Washington Street. The applicant will complete pedestrian improvements for Phase |l
when the Phase Il buildings are proposed for detailed development plan review.

b. The pedestrian circulation system shall connect all main entrances on the site. For buildings fronting on the
street, the sidewalk may be used to meet this standard. Pedestrian connections to other areas of the site, such as
parking areas, recreational areas, common outdoor areas, and any pedestrian amenities shall be required.
Finding: Complies as proposed. The on-site pedestrian circulation system connects all main entrances on the site.
Additional pedestrian connections are provided to parking areas.

c. Elevated external stairways or walkways, that provide pedestrian access to multiple dwelling units located
above

the ground flo