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Monday, August 11, 2014 7:00 PM Commission Chambers

1. Call to Order
2. Public Comment on Non-Agenda Items

3. Public Hearing
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Planning Commission Meeting Agenda August 11, 2014

3a PC 14-091 Proposed 31-Bed Assisted Living / Memory Care facility located at 950
South End Road (Planning Files: CU 14-01: Conditional Use, SP 14-09:
Site Plan and Design Review, VR 14-01: Variance and LL 14-05:
Property Line Adjustment).

Sponsors: Community Development Director Tony Konkol
Attachments: = Commission Report

Staff Report and Recommendation
Exhibit 13 - City Attorney Memo
Combined Application 950 South End Road.pdf

Site Plan & Design Review Plan Set
Updated Traffic Analysis Letter 6-26-14
SENA Meeting Notes May 15 2014.pdf
SENA draft MINUTES for 5-15-14.pdf
SENA Steering Committee Letter.pdf
Deed for TL 3202.pdf

Revised Tree Protection Code Responses 17.41 May 28.pdf

Revised Stormwater Code Responses 13.12 May 28.pdf
3c. Storm Detention Tank Plan 8.4.2014.pdf

3d. Old Deed for TL 3202.pdf

5. CU14-01 Replinger TAL Comments.pdf

6. Replinger Revised Comments 7.30.2014.pdf

7. CFD1 Comments

8. Signed Land Use Applications
9. Survey of 3202 PS25548.pdf
10. All Public Notices

11a. Dave Roshak Public Comment
11b. Judith Klein Public Comment
11c. Senthirajah July 14.pdf

11d. Public Comment Naga Senthirajah Staff Correspondence Email

July 1 2014.pdf
CRW no conflicts

4. Communications
5. Future Agenda Items
6. Adjournment
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http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=2638
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=909de876-7873-4ba3-9f65-fad7dcf047d9.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=77e07497-f271-4e66-b2c0-19b2a731eef6.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=e8a0b298-da93-4c3b-bc8e-9a420add9e28.PDF
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=59676a55-4a19-4939-b332-d71e92682b30.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=fab96479-02cc-4c2a-ba55-64b472d2c7bd.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=cc56b8e7-57a2-4169-82c4-a88309d0d2aa.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=fa8654a9-c588-4ff5-a488-c4258901d858.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=e40aa841-6feb-4e05-8577-96389df4e838.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=991bb317-80ba-4f0c-a3d9-960c33cf8b5d.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=7910ca3d-3b8e-41ac-ae0e-30998a2d6c51.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=509ca971-e1fe-430b-90b5-3ad7752d3b63.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=4f5a31b6-736a-40d7-8431-48cef8ed0fc6.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=d56282a0-b749-41af-8519-f29c7c7c9565.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=b5832c12-694f-49f0-a430-25092c599cdb.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9fb606d0-ee61-4fe4-be20-eefa719d2eee.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a80d799a-3a5a-4a18-bcee-5b195c63bfeb.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=46607b54-8eaf-4cac-a38e-831e4a79c370.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a4933828-3222-4586-b4b7-f8971f926642.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=5f044d67-c8d3-465a-bb50-b129d0fa3cdc.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=3bbcddc3-7ce9-4d69-bdb0-3d7d29f12525.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=6f0d6c71-9549-4d38-ab57-e9be7e4f32ec.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=3c6a7a9a-856e-4e6d-802e-0eb297da8b24.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=73427715-d599-4cdd-9f67-53a7f2db8273.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=f7edc5bc-bbb2-4a31-8b08-1a5d5202f88d.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=7eebd332-f31e-4070-a749-4efe64ab8357.pdf

Planning Commission Meeting Agenda August 11, 2014

Public Comments: The following guidelines are given for citizens presenting information or raising
issues relevant to the City but not listed on the agenda.

*  Complete a Comment Card prior to the meeting and submit it to the staff member.

. When the Chair calls your name, proceed to the speaker table and state your name and city of
residence into the microphone.

»  Each speaker is given 3 minutes to speak. To assist in tracking your speaking time, refer to the
timer at the dais.

*  As ageneral practice, Oregon City Officers do not engage in discussion with those making
comments.

Agenda Posted at City Hall, Pioneer Community Center, Library, and City Web
site(oregon-city.legistar.com).

Video Streaming & Broadcasts: The meeting is streamed live on Oregon City’s Web site at
www.orcity.org and is available on demand following the meeting.

ADA: City Hall is wheelchair accessible with entry ramps and handicapped parking located on the east
side of the building. Hearing devices may be requested from the City staff member prior to the meeting.
Disabled individuals requiring other assistance must make their request known 48 hours preceding the
meeting by contacting the City Recorder’s Office at 503-657-0891.
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503-657-0891

L AT e
i I Staff Report

G{RS%?"‘?’H File Number: PC 14-091
Agenda Date: 8/11/2014 Status: Agenda Ready
To: Planning Commission Agenda #: 3a
From: Community Development Director Tony Konkol File Type: Planning Item
SUBJECT:

Proposed 31-Bed Assisted Living / Memory Care facility located at 950 South End Road (Planning
Files: CU 14-01: Conditional Use, SP 14-09: Site Plan and Design Review, VR 14-01: Variance and LL
14-05: Property Line Adjustment).

RECOMMENDED ACTION (Motion):
Approval with Conditions.

BACKGROUND:
This item was continued with the record open from the July 14, 2014 Public Hearing.

This application was deemed complete on June 10, 2014 at the request of the applicant. The
120-day decision deadline for the application is October 8, 2014.

The applicants have proposed a Conditional Use and Site Plan and Design Review application
for 31-Bed Assisted Living Facility on a .91 acre (39,343 sf) site comprised of two tax lots
(3-1E-01AD-03100 and 3-1E-01AD-03202) at the intersection of Amanda Court and South
End Road in the R-10 Single Family Residential Zone. The application includes a Variance
request from the Institutional and Commercial Building standards of OCMC 17.62.055 to be
able to place a vehicle drive aisle within the front setback area abutting South End Road within
the required pedestrian amenity area. A lot line adjustment between the two tax lots has also
been proposed.

Staff has prepare recommended findings and conditions of approval.

The City Attorney has also provided a memorandum regarding the Fair Housing Act and
application of the review criteria.
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o RE G o N Community Development - Planning

C I I Y 221 Molalla Ave. Suite 200 | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

CONDITIONAL USE, SITE PLAN AND DESIGN REVIEW, and LOT CONSOLIDATION

FILE NO.:

HEARING DATE:

LOCATION:

OWNERS:

APPLICANT:

REPRESENTATIVES:

REQUEST:

LOCATION:

NEIGHBORHOOD

STAFF REPORT AND RECOMMENDED CONDITIONS OF APPROVAL

Date of Staff Report: August 6, 2014

CU 14-01: Conditional Use

SP 14-09: Site Plan and Design Review
VR 14-01: Variance

LL 14-05: Lot Consolidation

First Planning Commission Public Hearing: July 14, 2014
Second Planning Commission Public Hearing: August 11, 2014

Oregon City City Hall — Chambers, 625 Center Street, Oregon City, Oregon 97045

Petronella & Daniel Donovan (3-1E-01AD-03100)
Shan & Naga Senthirajah (3-1E-01AD-03202)

Chad Vallely, Empire Building LLC, 4040 SE International Way E205, Milwaukie,
Oregon 97222

EPR Design, LLC., 825 NE 20th Ave. Suite 202, Portland, Oregon 97232
Richard Georgescu, RSG Engineering, 16802 NE 152nd Ave., Brush Prairie, WA 98606

Site Plan and Design Review, Conditional Use, Variance and Lot Line Abandonment
application for Construction of a 31-Bed Assisted Living Facility at the NW corner of
Amanda Court and South End Road

950 South End Road, Oregon City, OR 97045
Clackamas County Map 3-1E-01AD, Tax Lots 3100 and 3202

ASSOCIATION: South End Neighborhood Association
REVIEWER: Tony Konkol, Community Development Director (503) 496-1562
Pete Walter, AICP, Associate Planner (503) 496-1568
Todd Martinez and Gordon Monro, Development Services Engineers
PROCESS: 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. Applications
evaluated through this process include conditional use permits. The process for these land use decisions is
controlled by ORS 197.763. Notice of the application and the planning commission hearing is published and
mailed to the applicant, recognized neighborhood association and property owners within three hundred feet of
the subject property. Notice must be issued at least twenty days pre-hearing, and the staff report must be

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045

Ph (503) 722-3789 www.orcity.org



available at least seven days pre-hearing. At the evidentiary hearing held before the planning commission, all
issues are addressed. The decision of the planning commission is appealable to the city commission within
fourteen days of the issuance of the final decision. The city commission hearing on appeal is on the record and
no new evidence shall be allowed. Only those persons or a city-recognized neighborhood association who have
participated either orally or in writing have standing to appeal the decision of the planning commission.
Grounds for appeal are limited to those issues raised either orally or in writing before the close of the public
record. A city-recognized neighborhood association requesting an appeal fee waiver pursuant to OCMC
17.50.290.C must officially approve the request through a vote of its general membership or board at a duly
announced meeting prior to the filing of an appeal. The city commission decision on appeal from the planning
commission is the city's final decision and is appealable to the Land Use Board of Appeals (LUBA) within twenty-
one days of when it becomes final.

I. BACKGROUND:
(The following is from the applicant’s project description)

This project is a proposal of a new 31 bed memory care facility. The existing house will be completely
demolished to make space for a 2 (two) story, 15,060 square foot building that will provide accessible sleeping
and living units for the residents who will receive 24-hour care and supervision for memory care related health
issues and disabilities due to advanced age conditions such as Alzheimer's and dementia. The facility will cater
towards primarily elderly individuals, but will provide care and housing to all individuals with memory care
health needs. The facility will be licensed and monitored by the State of Oregon and The Department of Human
Services. The proposed structure will front South End Road and have its main entrance facing South End Rd
(east). The majority of the building will be 1 (one) level while the second level will be located towards the front
(east) portion of the building. 215 square feet of the upper level will be finished while 1,765 square feet will be
unfinished. No living units are proposed on the 2nd floor. The second floor will be utilized by staff in the future
for offices and storage. The individual resident units will provide a sleeping unit, closet, and private half bath.
There will be 4 (four) common shower rooms, common dining room and activity spaces, a common kitchen, a
lobby, interior — open air courtyard, and other shared spaces for the residents. There will also be staff only
spaces such as utility rooms, offices, etc. The proposed development will require a Conditional Use and Site Plan
Review, a Lot Line Adjustment, and a Major Variance for the location of the driveway to be located between the
building facade and South End Rd.

Land Use Processes Required: Conditional Use
Major Variance for Location of the Driveway
Site Plan and Design Review
Lot Line Adjustment

Site Density Proposed: 31 resident beds

Total Site Area: 0.91 Acre / 39,343 square feet after a 2' dedication along South End Rd. and a 2.5’ dedication
along Amanda Ct. (Both lots will be combined for this total).

Allowable Lot Coverage: 40% or 15,737 square feet

Page 2



Proposed Lot Coverage: 39% or 15,323 square feet

Building Setbacks Required: Front Yard: 5’ Max., Proposed: 10’ to 32'-0" (approx.)

(Per Base Zone Standards) Front Porch: 15' Min., Proposed: 10'-0" (approx.)
Sides: 10" Min., Proposed: 10' to 24'-8" (approx.)
Rear Yard: 20' Min., Proposed: 62'-1" (approx.)

Allowable Max. Building Height: 2 Story and 35' Maximum, Proposed: 2 Story, 29"
Total Landscaped Area: 40% or 15,909 square feet
Total Paved Area: 21% or 8,111 square feet (pervious)

(including covered areas)

Required Vehicle Parking: Minimum 1 per 7 beds, Maximum 1 per 5 beds
(Table 17.25.020)
Proposed Vehicle Parking: 6 total on site, with 1 handicap van accessible space

(standard stall dimensions)

Required Bike Parking: 1 per 30 vehicle parking spaces
Proposed Bike Parking: 1-2

Existing Conditions
See Existing Conditions sheet in site plans and photos (Exhibit 2)

The site is currently vacant, the existing house on the property was recently demolished. The site is flat, with
several large trees, some of which were recently cleared. Grass and brush currently cover the remainder of the
parcel. The strip of land abutting the main parcel (tax lot 3202) is a separate tract of land created by a
monument survey in 1960 (Exhibit 9). This tract was historically conveyed separately from the main parcel (tax
lot 3101), which has a private access easement across the strip to Amanda Court (Exhibit 3d).

Amanda Court abutting the subject properties is improved with curb, gutter and road pavement, but no
sidewalks or planter strip. Similarly, South End Road abutting the subject properties is improved with curb,

gutter and road pavement (with a bike lane), but no sidewalks or planter strip.

Surrounding Zoning and Land Use

Direction Zoning Land Use

North R-10 Single Family Detached Residential

East R-10 South End Rd ROW / Church

South R-10 Amanda Ct ROW / Single Family Detached Residential
West R-10 Single Family Detached Residential

Site Plans
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The applicant submitted various preliminary site plans, including utilities, building, architectural, landscaping and
civil engineering plans, with the application. Please see (Exhibit 2).

1. DECISION-MAKING CRITERIA:
The following Oregon City Municipal Code (OCMC) chapters apply to this project. The City Code Book is available
on-line at www.orcity.org.
12.04 - Streets, Sidewalks, and Public Places;
12.08 — Public and Street Trees;
13.12 - Stormwater Management;
15.48 - Grading, Filling and Excavating;
16.20 - Property Line Adjustments and Abandonment Process and Standards;
17.08 — “R-10” Single Family Dwelling District;
17.41 - Tree Protection Standards;
17.50 — Administration and Procedures;
17.52 — Off Street Parking and Loading;
17.54 - Supplemental Zoning Regulations and Exceptions;
17.56 — Conditional Uses;
17.60 — Variances (Major)
17.62 - Site Plan and Design Review;

Chapter 17.56 Conditional Uses

17.56.010.A.1. The use is listed as a conditional use in the underlying district;

Finding: Complies as Proposed. In the R-10 zone, under Oregon City Municipal Code (OCMC) Section 17.08.03.)
Assisted living facilities; nursing homes and group homes for over fifteen patients are listed as “Conditional
Uses”.

17.56.010.A.2 The characteristics of the site are suitable for the proposed use considering size, shape, location,
topography, existence of improvements and natural features;

Finding: Complies with Conditions. According to the applicant, “The site serves as an excellent location for the
proposed development. The site is large enough to accommodate a residential care facility of this size while
providing plenty of outdoor space, landscaping, and parking for the use. Its flat topography makes it perfect for
a handicap accessible building and its location on the corner of Amanda Ct. and South End Rd. lends itself to
easy pedestrian and vehicle access. This type of facility operates best as a (1) level facility where the residents
receiving care are on the ground level. It makes for easy ingress and egress and provides easy access to the
onsite landscape and outdoor recreation areas by the residents who will primarily require wheelchair
maneuverability. The residential feel of the area creates a home-like environment for residents by allowing them
to reside in a quiet, residential area rather than in a commercialized zone. At the same time, the property is
located on a major street and even though it is located in a low density residential area, the main access road
(South End Rd.) provides easy access to the site without having traffic travel through neighborhood side streets
or local access. This will minimize any traffic impacts the use may have on the site and surrounding homes in the
neighborhood. The site is well served by public utilities which can satisfy the needs of the size of the proposed
development. The facilities architecture, placement of parking, landscaping, pedestrian improvements, etc. will
be a great improvement to a growing area and maintain continuity with recent developments such as that of
nearby churches, fire station, homes, and the multi-family development on the corner of South End Rd. and
Warner Parrott Rd; becoming part of the fabric of the surrounding neighborhood and creating dwellings for the
elderly and handicapped within a residential setting in Oregon City. The proposed development will bring
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several improvements to the site, street, and neighborhood. It will provide a much needed housing type for the
elderly and disabled and create several new jobs.” Staff concurs with the applicant’s response and provides the
following additional information:

e Size: The applicant’s proposal includes the construction of an assisted living facility for 31 people, plus
additional office and storage space on the second floor of the proposed building. The Oregon City
Municipal Code and Comprehensive Plan do not provide a limitation or specific criteria to determine the
number of people who may live in a group home, the size limitations for assisted living facilities or the
size of offices associated with conditional uses. The following information is provided for discussion
purposes to provide context for density considerations under this criterion:

e Number of Residents Proposed: The Planning Commission must determine the extent to which this
proposal includes consideration of the overall density of the use or whether the site is physically large
enough to accommodate the proposed structures. The applicant has proposed an average density of
34.1 people per acre. According to the 2010 Census, the average household size in Oregon City is
between 2.61 and 5.5 people per acre. Further, the Census Block group that contains the subject site has
an average of 1.18 people per acre (Census block group population = 2264 / Census block group =
1910.29 acres per Oregon City GIS).

For illustrative purposes, applying these numbers to the site area results in the following densities:

Description Average Density (People) per Number of Residents on Site?
Acre
Applicant’s proposal of 31 34.1 31
residents on a 0.91 acre site
2010 Census - average Oregon 5.5 5
City household size per acre
2010 Census Block for the 1.18 1
subject site - average household
size per acre

See also the City Attorney’s memorandum to the Planning Commission attached as Exhibit 13 as further context
for this discussion.

Another way to look at this is to consider the average household size coupled with the number of single-family
residential units that could be built on the subject property. The average sized household in this Census block
group contains 2.6 people (to distinguish from the table above, this is per household with no acreage calculation
included). If the site were developed as a residential subdivision within the current “R-10” zoning designation, it
is estimated that the site would accommodate approximately 3 detached single-family dwelling with an average
lot size of 10,000 square feet or greater.? Based on the average number of people in each household for this
Census block, this would result in an average of 8 people residing on the site. As a comparison, if the proposal

1 For purposes of this table, all fractions of a person are rounded to the next nearest whole number.2 0.91 acres = 39,
639.6 square feet. The City’s Code allows averaging of the square footage of subdivisions, and would allow
approximately four detached homes on this site.

20.91 acres = 39, 639.6 square feet. The City’s Code allows averaging of the square footage of subdivisions, and would
allow approximately four detached homes on this site.
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for 31 residents included housing in three detached single-family dwellings as allowed under the zone, each
home would have an average of 10.3 people.

The foregoing examples provide various methods to analyze the density requested by the applicant. It is
important to note that the R-10 zone does not include any explicit limitations on overall density. Because there
are no Comprehensive Plan Policies or limitations for the number of people per acre in the Oregon City
Municipal Code and the factors identified below, the City staff believes that the site is suitable for the proposed
use because the housing is centered on a single structure that is in scale to the 0.91-acre site.

e The Size and Type of Offices Associated with Conditional Uses: The code provides little guidance on the
types and sizes of offices and storage area for assisted living facilities and associated with a Conditional
Use. The proposed second-story of the assisted living facility building, where 215 square feet of the
upper level will be finished while 1,765 will be unfinished storage space will serve to support the
assisted living residents on site and are small in scale appear appropriate.

e Shape: The applicant proposed to construct a single building. The scale of the proposed structure
complies with the dimensional standards of the zoning designation (setbacks, height, etc) and is thus of
a residential scale. The proposed development is buffered from adjacent neighbors by placing the
building within the middle of the site, surrounding the site by a 6 foot tall wood fence and installing a
landscaping buffer. The 6 foot tall fence will not cross the emergency access.

e Location: The subject site is located adjacent to South End Road, a minor arterial in the Transportation
System Plan. The site can be easily accessed from the arterial and does not require any access through
existing neighborhoods. All vehicular traffic (with the exception of emergency vehicles) through the site
will enter and exit the property via South End Road. In addition, the site is located directly on South End
Road which is a transit street. The use of the transit system may be supported by the visitors and staff of
the proposed use. Significantly, the residents, due to their incapacity, do not drive.

e Topography: The subject site is generally flat and does not have any major topographic constraints
which limit the ability to develop the site.

e Existence of Improvements: The site is currently configured with an existing building and associated
parking lot. There are no sidewalks or street trees located along the frontage of the site. The applicant
proposed to efficiently utilize the site by adding additional structures to the site and installing associated
landscaping and public improvements including sidewalks, street trees and an additional bike lane.

e Natural Features: The subject site is not within an environmental overlay district. The applicant has
proposed to increase the amount of vegetation onsite by installing a variety of plantings throughout the
site.

In order to assure that the Conditional Use maintains compatibility with the surrounding neighborhood the
applicant shall create a good neighbor agreement with the South End Neighborhood Association. The document
is intended to identify sustainable and meaningful communication between the site and the neighborhood and
may provide a basis to resolve any problems that may arise. The good neighbor agreement shall contain, at a
minimum, the following items:

a. A primary contact person for both organizations to facilitate timely communications.

b. A yearly meeting with the South End Neighborhood Association and property owners within 300 feet
of the subject property is encouraged to discuss any concerns they may have with the use.

c. An information sheet to be provided to all of applicant’s staff and residents indicating that the
assisted living facility is a Conditional Use within a Residential District. The letter shall also explain that the South
End Neighborhood Association will be monitoring the site to ensure it is compatible with the surrounding
residences as part of the Conditional Use approval.
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d. If the South End Neighborhood Association fails to work with the applicant in good faith, to complete
the agreement within 180 days of a final city decision, the agreement will no longer be required as part of the
Conditional Use Approval. If the Director of Community Development makes a finding of failure to work in good
faith, the Director shall give notice of such finding to the applicant and the Chair of the South End Neighborhood
Association. Either party may request review of such finding before the City Commission and such proceeding
shall be treated as a Type Ill proceeding.

The current plans for the assisted living facility appear to include beds for 31 residents. The residential
use of the assisted living facility shall be limited to no more than thirty-one (31) occupants.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by
complying with conditions of approval 1, 21 and 26.

17.56.010.A.3. Development shall demonstrate compliance with Chapter 12.04, Streets, Sidewalks and Public
Places;
Finding: Complies with conditions. Please see section 12.04 for analysis.

17.56.010.A.4. The proposed use will not alter the character of the surrounding area in a manner which
substantially limits, impairs or precludes the use of surrounding properties for the primary uses listed in the
underlying district;.

Findings: Complies with conditions. The proposed development will not substantially limit, impair or preclude
the use of surrounding properties to continue as single-family dwellings or any other existing use:

e Transportation: As explained in the applicant’s response, the development will complement the
neighborhood because its location on South End Rd provides easy access to the site without creating
disturbance or congestion along side streets and within the neighborhoods. The residents have
disabilities that prevent them from driving (residents will not own cars or utilize vehicles parked at the
site) or leaving the site for anything other than hospital visits. Residents will spend most of their time
within the facility where for care, and will be supervised by trained staff. The applicant’s proposal has
very little impact to overall traffic in the area because the only traffic generated by the use will be from
that of the staff, visitors, support services, and medical services. The proposed development is also
designed to reflect the residential nature of the area.

The applicant submitted a Transportation Analysis Letter prepared by Frank Charbonneau, PE, PTOE of
Charbonneau Engineering LLC, (Exhibit 2) that was reviewed by John Replinger, PE, City transportation
consultant from Replinger and Associates.

The South End Road Memory Care Facility is expected to generate up to 82 daily trips, four AM peak
hour trips, and seven PM peak hour trips. The proposed access from South End will be a one way
entrance only, with vehicles passing through the Porte Cochere at the front of the building and exiting
via Amanda Court approximately 40 feet west of the intersection with South End Road.

The applicant discussed three parking options with City planning staff: 1) on street parking only, 2) a
combination of on-street parking and head-in parking on the corner-side (south side) of the building,
and 3) a combination of on-street parking and a small rear parking lot on the west side of the property.
The code does allow an applicant to utilize only on-street parking where adequate space is provided and
such adequate space is available here. However, staff recommends that the application be approved
subject to option 3, a combination of parking at the rear of the building and on-street parking, because it
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provides the best opportunity for to prevent adverse impacts to neighborhood on-street traffic flow at
the intersection of South End and Amanda Court and provides more parking for employees and visitors.

Mr. Replinger concluded, “I find that the TAL meets city requirements and provides an adequate basis
upon which impacts of the assisted living facility can be assessed. The redevelopment of the site will
result in only minor increases in traffic. The applicant’s engineer recommends no mitigation measures
for the traffic generated by the facility and identified no safety issues. | concur with his conclusions
about the traffic generated by the facility and the safety issues.” (Exhibit 5). Since the applicant revised
the initial site plan to include a rear parking lot based on planning staff recommendation, Mr. Replinger
recommended that the applicant provide further documentation as conditions of approval from the
applicant’s traffic engineer that addresses the proposed driveway location of the rear parking lot in
relation to the intersection with Netzel Street, to provide an on site turnaround that avoids vehicles
backing into the right-of-way, and checking that vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’'s comments to address the site
ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.

e Pedestrian Accessibility — The proposed street and sidewalk improvements will benefit the
neighborhood and pedestrians of this area by creating a more safe and pleasant pedestrian experience
along South End Rd.

e Utilities — The water, sewer and stormwater utilities will remain available for use by the neighboring
properties if the conditions of approval are met.

e Physical Attributes - The site size is also large enough to accommodate a facility of this size while still
providing the adequate buffers, landscaping, and outdoor areas required for the use and for ensuring a
low impart to the surrounding properties. The residential nature of the use will also complement the
primarily residential area. The proposed use will not generate a lot of traffic or noise. The building
utilizes residential type finishes and architecture in order to compliment the neighborhood and create a
home-like setting for the residents. With the majority of the building being only one-story, adjacent
neighbors will be able to have privacy and the structure will not impact light to neighboring properties.
Moreover, the site is a corner property and therefore the nearest adjacent neighbor is to the north and
will not be adversely affected by the design of the assisted living facility. The property is surrounded by
streets on (2) sides and there is a small tract of land to the west that separates the site from the
neighbor to the west; as well as a 62’ rear setback from to accommodate a small parking area and
garden. The landscape buffer and 6’ high cedar fence surrounding the back and sides of the property will
also ensure privacy, security, and a clearly defined boundary for the neighbors and the proposed facility.
The open air interior courtyard will provide outdoor space that is secure and safe for the residents and
provide privacy to the surrounding neighbors during outdoor recreational use.

In order to assure that the Conditional Use maintains compatibility with the surrounding neighborhood the
applicant shall create a good neighbor agreement with the South End Neighborhood Association. The document
is intended to identify sustainable and meaningful communication between the site and the neighborhood and
may provide a basis to resolve any problems that may arise. The good neighbor agreement shall contain, at a
minimum, the following items:

a. A primary contact person for both organizations to facilitate timely communications.
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b. A yearly meeting with the South End Neighborhood Association and property owners within 300 feet
of the subject property is encouraged to discuss any concerns they may have with the use.

c. An information sheet to be provided to all of applicant’s staff and residents indicating that the the
assisted living facility is a Conditional Use within a Residential District. The letter shall also explain that the South
End Neighborhood Association will be monitoring the site to ensure it is compatible with the surrounding
residences as part of the Conditional Use approval.

d. If the South End Neighborhood Association fails to work with the applicant in good faith, to complete
the agreement within 180 days of a final city decision, the agreement will no longer be required as part of the
Conditional Use Approval. If the Director of Community Development makes a finding of failure to work in good
faith, the Director shall give notice of such finding to the applicant and the Chair of the South End Neighborhood
Association. Either party may request review of such finding before the City Commission and such proceeding
shall be treated as a Type lll proceeding.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the attached conditions of approval.

17.56.010.A.5. The proposal satisfies the goals and policies of the city comprehensive plan which apply to the
proposed use.
Finding: The applicable Comprehensive Plan policies are as follows:

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 decisionmaking
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.

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,
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. The applicant attended a meeting of the South End Neighborhood Association
to discuss the project prior to the submission of this application. A summary of the comments from the meeting
are found in Exhibit 2. Notice of the application identifying the approval process and applicable criteria was sent
to the Citizen Involvement Committee and the South End Neighborhood Association, property owners within
300 feet of the site, and posted onsite, online and in the newspaper. The public is provided the opportunity to
review the application and comment in writing and person throughout the Planning Commission hearings for
this Type Il process.
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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.

Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where
adjacent land differs in uses or density, implement Comprehensive Plan and zoning designations that
encourage compatible transitional uses.

Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood
schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area
and the residents of Oregon City.

Goal 2.7 Oregon City Comprehensive Plan Land-Use Map- Maintain the Oregon City Comprehensive Plan
Land-Use Map as the official long-range planning guide for land-use development of the city by type,
density and location.

Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to
meet local, regional, and state requirements for accommodating growth.

Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-
Use Map to determine the zoning classifications that may be applied to parcels:

e Low Density Residential (LR) * Medium Density Residential (MR)
e High Density Residential (HR) e Commercial (C)

* Mixed Use Corridor (MUC) * Mixed Use Employment (MUE)

e Mixed Use Downtown (MUD) e Industrial (1)

e Public and Quasi-Public (QP) e Parks (P)

e Future Urban Holding (FUH)

Finding: Complies with Conditions. The applicant proposed to retain the existing Comprehensive Plan
designation as Low Density Residential, and a Conditional Use under that designation will allow for a 31 bed
memory care facility (nursing home). Language in the above policies suggests that the proposed use may be
denser than contemplated by the comprehensive plan designation. The proposed development does not limit
the ability of other residents within the area to continue to access city services, utilize the transportation system
or continue existing uses within the area. In addition, Section 2 of the Comprehensive Plan generally encourages
promotion of infill and higher density redevelopment to encourage more efficient land use. Further, the
proposed facility will be available to serve the residents of the immediate area and the residents of Oregon City.
The Conditional Use process provides criteria to allow approval of nursing facilities with more than 15 people.
The facility will become a part of the residential fabric within the area and create another level of diverse
housing opportunities for disabled residents. The criteria identified for the Conditional Use do not provide
barriers to construction that cannot be mitigated through compliance with the applicable approval criteria and
conditions of approval.

In order to assure that the Conditional Use maintains compatibility with the surrounding neighborhood the
applicant shall create a good neighbor agreement with the South End Neighborhood Association. The document
is intended to identify sustainable and meaningful communication between the site and the neighborhood and
may provide a basis to resolve any problems that may arise. The good neighbor agreement shall contain, at a
minimum, the following items:

a. A primary contact person for both organizations to facilitate timely communications.

b. A yearly meeting with the South End Neighborhood Association and property owners within 300 feet
of the subject property is encouraged to discuss any concerns they may have with the use.
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c. An information sheet to be provided to all of applicant’s staff and residents indicating that the
assisted living facility is a Conditional Use within a Residential District. The letter shall also explain that the South
End Neighborhood Association will be monitoring the site to ensure it is compatible with the surrounding
residences as part of the Conditional Use approval.

d. If the South End Neighborhood Association fails to work with the applicant in good faith, to complete
the agreement within 180 days of a final city decision, the agreement will no longer be required as part of the
Conditional Use Approval. If the Director of Community Development makes a finding of failure to work in good
faith, the Director shall give notice of such finding to the applicant and the Chair of the South End Neighborhood
Association. Either party may request review of such finding before the City Commission and such proceeding
shall be treated as a Type |ll proceeding.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the recommended conditions of approval.

Goal 6.13 Air Quality- Promote the conservation, protection and improvement of the quality of the air in
Oregon City.

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 with Conditions. The applicant’s proposal has very little impact to overall traffic in
the area. The applicant submitted a Transportation Analysis Letter prepared by Frank Charbonneau, PE,
PTOE of Charbonneau Engineering LLC, (Exhibit 2) that was reviewed by John Replinger, PE, City
transportation consultant from Replinger and Associates.

The South End Road Memory Care Facility is expected to generate up to 82 daily trips, four AM peak
hour trips, and seven PM peak hour trips. The proposed access from South End will be a one way
entrance only, with vehicles passing through the Porte Cochere at the front of the building and exiting
via Amanda Court approximately 40 feet west of the intersection with South End Road.

The applicant discussed three parking options with City planning staff: 1) on street parking only, 2) a
combination of on-street parking and head-in parking on the corner-side (south side) of the building,
and 3) a combination of on-street parking and a small rear parking lot on the west side of the property.
The code does allow an applicant to utilize only on-street parking where adequate space is provided and
such adequate space is available here. However, staff recommends that the application be approved
subject to option 3, a combination of parking at the rear of the building and on-street parking, because it
provides the best opportunity for to prevent adverse impacts to neighborhood on-street traffic flow at
the intersection of South End and Amanda Court and provides more parking for employees and visitors.

Mr. Replinger concluded, “I find that the TAL meets city requirements and provides an adequate basis
upon which impacts of the assisted living facility can be assessed. The redevelopment of the site will
result in only minor increases in traffic. The applicant’s engineer recommends no mitigation measures
for the traffic generated by the facility and identified no safety issues. | concur with his conclusions

3 Staff determined that Sections 3, 4 and 5 of the Comprehensive Plan do not apply to this proposal because Sections 3 and
4 govern agricultural and forest land, respectively, neither of which are present at the site; and Section 5 governs Open

Spaces, Scenic and Historic Areas, and Natural Resources that are similarly not present on the subject site.
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about the traffic generated by the facility and the safety issues.” (Exhibit 5). Since the applicant revised
the initial site plan to include a rear parking lot based on planning staff recommendation, Mr. Replinger
recommended that the applicant provide further documentation as conditions of approval from the
applicant’s traffic engineer that addresses the proposed driveway location of the rear parking lot in
relation to the intersection with Netzel Street, to provide an on site turnaround that avoids vehicles
backing into the right-of-way, and checking that vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’'s comments to address the site
ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.

No parking signs shall be posted on the north side of Amanda Court for a distance of 100 feet from the
intersection with South End Road. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 18.

Goal 6.3 Nightlighting Protect the night skies above Oregon City and facilities that utilize the night

sky, such as the Haggart Astronomical Observatory, while providing for nightlighting at appropriate
levels to ensure safety for residents, businesses, and users of transportation facilities, to reduce light
trespass onto neighboring properties, to conserve energy, and to reduce light pollution via use of night-
friendly lighting.

Policy 6.3.1 - Minimize light pollution and reduce glare from reaching the sky and trespassing onto
adjacent properties.

Policy 6.3.2 -Encourage new developments to provide even and energy-efficient lighting that ensures
safety and discourages vandalism. Encourage existing developments to retrofit when feasible.

Finding: Complies with Condition. The lighting plan includes provisions for shielding of lights to reduce
glare and minimize impacts on nearby properties. The proposed lighting plan will comply with the
Oregon City Municipal Code with the suggested conditions of approval. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with condition of
approval 19.

Goal 6.4 Noise- Prevent excessive noise that may jeopardize the health, welfare, and safety of the
citizens or degrade the quality of life.

Policy 6.4.1- Provide for noise abatement features such as sound-walls, soil berms, vegetation, and
setbacks, to buffer neighborhoods from vehicular noise and industrial uses.

Complies as proposed. Staff does not anticipate that the proposed use will produce excessive noise
beyond what three typical single-family developments would generate if they were developed on the
same property. Excessive noise is typically addressed through the nuisance / code enforcement process
if and when a complaint is lodged. Primary sources of noise from the facility could result from employee
and visitor vehicle traffic - which is predicted to be quite low for the proposed land use, and landscaping
maintenance (mowing, weed trimmers and leaf blowers) - which would typically occur intermittently
during daily business hours throughout the week. As shown on the landscaping plans, the primary
entrance to the building will orient toward South End Road, there will be limited-access doorways (for
emergency access only) on the north and south side of the building, and the site will have a large
setback at the rear (62’).
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In order to assure that the Conditional Use maintains compatibility with the surrounding neighborhood the
applicant shall create a good neighbor agreement with the South End Neighborhood Association. The document
is intended to identify sustainable and meaningful communication between the site and the neighborhood and
may provide a basis to resolve any problems that may arise. The good neighbor agreement shall contain, at a
minimum, the following items:

a. A primary contact person for both organizations to facilitate timely communications.

b. A yearly meeting with the South End Neighborhood Association and property owners within 300 feet
of the subject property is encouraged to discuss any concerns they may have with the use.

c. An information sheet to be provided to all of applicant’s staff and residents indicating that the
assisted living facility is a Conditional Use within a Residential District. The letter shall also explain that the South
End Neighborhood Association will be monitoring the site to ensure it is compatible with the surrounding
residences as part of the Conditional Use approval.

d. If the South End Neighborhood Association fails to work with the applicant in good faith, to complete
the agreement within 180 days of a final city decision, the agreement will no longer be required as part of the
Conditional Use Approval. If the Director of Community Development makes a finding of failure to work in good
faith, the Director shall give notice of such finding to the applicant and the Chair of the South End Neighborhood
Association. Either party may request review of such finding before the City Commission and such proceeding
shall be treated as a Type lll proceeding.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the recommended conditions of approval.

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.

Goal 9.4 Education, Skills And Workforce Training- Ensure that the major employers in Oregon City are
able to find qualified and skilled workers to meet their needs.

Finding: Complies as Proposed. The proposed development would provide construction and long-term
employment opportunities within Oregon City.

Goal 10.1 Diverse Housing Opportunities - 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.

Policy 10.1.4- Aim to reduce the isolation of income groups within communities by encouraging diversity
in housing types within neighborhoods consistent with the Clackamas County Consolidated Plan, while
ensuring that needed affordable housing is provided.

Finding: Complies as Proposed. The proposed development would provide an opportunity for an
assisted living facility to support diverse housing types within Oregon City. Although the City has
designated this site as “R-10,” a zone that does not allow multi-family residential developments (though
the density may be similar, the applicant has not proposed a multi-family development), this restriction
must be weighed against the shortfall of assisted living facilities in the City and the number of housing

4 Staff determined that Sections 7 and 8 of the Comprehensive Plan do not apply to this proposal because Section 7 governs
natural hazards and no natural hazards exist on the site, and Section 8 governs Parks and Recreation that are similarly not

present on the subject site.
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units projected in Oregon City’s Comprehensive Plan. Section 10 of the Plan describes that the City is
projected to fall short of its 2017 target for housing by more than 1,400 units. This proposal would add
housing that would help the City achieve its goals. Further, the proposed assisted living facility sited
within an existing residential neighborhoods provides an important opportunity for residents of Oregon
City to age in place and stay connected to the neighborhood, familiar local activities, community events,
friends and family.

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 11.1.6 - 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. The project provides for full development of existing underdeveloped
property within the Urban Growth Boundary. The proposed development and the design of the facility
on the site results in a more efficient use of the site and existing public facilities and services by
accommodating a more intensive use through the conditional use process.

Policy 11.4.3 - Ensure parking lot designs that mitigate stormwater impacts. Take measures to reduce
waterflow and increase water absorption through the use of bioswales, vegetated landscaped islands
with curb cuts to allow water inflow, and tree planting.

Policy 11.4.5 - Design stormwater facilities to discharge surfacewater at pre-development rates and
enhance stormwater quality in accordance with criteria in City of Oregon City Public Works Stormwater
and Grading Design Standards.

Finding: Complies with Conditions. There are currently no public storm drainage facilities (collection,
ponds, treatment, etc), adjacent to the facility. The applicant has proposed to address storm water
through the use of on-site infiltrators and LID (Low Impact Development) methods. The proposed
driveway design at the entrance to the proposed facility will mitigate storm water impacts by using
pervious pavement, and providing detention in the aggregate beneath the driveway. The storm water
from the building is proposed to be discharged to an on-site storage/infiltration system. The proposed
storm water facilities included in the design of the project will comply with this policy and City
engineering standards. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with conditions of approval 1, 2, 3, 7, 8, and 9.

Goal 11.6 Transportation Infrastructure - Optimize the City’s investment in transportation infrastructure.
Policy 11.6.1 - Make investments to accommodate multi-modal traffic as much as possible to include
bike lanes, bus turnouts and shelters, sidewalks, etc., especially on major and minor arterial roads, and in
regional and employment centers.

Finding: Complies with Conditions. The site is located on South End Road which is designated as a
Minor Arterial in the Oregon City Transportation System Plan (TSP) and Amanda Court which is a local
street. The site is also an existing transit corridor on the TSP, although it is not currently served by Tri-
Met.

Currently there are no sidewalks along the frontage of the property on either street, and there is a bike

lane on the west side of the street. The applicant has proposed to construct 5-foot wide sidewalks on
Amanda Court and 10-foot wide sidewalks with tree wells along South End Road.
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Staff has determined it is possible, likely and reasonable the applicant can meet this standard by
complying with conditions of approval 13 and 14.

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

Goal 12.3 Multi-Modal Travel Options- Develop and maintain a transportation system that provides and
encourages a variety of multi-modal travel options to meet the mobility needs of all Oregon City
residents.

Policy 12.3.2 - Provide an interconnected and accessible pedestrian system that links residential areas
with major pedestrian generators such as employment centers, public facilities, and recreational areas.
Policy 12.3.3 - Provide a well-defined and accessible bicycle network that links residential areas, major
bicycle generators, employment centers, recreational areas, and the arterial and collector roadway
network.

Finding: Complies with Conditions. See also findings in Section 12.04. The site is located at the
intersection of Amanda Court, a local street, and South End Road that is designated as a Minor Arterial
in the Oregon City Transportation System Plan. The Comprehensive Plan states that higher density
housing and non-residential uses should be clustered around collectors and arterials. This project meets
this plan goal because South End Road is an arterial. The applicant proposed to construct sidewalks and
bicycle facilities abutting the site where required. These improvements will assure the proposed land
use contributes to safe, multi-modal travel options and walkability. Staff has determined it is possible,
likely and reasonable the applicant can meet this standard by complying with condition of approval 2
and 3.

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.

Finding: Complies with Conditions. See findings above for Goals 6.1, 11.6, and 12.1 and their
respective policies.

Goal 13.2 Energy Conservation- Plan public and private development to conserve energy.

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 land use concentrates residential density along a
designated arterial transit corridor, which is appropriate for the location. The nature of the land use is
such that it will not greatly increase traffic since the majority of the occupants will not own cars and
cannot drive. Section 13 of the Comprehensive Plan recognizes that zoning regulations often segregate
types of land use — industrial, commercial and residential to separate incompatible uses. The result is
often longer travel distances from work to home and to other destinations. Regulations that instead
promote mixed-use, compact development, residential cluster, increased landscaping for cooling
purposes, water quality, and home-based occupations can promote energy conservation. The
applicant’s proposal would provide a development that conserves energy resources.
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Policy 13.2.5- Construct bikeways and sidewalks, and require connectivity of these facilities to reduce the
use of petroleum-fueled transportation.

Finding: Complies with Conditions. See findings under Goal 12.1 above. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with conditions of
approval 2 and 3.

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 project provides for full development of an existing
underdeveloped property within the Urban Growth Boundary. The proposed development results in a
more efficient use of the site and existing public facilities and services by accommodating a more
intensive use through the Conditional Use process. Further, the proposed development addresses some
of the challenges facing Oregon City, including ensuring an adequate supply of housing for an aging
population.

17.56.010.B. Permits for conditional uses shall stipulate restrictions or conditions which may include, but are not
limited to, a definite time limit to meet such conditions, provisions for a front, side or rear yard greater than the
minimum dimensional standards of the zoning ordinance, suitable landscaping, off-street parking, and any other
reasonable restriction, condition or safeguard that would uphold the spirit and intent of the zoning ordinance,
and mitigate adverse effect upon the neighborhood properties by reason of the use, extension, construction or
alteration allowed as set forth in the findings of the planning commission.

Finding: Complies with Conditions. Staff recommends conditions of approval described in this report. The
applicant has recognized the ability of staff or the Planning Commission to include such conditions and
restrictions. Staff specifically recommends that the applicant provide an additional off-street parking area at the
rear of the building rather than relying solely on off-street parking to meet parking needs, which the applicant
has indicated on the revised site plan DR.1 , but not all plan sheets. The Development Services manager
recommends standard conditions of approval for public facilities, street improvements and engineering. Staff
has determined it is possible, likely and reasonable the applicant can meet this standard by complying with all
of the conditions of approval.

17.56.010.C. Any conditional use shall meet the dimensional standards of the zone in which it is to be located
pursuant to subsection B of this section unless otherwise indicated, as well as the minimum conditions listed
below.

Finding: Complies with Conditions. Please refer to the analyses regarding OCMC Chapters 17.08 and 17.56 in
this report.

5 Staff determined that Section 15 of the Comprehensive Plan does not apply to this proposal because Section 15 governs

the Willamette River Greenway which is not affected by this application.
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17.56.010.D. In the case of a use existing prior to the effective date of the ordinance codified in this title and
classified in this title as a conditional use, any change of use, expansion of lot area or expansion of structure shall
conform with the requirements for conditional use.

Finding: Not Applicable. No prior conditional use exists for the site.

17.56.010.E. The planning commission may specifically permit, upon approval of a conditional use, further
expansion to a specified maximum designated by the planning commission without the need to return for
additional review.

Finding: Not Applicable. The applicant has not requested that the Planning Commission approve a future
expansion to the Conditional Use.

17.56.040.A. Building Openings. The city may limit or prohibit building openings within fifty feet of residential
property in a residential zone if the openings will cause glare, excessive noise or excessive traffic which would
adversely affect adjacent residential property as set forth in the findings of the planning commission.

Finding: Complies as Proposed. The applicant indicates that the openings along the adjacent properties are
standard residential type windows and doors and will not create anymore glare than is typical of the types of
windows that are as used in the surrounding residential homes. The building use proposed - residential care
facility for memory care patients is a quiet and low traffic use. The residents of this facility will be mainly bed
bound or wheelchair bound. The facility is also a secure facility for the safety of the residents where residents
cannot open doors without staff assistance. Most outdoor recreation will occur in the interior courtyard. The
windows of the facility are operable but they will be closed for the majority of the time, except for when open-
air ventilation is desired, and have alert sensors notifying staff when a window is opened. Therefore, excessive
noise or excessive traffic will not be an issue on the surrounding properties. Further, the subject property has
only (1) neighboring site with a structure built on it adjacent and within 50’ of the development to the north. On
the east side the property abuts South End Rd. with a church across the street. On the south side is a narrow and
non-buildable strip of land, which will primarily be used for street and sidewalk improvements on abutting
Amanda Court. There is also a 62’ setback from the rear of the proposed building to the south property line.
Staff concurs with the applicant that this standard will be met.

17.56.040.B Additional Street Right-of-Way. The dedication of additional right-of-way may be required where
the city plan indicates need for increased width and where the street is inadequate for its use; or where the
nature of the proposed development warrants increased street width.

Finding: Complies with Condition. South End Road is designated as a minor arterial in the Transportation
System Plan which requires a 100 foot ROW. The existing ROW is 60-feet wide. The applicant has proposed a
modification from the full dedication and proposed to dedicate 1 additional foot of property abutting South End
Road in order to match the existing improvements along South end road. The City Engineer has determined this
to be satisfactory since the abutting and adjacent properties on the west side of South End Road are fully
developed already. For a full description of the improvements and ROW requirements see chapter 12.04 of this
report.

Amanda Court is designated as a local residential street in the Transportation System Plan which requires a 54-
foot ROW, and the existing ROW is 50-foot. A two foot ROW dedication is required. For a full description of the

improvements and ROW requirements see chapter 12.04 of this report.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 11 and 12.
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17.56.040.C Public Utility or Communication Facility. Such facilities as a utility substation, water storage tank,
radio or television transmitter, tower, tank, power transformer, pumping station and similar structures shall be
located, designed and installed with suitable regard for aesthetic values. The base of these facilities shall not be
located closer to the property line than a distance equal to the height of the structure. Hydroelectric generation
facilities shall not exceed ninety megawatts of generation capacity.

Finding: Not Applicable. No such facilities are proposed or required with this development application.

17.56.040.D Schools. The site must be located to best serve the intended area, must be in conformance with the
city plan, must have adequate access, and must be in accordance with appropriate State standards.
Finding: Not Applicable. The applicant has not proposed a school use.

17.56.040.E Helipad Landing Facility. In evaluating a conditional use application for a helipad, the planning
commission shall consider such matters as the following:
Finding: Not Applicable. The applicant has not proposed a helicopter landing facility with this development.

17.56.040.F Residential Care Facilities.

1. In addition to the general provisions of Section 17.56.020, any application shall include a description of the
proposed use, including the number of residents and the nature of the condition or circumstances for which care,
or a planned treatment or training program will be provided, the number of staff and the estimated length of
stay per resident and the name of the agency responsible for requlating or sponsoring the use.

Finding: Complies as Proposed. The applicant provided a description of the proposed use in the project
description as follows:

“This project is a proposal of a new 31 bed memory care facility. The existing house will be completely
demolished to make space for a 2 (two) story, 15,060 square foot building that will provide accessible
sleeping and living units for the residents who will receive 24-hour care and supervision for memory
care related health issues and disabilities due to advanced age conditions such as Alzheimer's and
dementia. The facility will cater towards primarily elderly individuals, but will provide care and housing
to all individuals with memory care health needs. The facility will be licensed and monitored by the State
of Oregon and The Department of Human Services.”

2. Approval of a conditional use application for a residential care facility shall include the following minimum
standards where applicable:

a. The proposed facility shall maintain all applicable licenses required by the appropriate agencies for the use
described in the application.

Finding: Complies as Proposed. The applicant has indicated that the facility will be separately licensed and
monitored by the State of Oregon and The Department of Human Services.

b. All residential care facilities shall be subject to design review. Special considerations for this use are:
i. Compatibility in appearance with the surrounding area;

Finding: Complies as Proposed. The proposed design of the building will be compatible with the adjacent
residential area. Compliance with the specific architectural requirements for Commercial and Institutional
Buildings is a requirement of Site Plan and Design review and those details are provided in the Site Plan and
Design Review compliance findings in section 17.72.050. By complying with those standard the applicant
complies with this criterion.
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ii. Provisions of usable on-site open space appropriate to the needs of the residents and the nature of the care,
treatment or training provided;

Finding: Complies as Proposed. The proposed design of the facility includes a rear outdoor garden and
recreation area, as well as a central courtyard and trellis structure appropriate to the needs of the residents and
the nature of the care, treatment or training provided. A five-foot wide on-site walkway with landscaping on
either side will surround the building to promote activity and interest. Additionally, new public sidewalks will be
constructed around the entire property frontage and with planter strips and tree wells to provide separation for
pedestrians from the street with street trees. Off-street (on-site) parking areas have been designed so as to
accommodate visitor and staff parking, without compromising the minimum standards for landscaping.

iii. Clearly defined property boundaries.

Finding: Complies with Conditions. The application includes two tax lots with clearly defined boundaries. One
of the tax lots consists of an inverted L-shaped unbuildable strip of land abutting Amanda Court and the rear of
the main development site, while the other tax lot constitutes the main development site. The owners of both
properties have submitted a request for a lot line adjustment to consolidate the tax lots, which has not been
finalized. With the required street dedication to accommodate the necessary street improvements on Amanda
Court and South End Road, the location of the current property lines of both properties will be affected.

Tax lot 3203 consists of an L-shaped, non-conforming tract of land that was surveyed in 1960 to correct
monumentation.

Since provision of directly abutting street improvements associated with the development of the site is a
standard requirement of this code, tax lot 3203 is an integral part of the application. Development cannot
proceed without the owners of tax lot 3100 and 3202 participating in the application. Both owners have signed
the land use application, including the lot line adjustment application.

The applicant shall complete the lot line adjustment through the standard Type | process for approval of a
property line adjustment by the Community Development Director. Following approval of the lot line
adjustment the applicant shall provide the necessary deeds of right-of-way dedication for review and approval
by the City prior to issuance of any grading, building, or construction permit for the site.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 20.

17.56.040.G  Bed and Breakfast Inns.
Finding: Not Applicable. The applicant has not proposed a bed and breakfast with this development.

17.56.060 Revocation of conditional use permits.

The Planning Commission or the City Commission may initiate administrative action under Chapter 17.50 to
revoke any conditional use permit previously issued by the city or, with regard to lands annexed by the city, those
such permits issued by the county. The Planning Commission or, on review, the City Commission, may revoke
such permit upon determining:

A. One or more conditions attached to the grant of the conditional use permit have not been fulfilled; and

B. The unfulfilled condition is substantially related to the issuance of the conditional use permit.

Finding: not applicable. The applicant has applied for a new Conditional Use permit.
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17.56.070 Periodic review of conditional use permits.

A. The City Commission may provide for the periodic review of some or all of the conditional use permits
previously issued by the city, or, with regard to lands annexed by the city, those such permits issued by the
county. In providing for such review, the City Commission may designate classes of such previously issued
permits for which periodic review shall be undertaken.

B. Such review shall be accomplished as an administrative action under Chapter 17.50 and shall be limited to the
question of whether additional conditions should be imposed on a conditional use in the light of changing
circumstances and more efficient implementation of the city's comprehensive plan.

C. Notwithstanding the provisions of Chapter 17.58, any additional conditions shall be met as a requirement for
continued operation of the conditional use.

Finding: Not applicable. This is a new application for conditional use approval.

CHAPTER 17.08 R-10 SINGLE-FAMILY DWELLING DISTRICT

17.08.020 - Permitted uses.

Permitted Use in the R-10 district are:

A. Single-family detached residential units;

B. Parks, playgrounds, playfields and community or neighborhood centers;

C. Home occupations;

D. Farms, commercial or truck gardening and horticultural nurseries on a lot not less than twenty thousand
square feet in area (retail sales of materials grown on-site is permitted);

E. Temporary real estate offices in model homes located on and limited to sales of real estate on a single piece of
platted property upon which new residential buildings are being constructed;

F. Accessory uses, buildings and dwellings;

G. Family day care provider, subject to the provisions of Section 17.54.050;

H. Residential home per ORS 443.400;

I. Cottage housing.

Finding: Not Applicable. The applicant has proposed a conditional use.

17.08.030 - Conditional uses.

The following conditional uses are permitted in this district when authorized by and in accordance with the
standards contained in Chapter 17.56:

A. Golf courses, except miniature golf courses, driving ranges or similar commercial enterprises;

B. Bed and breakfast inns/boarding houses;

C. Cemeteries, crematories, mausoleums and columbariums;

D. Child care centers and nursery schools;

E. Emergency service facilities (police and fire), excluding correctional facilities;

F. Residential care facility;

G. Private and/or public educational or training facilities;

H. Public utilities, including sub-stations (such as buildings, plants and other structures);

I. Religious institutions;

J. Assisted living facilities; nursing homes and group homes for over fifteen patients.

Finding: The applicant has proposed an assisted living facility with 31 beds, requiring Conditional Use approval
per subsection (J) above.

17.08.040 - Dimensional standards.
Dimensional standards in the R-10 district are:
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17.08.040.A. Minimum lot areas, ten thousand square feet;

Finding: Complies with condition. The applicant has proposed to adjust a common lot line between Clackamas
County Map 3-1E-01AD, Tax Lots 3100 and 3202, resulting in a site that is approximately 39,343 square feet. The
applicant must complete the lot line adjustment process prior to any construction activity associated with the
proposed conditional use assisted living facility. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 20.

17.08.040.B. Minimum lot width, sixty-five feet;

Finding: Complies with condition. The applicant has proposed to adjust a common lot line between Clackamas
County Map 3-1E-01AD, Tax Lots 3100 and 3202, resulting in a site that is approximately 140 feet in width. The
applicant must complete the lot line adjustment process prior to any construction activity associated with the
proposed conditional use assisted living facility. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 20.

17.08.040.C. Minimum lot depth, eighty feet;

Finding: Complies with condition. The applicant has proposed to adjust a common lot line between Clackamas
County Map 3-1E-01AD, Tax Lots 3100 and 3202 resulting in a site that is approximately 293 feet in depth. The
applicant must complete the lot line adjustment process prior to any construction activity associated with the
proposed conditional use assisted living facility. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 20.

17.08.040.D. Maximum building height, two and one-half stories, not to exceed thirty-five feet;
Finding: Complies as Proposed. The proposed building is 28’ tall to the peak of the pitched roof.

17.08.040.E.  Minimum required setbacks:

17.08.040.E..1 Front yard, twenty feet minimum setback,

Finding: The front setback requirement for a commercial / institutional building is regulated by the Site Plan and
Design review code section. Please refer to the analysis for 17.62.055.C.4.

17.08.040.E.2 Front porch, fifteen feet minimum setback,
Finding: The front setback requirement for a commercial / institutional building is regulated by the Site Plan and
Design review code section. Please refer to the analysis for 17.62.055.C.4.

17.08.040.E.3. Attached and detached garage, twenty feet minimum setback from the public right-of-way where
access is taken, except for alleys. Detached garages on an alley shall be setback a minimum of five feet in
residential areas.

Finding: Not Applicable. A garage is not proposed onsite.

17.08.040.E.4 Interior side yard, ten feet minimum setback for at least one side yard; eight feet minimum
setback for the other side yard,

Finding: Complies as Proposed. The structure will comply with the 10’ setback at the interior (north) side.

17.08.040.E.5 Corner side yard, fifteen feet minimum setback,
Finding: Complies as Proposed. The structure will have a setback of 21’ 2 1/8” on the corner (south) side

17.08.040.E.6 Rear yard, twenty feet minimum setback,
Finding: Complies as Proposed. The structure will have a rear setback of 62’ on the rear yard.
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17.08.040.E.7 Rear porch, fifteen feet minimum setback..
Finding: Not Applicable. The structure will have a rear setback of 62’ on the rear yard.

17.08.040.F.  Garage Standards: See Section 17.20 — Residential Design Standards
Finding: Not Applicable. The applicant has not proposed to construct a garage.

17.08.040.G. Maximum Lot Coverage: The footprint of all structures 200 square feet or greater shall cover a
maximum of 40 percent of the lot area.
Finding: Complies as Proposed. The subject site will have 39% of the lot covered by structures.

Square Feet
Total Site 39,343
Allowed Building Coverage 15,737
Rear Parking Lot (5 spaces) 2,400 (not included in calc.)
Proposed Building Coverage 15,323

Chapter 17.62 Site Plan and Design Review

17.62.050.A.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 as Proposed. The total site is comprised of 39,343 square feet, requiring a minimum of 5,901
square feet of landscaping. The applicant has proposed approximately 15,909 square feet of landscaping, nearly
40 percent of the site. With the revisions to the site to provide a small rear parking lot this amount may be
reduced by approximately 2,400 square feet, however the amount of landscaping will still exceed the minimum
required.

17.62.050.A.1.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 requlated in OCMC 17.52.070).

Finding: Complies as Proposed. All areas proposed to be landscaped will be planted with growing plant
materials with the exception of walkways. The applicant has not requested credit for landscaped areas that do
not contain growing plant materials.

17.62.050.A.1.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 subject site is not within the Natural Resource Overlay District.

17.62.050.A.1.c. 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
community development department shall maintain a list of trees, shrubs and vegetation acceptable for
landscaping.
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Finding: Complies with Condition. The landscaping plan (Exhibit 2) was prepared by Jeff Froeber, registered
Landscape Architect, and includes a mix of vertical and horizontal elements. The landscaping plan did not
indicate that within three years 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. Prior to final occupancy associated with the proposed
development the applicant shall submit a revised landscaping plan which indicates within three years
landscaping will cover one hundred percent of the Landscape area and 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. Staff has determined it is possible, likely and reasonable the applicant can meet this
standard by complying with condition of approval 22.

17.62.050.A.1.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 subject property is not located within the Downtown Design District.

17.62.050.A.1.e. Landscaping shall be visible from public thoroughfares to the extent practicable.

Finding: Complies as Proposed. The landscaping plan includes landscaping which is visible from the public right-
of-way. Additional emphasis has been placed on the landscape buffers and front landscaping abutting South
End Road.

17.62.050.A.1.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 as Proposed. The site exceeds the minimum landscaping requirement without counting
interior parking lot landscaping.

17.62.050.A.2 Vehicular Access and Connectivity.

17.62.050.A.2.a Parking areas shall be located behind buildings, below buildings, or on one or both sides of
buildings.

Finding: Complies as Proposed. The development proposal includes an option for a small 5-space rear parking
lot as recommended by staff in order to not have to rely solely on on-street parking. Additionally, the applicant
has proposed ADA and van parking to the side of the main front entrance so that residents with disabilities may
easily access the front of the building. Due to the nature of the use, the applicant has requested a variance to be
able to place the drive aisle in the front of the building. See section 17.60 for analysis.

17.62.050.A.2.b. Ingress and egress locations on public thoroughfares shall be located in the interest of public
safety. Access for emergency services (fire and police) shall be provided.

Finding: Complies with conditions. The site access will be served by a one-way ingress location off South End
Road into the front of the site approximately 100 feet north of Amanda Court. This drive aisle curves to the west
upon exiting the Porte Cochere so that the egress on the minor street, Amanda Court, is 50 feet to the west of
the intersection with South End Road. A second driveway cut off from Amanda Court for the small rear parking
lot is proposed approximately 180’ west of the drive aisle. Clackamas Fire District #1 reviewed the proposal for
compliance with the Oregon Fire Safety Code and provided comments (Exhibit 7).

The city’s transportation consultant has reviewed the proposal and determined that the ingress and egress

locations are located in the interest of public safety, and provided his recommendation for parking restrictions
within 100 feet of South End Road are followed (Exhibits 5 and 6).
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Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 18.

17.62.050.A.2.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: Not Applicable. No alleys are proposed or required for the subject site which is within the “R-10”
Single-Family Dwelling District.

17.62.050.A.2.d. Sites abutting an alley shall be required to gain vehicular access from the alley unless deemed
impracticable by the community development director.
Finding: Not Applicable. The site does not abut an alley.

17.62.050.A.2.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 public 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 with Conditions. The proposed site access from South End Road is a one-way ingress only,
with the egress only off the minor street. A second driveway cut to access a small rear parking lot was
recommended by staff. Due to the small size of the parking lot and the low volume of traffic that the proposed
use will create staff does not anticipate any impacts from this proposal. As recommended by John Replinger, no
parking signs will be installed on the north side of Amanda Court within 100’ of the intersection with South End
Road. Staff has determined it is possible, likely and reasonable the applicant can meet this standard by
complying with condition of approval 18.

17.62.050.A.2.f. Development shall be required to provide existing or future connections to adjacent sites
through the use of a vehicular and pedestrian access easements where applicable.

Finding: Not Applicable. The abutting properties are fully developed with single-family homes. This standard is
not applicable.

17.62.050.A.2.g. Parking garage entries (both individual, private and shared parking garages) 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. The applicant has not proposed a parking garage onsite.

17.62.050.A.2.h. 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. The applicant has not proposed an above grade parking garage onsite.

17.62.050.A.2.i-m.

These standards address vehicle and pedestrian easements, dead end streets, street connections for parcels
larger than 3 acres, and structured parking.
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Finding: Not Applicable. Subsections A.2.i through A.2.m are not applicable to this application.

17.62.050.A.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.

Finding: Complies as Proposed. The proposed structures will comply with the design requirements and
dimensional standards of the Oregon City Municipal Code with the conditions of approval. The building is
complimentary to the surrounding area. The building was reviewed for compliance with the Institutional and
Commercial Building Design Standards in OCMC 17.62.055, and for comparison’s sake, it was also reviewed for
compliance with the Residential Design Standards of OCMC 17.20. The building meets both sets of standards.
Please refer to those sections of this staff report for details.

The new building is complimentary to the residential, institutional and multi-family construction that has
occurred along South End Rd. This includes the South End townhome development at the corner of Lawton
Road, as well as the existing Pentecostal Church directly across the street.

The site is not within any historic district or design review overlay district, nor is it adjacent to any historically
designated structures located outside of the McLoughlin or Canemah historic districts.

All the exterior surfaces will have a finished appearance using consistent materials and finishes as that of the
surrounding neighborhood. These exterior materials include the use of fiber cement board siding, cultured stone
veneer, premium or laminate grade asphalt composition roof shingles, shake shingle paneling at the eaves,
metal gutters, wide decorative trim on the windows, eaves and faschia, and stucco finishes. Finishes reflected on
the facade are also reflected on the other (3) sides of the building. See Sheet DR.2 and DR.3 for details regarding
this section.

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

Finding: Complies with Conditions. The subject site and associated improvements are located in fairly level
locations. No significant grading is anticipated. Review for compliance with grading design standards will take
place prior to building permits being issued. The applicant is responsible for this project’s compliance with
Engineering Policy 00-01.

Prior to issuance of building permits associated with the proposed development the applicant shall adopt
erosion control measures that meet the City’s erosion control provisions per OCMC Chapter 17.47. The
applicant shall provide a separate Erosion Prevention and Sedimentation Control Plan to the City’s Erosion
Control Officer for approval and obtain an erosion control permit and field installation approval prior to start of
construction. There shall be no more than a maximum grade differential of two (2) feet at all boundaries.
Grading shall in no way create any water traps, or create other ponding situations. Prior to building permit
issuance, the applicant shall submit and obtain a fill permit from Public Works/Development Services for the
site, driveway and parking lot grading, paving and stormwater facilities.

Prior to the issuance of a building permit associated with the proposed development, the applicant shall submit

a grading plan to the Development Services Department, accompanied by all applicable permits supporting the
plan. All grading activities shall comply with Chapter 3 of the City of Oregon City Stormwater and Grading
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Design Standards. Staff has determined it is possible, likely and reasonable the applicant can meet this
standard by complying with conditions of approval 1 and 3.

17.62.050.A.5 Development subject to the requirements of the Geologic Hazard overlay district shall comply
with the requirements of that district.
Finding: Not Applicable. The subject site is not located in a Geologic Hazard Overlay District.

17.62.050.A.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: Complies with Conditions. The applicant submitted a preliminary storm water report as part of the
application. After the submittal the applicant modified the site plan by adding a small parking lot behind the
building. The storm report will need to be finalized reflecting the modified site plan. Storm drainage from the
driveway and the parking area is proposed to be addressed with pervious pavement, therefore there is no
detention or treatment required for those facilities. Roof drainage from the building is proposed to be
discharged to an on-site infiltration facility that has detention built into it.

Along South End Road there will be additional storm water from the proposed sidewalk. The new impervious
area will be approximately 1,040 square feet. This is a small enough area that storm detention and treatment
will not be required.

Along Amanda Court there will be additional storm water from the proposed sidewalk. The new impervious
area will be approximately 1,465 square feet. This is a small enough area that storm detention and treatment
will not be required.

The applicant is responsible for this project’s compliance with Engineering Policy 00-01.

Prior to issuance of permits associated with the proposed development the applicant shall provide on-site storm
water detention and treatment meeting the city design standards.

Prior to issuance of permits associated with the proposed development the applicant shall provide a final storm
water report as part of the design. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with conditions of approval 1, 2, 3, 7, 8 and 9.

17.62.050.A.7 Parking, including carpool, vanpool and bicycle parking, shall comply with city off-street parking
standards, Chapter 17.52.
Finding: Please refer to the analysis in Chapter 17.52 of this report.

17.62.050.A.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.

Finding: Complies with Conditions. See also findings above. The site is located at the intersection of Amanda
Court, a local street, and South End Road that is designated as a Minor Arterial in the Oregon City Transportation
System Plan. The applicant has proposed to construct sidewalks abutting the site where required. These
improvements will assure the proposed land use contributes to safe, multi-modal travel options and walkability.
The applicant proposes a 5’ planter strip behind the existing curb, and five-foot sidewalk along Amanda Court.
The applicant proposes a 10’ sidewalk behind the existing curb with 5’ x 5’ tree wells along South End Road, in
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accordance with City’s Transportation System Plan. Staff has determined it is possible, likely and reasonable
the applicant can meet this standard by complying with condition of approval 1, 13 and 14.

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

17.62.050.A.9.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.

Finding: Complies as Proposed. As indicated by the applicant, “A walkway between the buildings main (front)
entrance along South End Rd. is provided and provides a clear and direct connection to the proposed sidewalk at
the R.O.W. An on-site pathway surrounds the entire building, in addition to the public sidewalk system. The
pedestrian access connects to a public plaza area at the front of the site to make a more distinguished
connection between the public and private space. A 5’ wide walkway is also proposed connecting the new
sidewalk along Amanda Ct. to the Outdoor “Café” Area proposed on the south east side of the property. See
Sheet DR.1 for details.

17.62.050.A.9.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. As indicated by the applicant, “b. A pedestrian circulation system connects all
the entrances to the building via a 5" wide walkway around the building. The circulation system also connects to
the sidewalk along South End Rd. and Amanda Ct. and the vehicular and bicycle parking area. The pedestrian
circulation for the entire site will be handicap accessible due to the nature of the residents for this building

type.”

17.62.050.A.9.c. Elevated external stairways or walkways, that provide pedestrian access to multiple dwelling
units located above the ground floor of any building are prohibited. The community development director may
allow exceptions for external stairways or walkways located in, or facing interior courtyard areas provided they
do not compromise visual access from dwelling units into the courtyard.

Finding: Not Applicable. No elevated external walkways or stairwells are proposed.

17.62.050.A.9.d. The pedestrian circulation system shall connect the main entrances of adjacent buildings on the
same site.
Finding: Not Applicable. There are no adjacent buildings proposed on the site.

17.62.050.A.9.e. The pedestrian circulation system shall connect the principal building entrance to those of
buildings on adjacent commercial and residential sites where practicable. Walkway linkages to adjacent
developments shall not be required within industrial developments or to industrial developments or to vacant
industrially-zoned land.

Finding: Not Applicable. There are no adjacent commercial buildings and there is no need to connect the on-
site pedestrian circulation system to any adjacent residential site because the proposed public sidewalk will
serve adequately this connectivity.
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17.62.050.A.9.f. On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet wide.
Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces other than spaces
for parallel parking, pedestrian walkways shall be a minimum of seven feet in width unless curb stops are
provided. When the pedestrian circulation system is parallel and adjacent to an auto travel lane, the walkway
shall be raised or separated from the auto travel lane by a raised curb, bollards, landscaping or other physical
barrier. If a raised walkway is used, the ends of the raised portions shall be equipped with curb ramps for each
direction of travel. Pedestrian walkways that cross drive isles or other vehicular circulation areas shall utilize a
change in textual material or height to alert the driver of the pedestrian crossing area.

Finding: Complies as Proposed. The applicant indicates, “On-site pedestrian walkways are 5’ wide pervious
concrete which connect the side and rear building entrances/exits. The main (front) entrance along South End
Rd. is 6’ wide. The pedestrian walkways that intersect with other hard surfaces such as the driveway and parking
areas are designed to be a different color, type, or treatment (i.e. stamped concrete) as to contrast visually to
adjoining surfaces. The same treatment is utilized for the main entrance walkway that crosses the drive isle
below the porte-cochere. See Sheet DR.1 and DR.L1 for details.” Additionally, the drive aisle for the rear parking
lot will be separated from the rear walkway via a raised curb.

17.62.050.A.10. There shall be provided adequate means to ensure continued maintenance and necessary
normal replacement of private common facilities and areas, drainage ditches, streets and other ways, structures,
recreational facilities, landscaping, fill and excavation areas, screening and fencing, groundcover, garbage
storage areas and other facilities not subject to periodic maintenance by the city or other public agency.

Finding: Complies as Proposed. The applicant indicates that the facility will have weekly maintenance crews
who will provide adequate maintenance for the building and grounds.

17.62.050.A.11 Site planning shall conform to the requirements of OCMC Chapter 17.41 Tree Protection.
Finding: Please refer to the analysis in Chapter 17.41 of this report.

17.62.050.A.12 Development shall be planned, designed, constructed and maintained to protect water resources
and habitat conservation areas in accordance with the requirements of the city's Natural Resources Overlay
District, Chapter 17.49, as applicable.

Finding: Not Applicable. The subject site is not within the Natural Resource Overlay District.

17.62.050.A.13 A/l development shall maintain continuous compliance with applicable federal, state, and city
standards pertaining to air and water quality, odor, heat, glare, noise and vibrations, outdoor storage,
radioactive materials, toxic or noxious matter, and electromagnetic interference. Prior to issuance of a building
permit, the community development director or building official may require submission of evidence
demonstrating compliance with such standards and receipt of necessary permits. The review authority may
regulate the hours of construction or operation to minimize adverse impacts on adjoining residences, businesses
or neighborhoods. The emission of odorous gases or other matter in such quantity as to be readily detectable at
any point beyond the property line of the use creating the odors or matter is prohibited.

Finding: Complies as Proposed. The applicant indicated, “The development will maintain continuous
compliance with applicable federal, state, and city standards pertaining to air and water quality, odor, heat,
glare, noise and vibrations, and outdoor storage. The proposal will not utilize any radioactive, toxic,

noxious matter, or electromagnetic interference. The hours of construction will be in compliance with City
standards as not disturb the neighbors or nearby properties during construction. Once the proposal is
constructed, normal operating procedures of the building will not disturb the neighbors, nearby properties, or
businesses because the use of the building is that of a low impact. People will be living on the site and therefore
no out of the ordinary activities will occur that is different than that of residential area.”
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17.62.050.A.14 Adequate public water and sanitary sewer facilities sufficient to serve the proposed or permitted
level of development shall be provided. The applicant shall demonstrate that adequate facilities and services are
presently available or can be made available concurrent with development. Service providers shall be presumed
correct in the evidence, which they submit. All facilities shall be designated to city standards as set out in the
city's facility master plans and public works design standards. A development may be required to modify or
replace existing offsite systems if necessary to provide adequate public facilities. The city may require over sizing
of facilities where necessary to meet standards in the city's facility master plan or to allow for the orderly and
efficient provision of public facilities and services. Where over sizing is required, the developer may request
reimbursement from the city for over sizing based on the city's reimbursement policy and fund availability, or
provide for recovery of costs from intervening properties as they develop.

Finding: Complies with Conditions. Sewer and water facilities are all available to serve the subject property and
are adequate to serve the proposed uses.

There is an 8-inch water line in Amanda Court and a 6-inch water line in South End Road. The water master plan
calls for the water line on South End Road to be upgraded to an 8-inch pipe. The applicant has proposed to pay
cash-in-lieu of these improvements. The existing service line is likely only sized for a single family home and will
need to be upgraded for the proposed use. The required service line size will be verified during the building
permit process. The site is not constrained by the Oregon City Policy in Anticipation of the Sanitary Sewer
Moratorium, dated July 3, 2014 because the site is not located in a flow-constrained area.

There is a fire hydrant on the east side of south end road. Clackamas Fire District #1 reviewed the proposal for
compliance with the Oregon Fire Safety Code and provided comments (Exhibit 5). It appears that, based on the
dedications and street improvements proposed, that the building will have adequate fire and emergency access.
Compliance with fire and life safety standards and review of building plans in coordination with the fire district is
a routine part of the building permit review process.

There is an 18-inch sanitary sewer line in South End Road and an existing service line that is likely to be 4-inch.
The applicant proposes to extend the service line to the new building. There will be additional sanitary sewer
flow from the proposed improvements. The required service line size will be verified during the building permit
process. There will be a kitchen in the proposed facilities, so a grease trap will be required. Prior to final of
permits associated with the proposed development the applicant shall include a grease trap for the kitchen.

If new service lines are required, then the applicant shall follow the City pavement cut policy for replacement of
the pavement.

The applicant shall sign a Non-Remonstrance Agreement for the subject property for the purpose of making
sanitary sewer, storm sewer, water or street improvements in the future that benefit the Property and assessing
the cost to benefited properties pursuant to the City’s capital improvement regulations in effect at the time of
such improvement; this includes paying the document recording fee.

The applicant is responsible for this project’s compliance with Engineering Policy 00-01. Staff has determined it
is possible, likely and reasonable the applicant can meet this standard by complying with conditions of
approval 1, 2, 3,4,5,6 and 17.

17.62.050.A.15 Adequate right-of-way and improvements to streets, pedestrian ways, bike routes and bikeways,

and transit facilities shall be provided and be consistent with the city's transportation master plan and design
standards and this title. Consideration shall be given to the need for street widening and other improvements in
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the area of the proposed development impacted by traffic generated by the proposed development. This shall
include, but not be limited to, improvements to the right-of-way, such as installation of lighting, signalization,
turn lanes, median and parking strips, traffic islands, paving, curbs and gutters, sidewalks, bikeways, street
drainage facilities and other facilities needed because of anticipated vehicular and pedestrian traffic generation.
When approving land use actions, Oregon City requires all relevant intersections to be maintained at the
minimum acceptable level of service (LOS) upon full build-out of the proposed land use action.

Finding: Complies with Condition. For a full description of the street and right-of-way improvement see the
findings for Chapter 12.04 of this report.

The applicant’s proposal has very little impact to overall traffic in the area. Pursuant to the City’s adopted
guidelines for preparation of traffic impact analyses, the proposed land use does not require a level-of-service
analysis of adjacent off-site intersections since the peak hour traffic generation proposed does not warrant such
analysis.

The applicant submitted a Transportation Analysis Letter prepared by Frank Charbonneau, PE, PTOE of
Charbonneau Engineering LLC, (Exhibit 2) that was reviewed by John Replinger, PE, City transportation
consultant from Replinger and Associates.

The South End Road Memory Care Facility is expected to generate up to 82 daily trips, four AM peak hour trips,
and seven PM peak hour trips. The proposed access from South End will be a one-way entrance only, with
vehicles passing through the Porte Cochere at the front of the building and exiting via Amanda Court
approximately 40 feet west of the intersection with South End Road.

The applicant discussed three parking options with City planning staff: 1) on street parking only, 2) a
combination of on-street parking and head-in parking on the corner-side (south side) of the building, and 3) a
combination of on-street parking and a small rear parking lot on the west side of the property. The code does
allow an applicant to utilize only on-street parking where adequate space is provided and such adequate space
is available here. However, staff recommends that the application be approved subject to option 3, a
combination of parking at the rear of the building and on-street parking, because it provides the best
opportunity for to prevent adverse impacts to neighborhood on-street traffic flow at the intersection of South
End and Amanda Court and provides more parking for employees and visitors.

Mr. Replinger concluded, “I find that the TAL meets city requirements and provides an adequate basis
upon which impacts of the assisted living facility can be assessed. The redevelopment of the site will
result in only minor increases in traffic. The applicant’s engineer recommends no mitigation measures
for the traffic generated by the facility and identified no safety issues. | concur with his conclusions
about the traffic generated by the facility and the safety issues.” (Exhibit 5). Since the applicant revised
the initial site plan to include a rear parking lot based on planning staff recommendation, Mr. Replinger
recommended that the applicant provide further documentation as conditions of approval from the
applicant’s traffic engineer that addresses the proposed driveway location of the rear parking lot in
relation to the intersection with Netzel Street, to provide an on site turnaround that avoids vehicles
backing into the right-of-way, and checking that vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’s comments to address the site
ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.
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Please see Exhibits 3b and 5 and 6 for the supplementary Traffic Analysis Letter (TAL) and Mr. Replinger’s
comments.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the conditions of approval 1, 13, 14 and 18.

17.62.050.A.16. This standard requires the proposed development to be reviewed by Tri-Met to determine
whether transit service is or reasonably can be made available to serve the site.

Finding: Complies as Proposed. The proposed development was transmitted to Tri-Met, who did not comment
on the application. The applicant did not indicate that the residential care facility will provide a private shuttle
for residents or make similar accommodations, since residents will not own their own vehicles. Staff finds that
the design of the private driveway on the site will sufficiently accommodate transit vehicles.

17.62.050.A.17. This standard requires that all utilities shall be placed underground.

Finding: Complies with Condition. Ten-foot public utility easements along the street frontage and all easements
required for the final engineering plans shall be dedicated to the public. All existing and proposed utilities and
easements shall be indicated on the construction plans. Staff has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with condition of approval 10.

17.62.050.A.18. Access and facilities for physically handicapped people shall be incorporated into the site and
building design consistent with applicable federal and state requirements, with particular attention to providing
continuous, uninterrupted access routes.

Finding: Complies as Proposed. The applicant is required to submit the proposed plans to the Building Division
for review. The Building Division will review the proposal for compliance with applicable building codes upon
submission of a building permit application and applicant shall comply with all Building Division requirements
prior to building permit approval. As indicated by the applicant, “All accesses and facilities on the exterior and
interior of the building are proposed as accessible to for [sic.] physically handicapped people. Due to the nature
of the care provided and the type of residents (handicap) for the building type, this requirement will be fulfilled
for the entire site and building. ADA guidelines and accessibility guidelines will be met.”

17.62.050.A.19. For a residential development, site layout shall achieve at least eighty percent of the maximum
density of the base zone for the net developable area. Net developable area excludes all areas for required right-
of-way dedication, land protected from development through Natural Resource or Geologic Hazards protection,
and required open space or park dedication.

Finding: Not Applicable. The subject site has submitted this application for a Conditional Use.

17.62.050.A.20 Screening of Mechanical Equipment:

a. Rooftop mechanical equipment, including HVAC equipment and utility equipment that serves the structure,
shall be screened. Screening shall be accomplished through the use of parapet walls or a sight-obscuring
enclosure around the equipment constructed of one of the primary materials used on the primary facades of the
structure, and that is an integral part of the building's architectural design. The parapet or screen shall
completely surround the rooftop mechanical equipment to an elevation equal to or greater than the highest
portion of the rooftop mechanical equipment being screened. In the event such parapet wall does not fully screen
all rooftop equipment, then the rooftop equipment shall be enclosed by a screen constructed of one of the
primary materials used on the primary facade of the building so as to achieve complete screening.

b. Wall-mounted mechanical equipment shall not be placed on the front facade of a building or on a facade that
faces a right-of-way. Wall-mounted mechanical equipment, including air conditioning or HVAC equipment and
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groups of multiple utility meters, that extends six inches or more from the outer building wall shall be screened
from view from streets; from residential, public, and institutional properties; and from public areas of the site or
adjacent sites through the use of (a) sight-obscuring enclosures constructed of one of the primary materials used
on the primary facade of the structure, (b) sight-obscuring fences, or (c) trees or shrubs that block at least eighty
percent of the equipment from view or (d) painting the units to match the building. Wall-mounted mechanical
equipment that extends six inches or less from the outer building wall shall be designed to blend in with the color
and architectural design of the subject building.

¢. Ground-mounted above-grade mechanical equipment shall be screened by ornamental fences, screening
enclosures, trees, or shrubs that block at least eighty percent of the view. Placement and type of screening shall
be determined by the community development director.

d. All mechanical equipment shall comply with the standards in this section. If mechanical equipment is installed
outside of the site plan and design review process, planning staff shall review the plans to determine if additional
screening is required. If the proposed screening meets this section, no additional planning review is required.

e. This section shall not apply to the installation of solar energy panels, photovoltaic equipment or wind power
generating equipment.

Finding: Complies with conditions. The applicant indicates, “a. The only roof top mechanical equipment for the
proposal is the range hood for the Kitchen. The roof-top mounted supply and exhaust for the range will be
screened by building roof elements and parapet walls as necessary to the height of the highest point of the
mechanical equipment. No other roof top equipment is proposed.

b. There is no wall mounted mechanical equipment proposed for this facility.

c. Small A/C condenser units are proposed for each individual unit. The unit will be ground mounted on a
concrete slab below each unit window on the main floor. The unit sizes are approximately 16” deep by 24” wide
and 18” tall. The units will be screened by landscape shrubs and plant material and shall screen at least 80% of
the units from visibility. The 6’ tall cedar fence along the site perimeter will also provide additional screening of
the ground mounted mechanical equipment.”

The applicant shall provide a landscaping and building plan detail that shows how the proposed landscaping or
other approved screening method will adequately screen the condenser units on the north and east sides of the
building prior to issuance of a building permit, or prior to issuance of the separate HVAC / Mechanical permits
for the mechanical units during the building permit review. Staff has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with condition of approval 22.

17.62.050.A.21. Building Materials.

17.62.050.A.21.a. Preferred building materials. Building exteriors shall be constructed from high quality, durable
materials. Preferred exterior building materials that reflect the city's desired traditional character are as follows:
i. Brick.

ii. Basalt stone or basalt veneer.

iii. Right-of-way horizontal wood or composite siding (generally five inches wide or less); wider siding will be
considered where there is a historic precedent.

iv. Board and baton siding.

v. Other materials subject to approval by the community development director.

vi. Plywood with battens or fiber/composite panels with concealed fasteners and contagious aluminum sections
at each joint that are either horizontally or vertically aligned.

vii. Stucco shall be trimmed in wood, masonry, or other approved materials and shall be sheltered from extreme
weather by roof overhangs or other methods.

Finding: Complies as Proposed. The applicant has proposed the following building materials: Stone veneer,

4” reveal cement board siding, shake style cement board panels, and Stucco as an accent material. All of the
building materials are identified as preferred, or are not identified as prohibited or a special material.
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17.62.050.A.21.b. Prohibited materials. The following materials shall be prohibited in visible locations unless an
exception is granted by the community development director based on the integration of the material into the
overall design of the structure.

i. Vinyl or plywood siding (including T-111 or similar plywood).

ii. Glass block or highly tinted, reflected, translucent or mirrored glass (except stained glass) as more than ten
percent of the building facade.

jii. Corrugated fiberglass.

iv. Chain link fencing (except for temporary purposes such as a construction site or as a gate for a refuse
enclosure).

[v.] Crushed colored rock/crushed tumbled glass.

[vi.] Non-corrugated and highly reflective sheet metal.

Finding: No prohibited building materials are proposed.

17.62.050.A.21.c. Special material standards: The following materials are allowed if they comply with the
requirements found below:

1. Concrete block. When used for the front facade of any building, concrete blocks shall be split, rock- or ground-
faced and shall not be the prominent material of the elevation. Plain concrete block or plain concrete may be
used as foundation material if the foundation material is not revealed more than three feet above the finished
grade level adjacent to the foundation wall.

2. Metal siding. Metal siding shall have visible corner moldings and trim and incorporate masonry or other
similar durable/permanent material near the ground level (first two feet above ground level).

3. Exterior Insulation and Finish System (EIFS) and similar toweled finishes shall be trimmed in wood, masonry, or
other approved materials and shall be sheltered from extreme weather by roof overhangs or other methods.

4. Building surfaces shall be maintained in a clean condition and painted surfaces shall be maintained to prevent
or repair peeling, blistered or cracking paint.

Finding: No special material standards are proposed.

17.62.050.A.22. Conditions of Approval. The review authority may impose such conditions as it deems necessary
to ensure compliance with these standards and other applicable review criteria.

Finding: Complies with Conditions. As demonstrated within this report, the proposal will comply with the
standards of the Oregon City Municipal Code with conditions. Staff has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with all of the conditions of approval.

17.62.055 - Institutional and commercial building standards.

17.62.055.B. Applicability. In addition to Section 17.62.050 requirements, institutional and commercial buildings
shall comply with design standards contained in this section.

Finding: Applicable. The applicant proposed to construct an institutional / commercial building in a residential
area.

17.62.055.C. Relationship between zoning district design standards and requirements of this section.
17.62.055.C.1. Building design shall contribute to the uniqueness of the underlying zoning district by applying
appropriate materials, elements, features, color range and activity areas tailored specifically to the site and its
context.
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Finding: Complies with Conditions. As described above in section A.21.c, and demonstrated within the
application, the applicant’s design is compliant with the design standards and material requirements of the
Oregon City Municipal Code with conditions of approval.

The underlying zone is R-10 Single Family Residential. If the proposed use were single family residential, the
design standards in Chapter 17.20 would apply. These standards are sometimes referred to as “Garage
Standards” since they originally were adopted in order to regulate the size, width and projection of residential
garages in relation to the street, and provide a range of site and building architectural options to ameliorate the
visual impact of garages on the street, in order to provide a more pedestrian-friendly street scape. The
standards have been amended over time to include landscaping and tree planting standards. The proposed
development will not have any garages. Staff has reviewed the building for compliance with the 17.20 standards
as well — please see that section in this report.

The subject site is surrounded by one and two story single-family dwellings. The proposed structure will be
primarily a one story building fronting South End Road that will be clad with lap siding, cedar shingles and
stonework that is compatible with the surrounding one story residential structures. These materials will provide
a residential character despite the uses of the facilities. Ample landscaping will be provided to ensure that the
exterior grounds are attractive and complementary to the surrounding neighborhood. The applicant proposed a
lot coverage less than the 40% maximum allowed within the zoning designation in order to maintain landscaping
and open space. Staff has determined it is possible, likely and reasonable the applicant can meet this
standard by complying with all of the conditions of approval.

17.62.055.C.2 A standardized prototype or franchise design shall be modified if necessary to meet the provisions
of this section.
Finding: Not Applicable. The applicant has not proposed a prototype or franchise design.

17.62.055.C.3. In the case of a multiple building development, each individual building shall include predominant
characteristics, architectural vocabulary and massing shared by all buildings in the development so that the
development forms a cohesive place within the underlying zoning district or community.

Finding: Not Applicable. Multiple buildings are not proposed.

17.62.055.C.4 With the exception of standards for building orientation and building front setbacks, in the event
of a conflict between a design standard in this section and a standard or requirement contained in the underlying
zoning district, the standard in the zoning district shall prevail.

Finding: Complies as Proposed. The proposed setbacks will comply with the R-10 zoning districts. However, the
front facade setback for an assisted living use facility / institutional building of this type is required to be a
maximum of 5’ and the applicant has requested a variance from this standard in order to accommodate a
covered driveway at the front of the building. Please see section 17.60 for analysis.

17.62.055.C.5 On sites with one hundred feet or more of frontage at least sixty percent of the site frontage width
shall be occupied by buildings placed within five feet of the property line, unless a greater setback is accepted
under the provisions of Section 17.62.055.D. For sites with less than one hundred feet of street frontage, at least
fifty percent of the site frontage width shall be occupied by buildings placed within five feet of the property line
unless a greater setback is accepted under the provisions of Section 17.62.055.D.

Finding: Complies as Proposed. The subject property fronts on South End Road for a distance of approximately
130 feet. In order to accommodate the carport and vehicle drive aisle at the front of the building the applicant
requested a variance, which will necessarily require that the building be setback further than this standard. The
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proposed front setback is 31’ 11”. The applicant has provided additional pedestrian amenity features as
mitigation for the larger setback pursuant to this standard as mitigation.

17.62.055.D.1 Relationship of Buildings to Streets and Parking.
Buildings shall be placed no farther than five feet from the front property line. A larger front yard setback may be
approved through site plan and design review if the setback area incorporates at least one element from the
following list for every five feet of increased setback requested:
a. Tables, benches or other approved seating area.
b. Cobbled, patterned or paved stone or enhanced concrete.
c. Pedestrian scale lighting.
d. Sculpture/public art.
e. Fountains/Water feature.
f. At least twenty square feet of landscaping or planter boxes for each tenant facade fronting on the activity
area.
g. Outdoor café.
h. Enhanced landscaping or additional landscaping.
i. Other elements, as approved by the community development director that can meet the intent of this section.
Finding: Complies as Proposed. With the approximately 30-foot setback, the applicant has proposed seven
features, including the following:
= Tables, benches or other approved seating area: Bistro style tables and chairs will be provided in the
“Outdoor Café Area” along the south east side of the front of the building.
= Cobbled, patterned or paved stone or enhanced concrete: Stamped concrete at the porte-cochere and
pedestrian access will be provided. Also, the use of porous concrete will be used for the driveway and
parking area.
=  Pedestrian scale lighting: The use of pedestrian scale lighting along the walkways, landscaped areas and
the outdoor areas will be utilized to enhance the pedestrian experience, building and landscape
architecture, and the overall safety of the site.
=  Fountains / Water feature: A water feature is proposed along the southeast portion of the site frontage
that will be visible from the intersection and of South End Rd. and Amanda Ct.
=  Qutdoor Café: An outdoor café area is proposed that will be visible from South End Rd. and Amanda Ct.
A walkway will connect the outdoor café area with the sidewalk and the outdoor area will be used for
recreational purposes. The outdoor café area will utilize bistro style tables and chairs, planting pots, and
lighting to create a patio-like environment.
= At least 20 square feet of landscaping or planter boxes for each tenant fagade fronting the activity area:
1200+ square feet of landscaped area between the building facade and front property line is proposed.
See landscape plan for details.
= Enhanced landscaping and additional landscaping:
= Additionally, a porte-cochere that extends out from the building creating a covered walkway area for
pedestrians and covered drop off area. The porte-cochere is setback 8’ from the street fronting property
line.
= Enhanced architectural elements to the facade of the building to create a more dynamic appearance by
breaking up the facade wall, large windows, and variation in roof planes create more visual interest. The
use of different materials, textures, trim, and finishes also enhances the street presence.

17.62.055.D.2 The front most architecturally significant facade shall be oriented toward the street and shall be
accessed from a public sidewalk. Primary building entrances shall be clearly defined and recessed or framed by a
sheltering element such as an awning, arcade or portico in order to provide shelter from the summer sun and
winter weather.
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Finding: Complies as Proposed. The primary fagade is oriented toward South End Road and is accessed from
the public sidewalk and clearly defined.

17.62.055.D.3 Entryways. The primary entranceway for each commercial or retail establishment shall face the
major street. The entrance may be recessed behind the property line a maximum of five feet unless a larger
setback is approved pursuant to Section 17.62.055.D.1 and shall be accessed from a public sidewalk. Primary
building entrances shall be clearly defined, highly visible and recessed or framed by a sheltering element.
Finding: Not Applicable. The proposed institutional use is not a commercial or retail establishment.

17.62.055.D.4 Where additional stores will be located in the large retail establishment, each such store shall
have at least one exterior customer entrance, which shall conform to the same requirements.
Finding: Not Applicable. The proposed site is not a large retail establishment.

17.62.055.D.5 Trellises, canopies and fabric awnings may project up to five feet into front setbacks and public
rights-of-way, provided that the base is not less than eight feet at the lowest point and no higher than ten feet
above the sidewalk. Awnings shall be no longer than a single storefront.

Finding: Not Applicable. The applicant has not proposed to construct a trellis, canopy or awning within the
public right-of-way.

17.62.055.E Corner Lots.

For buildings located at the corner of intersections, the primary entrance of the building shall be located at the
corner of the building or within twenty-five feet of the corner of the building. Additionally, one of the following
treatments shall be required:

1. Incorporate prominent architectural elements, such as increased building height or massing, cupola,
turrets, or pitched roof, at the corner of the building or within twenty-five feet of the corner of the building.
2. Chamfer the corner of the building (i.e. cut the corner at a forty-five-degree angle and a minimum of ten

feet from the corner) and incorporate extended weather protection (arcade or awning), special paving materials,
street furnishings, or plantings in the chamfered area.

Finding: Complies as Proposed. The subject site is located at the corner of an intersection and the entrance is
proposed to be within 25’ of the corner of the building. Prominent architectural elements have been
incorporated such as increased building height and massing (The front portion of the building is where the 2-
story portion is incorporated with difference in the roof lines). Extended weather protection through the use of
a Porte Cochere has also been incorporated into the design.

17.62.055.F Commercial First Floor Frontage.

In order to ensure that the ground floor of structures have adequate height to function efficiently for retail uses,
the first floor height to finished ceiling of new infill buildings in the mixed use and neighborhood commercial
districts shall be no lower than fourteen feet floor to floor. Where appropriate, the exterior facade at the ceiling
level of new structures shall include banding, a change of materials or relief which responds to the cornice lines
and window location of existing buildings that abut new structures.

Finding: Not Applicable. The subject site is within the “R-10” Single-Family District and is not within a mixed use
or neighborhood commercial district.

17.62.055.G.1 Variation in Massing.

A single, large, dominant building mass shall be avoided in new buildings and, to the extent reasonably feasible,
in development projects involving changes to the mass of existing buildings.

Finding: Complies as Proposed. The building is designed to have several articulated building masses, roof lines
and heights, projections, bays, and other architectural elements to add interest to the building.
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17.62.055.G.2 Horizontal masses shall not exceed a height: width ratio of one-to-three without substantial
variation in massing that includes a change in height and projecting or recessed elements.

Finding: Complies as Proposed. Variation in massing, wall heights, roof lines, and gutter lines, provide ample
variation in the building design. Along each facade the building wall has changes in wall plane (projecting or
recessing) of at least 3’ in depth, and a variation in roof lines, heights, and massing of projecting building
volumes.

17.62.055.G.3 Changes in mass shall be related to entrances, the integral structure and/or the organization of
interior spaces and activities and not merely for cosmetic effect.

Finding: Complies as Proposed. The changes in mass reflect the interior spaces and the overall massing of the
interior spaces and layout. The massing also articulates the building entrance and elements which are part of the
building function (i.e. the covered vehicle loading and unloading area).

17.62.055.H Minimum Wall Articulation.
17.62.055.H.1 Facades shall add architectural interest and variety and avoid the effect of a single, long or
massive wall with no relation to human size. No wall that faces a street or connecting walkway shall have a
blank, uninterrupted length exceeding thirty feet without including, but not be limited to, at least two of the
following:
i. Change in plane,
ii. Change in texture or masonry pattern or color,
iii. Windows, treillage with landscaping appropriate for establishment on a trellis.
iv. An equivalent element that subdivides the wall into human scale proportions.
Finding: Complies as Proposed. The proposed development complies with this criterion. The building facades
have the following articulations in addition to changing roof lines, gutter heights, wall heights, etc. None of the
facade walls facing a street or connecting walkway have a length of more than 30’ without including one of the
following elements (see building elevations for details):

e Changein plane

e Change in texture or material

e  Windows

e Columns

17.62.055.H.2 Facades greater than one hundred feet in length, measured horizontally, shall incorporate wall
plane projections or recesses having a depth of at least three percent of the length of the facade and extending
at least twenty percent of the length of the facade. No uninterrupted length of any facade shall exceed one
hundred horizontal feet.

Finding: Complies as Proposed. The proposed development complies with this criterion. The north, south, and
west building facades have building walls in excess of 100°. The north and south walls measure 199’-4”
horizontally. In this length there are various wall projections, roof lines, changing wall heights, different material
finishes, textures, colors, and windows. The minimum wall plane projection or recess is 3’ and up to 32’+ with no
walls that have an uninterrupted length greater than 39’-6” on either side. The wall variations run at least 35%-
40% of the total wall length on either side. The west building fagade (rear of the building) has a length of 104’-
1”. This wall also has differences in wall projections, roof lines, materials, textures, colors, and windows. There
are no walls in excess of 20’ that are uninterrupted by a change in wall plane, either through a recessed wall or a
projecting wall. The differences in wall plane run 49% of the total wall length.

17.62.055.H.3 Ground floor facades that face public streets shall have arcades, display windows, entry areas,
awnings or other such features along no less than sixty percent of their horizontal length.
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Finding: Complies as Proposed. The ground floor facades of the development will comply with this standard.
The fagades of the building facing the public streets (South End Rd. and Amanda Ct.) have at least one or more
of these items repeating along the fagade at no less than 60% of the total length of the facade: entry and exit
areas, windows, a Porte Cochere, awnings, change in roof line, change in wall heights, change in massing,
change in materials, and outdoor sitting areas. The longest street facing facade is the Amanda Ct. fagade which
measures 199’-4”. This requires a minimum of about 120’ of length for such elements. The total length for the
items along this fagade is proposed at 130’+ with much of this attributed to awnings over windows, change in
wall / roof massing and heights, and windows. The fagade facing South End Rd. is much smaller in length and
incorporates all of the items listed above for a minimum of 75% of the wall length. See building elevations for
details.

17.62.055.H.4 Building facades must include a repeating pattern that includes any one or more of the following
elements:

a. Color change;

b. Texture change;

c. Material module change.

Finding: Complies as Proposed. Building facades include a repeating pattern that includes the following
elements: Texture change and material module change.

17.62.055.H.5 Facades shall have an expression of architectural or structural bays through a change in plane no
less than twelve inches in width, such as an offset, reveal or projecting rib.

Finding: Complies as Proposed. The building facades have an expression of bays and change in plane of
minimum 12” offset.

17.62.055.H.6 Facades shall have at least one of elements subsections H.4. or H.5. of this section repeat
horizontally. All elements shall repeat at intervals of no more than thirty feet, either horizontally or vertically.
Finding: Complies as Proposed. The elements listed in section 4 and 5 above repeat on every fagade of the
building elevation at intervals of approximately 20-25 feet at a minimum.

17.62.055.1.1 Facade Transparency.

Transparent windows or doors facing the street are required. The main front elevation shall provide at least sixty
percent windows or transparency at the pedestrian level. Facades on corner lots shall provide at least sixty
percent windows or transparency on all corner-side facades. All other side elevations shall provide at least thirty
percent transparency. The transparency is measured in lineal fashion. For example, a one hundred-foot long
building elevation shall have at least sixty feet (sixty percent of one hundred feet) of transparency in length.
Reflective, glazed, mirrored or tinted glass is limited to ten percent of the lineal footage of windows on the street
facing facade. Highly reflective or glare-producing glass with a reflective factor of one-quarter or greater is
prohibited on all building facades. Any glazing materials shall have a maximum fifteen percent outside visual
light reflectivity value. No exception shall be made for reflective glass styles that appear transparent when
internally illuminated.

Finding: Complies with Condition. According to the applicant, neither the primary front fagade nor the corner
side facade on Amanda Court will meet the 60% transparency requirement. The applicant has provided
adequate justification that the transparency proposed meets the intent of the standard for the proposed use.
The applicant is not required to apply for a variance to this site design standard, provided that the proposal can
conform to 17.62.015, Modifications that will better meet design standards.

Applicant Response:
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Street facade facing South End Rd: The length of this facade measures 98’. The lineal feet of glazing
along this facade measures 52’ or 53%. However, as articulated in the front elevation, the 52 lineal feet
of ground level windows or door glazing proposed, based on the wall articulations, massing, and
projections, still meet the purpose and intent of the standard. The proposed glazing provides an excess
of transparency in correlation to the interior spaces and the fagade architecture. Because the fagade has
so many changes in plane and massing elements, the glazing still remains a dominating architectural
element on the facade of the building.

Street fagade facing Amanda Ct: The length of this fagade measures 199’-4”. The lineal feet of glazing
along this facade measures 74’ or 37%. However, as similar with the South End Rd. facing fagade, the
wall articulations and each window size in relationship to the wall it is placed on make it so that the
overall intent of the standard is not jeopardized. The glazing is still a prominent feature in the
architecture and the size of the windows relate directly with the room and function of the room for
which it is serving. The vast majority of the spaces along the Amanda Ct. facade are bedroom sleeping
units and private baths. The bedroom sleeping units are more than adequately sized for the purpose of
these rooms in order to create light, views to the outside, egress, and ventilation. To upsize these
windows further would reduce privacy, and create openings too large when compared to the size of the
spaces they are in.

Staff finds that the applicant’s justification is compelling, and that the specific criteria for modification in
17.62.015 (A) have been met, that the modification will result in a development that better meets design
guidelines: and (B) that the modification meets the intent of the standard.

The purpose of the institutional and commercial design guidelines referred to in (A) are restated here from
OCMC 17.62.055(A) for clarity:

Purpose. The primary objective of the regulations contained in this section is to provide a range of design
choices that promote creative, functional, and cohesive development that is compatible with surrounding
areas. Buildings approved through this process are intended to serve multiple tenants over the life of the
building, and are not intended for a one-time occupant. The standards encourage people to spend time in
the area, which also provides safety though informal surveillance. Finally, this section is intended to
promote the design of an urban environment that is built to human scale by creating buildings and streets
that are attractive to pedestrians, create a sense of enclosure, provide activity and interest at the
intersection of the public and private spaces, while also accommodating vehicular movement.

The transparency standard is one of the design standards used to promote this purpose. Staff finds that the
proposal will be consistent with the purpose of the standard for which a modification is requested. For example,
right-sized window in bedrooms are important to provide functional and cohesive development that serve
multiple tenants in a memory care facility.

The second criterion for approval of a modification is that (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. Under section 17.62.055.D.1. above, the applicant has proposed at least seven additional pedestrian
amenities for the front setback and front fagcade of the development that accomplish the purpose of the design
standard described above.

Based on staff’s analysis of the applicant’s proposal, staff has determined it is possible, likely and reasonable
the applicant can meet this standard by complying with all of the conditions of approval.
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17.62.055.1.2 Side or rear walls that face walkways may include false windows and door openings only when
actual doors and windows are not feasible because of the nature of the use of the interior use of the building.
False windows located within twenty feet of a right-of-way shall be utilized as display windows with a minimum
display depth of thirty-six inches.

Finding: Not Applicable. The applicant has not proposed a false window or door opening.

17.62.055.).1 Roof Treatments.

1. All facades shall have a recognizable "top" consisting of, but not limited to:

a. Cornice treatments, other than just colored "stripes"” or "bands," with integrally textured materials such as
stone or other masonry or differently colored materials; or

b. Sloping roof with overhangs and brackets; or

c. Stepped parapets;

d. Special architectural features, such as bay windows, decorative roofs and entry features may project up to
three feet into street rights-of-way, provided that they are not less than nine feet above the sidewalk.
Finding: Complies as Proposed. All facades that have a recognizable “top” that consist of one or more of the
following elements: cornice treatments, sloping roofs with overhangs, and bay windows, entry roofs and
features.

17.62.055.).2 Mixed use buildings: For flat roofs or facades with a horizontal eave, fascia, or parapet, the
minimum vertical dimension of roofline modulation is the greater of two feet or 0.1 multiplied by the wall height
(finish grade to top of wall). The maximum length of any continuous roofline shall be seventy-five feet.

Finding: Not Applicable. The proposed structure is not a mixed use building.

17.62.055.).3 Other roof forms consistent with the design standards herein may satisfy this standard if the
individual segments of the roof with no change in slope or discontinuity are less than forty feet in width
(measured horizontally).

Finding Not Applicable. No other roof forms are proposed.

17.62.055.K Drive-through facilities shall:

1. Be located at the side or rear of the building.

2. Be designed to maximize queue storage on site.

Finding: Not Applicable. This standard refers to a commercial drive-through window. The applicant has not
proposed a drive thru window.

17.62.057 Multi-Family Standards

Finding: Not Applicable. A dwelling unit is defined as a restroom, sleeping area and a kitchen (defined by a
stove). The assisted living facility rooms are not considered dwelling units because they do not each have a
separate restroom and kitchen. The site is proposed to be constructed with a single kitchen and is not a
multifamily site (though the density may be similar) and thus these standards are not applicable.

17.62.065 Outdoor Lighting

17.62.065.B Applicability.

Finding: Complies. The applicant proposed to install exterior lighting with this proposed development. The
development is subject to the standards in OCMC 17.62.065.

17.62.065.C General Review Standard. If installed, all exterior lighting shall meet the functional security needs of
the proposed land use without adversely affecting adjacent properties or the community. For purposes of this
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section, properties that comply with the design standards of subsection D. below shall be deemed to not
adversely affect adjacent properties or the community.
Finding: Refer to the analysis under OCMC 17.62.065.D within this report.

17.62.065.D Design and lllumination Standards.

General Outdoor Lighting Standard and Glare Prohibition.

17.62.065 .D.1 Outdoor lighting, if provided, shall be provided in a manner that enhances security, is appropriate
for the use, avoids adverse impacts on surrounding properties, and the night sky through appropriate shielding
as defined in this section. Glare shall not cause illumination on other properties in excess of a measurement of
0.5 footcandles of light as measured at the property line. In no case shall exterior lighting add more than 0.5
footcandle to illumination levels at any point off-site. Exterior lighting is not required except for purposes of
public safety. However, if installed, all exterior lighting shall meet the following design standards:

Finding: Complies with Condition. Reference the site lighting plan on Sheet DR.1A for details. The applicant
indicated that the site lighting plan specifies lighting for security and safety use for the site using fixtures that
have appropriate measures to shield glare and maintain a light level of 0.5 foot candles or less at the property
line for less impact on the surrounding neighbors. The lighting plan indicates footcandle levels in excess of 0.5 at
the northern property line. Due to the location and type of lighting fixtures needed for the scale of the proposed
development, it is likely that the proposed development will be able to comply with this standard. Prior to
issuance of a building permit associated with the development the applicant shall submit a revised photometric
plan demonstrating compliance with OCMC 17.62.065 for the proposed development. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with condition of approval
19.

17.62.065 .D.2 Any light source or lamp that emits more than nine hundred lumens (thirteen watt compact
fluorescent or sixty watt incandescent) shall be concealed or shielded with a full cut-off style fixture in order to
minimize the potential for glare and unnecessary diffusion on adjacent property. All fixtures shall utilize one of
the following bulb types: metal halide, induction lamp, compact fluorescent, incandescent (including tungsten-
halogen), or high pressure sodium with a color rendering index above seventy.

Finding: Complies with Conditions. The applicant proposed LED lamps designed to be cutoff lights so as to
avoid excess lighting on the adjoining neighbors. LED lamp technology is relatively new and the adopted code
predates the mainstream use of this newer lighting source, but is widely known to be more efficient and less
light polluting than older bulb type lighting. The proposed footcandle light output indicated for the wall
mounted luminaires is a 0.5 footcandles at approximately 2-3 from the fixture depending on mounting height.
The applicant shall provide staff with a revised photometric plan, or additional documentation from a lighting
engineer that explains how the proposed lighting complies with this standard, prior to issuance of a building
permit. Staff has determined it is possible, likely and reasonable the applicant can meet this standard by
complying with condition of approval 19.

17.62.065 .D.3 The maximum height of any lighting pole serving a multi-family residential use shall be twenty
feet. The maximum height serving any other type of use shall be twenty-five feet, except in parking lots larger
than five acres, the maximum height shall be thirty-five feet if the pole is located at least one hundred feet from
any residential use.

Finding: Not Applicable. The applicant did not propose any pole mounted lighting and the development is not
multi-family residential development.

17.62.065 .D.4 Lighting levels:
Table 1-17.62.065. Foot-candle Levels

Location Min Max Avg
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Pedestrian Walkways 0.5 7:1 max/min ratio 1.5

Pedestrian Walkways in Parking Lots 10:1 max/min ratio 0.5
Pedestrian Access ways 0.5 7:1 max/min ratio 1.5
Building Entrances 3

Bicycle Parking Areas 3

Abutting property N/A .05

Finding: Complies with Condition. The applicant referred to the submitted lighting plan sheet DR.1A to show
compliance with this standard, which includes several references to this code section, but does not indicate
whether the specific locational lighting levels in the table 17.62.065.D.4 are met. Therefore, the lighting plan will
need to be resubmitted prior to issuance of a building permit to show the applicant meets this standard. Staff
has determined it is possible, likely and reasonable the applicant can meet this standard by complying with
condition of approval 19.

17.62.065.D.5 Parking lots and other background spaces shall be illuminated as unobstrusively as possible while
meeting the functional needs of safe circulation and protection of people and property. Foreground spaces, such
as building entrances and outside seating areas, shall utilize pedestrian scale lighting that defines the space
without glare.

Finding: Complies with Condition. The applicant did not respond to this section. A rear parking lot has been
proposed since the original lighting plan was submitted. The applicant shall provide a revised photometric plan
which indicates that the parking lot is lighted as unobtrusively as possible in accordance with this standard prior
to issuance of a building permit. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with condition of approval 19.

17.62.065.D.6 Any on-site pedestrian circulation system shall be lighted to enhance pedestrian safety and allow
employees, residents, customers or the public to use the walkways at night. Pedestrian walkway lighting through
parking lots shall be lighted to light the walkway and enhance pedestrian safety pursuant to Table 1.

Finding: Complies with Condition. The applicant referred to the submitted lighting plan sheet DR.1A to show
compliance with this standard, which includes several references to this code section, but does not indicate
whether the specific locational lighting levels in the table 17.62.065.D.4 are met. Therefore, the lighting plan will
need to be resubmitted prior to issuance of a building permit to show the applicant meets this standard. Staff
has determined it is possible, likely and reasonable the applicant can meet this standard by complying with
condition of approval 19.

17.62.065.D.7 Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian accessways required
pursuant to OCMC 12.28 shall be lighted with pedestrian-scale lighting.
Finding: Not Applicable. No pedestrian accessways are proposed.

17.62.065 .D.8 Floodlights shall not be utilized to light all or any portion of a building facade between ten p.m.
and six a.m.

Finding: Complies with Condition. The applicant indicates that the landscaping plan includes various kinds of
ground lighting but did not indicate these on the lighting plan. Applicant shall provide assurance prior to
issuance of a building permit that floodlighting, if proposed, will not be lit between 10:00 p.m. and 6:00 a.m.
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 19.
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17.62.065 .D.9 Lighting on automobile service station, convenience store, and other outdoor canopies shall be
fully recessed into the canopy and shall not protrude downward beyond the ceiling of the canopy.
Finding: Not Applicable. The applicant has not proposed canopy lighting.

17.62.065 .D.10 The style of light standards and fixtures shall be consistent with the style and character of
architecture proposed on the site.

Finding: Complies as Proposed. The applicant submitted drawings of the proposed light fixtures demonstrating
they are consistent with the Oregon City Municipal Code and with the proposed architecture.

17.62.065 .D.11 In no case shall exterior lighting add more than one foot-candle to illumination levels at any
point off-site.

Finding: Complies with Conditions. Reference the site lighting plan on Sheet DR.1A for details. The applicant
indicated that the site lighting plan specifies lighting for security and safety use for the site using fixtures that
have appropriate measures to shield glare and maintain a light level of 0.5 foot candles or less at the property
line for less impact on the surrounding neighbors. The lighting plan indicates footcandle levels in excess of 0.5 at
the northern property line. Due to the location and type of lighting fixtures needed for the scale of the proposed
development, it is likely that the proposed development will be able to comply with this standard. Prior to
issuance of a building permit associated with the development the applicant shall submit a revised photometric
plan demonstrating compliance with OCMC 17.62.065 for the proposed development. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with condition of approval
19.

17.62.065 .D .12 All outdoor light not necessary for security purposes shall be reduced, activated by motion
sensor detectors, or turned off during non-operating hours.
Finding: Complies as Proposed. The applicant indicated that all security outdoor lights will have motion sensors.

17.62.065 .D.13 Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, pedestal,
or platform shall use a right-of-way cone beam of light that will not extend beyond the illuminated object.
Finding: Not Applicable. The applicant has proposed these features.

17.62.065 .D.14 For upward-directed architectural, landscape, and decorative lighting, direct light emissions
shall not be visible above the building roofline.

Finding: Complies as Proposed. The applicant indicated that the landscape plan includes landscape directional
lighting. These light fixtures are small and reflect only enough light to accent a landscape feature. The light levels
will not reach any roof top height.

17.62.065 .D.15 No flickering or flashing lights shall be permitted, except for temporary decorative seasonal
lighting.
Finding: Complies as Proposed. No flickering or flashing lights are proposed with this development.

17.62.065 .D.16 Wireless Sites. Unless required by the Federal Aviation Administration or the Oregon Aeronautics
Division, artificial lighting of wireless communication towers and antennas shall be prohibited. Strobe lighting of
wireless communication facilities is prohibited unless required by the Federal Aviation Administration. Security
lighting for equipment shelters or cabinets and other on-the-ground auxiliary

Finding: Not Applicable. The applicant has not proposed a wireless site.

17.62.065 .D .17 Lighting for outdoor recreational uses such as ball fields, playing fields, tennis courts, and
similar uses, provided that such uses comply with the following standards:
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i. Maximum permitted light post height: eighty feet.
ii . Maximum permitted illumination at the property line: 0.5 foot-candles
Finding: Not Applicable. The proposed development does not involve an outdoor recreation site.

17.62.080 Special development standards along transit streets.
Finding: Applicable. The abutting portion of South End Road is a transit street.

1. All buildings shall have at least one main building entrance oriented towards the transit street. A main building
entrance is oriented toward a transit street if it is directly located on the transit street, or if it is linked to the
transit street by an on-site pedestrian walkway that does not cross off-street parking or maneuvering areas.
Finding: Variance Required. Please see section 17.60 for findings. The main entrance is oriented toward the
Transit Street, however the applicant has requested a variance to be able to locate a vehicle maneuvering area
between the building and the street that requires that pedestrians cross the driveway. If the variance is
approved this standard can me met.

a. If the site has frontage on more than one transit street, or on a transit street and a street intersecting a transit
street, the building shall provide one main building entrance oriented to the transit street or to the corner where
the two streets intersect.

Finding: Complies as Proposed. The site is a corner lot abutting the intersection of a transit street and a local
street. The main entrance is as close to the corner as is practicable given the proposed site layout and given the
traffic consultant recommendation to locate the proposed egress of the drive aisle at a minimum of 25 feet from
the intersection.

b. For building facades over three hundred feet in length on a transit street, two or more main building
entrances shall be provided as appropriate and oriented towards the transit street.
Finding: Not Applicable. The building facade does not exceed three hundred feet.

2. Main building entrances shall be well lighted and visible from the transit street. The minimum lighting level for
building entries shall be three foot-candles. Lighting shall be a pedestrian scale with the source light shielded to
reduce glare.

Finding: Complies with Condition. See also findings above under the Outdoor Lighting section. The applicant
referred to the submitted lighting plan sheet DR.1A to show compliance with this standard, which includes
several references to this code section, but does not indicate whether the specific locational lighting levels in
Table 17.62.065.D.4 are met. Therefore, the lighting plan will need to be resubmitted prior to issuance of a
building permit. Staff has determined it is possible, likely and reasonable the applicant can meet this standard
by complying with condition of approval 19.

3. In the event a requirement of this section conflicts with other requirements in Title 17, the requirements of this
section shall control.

Finding: As stated above, the applicant has requested a separate variance to be able to construct a pick up and
drop off covered driveway in front of the building facing South End Road. Staff supports the variance and finds
that the intent of this section for Transit Street development can still be met if the variance is approved. Please
refer to section 17.60, Variances.

17.62.085 Refuse and Recycling Standards for commercial, industrial and multi-family developments
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The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse and recycling
enclosure for the public as well as the local collection firm. All new development, change in property use,
expansions or exterior alterations to uses other than single-family or duplex residences shall include a refuse and
recycling enclosure.

A Sized appropriately to meet the needs of current and expected tenants, including an expansion area if
necessary;

B Designed with sturdy materials, which are compatible to the primary structure(s);

C Fully enclosed and visually screened;

D Located in a manner easily and safely accessible by collection vehicles;

E Located in a manner so as not to hinder travel lanes, walkways, streets or adjacent properties;

F On a level, hard surface designed to discharge surface water runoff and avoid ponding;

G Maintained by the property owner;

H Used only for purposes of storing solid waste and recyclable materials;

I Designed in accordance with applicable sections of the Oregon City Municipal Code (including Chapter 8.20—
Solid Waste Collection and Disposal) and City adopted policies.

Finding: Complies as Proposed. According to the applicant, the garbage and recycling area is designed to
accommodate the needs of the facility based on full occupancy. The garbage and recycling area is a total of
approx. 119 square feet. The garbage and recycling area is designed as part of the primary structure and is
located on the north side of the building towards the front and adjacent to the parking area. It is not a separate
structure. Therefore, passersby will not notice the garage area as a refuse area because the garbage area is fully
enclosed by walls and a roof and has fully obscured doors. The garbage area is located adjacent to the parking
area and easily accessible to the staff for dropping off garbage and recycling. The containers can easily be moved
out for collection days from this location. The garbage area is designed as part of the building itself. It does not
obstruct any parking, vehicle area, walkways, or adjacent properties. The garbage enclosure area will have a
concrete slab floor with a floor drain that will be piped to the sanitary sewer. The slab will be sloped slightly as
to avoid standing water. The garbage and recycling refuse area will be maintained by the property owner and
maintenance crew. The garbage area is for the use of solid waste and recyclable materials.

CHAPTER 17.54 — SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS;

17.54.100 Fence, Setback and Height Limitations.

A. Generally. Fence, hedge, or wall.

1. Fences and walls—Fences and walls over forty-two inches shall not be located in front of the front faced or
within forty feet of the public right-of-way, whichever is less. All other fences (including fences along the side and
rear of a property) shall not exceed six feet in total height unless as permitted Section 17.54.1008.

2. Hedges shall not be more than forty-two inches in the underlying front yard setback.

3. Property owners shall ensure compliance with the Traffic Sight Obstruction requirements in Chapter 10.32 of
the Oregon City Municipal Code.

4. It is unlawful for any person to erect any electric fence or any fence constructed in whole or in part of barbed
wire or to use barbed wire, except as erected in connection with security installations at a minimum height of six
feet, providing further that prior written approval has been granted by the city Manager.

B. Exception. Fence, hedge, wall, or other obstructing vegetation on retaining wall. When a fence, hedge, wall, or
other obstructing vegetation is built on a retaining wall or an artificial berm that is not adjacent to or abutting a
public right-of-way, the following standards shall apply:

1. When the retaining wall or artificial berm is 30 inches or less in height from the finished grade, the maximum
fence or wall height on top of the retaining wall shall be six feet.

2. When the retaining wall or earth berm is greater than thirty inches in height, the combined height of the
retaining wall and fence or, wall from finished grade shall not exceed eight and one-half feet.

Page 45



3. Fences, hedges or walls located on top of retaining walls or earth berms in excess of eight and one-half feet in
height shall be setback a minimum of two feet from the edge of the retaining wall or earth berm below and shall
not exceed a combined height of eight and one-half feet.

4. An alternative height or location requirement may be approved within a land use process for all non-single-
family and two-family residential properties. The fence, hedge or wall shall be compatible with the adjacent
neighborhood and achieve the same intent of the zoning designation and applicable site plan and design review
process. In no case may the fence, hedge or wall exceed eight feet in height without approval of a variance.
Finding: Complies as Proposed. The applicant proposes to construct a 6-foot tall wood fence around the rear
and side perimeters of the site. No fences are proposed in front of the front facades along South End Road and
Amanda Court.

CHAPTER 17.52 OFF-STREET PARKING AND LOADING

17.52.020.A — Number of Spaces Required

The construction of a new structure or at the time of enlargement or change in use of an existing structure within
any district in the city, off-street parking spaces shall be provided in accordance with this section.

Parking Required

U Per 1,000 sq. ft. gross leasable
se
Square Feet/

Beds/ Seats Minimum Maximum

Senior housing, including congregate care,

residential care and assisted living Facilities; 31 Beds 1 per 7 beds 1 per 5 beds

nursing homes and other types of group homes; (5 stalls) (7 stalls)
) N 2.70 3.33

Office 750 sq. ft. (2 stalls) (3 stalls)

Total 55 stalls 99 stalls

Finding: Complies as Proposed. According to the applicant, the facility will provide 31 beds, which requires a
minimum number of five spaces and a maximum allowance of seven off-street parking spaces, one of which is
required to be a van accessible ADA compliant parking space.

The code ratio provided for residential care facilities already factors in the parking needs of staff and visitors. In
addition, staff, visitors, guests and the public may use on-street parking in the public right-of-way.

Two of the parking spaces including the handicap van accessible space will be located on Northeast side of the
site. The other five parking spaces will be located at the rear of the facility based on the revised site plan.

The parking spaces at the Northeast side of the site, off of South End Rd., shall be used primarily for handicap
parking and visitors. The applicant indicates that the staff shall utilize the available parking spaces in the parking
area provided off of Amanda Ct at the rear of the facility. See Site Plan for details.

17.52.020.A.1 Multiple Uses. In the event several uses occupy a single structure or Parcel of land, the total
requirements for off-street parking shall be the sum of the requirements of the several uses computed
separately.

Finding: Not Applicable. The applicant has not proposed multiple uses.

17.52.020.A.2.
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Requirements for types of buildings and uses not specifically listed herein shall be determined by the community
development director, based upon the requirements of comparable uses listed.
Finding: Not Applicable. The proposed uses of the site were identified in the Oregon City Municipal Code.

17.52.020.A.3.

Where calculation in accordance with the following list results in a fractional space, any fraction less than one-
half shall be disregarded and any fraction of one-half or more shall require one space.

Finding: Complies as Proposed. Rounding techniques identified in this Chapter were utilized.

17.52.020.A.4.

The minimum required parking spaces shall be available for the parking of operable passenger automobiles of
residents, customers, patrons and employees only, and shall not be used for storage of vehicles or materials or
for the parking of trucks used in conducting the business or use.

Finding: Complies as proposed. The applicant indicated compliance with this section by noting it on the site
plans.

17.52.020.A.5.

A Change in use within an existing building located in the MUD Design District is exempt from additional parking
requirements. Additions to an existing building or new construction in the district are required to meet the
minimum parking requirements in Table 17.52.020.

Finding: Not Applicable. The proposed development is not within the MUD zoning designation.

17.52.020.B.1 Reduction of the Number of Automobile Spaces Required.

Transit Oriented Development. The community development director may reduce the required number of parking
stalls up to ten percent when it is determined that a commercial business center or multi-family project is
adjacent to or within one thousand feet of an existing or planned public transit. Also, if a commercial center is
within one thousand feet of a multi-family project, with over eighty units and pedestrian access, the parking
requirements may be reduced by ten percent.

Finding: Not Applicable. The applicant did not request a reduction in the minimum number of parking stalls
required.

17.52.020.8B.2.

Transportation Demand Management. The community development director may reduce the number of parking
spaces for developments that utilize TDM.

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to transportation
demand management.

17.52.020.B.3.

Shared Parking. The community development director may reduce the required number of parking stalls up to
fifty percent for mixed uses and uses that use shared parking.

Finding: Not Applicable. The applicant did not propose mixed uses or shared parking.

17.52.020.B.4.

Reduction in Parking for Tree Preservation. The community development director may grant an adjustment to
any standard provided that the adjustment preserves a regulated tree or grove so that the reduction in the
amount of required pavement can help preserve existing healthy trees in an undisturbed, natural condition. The
amount of reduction can be determined only after taking into consideration any unique site conditions and the
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impact of the reduction on parking needs for the use, and must be approved by the community development
director. This reduction is discretionary and subject to the approval of the community development director.
Finding: Not Applicable. The applicant has not requested a reduction in the parking stalls due to tree
preservation.

17.52.020.B.5. On-Street Parking

On-Street Parking. On-street parking for commercial, multifamily, industrial and institutional, uses shall conform
to the following standards:

1. Dimensions. The following constitutes one on-street parking space:

a. Parallel parking, each [twenty-two] feet of uninterrupted and available curb;

b. [Forty-five/sixty] degree diagonal, each with [twelve] feet of curb;

c. Ninety degree (perpendicular) parking, each with [twelve] feet of curb.

2. Location. Parking may be counted toward the minimum standards in the Parking Requirement Table below
when it is on the block abutting the subject land use. An on-street parking space must not obstruct a required
clear vision area and it must not violate any law or street standard.

3. Public Use Required for Credit. On-street parking spaces counted toward meeting the parking requirements of
a specific use may not be used exclusively by that use, but shall be available for general public use at all times.
Signs or other actions that limit general public use of on-street spaces are prohibited.

Finding: Complies with Conditions. The applicant had originally proposed that a majority of the required parking
for the facility be on-street parking. Based on discussions with staff, the applicant revised the application in
order to provide all of the seven required parking spaces on-site. This will allow greater flexibility and choice for
visitors to the facility without overburdening the existing on-street parking. Note that adequate room for
approximately on-street parking spaces will still be provided abutting the subject site, not counting the frontage
within 100 feet of South End Road where the city transportation engineer recommended installation of “NO
PARKING” signs for safety reasons.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 18.

17.52.030 - Design review.

17.52.030.A. Access. Ingress and egress locations on public thoroughfares shall be located in the interests of
public traffic safety. Groups of more than four parking spaces shall be so located and served by driveways so that
their use will require no backing movements or other maneuvering within a street right-of-way other than an
alley. No driveway with a slope of greater than fifteen percent shall be permitted without approval of the city
engineer.

Finding: Complies with Condition. The off-street parking proposed on the revised site plan has been designed so
as not to require any backing movements within the public right-of-way.

The applicant discussed three parking options with City planning staff: 1) on street parking only, 2) a
combination of on-street parking and head-in parking on the corner-side (south side) of the building, and 3) a
combination of on-street parking and a small rear parking lot on the west side of the property. The code does
allow an applicant to utilize only on-street parking where adequate space is provided and such adequate space
is available here. However, staff recommends that the application be approved subject to option 3, a
combination of parking at the rear of the building and on-street parking, because it provides the best
opportunity for to prevent adverse impacts to neighborhood on-street traffic flow at the intersection of South
End and Amanda Court and provides more parking for employees and visitors.
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The revised parking layout was addressed in the applicant’s revised Transportation Analysis Letter and reviewed
by the City’s Transportation Consultant, John Replinger.

Mr. Replinger concluded, “I find that the TAL meets city requirements and provides an adequate basis
upon which impacts of the assisted living facility can be assessed. The redevelopment of the site will
result in only minor increases in traffic. The applicant’s engineer recommends no mitigation measures
for the traffic generated by the facility and identified no safety issues. | concur with his conclusions
about the traffic generated by the facility and the safety issues.” (Exhibit 5). Since the applicant revised
the initial site plan to include a rear parking lot based on planning staff recommendation, Mr. Replinger
recommended that the applicant provide further documentation as conditions of approval from the
applicant’s traffic engineer that addresses the proposed driveway location of the rear parking lot in
relation to the intersection with Netzel Street, to provide an on site turnaround that avoids vehicles
backing into the right-of-way, and checking that vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’s comments (Exhibit 3b) to address
the site ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.

Please see Exhibits 3b, 5 and 6 for the supplementary Traffic Analysis Letter (TAL) and Mr. Replinger’s
comments.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 18.

17.52.030.B. Surfacing. Required off street parking spaces and access aisles shall have paved surfaces
adequately maintained. The use of pervious asphalt/concrete and alternative designs that reduce storm water
runoff and improve water quality pursuant to the city's storm water and low impact development design
standards are encouraged.

Finding: Complies as Proposed. The applicant indicates that the proposed parking lot would be paved using
pervious materials.

17.52.030.C. Drainage. Drainage shall be designed in accordance with the requirements of Chapter 13.12 and the
city public works storm water and grading design standards.
Finding: Please refer to 17.62.050.A.6 of this report.

17.52.030.D. Dimensional Requirements.

1. Requirements for parking developed at varying angles are according to the table included in this section. A
parking space shall not be less than seven feet in height when within a building or structure, and shall have
access by an all weather surface to a street or alley. Parking stalls in compliance with the American[s] with
Disabilities Act may vary in size in order to comply with the building division requirements. Up to thirty five
percent of the minimum required parking may be compact, while the remaining required parking stalls are
designed to standard dimensions. The community development director may approve alternative dimensions for
parking stalls in excess of the minimum requirement which comply with the intent of this Chapter.

2. Alternative parking/landscaping plan. The city understands the physical constraints imposed upon small
parking lots and encourages alternative designs for parking lots of less than ten parking stalls. The community
development director may approve an alternative parking lot/landscaping plan with variations to the parking
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angle or space dimensions and landscaping standards for off street parking. The alternative shall be consistent
with the intent of this Chapter and shall create a safe space for automobiles and pedestrians while retaining
landscaping to the quantity and quality found within parking lot landscaping requirements.

A B C D E F
Parking Stall Width | Stall to Curb | Aisle Width Curb Length Overhang
Angle
90 Standard 9’ 19.0' 24 9’ 1.5
degrees |Compact 8’ 16.0 22 8’

Finding: Complies as Proposed. The revised parking plan indicates that the 90-degree parking spaces will be
standard size, 19’ deep and 9’ wide with room for a 24’ drive aisles and 1.5" of overhang.

17.52.030.E Carpool and vanpool parking.

New office and industrial developments with seventy-five or more parking spaces, and new hospitals,
government offices, nursing and retirement homes, schools and transit park-and-ride facilities with fifty or more
parking spaces, shall identify the spaces available for employee, student and commuter parking and designate at
least five percent, but not fewer than two, of those spaces for exclusive carpool and vanpool parking. Carpool
and vanpool parking spaces shall be located closer to the main employee, student or commuter entrance than all
other employee, student or commuter parking spaces with the exception of handicapped parking spaces. The
carpool/vanpool spaces shall be clearly marked "Reserved - Carpool/Vanpool Only."

Finding: Complies as Proposed. The proposed use is for an assisted living facility, and is required by the building
code to provide one marked ADA van-accessible space as proposed on the site plans.

17.52.040 Bicycle parking

17.52.040.A Purpose-Applicability. To encourage bicycle transportation to help reduce principal reliance on the
automobile, and to ensure bicycle safety and security, bicycle parking shall be provided in conjunction with all
uses other than single-family dwellings or duplexes.

Finding: Applicable. The proposed development is subject to the bicycle parking standards in OCMC 17.52.040.

17.52.040.B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the bicycle
parking requirements shall be the same as the use which, as determined by the community development director
is most similar to the use not specifically mentioned. Calculation of the number of bicycle parking spaces required
shall be determined in the manner established in Section 17.52.020 for determining automobile parking space
requirements.

Bicycle Parking
Use

Senior housing, including congregate care, residential care and assisted |1 per 30 auto spaces
living Facilities; nursing homes and other types of group homes;

Office 1 per 20 auto spaces

Finding: Complies as Proposed. The number of bicycle parking stalls required for the proposed development is
based upon the number of automobile parking stalls required for the proposed structure. The proposed 7
parking stalls require a minimum of 1 bike parking stall. According to the applicant, the bike parking space will
be provided on the north side of the building behind the kitchen. The area will be covered by an extended
overhang and provide a secure and safe parking area where bikes can be locked to a stationary bike rack bolted
to the ground. Because the bike parking area is not directly visible from the right-of-way, signs will be posted
directing people to the bicycle parking area. The bike parking location will not interfere with the vehicle parking
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area and an accessible walkway is provided from the bike parking area to the main entrance of the building. See
Site Plan for details.

17.52.040.C.1 Bicycle parking shall be located on-site, in one or more convenient, secure and accessible location.
The City Engineer and the community development director may permit the bicycle parking to be provided within
the public right-of-way. If sites have more than one building, bicycle parking shall be distributed as appropriate
to serve all buildings. If a building has two or more main building entrances, the review authority may require
bicycle parking to be distributed to serve all main building entrances, as it deems appropriate.

Finding: Complies as Proposed. See Finding in 17.52.040(B) above.

17.52.040.C.2 Bicycle parking areas shall be clearly marked or visible from on-site buildings or the street. If a
bicycle parking area is not plainly visible from the street or main building entrance, a sign must be posted
indicating the location of the bicycle parking area. Indoor bicycle parking areas shall not require stairs to access
the space unless approved by the community development director.

Finding: Complies as Proposed. See Finding in 17.52.040(B) above.

17.52.040.C.3 All bicycle parking areas shall be located to avoid conflicts with pedestrian and motor vehicle
movement.

a. Bicycle parking areas shall be separated from motor vehicle parking and maneuvering areas and from arterial
streets by a barrier or a minimum of five feet.

b. Bicycle parking areas shall not obstruct pedestrian walkways; provided, however, that the review authority
may allow bicycle parking in the public sidewalk where this does not conflict with pedestrian accessibility.
Finding: Complies as Proposed. See Finding in 17.52.040(B) above.

17.52.040.C.4 Accessibility.

a .Outdoor bicycle areas shall be connected to main building entrances by pedestrian accessible walks.
b. Outdoor bicycle parking areas shall have direct access to a public right-of-way.

Finding: Complies as Proposed. See Finding in 17.52.040(B) above.

D. Bicycle parking facilities shall offer security in the form of either a lockable enclosure in which the bicycle can
be stored or a stationary rack to which the bicycle can be locked. All bicycle racks and lockers shall be securely
anchored to the ground or to a structure. Bicycle racks shall be designed so that bicycles may be securely locked
to them without undue convenience.

Finding: Complies as Proposed. See Finding in 17.52.040(B) above.

17.52.060 Parking lot landscaping.

17.52.060.A.1 The landscaping shall be located in defined landscaped areas that are uniformly distributed

throughout the parking or loading area.

Finding: Complies with Conditions. The applicant did not originally propose a rear parking lot, and has revised

the plans to include one. In responding to this section with the original proposal, the applicant indicates:
“A. Street trees are a combination of 2” caliper deciduous and evergreen trees provide buffering and
shade for the small parking lot and around the site, selected from Oregon City Street Tree List. Line of
site access at the driveway entrance is not obstructed by the trees or shrubs planted for the parking lot.
The 5' wide landscape buffer on either side of the parking lot is planted with trees and shrubs in a hedge
formation to screen the neighboring properties per City standards. It is also buffered heavily on the
street facing side of the parking lot. There is no interior parking lot landscaping. We have included three
trees for two parking spaces.
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All landscape areas will include irrigation systems to adequately water the lawns with 'low-flow' pop up
spray sprinklers and drip irrigation in the shrub beds (where applicable).

Many of the plants selected are native and/or drought tolerant for our region. Seasonal interest is
provided with staggered flowering periods, evergreen plants and fall color.

The parking lot is so small that there is no internal plantings needed within. Therefore, line of sight is
good throughout.

B. All parking lot areas and neighboring properties are screened with five-foot landscape buffers with a
variety of shrubs and trees to provide interest and adequate coverage.

Street trees are spaced at a maximum of thirty-five feet apart. Ground covers will spread to cover up
any bark mulch within three years time.

C. As mentioned previously, the parking lot is small. The three parking lot trees we placed are
approximately 15' apart for maximum shade and buffering. The evergreen plants will form into small
segments of hedges that meet the minimum 32-42” requirement.

D. No interior parking lot landscape is provide and/or necessary with only two parking spaces.

E. All landscape shall be installed according to accepted planting procedures. Soil and irrigation system
will be designed and installed to provide long-term health and maintenance of the installed landscape.
Certificates of occupancy will not be issued without meeting specified landscape requirements.”

The rear parking lot revision will require landscaping at the perimeter. Due to the small size of the parking lot
(less than 8 spaces), minimal landscaping will be required (primarily shade trees at perimeter and building /
parking buffer area). No interior landscaping is required. Prior to issuance of a building permit associated with
the proposed development, the applicant shall submit a revised landscaping plan in accordance with the parking
lot landscaping standards in OCMC 17.52.060. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 21.

17.52.060.A.2. All areas in a parking lot not used for parking, maneuvering, or circulation shall be landscaped.
Finding: See Finding for standard 17.52.060.A.1.

17.52.060.A.3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The trees shall be
evenly distributed throughout the parking lot as both interior and perimeter landscaping to provide shade.
Finding: See Finding for standard 17.52.060.A.1.

17.52.060.A.4. Required landscaping trees shall be of a minimum two-inch minimum caliper size (though it may
not be standard for some tree types to be distinguished by caliper), planted according to American Nurseryman
Standards, and selected from the Oregon City Street Tree List;

Finding: See Finding for standard 17.52.060.A.1.

17.52.060.A.5. Landscaped areas shall include irrigation systems unless an alternate plan is submitted, and
approved by the community development director, that can demonstrate adequate maintenance;
Finding: See Finding for standard 17.52.060.A.1.

17.52.060.A.6. All plant materials, including trees, shrubbery and ground cover should be selected for their
appropriateness to the site, drought tolerance, year-round greenery and coverage and staggered flowering
periods. Species found on the Oregon City Native Plant List are strongly encouraged and species found on the
Oregon City Nuisance Plant List are prohibited.

Finding: See Finding for standard 17.52.060.A.1.
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17.52.060.A.7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation and
shall comply with all requirements of Chapter 10.32, Traffic Sight Obstructions.

Finding: Complies as Proposed. Since the applicant revised the initial site plan to include a rear parking lot based
on planning staff recommendation, the City’s Transportation Consultant Mr. Replinger recommended that the
applicant provide further documentation as conditions of approval from the applicant’s traffic engineer that
addresses the proposed driveway location of the rear parking lot in relation to the intersection with Netzel
Street, to provide an on site turnaround that avoids vehicles backing into the right-of-way, and checking that
vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’s comments to address the site ingress and
egress points, sight distance, parking and other concerns. In response, Mr. Replinger provided an update
memorandum (Exhibit 6) that indicates the revised memorandum had adequately addressed his concerns and
recommends only that the on-street parking be restricted within 100 feet of South End Road due to the
proximity of the egress driveway on Amanda Court from South End Road.

17.52.060.A.8. Landscaping shall incorporate design standards in accordance with Chapter 13.12, Stormwater
Management.
Finding: See Finding for standard 17.52.060.A.1.

17.52.060.B Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-way Screening. Parking lots
shall include a five-foot wide landscaped buffer where the parking lot abuts the right-of-way and/or adjoining
properties. In order to provide connectivity between non-single-family sites, the community development director
may approve an interruption in the perimeter parking lot landscaping for a single driveway where the parking lot
abuts property designated as multi-family, commercial or industrial. Shared driveways and parking aisles that
straddle a lot line do not need to meet perimeter landscaping requirements.

1. The perimeter parking lot are[a] shall include:

a. Trees spaced a maximum of thirty-five feet apart (minimum of one tree on either side of the entryway is
required). When the parking lot is adjacent to a public right-of-way, the parking lot trees shall be offset from the
street trees;

b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering one hundred percent
of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of shrubs and
within two feet of the base of trees; and

c. An evergreen hedge screen of thirty to forty-two inches high or shrubs spaced no more than four feet apart on
average. The hedge/shrubs shall be parallel to and not nearer than two feet from the right-of-way line. The
required screening shall be designed to allow for free access to the site and sidewalk by pedestrians. Visual
breaks, no more than five feet in width, shall be provided every thirty feet within evergreen hedges abutting
public right-of-ways.

Finding: See Finding for standard 17.52.060.A.1.

17.52.060.C Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a structure,
exclusive of pedestrian entranceways or loading areas, by one of the following:

1. Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian connection) abutting either
side of a parking lot sidewalk with:

a. Trees spaced a maximum of thirty-five feet apart;

b. Ground cover such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred
percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of
shrubs and within two feet of the base of trees; and

c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart on average; or
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2. Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart in three-foot by five-foot
tree wells.
Finding: See Finding for standard 17.52.060.A.1.

17.52.060.D Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent of the
interior of the gross area of the parking lot devoted to landscaping to improve the water quality, reduce storm
water runoff, and provide pavement shade. Interior parking lot landscaping shall not be counted toward the
fifteen percent minimum total site landscaping required by Section 17.62.050(1) unless otherwise permitted by
the dimensional standards of the underlying zone district. Pedestrian walkways or any impervious surface in the
landscaped areas are not to be counted in the percentage. Interior parking lot landscaping shall include:

a. A minimum of one tree per six parking spaces.

b. Ground cover, such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred
percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of
shrubs and within two feet of the base of trees.

c. Shrubs spaced no more than four feet apart on average.

d. No more than eight contiguous parking spaces shall be created without providing an interior landscape strip
between them. Landscape strips shall be provided between right-of-ways of parking shall be a minimum of six
feet in width and a minimum of ten feet in length.

e. Pedestrian walkways shall have shade trees spaced a maximum of every thirty-five feet in a 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, 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.

Finding: Not Applicable. The proposed parking lot is too small to require interior landscaping.

17.52.060.E Installation.

1. All landscaping shall be installed according to accepted planting procedures, according to American
Nurseryman Standards.

2. The site, soils and proposed irrigation systems shall be appropriate for the healthy and long-term maintenance
of the proposed plant species.

3. Certificates of occupancy shall not be issued unless the landscaping requirements have been met or other
arrangements have been made and approved by the city, such as the posting of a surety.

Finding: See Finding for standard 17.52.060.A.1.

17.52.070 Alternative landscaping plan.

Any applicant may propose an alternative landscaping plan. Such plans are often proposed to address physically
constrained or smaller sites, however innovative designs for larger sites may also be considered. Alternative
plans may include the use of low impact development techniques and minimized landscaping requirements. In
such situations, the community development director may approve variations to the landscaping standards of
section 17.52.060.

A. General Review Standard. The alternative shall be meet or exceed the intent of this Chapter and shall create a
safe space for automobiles and pedestrians. The alternative landscaping plan shall be prepared by a licensed
landscape architect.

B. Credit for Pervious/Low Impact Development. The community development director may count up to fifty
percent of the square footage of any pervious hardscaped landscape material within a parking lot that is
designed and approved pursuant to the city's adopted stormwater and low impact development design
standards toward minimum landscaping requirements for the site. (This includes porous pavement detention,
open celled block pavers, porous asphalt, porous concrete pavement, porous turf, porous gravel, etc).
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Finding: See Finding for standard 17.52.060.A.1.

17.52.080 Maintenance The owner, tenant and their agent, if any, shall be jointly and severally responsible for
the maintenance of the site including but not limited to the off-street parking and loading spaces, bicycle parking
and all landscaping which shall be maintained in good condition so as to present a healthy, neat and orderly
appearance and shall be kept free from refuse and debris.

All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or otherwise so that:

a. It will not interfere with the maintenance or repair of any public utility;

b. It will not restrict pedestrian or vehicular access; and

c. It will not constitute a traffic hazard due to reduced visibility.

Finding: See Finding for standard 17.52.060.A.1.

CHAPTER 12.04 — STREETS, SIDEWALKS AND PUBLIC PLACES

12.04.005 Jurisdiction and management of the public rights-of-way

A. The city has jurisdiction and exercises regulatory management over all public rights-of-way within the city
under authority of the City Charter and state law by issuing separate public works right-of-way permits or
permits as part of issued public infrastructure construction plans. No work in the public right-of-way shall be
done without the proper permit. Some public rights-of-way within the city are requlated by the State of Oregon
Department of Transportation (ODOT) or Clackamas County and as such, any work in these streets shall conform
to their respective permitting requirements.

B. Public rights-of-way include, but are not limited to, streets, roads, highways, bridges, alleys, sidewalks, trails,
paths, public easements and all other public ways or areas, including the subsurface under and air space over
these areas.

C. The city has jurisdiction and exercises regulatory management over each public right-of-way whether the city
has a fee, easement, or other legal interest in the right-of-way. The city has jurisdiction and regulatory
management of each right-of-way whether the legal interest in the right-of-way was obtained by grant,
dedication, prescription, reservation, condemnation, annexation, foreclosure or other means.

D. No person may occupy or encroach on a public right-of-way without the permission of the city. The city grants
permission to use rights-of-way by franchises and permits.

E. The exercise of jurisdiction and regulatory management of a public right-of-way by the city is not official
acceptance of the right-of-way, and does not obligate the city to maintain or repair any part of the right-of-way.
Finding: Complies with Conditions. See Findings in Section 17.62.050.A.15. The subject site is adjacent to
South End Road and Amanda Court, rights-of-way regulated by the City. The applicant shall receive all
necessary approvals from the City prior to installation of any public improvements within the adjacent right-of-
way. Staff has determined it is possible, likely and reasonable the applicant can meet this standard by
complying with conditions of approval 1 and 3.

12.04.007 Modifications.

The review body may consider modification of this standard resulting from constitutional limitations restricting
the city's ability to require the dedication of property or for any other reason, based upon the criteria listed below
and other criteria identified in the standard to be modified. All modifications shall be processed through a Type Il
Land Use application and may require additional evidence from a transportation engineer or others to verify
compliance. Compliance with the following criteria is required:

A. The modification meets the intent of the standard;
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Finding: Complies with Condition. The applicant did not respond to this section, however, modifications will be
required.

The applicant has proposed street standards that differ from the strict standard specified herein. The property
and proposed land use is residential and abuts a Minor Arterial Road, South End Road, and Amanda Court which
is a local residential street. Therefore this code requires the following:

Road Comprehensive |Right- |Pavement |Public |Sidewalk |Landscape |Bike |[Street |Travel Lanes |Median
Classification |Plan of- Width Access Strip Lane |Parking
Designation Way
Width
Minor Residential 100 ft. |68 ft. 0.5ft. |5ft. 10.5 ft. 6 ft. |7 ft. (3) 12 ft. 6 ft.
Arterial Lanes
Local Street | Residential 54 ft. |32 ft. 0.5ft. |5ft. 5.5 ft.

The existing conditions for South End Road include a 60-foot right-of-way, 40-foot pavement that includes a curb
and 5-foot bike lane on the west side of the street and a 7-foot parking strip on the east side, and a 6-foot curb
tight sidewalk on the east side of the street.

The applicant has proposed the following:

The portion of South End Rd. along the site’s entire frontage will be improved with the following: 20’ pavement
to the centerline, 10' sidewalk behind the curb with 5' tree wells. These improvements will better match
existing development conditions with regard to ROW and pavement width. The pavement on South End Road in

this location is in good condition and does not need to be replaced.

The existing conditions for Amanda Court include a 50-foot right-of-way, 32-foot pavement, curbs and no
sidewalks.

The applicant has proposed the following:

The portion of Amanda Ct. along the sites entire frontage will be improved per City Standards with the following:
16’ pavement to the centerline plus 10’, 5’ planter, and 5’ sidewalk. This will match city standards.

In order to accomplish this, a 1’ dedication is required along South End Rd. and a 2’ dedication is required along
Amanda Ct.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with conditions of approval 1, 2, 3,11, 12, 13 and 14.

B. The modification provides safe and efficient movement of pedestrians, motor vehicles, bicyclists and freight;
Finding: Complies with Conditions. The modifications proposed by the applicant will provide safe and efficient

movement of pedestrians, motor vehicles, bicyclists and freight;

C. The madification is consistent with an adopted plan; and
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Finding: Complies with Conditions. The modifications proposed by the applicant are consistent with the
adopted Transportation System Plan.

D. The modification is complementary with a surrounding street design; or, in the alternative;
Finding: The modifications proposed by the applicant are complimentary to existing improvements.

E. If a modification is requested for constitutional reasons, the applicant shall demonstrate the constitutional
provision or provisions to be avoided by the modification and propose a modification that complies with the state
or federal constitution. The city shall be under no obligation to grant a modification in excess of that which is
necessary to meet its constitutional obligations.

Finding: Not Applicable. The applicant has not requested a modification for constitutional reasons.

12.04.010 Construction specifications — improved streets

All sidewalks hereafter constructed in the city on improved streets shall be constructed to city standards and
widths required in the Oregon City Transportation System Plan. The curb shall be constructed at the same time as
the construction of the sidewalk and shall be located as provided in the ordinance authorizing the improvement
of said street next proceeding unless otherwise ordered by the city commission. Both sidewalks and curbs are to
be constructed according to plans and specifications provided by the city engineer.

Finding: Complies as Proposed. The applicant has proposed new sidewalks abutting the property in accordance
with the Oregon City Transportation System Plan and city design standards.

12.04.020 Construction specification — unimproved streets

Sidewalks constructed on unimproved streets shall be constructed of concrete according to lines and grades
established by the city engineer and approved by the city commission. On unimproved streets curbs do not have
to be constructed at the same time as the sidewalk.

Finding: Not Applicable. There are no unimproved streets in the proposed development.

12.04.025 Street design — Curb cuts

A. To assure public safety, reduce traffic hazards and promote the welfare of pedestrians, bicyclists and residents
of the subject area, such as a cul-de-sac or dead-end street, the decision maker shall be authorized to minimize
the number and size of curb cuts (including driveways) as far as practicable where any of the following conditions
are necessary:

1. To provide adequate space for on-street parking;

2. To facilitate street tree planting requirements;

3. To assure pedestrian and vehicular safety by limiting vehicular access points; and

4.To assure that adequate sight distance requirements are met.

Where the decision maker determines any of these situations exist or may occur due to approval of a proposed
development, driveway curb cuts shall be limited to those widths as approved by the public works street standard
drawings. Shared residential driveways shall be limited to twenty-four feet in width adjacent to the sidewalk and
property line and may extend to a maximum of thirty feet abutting the street pavement to facilitate turning
movements. Non-residential development driveway curb cuts in these situations shall be limited to those widths
as approved by the public works street standard drawings or as approved by the city engineer upon review of the
vehicle turning radii based on a professional engineer's design submittal.

B. Each new or redeveloped curb cut shall have an approved concrete approach or asphalted street connection
where there is no concrete curb and a minimum hard surface for at least ten feet and preferably twenty feet back
into the lot as measured from the current edge of street pavement to provide for controlling gravel tracking onto
the public street. The hard surface may be concrete, asphalt, or other surface approved by the city engineer.
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C. It shall be a code violation to drive vehicles, trailers, boats, or other wheeled objects across a sidewalk or
roadside planter strip at a location other than an approved permanent or city-approved temporary driveway
approach. Damages caused by such action shall be corrected by the adjoining property owner.

D. It shall be a code violation to place soil, gravel, wood, or other material in the gutter or space next to the curb
of a public street with the intention of using it as a permanent or temporary driveway. Damages caused by such
action shall be corrected by the adjoining property owner.

E. Any driveway built within public street or alley right-of-way shall be built and permitted per city requirements
as approved by the city engineer.

F. Exceptions. The public works director reserves the right to waive this policy in certain instances, if it is
determined through written findings that it is in the best interest of the public to do so. Examples of allowable
exceptions include:

1. Corner properties or properties adjacent to more than one street frontage provided at least one on-street
parking space on each frontage remains available after the installation of a second driveway.

2. Special needs for disabled access.

3. When the size of the lot or the length of the street frontage is adequate to support more than one driveway,
the installation of a driveway will result in the loss of no more than one on-street parking space and there is no
shortage of on-street parking available for neighboring property.

In no case shall more than two driveways be allowed on any single family residential property.

G. Appeals. Decisions made by the public works director are final unless appealed in writing to the transportation
advisory committee for review and recommendation to the city commission.

H. Failure to Comply. Failure to meet the intent of this section shall be a violation of this Code and enforceable as
a civil infraction.

Finding: Complies with Conditions. See also Findings in Section 17.62.050.A.15. The site access proposal
includes a single one-way ingress location off South End Road into the front of the site approximately 100 feet
north of Amanda Court. This drive aisle curves to the west upon exiting the Porte Cochere so that the egress on
the minor street, Amanda Court, is 40 feet to the west of the intersection with South End Road. This front entry
facilitates transportation of residents. A second driveway cut off Amanda Court from the small rear parking lot is
proposed approximately 180’ west of the drive aisle. Staff feels that this large distance between the two
driveways reduces the potential for vehicle turning conflicts.

Clackamas Fire District #1 reviewed the proposal for compliance with the Oregon Fire Safety Code and provided
comments (Exhibit 7).

Since the applicant revised the initial site plan to include a rear parking lot based on planning staff
recommendation, Mr. Replinger recommended that the applicant provide further documentation as
conditions of approval from the applicant’s traffic engineer that addresses the proposed driveway
location of the rear parking lot in relation to the intersection with Netzel Street, to provide an on site
turnaround that avoids vehicles backing into the right-of-way, and checking that vegetation does not
block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’'s comments to address the site
ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.
right-of-way. No parking signs shall be posted on the north side of Amanda Court for a distance of 100
feet from the intersection with South End Road.
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Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 1, 15 and 18.

12.04.030 — Maintenance and repair

The owner of land abutting the street where a sidewalk has been constructed shall be responsible for
maintaining said sidewalk and abutting curb, if any, in good repair.

Finding: Complies as Proposed. The applicant is responsible for maintaining said sidewalk and abutting curb.

12.04.045 Street design — Constrained local streets and/or rights-of-way

Any accessway with a pavement width of less than thirty-two feet shall require the approval of the city engineer,
community development director and fire chief and shall meet minimum life safety requirements, which may
include fire suppression devices as determined by the fire marshal to assure an adequate level of fire and life
safety. The standard width for constrained streets is twenty feet of paving with no on-street parking and twenty-
eight feet with on-street parking on one side only. Constrained local streets shall maintain a twenty-foot wide
unobstructed accessway. Constrained local streets and/or right-of-way shall comply with necessary slope
easements, sidewalk easements and altered curve radius, as approved by the city engineer and community
development director.

Table 12.04.045
STREET DESIGN STANDARDS FOR LOCAL CONSTRAINED STREETS

Minimum Required
Type of Street Right-of-way Pavement Width
Constrained local street 20to 40 20 to less than 32 feet

Type of Street
Finding: Not Applicable. The subject site does not abut a constrained street.

12.04.050 Retaining walls - Required

12.04.060 Retaining walls- Maintenance

When a retaining wall is necessary to keep the earth from falling or sliding onto the sidewalk or into a public
street and the property owner or person in charge of that property fails or refuses to build such a wall, such shall
be deemed a nuisance. The violation of any provision of this Chapter is subject to the code enforcement
procedures of Chapters 1.16, 1.20 and 1.24.

Finding: Not Applicable. The applicant did not propose to install a retaining wall in the public right-of-way.

12.04.070- Removal of sliding dirt.

It shall be the duty of the owner of any property as mentioned in Section 12.04.050, and in case the owner is a
nonresident, then the agent or other person in charge of the same, to remove from the street or sidewalk or both
as the case may be, any and all earth or dirt falling on or sliding into or upon the same from the property, and to
build and maintain in order at all times, the retaining wall as herein required; and upon the failure, neglect or
refusal of the land owner, the agent or person in charge of the same to clean away such earth or dirt, falling or
sliding from the property into the street or upon the sidewalk, or both, or to build the retaining wall, shall be
deemed guilty of a misdemeanor.

Finding: Complies as Proposed. The applicant will remove any sliding dirt caused by construction.

12.04.080 - Excavations—Permit required.
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It shall be unlawful for any person to dig up, break, excavate, disturb, dig under or undermine any public street or
alley, or any part thereof or any macadam, gravel, or other street pavement or improvement without first
applying for and obtaining from the engineer a written permit so to do.

Finding: Complies with Conditions. The subject site is adjacent to South End Road and Amanda Court, rights-of-
way regulated by the City. The applicant shall receive all necessary approvals from the City prior to installation
of any public improvements within the adjacent right-of-way. Staff has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with conditions of approval 1 and 3.

12.04.090 - Excavations—Permit restrictions.

The permit shall designate the portion of the street to be so taken up or disturbed, together with the purpose for
making the excavation, the number of days in which the work shall be done, and the trench or excavation to be
refilled and such other restrictions as may be deemed of public necessity or benefit.

Finding: Not Applicable. The City shall review a permit upon submittal.

12.04.095 - Street Design—Curb Cuts.

To assure public safety, reduce traffic hazards and promote the welfare of pedestrians, bicyclists and residents of
the subject area, such as a cul-de-sac or dead-end street, the decision maker shall be authorized to minimize the
number and size of curb cuts (including driveways) as far as practicable where any of the following conditions are
necessary:

A. To provide adequate space for on-street parking;

B. To facilitate street tree planting requirements;

C. To assure pedestrian and vehicular safety by limiting vehicular access points; and

D. To assure that adequate sight distance requirements are met.

Where the decision maker determines any of these situations exist or may occur due to approval of a proposed
development, single residential driveway curb cuts shall be limited to twelve feet in width adjacent to the
sidewalk and property line and may extend to a maximum of eighteen feet abutting the street pavement to
facilitate turning movements. Shared residential driveways shall be limited to twenty-four feet in width adjacent
to the sidewalk and property line and may extend to a maximum of thirty feet abutting the street pavement to
facilitate turning movements. Non-residential development driveway curb cuts in these situations shall be limited
to the minimum required widths based on vehicle turning radii based on a professional engineer's design
submittal and as approved by the decision maker.

Finding: See Section 12.04.025 Above.

12.04.100 - Excavations—Restoration of pavement.

Whenever any excavation shall have been made in any pavement or other street improvement on any street or
alley in the city for any purpose whatsoever under the permit granted by the engineer, it shall be the duty of the
person making the excavation to put the street or alley in as good condition as it was before it was so broken,
dug up or disturbed, and shall remove all surplus dirt, rubbish, or other material from the street or alley.
Finding: Complies with Conditions. Street pavement excavation may be required with the proposed
development should the water and/or sanitary sewer service lines need to be replaced for capacity reasons. If
street cuts are made the repair shall be done in accordance with the City pavement cut standard. Staff has
determined it is possible, likely and reasonable the applicant can meet this standard by complying with all of
the condition of approval 16.

12.04.110 - Excavations—Nuisance—Penalty.

Any excavation in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this Chapter
is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.

Finding: Complies as Proposed. The applicant acknowledges this requirement.
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12.04.120 - Obstructions—Permit required.
Finding: Not Applicable. The applicant has not proposed an obstruction with this application.

12.04.130 - Obstructions—Sidewalk sales.

A. It is unlawful for any person to use the public sidewalks of the city for the purpose of packing, unpacking
or storage of goods or merchandise or for the display of goods or merchandise for sale. It is permissible to use
the public sidewalks for the process of expeditiously loading and unloading goods and merchandise.

B. The city commission may, in its discretion, designate certain areas of the city to permit the display and
sale of goods or merchandise on the public sidewalks under such conditions as may be provided.

Finding: Not Applicable. The applicant has not proposed a sidewalk sale with this application.

12.04.140 - Obstructions—Nuisance—Penalty.

Any act or omission in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this
Chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.

Finding: Not Applicable. This is not an approval criterion.

12.04.150 - Street and alley vacations—Cost.

At the time of filing a petition for vacation of a street, alley or any part thereof, a fee as established by city
commission resolution shall be paid to the city.

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application.

12.04.160 - Street vacations—Restrictions.

The commission, upon hearing such petition, may grant the same in whole or in part, or may deny the same in
whole or in part, or may grant the same with such reservations as would appear to be for the public interest,
including reservations pertaining to the maintenance and use of underground public utilities in the portion
vacated.

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application.

12.04.170 - Street design—Purpose and general provisions.

All development shall be in conformance with the policies and design standards established by this Chapter and
with applicable standards in the city's public facility master plan and city design standards and specifications. In
reviewing applications for development, the city engineer shall take into consideration any approved
development and the remaining development potential of adjacent properties. All street, water, sanitary sewer,
storm drainage and utility plans associated with any development must be reviewed and approved by the city
engineer prior to construction. All streets, driveways or storm drainage connections to another jurisdiction's
facility or right-of-way must be reviewed by the appropriate jurisdiction as a condition of the preliminary plat
and when required by law or intergovernmental agreement shall be approved by the appropriate jurisdiction.
Finding: Complies with Conditions. See also Findings in Section 17.62.050.A.15. All street improvements shall
be installed in accordance with the standards identified in Chapter 12.04 of the Oregon City Municipal Code, and
the City design standards. Staff has determined it is possible, likely and reasonable the applicant can meet this
standard by complying with all of the conditions of approval 1.

12.04.175 - Street design—Generally.

The location, width and grade of street shall be considered in relation to: existing and planned streets,
topographical conditions, public convenience and safety for all modes of travel, existing and identified future
transit routes and pedestrian/bicycle accessways, and the proposed use of land to be served by the streets. The
street system shall assure an adequate traffic circulation system with intersection angles, grades, tangents and

Page 61



curves appropriate for the traffic to be carried considering the terrain. To the extent possible, proposed streets
shall connect to all existing or approved stub streets that abut the development site. Where location is not shown
in the development plan, the arrangement of streets shall either:

A. Provide for the continuation or appropriate projection of existing principal streets in the surrounding
area and on adjacent Parcels or conform to a plan for the area approved or adopted by the city to meet a
particular situation where topographical or other conditions make continuance or conformance to existing
streets impractical;

B. Where necessary to give access to or permit a satisfactory future development of adjoining land, streets
shall be extended to the boundary of the development and the resulting dead-end street (stub) may be approved
with a temporary turnaround as approved by the city engineer. Access control in accordance with section
12.04.200 shall be required to preserve the objectives of street extensions.

Finding: Complies with Conditions. There are no new streets proposed. For a full description of right-of-way
and street improvements proposed for Warner Parrott Road and Amanda Court see the findings for Section
12.04.007 and 12.04.180 of this report.

12.04.180 - Street design—Minimum right-of-way.

All development shall provide adequate right-of-way and pavement width. Adequate right-of-way and pavement
width shall be provided by:

A. Complying with the street design standards contained in the table provided in Chapter 12.04. The street
design standards are based on the classification of streets that occurred in the Oregon City Transportation
System Plan (TSP), in particular, the following TSP figures provide the appropriate classification for each street in
Oregon City: Figure 5-1: Functional Classification System and New Roadway Connections; Figure 5-3: Pedestrian
System Plan; Figure 5.6: Bicycle System Plan; and Figure 5.7: Public Transit System Plan. These TSP figures from
the Oregon City Transportation System Plan are incorporated herein by reference in order to determine the
classification of particular streets.

Table 12.04.020 STREET DESIGN STANDARDS

Type of Street Maximum Right-of-way Width Pavement Width
Major arterial 124 feet 98 feet

Minor arterial 114 feet 88 feet

Collector street 86 feet 62 feet

Neighborhood Collector street 81 feet 59 feet

Local street 54 feet 32 feet

Alley 20 feet 16 feet

B. The applicant may submit an alternative street design plan that varies from the street design standards

identified above. An alternative street design plan may be approved by the city engineer if it is found the
alternative allows for adequate and safe traffic, pedestrian and bicycle flows and transportation alternatives and
protects and provides adequate multi-modal transportation services for the development as well as the
surrounding community.

Finding: Complies with Condition. See the discussion of modifications in Section 12.04.007 of this report.

12.04.185 - Street design—Access control.

A. A street which is dedicated to end at the boundary of the development or in the case of half-streets
dedicated along a boundary shall have an access control granted to the city as a city controlled plat restriction
for the purposes of controlling ingress and egress to the property adjacent to the end of the dedicated street. The
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access control restriction shall exist until such time as a public street is created, by dedication and accepted,
extending the street to the adjacent property.

B. The city may grant a permit for the adjoining owner to access through the access control.

C. The plat shall contain the following access control language or similar on the face of the map at the end of
each street for which access control is required: "Access Control (See plat restrictions)."

A. Said plats shall also contain the following plat restriction note(s): "Access to (name of street or tract)
from adjoining tracts (name of deed document number/(s]) shall be controlled by the City of Oregon City by the
recording of this plat, as shown. These access controls shall be automatically terminated upon the acceptance of
a public road dedication or the recording of a plat extending the street to adjacent property that would access
through those Access Controls."

Finding: Not Applicable. There is no street ending at the edge of the development or any half streets.

12.04.190 - Street design—Alignment.

The centerline of streets shall be:

A. Aligned with existing streets by continuation of the centerlines; or

B. Offset from the centerline by no more than ten feet, provided appropriate mitigation, in the judgment of the
city engineer, is provided to ensure that the offset intersection will not pose a safety hazard.

Finding: Not Applicable. The applicant has not proposed a new street alignment with this application.

12.04.195 - Minimum street intersection spacing standards.
Finding: Not Applicable. The applicant has not proposed and is not required to install a new intersection with
this development.

12.04.200 - Street design—Constrained local streets and/or rights-of-way.

Any accessway with a pavement width of less than thirty-two feet shall require the approval of the city engineer,
community development director and fire chief and shall meet minimum life safety requirements, which may
include fire suppression devices as determined by the fire marshal to assure an adequate level of fire and life
safety. The standard width for constrained streets is twenty feet of paving with no on-street parking and twenty-
eight feet with on-street parking on one side only. Constrained local streets shall maintain a twenty-foot wide
unobstructed accessway. Constrained local streets and/or right-of-way shall comply with necessary slope
easements, sidewalk easements and altered curve radius, as approved by the city engineer and community
development director.

Table 12.04.045
STREET DESIGN STANDARDS FOR LOCAL CONSTRAINED STREETS
Minimum Required
Type of Street Right-of-way Pavement Width
Constrained local street 30 to 40 feet 20 to less than 32 feet

Finding: Not Applicable. The development proposal does not include and is not required to provide additional
right-of-way or pavement width for a constrained street.

12.04.205 - Intersection level of service standards.

When reviewing new developments, the City of Oregon City requires all relevant intersections to be maintained
at the minimum acceptable Level Of Service (LOS) upon full build-out of the proposed development. The
minimum acceptable LOS standards are as follows:

A. For signalized intersection areas of the city that are located outside the Regional Center boundaries a
LOS of "D" or better for the intersection as a whole and no approach operating at worse than LOS "E" and a v/c
ratio not higher than 1.0 for the sum of critical movements.
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B. For signalized intersections within the Regional Center boundaries a LOS "D" can be exceeded during the
peak hour; however, during the second peak hour, LOS "D" or better will be required as a whole and no approach
operating at worse than LOS "E" and a v/c ratio not higher than 1.0.

C. For unsignalized intersection throughout the city a LOS "E" or better for the poorest approach and with
no movement serving more than twenty peak hour vehicles operating at worse than LOS "F" will be tolerated for
minor movements during a peak hour.

Finding: Complies with Conditions. See Findings in Section 17.62.050.A.15. Due to the low volume of traffic
generation associated with the proposed development, analysis of Level of Service and Volume to Capacity
Analysis of off-site intersections is not required by the City’s Guidelines for Transportation Impact Analysis. The
applicant’s proposal has very little impact to overall traffic in the area. The applicant submitted a Transportation
Analysis Letter prepared by Frank Charbonneau, PE, PTOE of Charbonneau Engineering LLC, (Exhibit 2) that was
reviewed by John Replinger, PE, City transportation consultant from Replinger and Associates.

The South End Road Memory Care Facility is expected to generate up to 82 daily trips, four AM peak hour trips,
and seven PM peak hour trips. The proposed access from South End will be a one way entrance only, with
vehicles passing through the Porte Cochere at the front of the building and exiting via Amanda Court
approximately 40 feet west of the intersection with South End Road.

The applicant discussed three parking options with City planning staff: 1) on street parking only, 2) a
combination of on-street parking and head-in parking on the corner-side (south side) of the building, and 3) a
combination of on-street parking and a small rear parking lot on the west side of the property. The code does
allow an applicant to utilize only on-street parking where adequate space is provided and such adequate space
is available here. However, staff recommends that the application be approved subject to option 3, a
combination of parking at the rear of the building and on-street parking, because it provides the best
opportunity for to prevent adverse impacts to neighborhood on-street traffic flow at the intersection of South
End and Amanda Court and provides more parking for employees and visitors.

Mr. Replinger concluded, “I find that the TAL meets city requirements and provides an adequate basis
upon which impacts of the assisted living facility can be assessed. The redevelopment of the site will
result in only minor increases in traffic. The applicant’s engineer recommends no mitigation measures
for the traffic generated by the facility and identified no safety issues. | concur with his conclusions
about the traffic generated by the facility and the safety issues.” (Exhibit 5). Since the applicant revised
the initial site plan to include a rear parking lot based on planning staff recommendation, Mr. Replinger
recommended that the applicant provide further documentation as conditions of approval from the
applicant’s traffic engineer that addresses the proposed driveway location of the rear parking lot in
relation to the intersection with Netzel Street, to provide an on site turnaround that avoids vehicles
backing into the right-of-way, and checking that vegetation does not block adequate sight distance.

An addendum to the TAL was provided in response to Mr. Replinger’'s comments to address the site
ingress and egress points, sight distance, parking and other concerns. In response, Mr. Replinger
provided an update memorandum (Exhibit 6), that indicates the revised memorandum had adequately
addressed his concerns and recommends only that the on-street parking be restricted within 100 feet of
South End Road due to the proximity of the egress driveway on Amanda Court from South End Road.
Mr. Replinger recommends that parking on the north side of Amanda Court be restricted within 100’ of the
intersection with South End Road for safety reasons. Please see Exhibits 3b, 5 and 6 for the supplementary
Traffic Analysis Letter (TAL) and Mr. Replinger’'s comments.
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Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 18.

12.04.210 - Street design—Intersection angles.

Except where topography requires a lesser angle, streets shall be laid out to intersect at angles as near as
possible to right angles. In no case shall the acute angles be less than eighty degrees unless there is a special
intersection design. An arterial or collector street intersecting with another street shall have at least one hundred
feet of tangent adjacent to the intersection unless topography requires a lesser distance. Other streets, except
alleys, shall have at least fifty feet of tangent adjacent to the intersection unless topography requires a lesser
distance. All street intersections shall be provided with a minimum curb return radius of twenty-five feet for local
streets. Larger radii shall be required for higher street classifications as determined by the city engineer.
Additional right-of-way shall be required to accommodate curb returns and sidewalks at intersections. Ordinarily,
intersections should not have more than two streets at any one point.

Finding: Not Applicable. The applicant has not proposed to alter the design of any intersection.

12.04.215 - Street design—Off-site street improvements.

During consideration of the preliminary plan for a development, the decision maker shall determine whether
existing streets impacted by, adjacent to, or abutting the development meet the city's applicable planned
minimum design or dimensional requirements. Where such streets fail to meet these requirements, the decision-
maker shall require the applicant to make proportional improvements sufficient to achieve conformance with
minimum applicable design standards required to serve the proposed development.

Finding: Not Applicable. Off-site street improvements are not proposed or required.

12.04.220 - Street design—Half street.

Half streets, while generally not acceptable, may be approved where essential to the development, when in
conformance with all other applicable requirements, and where it will not create a safety hazard. When
approving half streets, the decision maker must first determine that it will be practical to require the dedication
of the other half of the street when the adjoining property is divided or developed. Where the decision maker
approves a half street, the applicant must construct an additional ten feet of pavement width so as to make the
half street safe and usable until such time as the other half is constructed. Whenever a half street is adjacent to
property capable of being divided or developed, the other half of the street shall be provided and improved when
that adjacent property divides or develops. Access control as described in [Section] 12.04.200 may be required to
preserve the objectives of half streets.

Finding: Not Applicable. A half street is not proposed or existing adjacent to the site.

12.04.225 - Street design—Cul-de-sacs and dead-end streets.

The city discourages the use of cul-de-sacs and permanent dead-end streets except where construction of a
through street is found by the decision maker to be impracticable due to topography or some significant physical
constraint such as unstable soils, wetland, natural or historic resource areas, dedicated open space, existing
development patterns, or arterial access restrictions. When permitted, cul-de-sacs and permanent dead-end
streets shall have a maximum length of three hundred fifty feet, as measured from the right-of-way line of the
nearest intersecting street to the back of the cul-de-sac curb face, and include pedestrian/bicycle accessways as
provided in Section 17.90.220 of this code and Chapter 12.24. This section is not intended to preclude the use of
curvilinear eyebright-of-way widening of a street where needed to provide adequate lot coverage.

Where approved, cul-de-sacs shall have sufficient radius to provide adequate turn-around for emergency vehicles
in accordance with Fire District and City adopted street standards. Permanent dead-end streets other than cul-
de-sacs shall provide public street right-of-way/easements sufficient to provide turn-around space with
appropriate no-parking signs or markings for waste disposal, sweepers, and other long vehicles in the form of a
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hammerhead or other design to be approved by the decision maker. Driveways shall be encouraged off the
turnaround to provide for additional on-street parking space.
Finding: Not Applicable. The applicant has not proposed a cul-de-sac or dead end street.

12.04.230 - Street design—Street names.

Except for extensions of existing streets, no street name shall be used which will duplicate or be confused with
the name of an existing street. Street names shall conform to the established standards in the city and shall be
subject to the approval of the city.

Finding: Not Applicable. A new street is not proposed or existing with the proposed development.

12.04.235 - Street design—Grades and curves.

Grades and center line radii shall conform to the standards in the city's street design standards and
specifications.

Finding: Not Applicable. The applicant did not propose to alter the design of any street.

12.04.240 - Street design—Development abutting arterial or collector street.

Where development abuts or contains an existing or proposed arterial or collector street, the decision maker may
require: access control; screen planting or wall contained in an easement or otherwise protected by a restrictive
covenant in a form acceptable to the decision maker along the rear or side property line; or such other treatment
it deems necessary to adequately protect residential properties or afford separation of through and local traffic.
Reverse frontage lots with suitable depth may also be considered an option for residential property that has
arterial frontage. Where access for development abuts and connects for vehicular access to another jurisdiction's
facility then authorization by that jurisdiction may be required.

Finding: Complies as Proposed. The subject site abuts an arterial street with an intersecting minor street. The
applicant has proposed one-way ingress from South End Road with egress onto the intersecting minor street
Amanda Court which will mitigate the potential for vehicle conflict, though no access control, screen planting or
wall is proposed or required.

12.04.245 - Street design—Pedestrian and bicycle safety.

Where deemed necessary to ensure public safety, reduce traffic hazards and promote the welfare of pedestrians,
bicyclists and residents of the subject area, the decision maker may require that local streets be so designed as to
discourage their use by nonlocal automobile traffic.

All crosswalks shall include a large vegetative or sidewalk area which extends into the street pavement as far as
practicable to provide safer pedestrian crossing opportunities. These curb extensions can increase the visibility of
pedestrians and provide a shorter crosswalk distance as well as encourage motorists to drive slower. The decision
maker may approve an alternative design that achieves the same standard for constrained sites or where
deemed unnecessary by the city engineer.

Finding: Not Applicable. There are no new streets proposed or required.

12.04.255 - Street design—Alleys.

Public alleys shall be provided in the following districts R-5, R-3.5, R-2, MUC-1, MUC-2 and NC zones unless other
permanent provisions for private 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: Not Applicable. The applicant has not proposed and is not required to install a new alley with this
application.

12.04.260 - Street design—Transit.
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Streets shall be designed and laid out in a manner that promotes pedestrian and bicycle circulation. The
applicant shall coordinate with Tri-Met where the application impacts transit streets as identified on Figure 5.7:
Public Transit System Plan of the Oregon City Transportation System Plan. Pedestrian/bicycle access ways shall
be provided as necessary in conformance with the requirements in Section 17.90.220 of this code and Chapter
12.24 to minimize the travel distance to transit streets and stops and neighborhood activity centers. The decision
maker may require provisions, including easements, for transit facilities along transit streets where a need for
bus stops, bus pullouts or other transit facilities within or adjacent to the development has been identified.
Finding: Complies as Proposed. The abutting portion of South End Road is designated as a transit street, but the
route is not currently served by Tri-Met. Tri-Met was forwarded a copy of the application and had no comments.

12.04.265 - Street design—Planter strips.

All development shall include vegetative planter strips that are five feet in width or larger and located adjacent
to the curb. This requirement may be waived or modified if the decision maker finds it is not practicable. The
decision maker may permit constrained sites to place street trees on the abutting private property within 10 feet
of the public right-of-way if a covenant is recorded on the title of the property identifying the tree as a city street
tree which is maintained by the property owner. Development proposed along a collector, minor arterial, or
major arterial street may use tree wells with root barriers located near the curb within a wider sidewalk in lieu of
a planter strip, in which case each tree shall have a protected area to ensure proper right-of-way and reduce
potential damage to sidewalks, curbs and gutters.

To promote and maintain the community tree canopy adjacent to public streets, trees shall be selected and
planted in planter strips in accordance with Chapter 12.08, Street Trees. Individual abutting lot owners shall be
legally responsible for maintaining healthy and attractive trees and vegetation in the planter strip. If a
homeowners' association is created as part of the development, the association may assume the maintenance
obligation through a legally binding mechanism, e.g., deed restrictions, maintenance agreement, etc., which
shall be reviewed and approved by the city attorney. Failure to properly maintain trees and vegetation in a
planter strip shall be a violation of this code and enforceable as a civil infraction.

Finding: Complies with Conditions. See the discussion of improvements in Section 12.04.007 of this report.

12.04.270 - Standard construction specifications.

The workmanship and materials for any work performed under permits issued per this Chapter shall be in
accordance with the edition of the "Standard Specifications for Public Works Construction," as prepared by the
Oregon Chapter of American Public Works Association (APWA) and as modified and adopted by the city, in effect
at the time of application. The exception to this requirement is where this Chapter and the Public Works Street
Design Drawings provide other design details, in which case the requirements of this Chapter and the Public
Works Street Design Drawings shall be complied with. In the case of work within ODOT or Clackamas County
rights-of-way, work shall be in conformance with their respective construction standards.

Finding: Complies with Conditions. All street improvements shall be installed in accordance with the standards
identified in Chapter 12.04 of the Oregon City Municipal Code, and the city design standards. Staff has
determined it is possible, likely and reasonable the applicant can meet this standard by complying with all of
the conditions of approval 1.

CHAPTER 12.08 - PUBLIC AND STREET TREES

12.08.015 - Street tree planting and maintenance requirements.

All new construction or major redevelopment shall provide street trees adjacent to all street frontages. Species of
trees shall be selected based upon vision clearance requirements, but shall in all cases be selected from the
Oregon City Street Tree List or be approved by a certified arborist. If a setback sidewalk has already been
constructed or the Development Services determines that the forthcoming street design shall include a setback
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sidewalk, then all street trees shall be installed with a planting strip. If existing street design includes a curb-tight
sidewalk, then all street trees shall be placed within the front yard setback, exclusive of any utility easement.
Finding: Complies with Condition. The applicant has proposed to install street trees within the public right-of-
way planter strip to be constructed as part of the required frontage improvements. Jeff Froeben, registered
Landscape Architect, prepared a landscaping plan that identifies thirteen 2-inch caliper trees along the property
frontage. However, the plan does not categorize the public street trees separately from the on-site private
landscaping, and it is not clear that the proposed species are selected from the City’s approved street tree list.
The applicant shall provide a revised street tree plan that indicates clearly that the proposed street trees are
appropriate for the planting area. Street trees shall be counted separately from and in addition to any on-site
tree mitigation requirements. Prior to release of any construction, grading or building plans associated with the
proposed development the applicant shall submit a revised landscaping plan in accordance with chapter 12.08
of the Oregon City Municipal Code. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with condition of approval 23.

12.08.015.A One street tree shall be planted for every thirty-five feet of property frontage. The tree spacing shall
be evenly distributed throughout the total development frontage. The community development director may
approve an alternative street tree plan if site or other constraints prevent meeting the placement of one street
tree per thirty-five feet of property frontage.

Finding: Complies with Conditions. In combination, both tax lots that comprise the subject site have
approximately 340 feet of frontage on Amanda Court and 138 feet of frontage on South End Road for a total of
478 feet, requiring 14 street trees. (478’ frontage / 35 = 13.6 = rounded to 14). The applicant submitted a
preliminary landscaping plan indicating 13 street trees along the frontage of the site. Additionally, it is not clear
from the site plan that the proposed street trees will provide the required clearance distances prescribed in
section 12.08.015(B). Nor does the plan indicate the presence of the driveway to the rear parking lot that will
affect the spacing of street trees. Therefore, the applicant shall submit a revised landscaping plan prior to
building permit issuance that complies with the requirements of this subsection. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with condition of approval
23.

12.08.015.B The following clearance distances shall be maintained when planting trees:
1. Fifteen feet from streetlights;

2. Five feet from fire hydrants;
3. Twenty feet from intersections;
4. A minimum of five feet (at mature height) below power lines.

Finding: Complies with Condition. The applicant has proposed to install street trees along the frontage of the
site within the right-of-way. Prior to issuance of permits associated with the proposed development the
applicant shall submit documentation that demonstrate the street trees comply with the clearance
requirements identified in OCMC 12.08.015.B. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with condition of approval 23.

12.08.015.C All trees shall be a minimum of two inches in caliper at six inches above the root crown and installed
to city specifications.
Finding: Complies as Proposed. The applicant proposed to install 2-inch caliper street trees.

12.08.015.D All established trees shall be pruned tight to the trunk to a height that provides adequate clearance

for street cleaning equipment and ensures ADA complaint clearance for pedestrians.
Finding: Not Applicable. There are no existing street trees to be pruned with this development.
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12.08.020 - Street tree species selection.

The community development director may specify the species of street trees required to be planted if there is an
established planting scheme adjacent to a lot frontage, if there are obstructions in the planting strip, or if
overhead power lines are present.

Finding: Complies with Conditions. A registered landscape architect prepared the landscaping plan, however
the plan does not categorize the public street trees separately from the on-site private landscaping, and it is not
clear that the proposed species are selected from the City’s approved street tree list. The applicant shall provide
a revised landscaping plan that indicates clearly that the proposed street trees are appropriate for the planting
area. Street trees shall be counted separately from and in addition to any on-site tree mitigation requirements.
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with condition of approval 23.

12.08.025 - General tree maintenance.

Abutting property owners shall be responsible for the maintenance of street trees and planting strips. Topping of
trees is permitted only under recommendation of a certified arborist, or other qualified professional, if required
by city staff. Trees shall be trimmed appropriately. Maintenance shall include trimming to remove dead
branches, dangerous limbs and to maintain a minimum seven-foot clearance above all sidewalks and ten-foot
clearance above the street. Planter strips shall be kept clear of weeds, obstructing vegetation and trash.

Finding: Not Applicable. This standard is not an approval criterion.

12.08.030 - Public property tree maintenance.

The city shall have the right to plant, prune, maintain and remove trees, plants and shrubs in all public rights-of-
way and public grounds, as may be necessary to ensure public safety or to preserve and enhance the symmetry
or other desirable characteristics of such public areas. The natural resources committee may recommend to the
community development director the removal of any tree or part thereof which is in an unsafe condition, or
which by reason of its nature is injurious to above or below-ground public utilities or other public improvements.
Finding: Not Applicable. This standard is not an approval criterion.

12.08.035 - Public tree removal.

Existing street trees shall be retained and protected during construction unless removal is specified as part of a
land use approval or in conjunction with a public facilities construction project, as approved by the community
development director. A diseased or hazardous street tree, as determined by a registered arborist and verified by
the City, may be removed if replaced. A non-diseased, non-hazardous street tree that is removed shall be
replaced in accordance with the Table 12.08.035.

All new street trees will have a minimum two-inch caliper trunk measured six inches above the root crown. The
community development director may approve off-site installation of replacement trees where necessary due to
planting constraints. The community development director may additionally allow a fee in-lieu of planting the
tree(s) to be placed into a city fund dedicated to planting trees in Oregon City in accordance with Oregon City
Municipal Code 12.08.

Finding: Not Applicable. The applicant did not propose and is not required to remove any street trees with this
application. The applicant shall submit an application for street tree removal if any street trees are required to
be removed to accommodate the proposed construction or conditions of approval.

12.08.040 - Heritage Trees and Groves.
Finding: Not Applicable. The applicant does not have any designated heritage trees or groves onsite and did not

propose and is not required to designate any trees.

12.08.045 - Gifts and funding.
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The City of Oregon City may accept gifts, which are specifically designated for the purpose of planting or
maintaining trees within the city. The community development director may allow a fee in-lieu of planting the
tree(s) to be placed into a city fund dedicated to planting trees in Oregon City. The community development
director may determine the type, caliper and species of the trees purchased with the fund. The cost of each tree
may be adjusted annually based upon current market prices for materials and labor as calculated by the
community development director. A separate fund shall be established and maintained for revenues and
expenditures created by activities specified in this Chapter. The natural resources committee shall have authority
on behalf of the city to seek grants and alternative funding for tree projects. Funds from such grant awards shall
be administered by the city pursuant to this section.

Finding: Not Applicable. The applicant has not proposed and the City has not required any gift or funding for
street trees.

12.08.050 - Violation—Penalty.

The violation of any provision of this Chapter shall be constitute a civil infraction, subject to code enforcement
procedures of Chapter 1.16 and/or Chapter 1.20.

Finding: Not Applicable. This application does not include a violation.

CHAPTER 13.12 STORMWATER CONVEYANCE, QUANTITY AND QUALITY

13.12.050 Pursuant to each of the subsections below, proposed activities may be required to meet the
performance standards for stormwater conveyance, stormwater quantity or stormwater quality.

A. Stormwater Conveyance. The stormwater conveyance requirements of this chapter shall apply to all
stormwater systems constructed with any development activity, except as follows:

1.The conveyance facilities are located entirely on one privately owned parcel;

2.The conveyance facilities are privately maintained; and

3.The conveyance facilities receive no stormwater runoff from outside the parcel's property limits.

Those facilities exempted from the stormwater conveyance requirements by the above subsection will remain
subject to the requirements of the Oregon Uniform Plumbing Code. Those exempted facilities shall be reviewed
by the building official.

Finding: Please refer to Section 17.62.050.A.6 of this report for a discussion of storm water. All the conveyance
facilities are entirely on private property.

13.12.050.B. Stormwater Quantity Control. The stormwater quantity control requirements of this chapter
shall apply to the following proposed activities, uses or developments:

13.12.050.B.1. Activities located wholly or partially within water quality resource areas pursuant to Chapter
17.49 that will result in the creation of more than five hundred square feet of impervious surface within the
WQRA or will disturb more than one thousand square feet of existing impervious surface within the WQRA as
part of a commercial or industrial redevelopment project. These square footage measurements will be
considered cumulative for any given seven-year period;

Finding: Not Applicable. The development is not in a Natural Resource Overlay District.

13.12.050.B.2 Activities that create more than two thousand square feet of impervious surface, cumulated over
any given seven year period; or

Finding: Please refer to Section 17.62.050.A.6 of this report for a discussion of storm water. Storm water
guantity control is required as there will be more than 2,000 square feet of new impervious area.

13.12.050.B.3 Redevelopment of a commercial or industrial land use that will disturb more than five thousand
square feet of existing impervious surface. This five thousand square foot measurement cumulates over any
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given seven year period;
Finding: Not Applicable. Storm water quantity control is required. Refer to Section 17.62.050.A.6 of this report
for a discussion of storm water.

13.12.050.B.4 An exemption to the stormwater quantity control requirements of this chapter will be granted in
the following circumstances:

a.The development site discharges to a stormwater quantity control facility approved by the city engineer to
receive the developed site runoff after verification that the facility is adequately sized to receive the additional
stormwater, or,

b.The development site discharges to one of the following receiving bodies of water: Willamette River,
Clackamas River or Abernethy Creek; and either lies within the one hundred year floodplain or is up to ten feet
above the design flood elevation as defined in Chapter 17.42

Finding: Not Applicable. Exemption not required.

13.12.050.C. Stormwater Quality Control. The stormwater quality control requirements of this chapter shall
apply to the following proposed activities, uses or developments:

13.12.050.C.1. Category A. Activities subject to general water quality requirements of this chapter:

a.The construction of four or more single-family residences;

b.Activities located wholly or partially within water quality resource areas pursuant to Chapter 17.49 that will
result in the creation of more than five hundred square feet of impervious surface within the WQRA or will
disturb more than one thousand square feet of existing impervious surface within the WQRA as part of a
commercial or industrial redevelopment project. These square footage measurements will be considered
cumulative for any given seven year period; or

c. Activities that create more than eight thousand square feet of new impervious surface for other than a single-
family residential development. This eight thousand square foot measurement will be considered cumulative for
any given seven year period;

d.An exemption to the stormwater quantity control requirements of this subsection will be granted if the
development site discharges to a stormwater quality control facility approved by the city engineer to receive the
developed site runoff after verification that the facility is adequately sized to receive the additional stormwater.
Finding: Please refer to Section 17.62.050.A.6 of this report for a discussion of storm water. Storm water quality
control is required as there will be more than 8,000 square feet of new impervious area.

13.12.050.C.2 Category B. Uses Requiring Additional Management Practices. In addition to any other applicable
requirements of this chapter, the following uses are subject to additional management practices as contained in
the Public Works Stormwater and Grading Design Standards:

a.Fuel dispensing facilities;

b.Bulk petroleum storage in multiple stationary tanks;

c. Solid waste storage areas for commercial, industrial or multi-family uses;

d.Loading and unloading docks for commercial or industrial uses; or

e.Covered vehicle parking for commercial or industrial uses.

Finding: Not Applicable. The proposed work does not include these elements.

13.12.050.C.3 Category C. Clackamas River Watershed. In addition to any other applicable requirements of this
chapter, any development that creates new waste discharges and whose stormwater runoff may directly or
indirectly flow into the Clackamas River is subject to additional requirements associated with Oregon
Administrative Rules (OAR) 340-41-470 (Thee Basin Rule).

Finding: Not Applicable. No new waste discharges or new stormwater flow will occur with this development.
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CHAPTER 15.48 — GRADING, FILLING AND EXCAVATING

Finding: Complies with Conditions. The subject site and associated improvements are located in fairly level
locations. No significant grading is anticipated. Review for compliance with grading design standards will take
place prior to building permits being issued. The applicant is responsible for this project’s compliance with
Engineering Policy 00-01.

Prior to issuance of building permits associated with the proposed development, the applicant shall adopt
erosion control measures that meet the City’s erosion control provisions per OCMC Chapter 17.47. The
applicant shall provide a separate Erosion Prevention and Sedimentation Control Plan to the City’s Erosion
Control Officer for approval and obtain an erosion control permit and field installation approval prior to start of
construction. Grading shall in no way create any water traps, or create other ponding situations. The plan shall
show the existing and proposed swales. Prior to building permit issuance, the applicant shall submit and obtain
a fill permit from Public Works/Development Services for the site, driveway and parking lot grading, paving and
stormwater facilities.

Prior to the issuance of a building permit associated with the proposed development the applicant shall submit a
grading plan to the Development Services Department, accompanied by all applicable permits supporting the
plan. All grading activities shall comply with Chapter 3 of the City of Oregon City Stormwater and Grading
Design Standards. Staff has determined it is possible, likely and reasonable the applicant can meet this
standard by complying with conditions of approval 1 and 3.

CHAPTER 17.41 — TREE PROTECTION STANDARDS

17.41.020 Tree Protection — Applicability.
Finding: Applicable. This Site Plan and Design Review application requires compliance with OCMC 17.41.

17.41.040 — Tree Protection — Exemptions.

These regulations are not intended to regulate normal cutting, pruning and maintenance of trees on private
property except where trees are located on lots that are undergoing development review or are otherwise
protected within the Natural Resource Overlay District (NROD) of section 17.49. Additionally, these standards are
not intended to regulate farm and forest practices as those practices,

Finding: Complies with Conditions. The applicant removed trees from the development site following submittal
of the land use application without authorization from the City. Following code enforcement action to halt the
activity, the applicant signed a written agreement to comply with this section, and also provided an initial plan
indicating the size and location of the trees that were removed. The applicant shall provide a revised mitigation
plan in accordance with OCMC 17.41 that calculates the quantity of mitigation trees separately from and in
addition to the required street trees, standard landscaping trees, and parking lot trees. The plan shall be labeled
as a separate sheet from the landscaping plan and entitled “On-Site Tree Removal and Mitigation Plan.” The
plan shall be submitted for approval prior to issuance of any building permit or construction or grading permit
for the proposed development. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with conditions of approval 24.

17.41.050-125 Tree Removal
Finding: Complies with Conditions. See Finding in 17.41.040.
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17.41.130. Regulated Tree Protection Procedures During Construction.
Finding: Complies with Conditions. See Finding in 17.41.040. The applicant has not proposed to preserve any
trees on site with this proposal, which requires mitigation pursuant to Option 1 of this code.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with conditions of approval 24.

CHAPTER 17.60 - VARIANCES

17.60.010 Authority
According to procedures set forth in Section 17.60.030, the planning commission or the community development
director may authorize variances from the requirements of this title. In granting a variance, the planning
commission or community development director may attach conditions to protect the best interests of the
surrounding property or neighborhood and otherwise achieve the purposes of this title. No variances shall be
granted to allow the use of property for a purpose not authorized within the zone in which the proposed use

would be located.

The applicant has requested the variance request (VR) to allow the driveway to be located between the building
facade facing South End Rd. and the public right-of-way. The driveway will be located within the setback
between South End Rd. and the farthest east facing building facade (Main Entrance).

The variance is requested from the following specific code sections:

Code Section

Requirement

Variance Request

17.62.055(C).5.
Institutional
and
Commercial
Building Design
Standards —

(5" setback)

On sites with one hundred feet or more of frontage at least sixty
percent of the site frontage width shall be occupied by buildings
placed within five feet of the property line, unless a greater
setback is accepted under the provisions of Section 17.62.055D.
For sites with less than one hundred feet of street frontage, at
least fifty percent of the site frontage width shall be occupied by
buildings placed within five feet of the property line unless a
greater setback is accepted under the provisions of Section
17.62.055D.

Set back building further
than five feet (5’) and
allow front of building to
be setback 31 feet from
property line

Permit a drive aisle to
cross the front setback
pedestrian amenity area
of 17.62.055D.

17.62.055(D).1.
Relationship of
Buildings to
Street

Buildings shall be placed no farther than five feet from the front
property line. A larger front yard setback may be approved
through site plan and design review if the setback area
incorporates at least one element from the following list for every
five feet of increased setback requested (see list of elements in
code)

Permit a drive aisle to
cross the front setback
pedestrian amenity area
of 17.62.055D.

17.62.080(C).1.
Transit Streets

All buildings shall have at least one main building entrance
oriented towards the transit street. A main building entrance is
oriented toward a transit street if it is directly located on the
transit street, or if it is linked to the transit street by an on-site
pedestrian walkway that does not cross off-street parking or
maneuvering areas.

To cross the vehicle
maneuvering area with a
pedestrian walkway.

17.60.030 Variance—Grounds.
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A variance may be granted only in the event that all of the following conditions exist:
A. That the variance from the requirements is not likely to cause substantial damage to adjacent properties by
reducing light, air, safe access or other desirable or necessary qualities otherwise protected by this title;

Finding: Complies with Conditions. According to the Applicant, the variance from the requirements is not likely
to cause substantial damage to adjacent properties by reducing light, air, safe access or other desirable or
necessary qualities otherwise protected by this title. The proposed driveway design will not create any damage
to adjacent properties resulting from the variance because the driveway entrance is located in the same
approximate location as the existing driveway on site. The driveway has been designed to allow one-way flow of
traffic through the site by incorporating a site exit off of Amanda Ct. This provides safe access not only for
vehicles entering the site, that will enter onto a 22' wide one-way entrance off of South End Rd. making it easy
for them to maneuver off the street without holding traffic up; but will also create less traffic on South End Rd.
(the heavier traffic load street of the two ((Amanda Ct. and South End Rd.)) by directing vehicles that exit the
site to use the exit off of Amanda Ct. This will reduce the number of cars entering and exiting the site
simultaneously onto South End Rd. The driveway access also provides a safe drop off and loading area for the
residents and visitors of the site. The residents of the site will be primarily handicapped and require a longer
loading and unloading time to get in and out of vehicles. The driveway is proposed to be covered and will allow
the residents to be protected from the weather and dropped off adjacent to the main entry door. This will also
help reduce congestion along the curbside of the street for vehicles that are dropping off residents. The
proposed roof cover will have a 15' height clearance so ambulatory vehicles can pull off the street to serve the
building as well. This will also help keep congestion off the street in such instances. The proposed variance will
not have any negative impacts on light or air to the nearby properties as opposed to not having the driveway at
all because the driveway does not cause any barriers for light nor does it create any differences in air quality to
the neighbors. Staff concurs with the applicant’s response, and has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with the conditions of approval recommended
in this Staff Report.

B. That the request is the minimum variance that would alleviate the hardship:

Finding: Complies with Conditions. According to the applicant, as mentioned in "A" the variance for the
driveway is primarily triggered because of the nature of the residents that will reside at the proposed memory
care facility. The facility will care for handicap individuals and a covered passenger loading and unloading area
near the entrance of the building, that is wheelchair accessible, is an important feature for the intended use of
the assisted living facility. The driveway is the only way to provide the vehicles and riders with access close to
the main entrance doors that face South End Rd. The driveway is designed to be narrow enough for a 1-way
drive aisle to limit paving and vehicles parking along it. Without putting the entrance on the side of the building,
this is the minimum variance that is required to allow the main entrance function properly for the residents of
the assisted living facility. Staff concurs with the applicant’s response, and has determined it is possible, likely
and reasonable the applicant can meet this standard by complying with the conditions of approval
recommended in this Staff Report.

C. - D. Granting the variance will equally or exceed the purpose of the regulation to be modified, and Any impacts
resulting from the adjustment are mitigated:

Finding: Complies with Conditions. According to the applicant, granting the variance will not change the way
parking and parking lots are treated in terms of function and design. Even with the variance, all of the parking
stalls proposed on site will be behind the furthest facade wall facing the street. The drive aisle will only provide a
temporary covered stopping area where passengers can be loaded and unloaded when leaving or returning to
the building. The driveway will be setback from the sidewalk to allow for a landscape buffer and pedestrian
walkways and seating areas have been provided to reduce the impact of the driveway between the building and
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the street and to soften the appearance of the driveway. Stamped concrete and pervious pavement have been
proposed to further soften the look of the driveway. The building is also still in close proximity to the building
and design elements have been incorporated into the proposal to mitigate for the large setback of the building
from the street in order to accommodate the driveway. The following (7) items are incorporated into the
proposal that will mitigate any impacts resulting from the variance:

e Tables, benches or other approved seating area:

e Bistro style tables and chairs will be provided in the “Outdoor Café Area” along the south east side of
the front of the building.

e Cobbled, patterned or paved stone or enhanced concrete:

e Stamped concrete at the Porte Cochere and pedestrian access will be provided. Also, the use of porous
concrete will be used for the driveway and parking area.

e Pedestrian scale lighting:

e The use of pedestrian scale lighting along the walkways, landscaped areas and the outdoor areas will be
utilized to enhance the pedestrian experience, building and landscape architecture, and the overall
safety of the site.

e Fountains / Water feature:

e A water feature is proposed along the southeast portion of the site frontage that will be visible from the

intersection and of South End Rd. and Amanda Ct.
e Outdoor Café:

e Anoutdoor café area is proposed that will be visible from South End Rd. and Amanda Ct. A walkway will
connect the outdoor café area with the sidewalk and the outdoor area will be used for recreational
purposes. The outdoor café area will utilize bistro style tables and chairs, planting pots, and lighting to
create a patio-like environment.

e Atleast 20 square feet of landscaping or planter boxes for each tenant facade fronting the activity area:

e 1200+ square feet of landscaped area between the building facade and front property line is proposed.
See landscape plan for details.

e Enhanced landscaping and additional landscaping:

e The landscape plan has been designed to maximize the visual interest, buffering to nearby properties,
and to create a lively atmosphere. The landscape design proposed exceed the minimum requirements
and was designed this way as to not just meet minimum standards but to really create a nice landscape
for the proposed building and for South End Rd. and Amanda Ct. See landscape plan Sheet DR.L1

e Additional elements incorporated into the design:

e A Porte Cochere that extends out from the building and creates a covered walkway area for pedestrians
and covered drop of area. The Porte Cochere is setback 8’ from the street fronting property line.

e Enhanced architectural elements to the facade of the building to create a more dynamic appearance by
breaking up the facade wall, large windows, and variation in roof planes create more visual interest. The use
of different materials, textures, trim, and finishes also enhances the street presence.

Staff generally concurs with the applicant’s response. Staff finds that the parking area in the front of the building
is further mitigated by the proposal for the majority of the on-site parking to be located at the rear of the
property and that the van-accessible spaces are located to the side of the main entrance, rather than directly in
front of the building.

Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the conditions of approval recommended in this Staff Report.
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E. No practical alternatives have been identified which would accomplish the same purpose and not require a
variance:

Finding: Complies with Conditions. According to the applicant, in order to keep the front building entrance
facing the street and in order to create a safe and covered space where residents and visitors can load and
unload into vehicles, the variance is necessary. Even if the building entrance were oriented towards Amanda Ct.
rather than South End Rd. the driveway would still be needed in order to bring the residents as close as possible
to the building entrance. Because of the nature of the assisted living facility and the care and security they will
provide for the memory care patients, it is not feasible to have a side door or secondary entrance / exit function
as a means of getting residents in and out in non-emergency situations because the doors are required to be
locked at all times to ensure the residents will not exit the premises without staff being notified. The main
entrance is the only door that can be closely monitored at all times and the automatic locking and unlocking of
these doors can be controlled by the receptionist when visitors or residents need to enter or exit the building.
Staff concurs with the applicant’s response, and has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with the conditions of approval recommended in this Staff
Report.

F. The variance conforms to the comprehensive plan and the intent to the ordinance being varied:

Finding: Complies with Conditions. According to the applicant, the variance has no negative effect on the
comprehensive plan and the intent to the ordinance being varied. The driveway’s location between the building
and the street does not undermine the goals of the comprehensive plan and in many ways the overall proposal
is in line with the goals of the comprehensive plan. Below is a list of goals that are relevant to this proposal and
a description of how the proposal is in compliance with these goals:

Section 1, Goal 1.1-1.8 Citizen Involvement:

Finding: Complies as Proposed. According to the applicant, a meeting of the South End Neighborhood
Association to discuss the project prior to the submission of this application was held. A letter was submitted by
the Neighborhood Association dated July 8, 2013, and signed by the Association Chair, that states their support
for the development. A second meeting was held on May 15, 2014. Documentation of both meetings is provided
in the submittal package. The public is provided the opportunity to review the application and comment in
writing and person throughout the Planning Commission hearings for this Type Il process. Staff has determined
it is possible, likely and reasonable the applicant can meet this standard by complying with the conditions of
approval recommended in this Staff Report.

Section 2, Goal 2.1-2.7 Land Use:

Finding: Complies with Conditions. According to the applicant, the proposal will retain the existing
Comprehensive Plan designation as Low Density Residential, and a Conditional Use under that designation will
allow for a 31-bed memory care facility (assisted living facility). The proposed use may be denser than
contemplated by the comprehensive plan designation. The proposed development does not limit the ability of
other residents within the area to continue to access city services, utilize the transportation system or continue
existing uses within the area. In addition, Section 2 of the Comprehensive Plan generally encourages promotion
of infill and higher density redevelopment to encourage more efficient land use. Further, the proposed facility
will be available to serve the residents of the immediate area and the residents of Oregon City. The Conditional
Use process provides criteria to allow approval of nursing facilities with more than 15 people. The facility will
become a part of the residential fabric within the area and create another level of diverse housing opportunities
for disabled residents and an option for aging in place. Staff has determined it is possible, likely and reasonable
the applicant can meet this standard by complying with the conditions of approval recommended in this Staff
Report.
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Comprehensive Plan Sections 3, 4, 5 and related sections and policies do not apply to this development.

Section 6, Goal 6.1-6.5 Quality of Air, Water, and Land Resources:

Finding: Complies with Conditions. According to the applicant, the proposal has very little impact to overall
traffic in the area. A Transportation Analysis Letter and Supplement prepared by Charbonneau Engineering
(Frank Charbonneau) has been provided in the submittal package that demonstrates that the proposed
development will generate very little additional traffic to the area. The proposed use is low traffic impact use
because the residents are all disabled and do not drive to and from the site. The only traffic generated is from
visitors, staff, and support services, all of which prove to generate low traffic impacts. South End Rd. is also
determined to adequately support the little additional traffic impacts that the proposal will create. The proposal
will also provide street improvements along South End Rd. and Amanda Ct. that will make the surrounding area
safer for pedestrians and vehicles. Landscaping along the street and throughout the entire site will also enhance
the quality of air and land resources for the site and area. Site lighting is proposed for the development and a
site lighting plan includes provisions for shielding of lights to reduce glare and minimize impacts on nearby
properties. The proposed lighting plan will comply with the Oregon City Municipal Code. The proposed
development along with having minimal impacts to traffic, will also have minimal impacts to the surrounding
area due to noise. The proposed use is a very quiet use and the provisions have been taken to further minimize
noise to the surrounding area. One such example in the development is the placement of outdoor recreational
areas. A central courtyard surrounded by the building on all sides has been designated as the main outdoor
recreation area for the residents. This will ensure privacy and a noise buffer to the surrounding properties. A 6’
tall cedar fence along with extensive landscaping throughout the site and along the sites perimeters will also
provide a buffer for screening noise and providing privacy. Staff has determined it is possible, likely and
reasonable the applicant can meet this standard by complying with the conditions of approval recommended
in this Staff Report.

Comprehensive Plan Section 7, 8 and related sections and policies do not apply to this development.

Section 9, Goal 9.1-9.8 Economic Development:

Finding: Complies with Conditions. According to the applicant, the proposed development will provide
construction and long-term employment opportunities within Oregon City. In addition, the proposal provides
continuing education opportunities for the employees of the proposed facility. The proposal will also engage
medical professionals within the area as well as establish long-term relationships with local businesses providing
several support services for supplies, food, healthcare, landscape services and maintenance, etc. The owners /
management will provide transportation options for the employees in order to encourage carpooling, and the
use of public transportation. Staff has determined it is possible, likely and reasonable the applicant can meet
this standard by complying with the conditions of approval recommended in this Staff Report.

Section 10, Goal 10.1-10.2 Housing:

Finding: Complies with Conditions. According to the applicant, the proposed development would provide an
opportunity for a group facility to support a diverse housing type within Oregon City. Although the City has
designated this site as “R-10,” a zone that does not allow multi-family residential developments, the proposal is
not for a multi-family development. The proposed development offers a household type setting where each
individual sleeping unit is considered a bedroom and all the residents utilize common dining, living, and bathing
facilities. Section 10 of the Plan describes that the City is projected to fall short of its 2017 target for housing by
more than 1,400 units. Part of creating housing is finding places to live for the aging population and for people
with disabilities. The proposed memory care facility will help create housing for a larger growing population of

Page 77



elderly individuals who need living spaces and care that provide for conditions associated to mental
deterioration or advanced age. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with the conditions of approval recommended in this Staff Report.

Section 11, Goal 11.1-11.11 Public Facilities:

Finding: Complies with Conditions. According to the applicant, the proposal provides for full development of an
existing underdeveloped property within the City of Oregon City. There is a considerable amount of
underutilized land on this large site and the proposed development results in a more efficient use of the site by
creating 31 spaces for a growing population of individuals who need this type of housing and care. The proposal
also will result in an efficient use of existing public facilities and services by accommodating a more intensive use
through the conditional use process. The proposed parking lot design will mitigate storm water impacts by
providing porous paving for the entire parking and driveway area. The proposed method of treating storm water
runoff included in the design of the project will comply with this policy and City engineering standards. The
proposed development will improve two (2) City streets. South End Rd. is a major connection between the
downtown Oregon City area, Highway 99, and surrounding neighborhoods and will be improved with a 6” curb,
and 10.5’ sidewalk with 5' tree wells. A 2’ dedication along the frontage of the property along South End Rd. is
required to accommodate these improvements. Similarly, Amanda Ct. will be improved with a 6” curb, 5’
planter strip with street tress, and a 5’ sidewalk. A 2.5’ dedication will be required along the entire site frontage
along Amanda Ct. to accommodate these improvements. These proposed improvements will enhance the
transportation and pedestrian infrastructure making the streets safer, more attractive, and pedestrian friendly.
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by complying
with the conditions of approval recommended in this Staff Report.

Section 12, Goal 12.1-12.7 Transportation:

Finding: Complies with Conditions. According to the applicant, the proposed development will improve two (2)
City streets. South End Rd. is a major connection between the downtown Oregon City area, Highway 99, and
surrounding neighborhoods and will be improved with a 6” curb, and a 10.5’ wide sidewalk with 5' tree wells. A
2’ dedication along the frontage of the property along South End Rd. is required to accommodate these
improvements. Similarly, Amanda Ct. will be improved with a 6” curb, 5’ planter strip with street trees, and a 5’
sidewalk. A 2.5’ dedication will be required along the entire site frontage along Amanda Ct. to accommodate
these improvements. These proposed improvements will enhance the transportation and pedestrian
infrastructure making the streets safer, more attractive, and pedestrian friendly. As mentioned previously, a
traffic impact study has been submitted with this application that demonstrates the surrounding transportation
systems can accommodate the proposed development without any negative impacts. Staff has determined it is
possible, likely and reasonable the applicant can meet this standard by complying with the conditions of
approval recommended in this Staff Report.

Section 13, Goal 13.1-13.2 Energy Conservation:

Finding: Complies with Conditions. According to the applicant, Section 13 of the Comprehensive Plan
recognizes that zoning regulations often segregate types of land use — industrial, commercial and residential to
separate incompatible uses. The result is often longer travel distances from work to home and to other
destinations. Regulations that instead promote mixed-use, compact development, residential cluster, increased
landscaping for cooling purposes, water quality, and home-based occupations can promote energy
conservation. The facility will create housing for several individuals on one site and that will be a factor in energy
conservation as well. The proposed development will improve two (2) City streets. South End Rd. is a major
connection between the downtown Oregon City area, Highway 99, and surrounding neighborhoods and will be
improved with a 6” curb, and 10.5’" wide sidewalk with 5' tree wells. A 2’ dedication along the frontage of the
property along South End Rd. is required to accommodate these improvements. Similarly, Amanda Ct. will be
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improved with a 6” curb, 5’ planter strip with street tress, and a 5’ sidewalk. A 2.5’ dedication will be required
along the entire site frontage along Amanda Ct. to accommodate these improvements. These proposed
improvements will enhance the transportation and pedestrian infrastructure making the streets safer, more
attractive, and pedestrian friendly. Staff has determined it is possible, likely and reasonable the applicant can
meet this standard by complying with the conditions of approval recommended in this Staff Report.

Section 14, Goal 14.1-14.6 Urbanization:

Finding: Complies with Conditions. According to the applicant, the proposal provides for full development of an
existing underdeveloped property within Oregon City. There is a considerable amount of underutilized land on
this site and the proposed development results in a more efficient use of the site and existing public facilities
and services by accommodating a more intensive use through the Conditional Use process. Further, the
proposed development addresses some of the challenges facing Oregon City, including ensuring an adequate
supply of housing in a range of prices and types. Staff has determined it is possible, likely and reasonable the
applicant can meet this standard by complying with the conditions of approval recommended in this Staff
Report.

Staff generally concurs with the applicant’s review of the relevant Comprehensive Plan Goals and Policies that
pertain to the proposed development. Based on the applicant’s responses and proposals addressed above, staff
believes that the applicant has sufficiently addressed the Variance criteria of OCMC 17.60 and that it is
possible, likely and reasonable the applicant can meet this standard by complying with the conditions of
approval recommended in this Staff Report.

CHAPTER 16.20 PROPERTY LINE ADJUSTMENTS AND ABANDONMENT PROCESS AND STANDARDS

16.20.020 Adjustment/abandonment submission requirements.

An application for a property line adjustment or abandonment shall include two copies of the following
documents submitted to the Community Development Director:

A. A completed application, on a form as provided by the Planning Division;

B. A boundary survey prepared by an Oregon professional land surveyor in accordance with ORS 92.060(7)
except where the application proposes the relocation of a currently monumented common boundary of a lot in

a subdivision or a parcel in a partition when the adjusted property line is a distance of even width along the
common boundary. The survey shall include in its title the following: "Proposed Property Line Adjustment
Survey," shall identify the city planning file number and approval date immediately below the title block with
space for signature and date by the Community Development Director;

C. Legal descriptions of the parent parcels to be adjusted and the resulting parcels to be created;

D. A current deed report for the subject property(ies)

E. A receipt from the county assessor's office indicating that all taxes for the lot or parcels involved are paid in
full for the preceding tax year.

Finding: Complies with Conditions. The applicant did not submit a complete application for the lot line
adjustment between the two parcels. Prior to issuance of permits associated with the proposed development
the applicant shall complete the property line abandonment through the Type | Review Process. Staff has
determined it is possible, likely and reasonable the applicant can meet this standard by complying with
condition of approval 27.

16.20.040 Adjustment/abandonment approval standards.

All parcels created through a lot line adjustment or abandonments shall conform to the applicable requirements
of this title (including the standards within the zoning designation (lot width, depth, lot coverage, etc) as well as
access and frontage requirements of OCMC Chapter 16.16, ORS 92.010 to ORS 92.160, and any other applicable
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city or state law. The Community Development Director shall determine if the applicant's submission complies
with these standards, and issue to the applicant a notice of decision consistent with Section 17.50.120. The
Community Development Director decision is final and not appealable to any other decision-maker within the
city.

Finding: Please see above in Section 16.20.020.

CHAPTER 17.50 ADMINISTRATION AND PROCEDURES

Finding: Complies as Proposed. Consistent with the requirements of this section, this application for a
Conditional Use Permit and Site Plan and Design Review is processed through a Type lll process. A pre-
application conference was held on May 13, 2014, prior to the submission of this application (PA 14-05). As
required by OCMC 17.50.055, the applicant contacted the Neighborhood Association and provided the
associated notes as part of its application.

The City provided appropriate notice pursuant to OCMC 17.50.090 and the applicant posted signs on the
property consistent with OCMC 17.50.100. Notice of the public hearings for the proposal was mailed to
property owners within 300 feet of the subject site on June 23, 2014, and to the South End Neighborhood
Association. The notice was advertised in the Clackamas Review starting on June 18, 2014 for one week 20
days prior top the public hearing, and the site was posted with land use notification signs as required on June
23, 2014. The notice requested comments and indicated that interested parties could testify at the public
hearing or submit written comments prior to or at the hearing.

Public comments are attached as Exhibit 11.
All comments addressing approval criteria are identified within the findings of the staff report above.

l1l. SUMMARY OF COMPLIANCE WITH APPLICABLE CRITERIA

Staff has reviewed the criteria for files CU 14-01, SP 14-09, VR 14-01 and LL 14-05 and provided findings that
the criteria have been met or can be met with conditions of approval and recommends the Planning
Commission approve the application with the conditions identified within this report.

The Planning Commission may choose to agree or disagree with the findings and revise the findings and/or
conditions of approval as needed.

IV. EXHIBITS
The following exhibits are attached to this staff report.
1. Recommended Conditions of Approval for CU 14-01 / SP 14-09 / VR 14-01 / LL 14-05.
2. Applicant’s Submittal — See Full Packet at http://www.orcity.org/planning/landusecase/cu-14-01-and-sp-
14-09-31-bed-assisted-living-facility-950-south-end-road

The applicant’s submittal packet is organized as follows:

Project description

Spreadsheet of Visitors and Staff for Proposed Use

Vicinity Map

Site Photos

Architectural and Civil Drawings

3D Renderings of Proposed Structure

Pre-Application Conference Summary

South End Neighborhood Assoc. Summary Notes & Attendance
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12.
13.

Letter from South End Neighborhood Association Chair
Chapter 12.04 Streets, Sidewalks, and Public Spaces
Chapter 12.08 Public and Street Trees
Chapter 13.12.050 Storm Applicability and Exemptions
Preliminary Storm Water Calculations & Infiltration Testing
Chapter 17.08 R-10 Single Family Dwelling District
Chapter 17.41 Tree Protection Standards
Chapter 17.50 Administration and Procedures
Chapter 17.52 Off-Street Parking and Loading
Chapter 17.54.100 Fences
Chapter 17.56 Conditional Uses
Chapter 17.58 Lawful, Nonconforming Uses, Structures and Lots
Chapter 17.60.030 Variance (Major)
Chapter 17.62 Site Plan and Design Review
Site Lighting Fixture Cut Sheets
11x17 Digital Materials Board
Traffic Analysis Letter
Additional Materials Submitted
a. Revised Transportation Analysis Letter
b. May 15, 2014 Neighborhood Association Meeting Notes
c. Engineering Revised Drawings regarding detention tank locations
d. Deed Information for Tax Lot 3101.
Vicinity Map
Comments on initial TAL by John Replinger, City Transportation Consultant
Revised Comments on Revised TAL by John Replinger, City Transportation Consultant
Comments submitted by Clackamas Fire District #1.
Signed Land Use Application Forms
Prior Surveys of Subject Property
Public Notices
Public Comments received at or prior to the July 14, 2014 Planning Commission Hearing
a. Letter from Kathy and Dave Roshak
b. Letter from Judith Klein
c. Letter from Shan and Naga Senthirajah, July 14, 2014.
d. Email Comments from Naga Senthirajah w/ Staff Response.
Public Comments received since the July 14, 2014 Planning Commission Hearing
City Attorney’s Memorandum, August 5, 2014
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Exhibit 1. Recommended Conditions of Approval

CU 14-01: Conditional Use, SP 14-09: Site Plan and Design Review, VR 14-01 Variance, and LL 14-05: Property

10.

11.

12.

13.

Line Adjustment

The Applicant is responsible for this project’s compliance with Engineering Policy 00-01. The applicant shall
attend a pre-design meeting with the City prior to beginning design of the public improvements. (DS)

Prior to final plat approval, the Applicant shall sign a Non-Remonstrance Agreement for the purpose of
making sanitary sewer, storm sewer, water and/or street improvements in the future that benefit the
Property and assessing the cost to benefited properties pursuant to the City’s capital improvement
regulations in effect at the time of such improvement; this includes paying the document recording fee. (DS)

Prior to issuance of building permits associated with the proposed development, the applicant shall adopt
erosion control measures that meet the City’s erosion control provisions per OCMC Chapter 17.47. The
applicant shall provide a separate Erosion Prevention and Sedimentation Control Plan to the City’s Erosion
Control Officer for approval and obtain an erosion control permit and field installation approval prior to
start of construction. There shall be no more than a maximum grade differential of two (2) feet at all
boundaries. Grading shall in no way create any water traps, or create other ponding situations. The plan
shall show the existing and proposed swales. Prior to building permit issuance, the applicant shall submit
and obtain a fill permit from Public Works/Development Services for the site, driveway and parking lot
grading, paving and stormwater facilities. (DS)

The applicant shall determine if the water service and meter need to be up-sized, and shall show the
improvement on the construction plans submitted to the city for review. (DS)

Prior to final plat, the Applicant shall submit the proposed development plans to Clackamas County Fire
District No. 1 for review and install any required fire hydrants. (F)

The applicant shall determine if the sanitary sewer service and meter need to be up-sized, and shall show
the improvement on the construction plans submitted to the City for review. (DS)

A final storm water report which reflects the final design shall be completed as part of the design. (DS)

The on-site storm drainage shall be collected and disposed of on-site through the use of pervious paving for
the driveway and parking lot, and infiltration for the run-off from the building. (DS)

The storm drainage system on South End Road and Amanda Court shall not be modified. (DS)

Ten-foot public utility easements along all street frontages and all easements required for the final
engineering plans shall be dedicated to the public on the final plat. All existing and proposed utilities and
easements shall be indicated on the construction plans. Any off-site utility easements required for this
project, such as for work on the storm outfall, shall be obtained and submitted to the City prior to approval
of the construction plans. (DS)

Prior to issuance of building permits for the proposed development, the applicant shall dedicate a 1-foot
right-of-way along the South End Road frontage. (DS)

Prior to issuance of building permits for the proposed development, the applicant shall dedicate a 2-foot
right-of-way along the Amanda Court frontage. (DS)

The improvements on South End Road shall include a 10-foot sidewalk behind the existing curb with 5-foot
by 5-foot tree wells and street trees. (DS)
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14.

15.

16.

17.

18.

19.

20.

21.
22.

23.

24.

25.

26.

The improvements on Amanda Court shall include 16-feet of pavement to the centerline plus 10-feet to
meet the City’s local street section requirements; a 5-foot planter strip behind the existing curb and a 5-foot
sidewalk. The applicant shall install a ramp at the corner of Amanda Court and South End Road that meets
ADA requirements. (DS)

The applicant shall install three curb cuts for driveways that include an ingress only driveway on South End
Road, an egress only driveway on Amanda Court approximately 40-feet from South End Road, and an
ingress/egress driveway to the parking lot located behind the building on Amanda Court approximately 33-
feet from the western property line. (DS)

Where pavement cuts are made in existing streets for the installation of improvements, the applicant’s shall
restore the pavement in accordance with the City of Oregon City Pavement Cut Standards. (DS)

The applicant will pay cash-in-lieu of replacing the 6-inch pipe on South End Road with an 8-inch pipe as
required by the Water Master Plan. (DS)

No Parking Signs shall be installed on the north side of Amanda Court within 100 feet of the intersection of
Amanda Court and South End Road.

The applicant shall submit a Revised Photometric Plan prior to issuance of a building permit, indicating 0.5
Foot-Candles at the property line and compliance with OCMC 17.62.065.D, that indicates that the parking

lot is lighted as unobtrusively as possible, that floodlighting, if proposed, will not be lit between 10:00 p.m.
and 6:00 a.m., and that the specific locational lighting levels in the table 17.62.065.D.4 are met.

The applicant shall complete and obtain approval of the Lot Line Abandonment process for LL 14-05 through
the City’s Type | process prior to issuance of a building permit under this approval.

Prior to Final Occupancy, that applicant shall submit a Revised Landscaping Plan for the rear parking lot.

Prior to issuance of HVAC Permit or Permits, the applicant shall submit a revised landscaping plan that
shows screening of ground and wall mounted mechanical units in accordance with OCMC 17.62.050.A.20
Prior to final occupancy associated with the proposed development the applicant shall submit a revised
landscaping plan which indicates within three years landscaping will cover one hundred percent of the
Landscape area and 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..

Prior to Final Occupancy, the applicant shall submit a revised Street Tree Plan, separate from landscaping
plan and on-site tree removal and mitigation plan The applicant shall provide a revised street tree plan that
indicates clearly that the proposed street trees are appropriate for the planting area. Street trees shall be
counted separately from and in addition to any on-site tree mitigation requirements. Prior to release of any
construction, grading or building plans associated with the proposed development the applicant shall
submit a revised landscaping plan in accordance with chapter 12.08 of the Oregon City Municipal Code.

The applicant shall provide a revised mitigation plan in accordance with OCMC 17.41 that calculates the
guantity of mitigation trees separately from and in addition to the required street trees, standard
landscaping trees, and parking lot trees. The plan shall be labeled as a separate sheet from the landscaping
plan and entitled “On-Site Tree Removal and Mitigation Plan.” The plan shall be submitted for approval prior
to issuance of any building permit or construction or grading permit for the proposed development.

Prior to final of building permits associated with the proposed development, the applicant shall include a
grease trap for the kitchen. (DS)

In order to assure that the Conditional Use maintains compatibility with the surrounding neighborhood the
applicant shall create a good neighbor agreement with the South End Neighborhood Association. The
document is intended to identify sustainable and meaningful communication between the site and the
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neighborhood and may provide a basis to resolve any problems that may arise. The good neighbor
agreement shall contain, at a minimum, the following items:

a. A primary contact person for both organizations to facilitate timely communications.

b. A yearly meeting with the South End Neighborhood Association and property owners within 300 feet
of the subject property is encouraged to discuss any concerns they may have with the use.

c. An information sheet to be provided to all of applicant’s staff and residents indicating that the
assisted living facility is a Conditional Use within a Residential District. The letter shall also explain that
the South End Neighborhood Association will be monitoring the site to ensure it is compatible with the
surrounding residences as part of the Conditional Use approval.

d. If the South End Neighborhood Association fails to work with the applicant in good faith, to complete
the agreement within 180 days of a final city decision, the agreement will no longer be required as part
of the Conditional Use Approval. If the Director of Community Development makes a finding of failure to
work in good faith, the Director shall give notice of such finding to the applicant and the Chair of the
South End Neighborhood Association. Either party may request review of such finding before the City
Commission and such proceeding shall be treated as a Type Ill proceeding.

(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 County Fire District.
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MEMORANDUM

TO: Charles Kidwell, Chair
City of Oregon City Planning Commission
FROM: Jennifer Bragar and Carrie Richter
DATE: August 5, 2014
RE: South End Road Memory Care Facility

City File No.: CU 14-01, SP 14-09, VR 14-01, LL 14-05

INTRODUCTION

The Planning Commission is scheduled to hear the above referenced matter at its meeting on
August 11, 2014. The proposal has already generated a number of comments to the City and has
the potential to generate additional significant public interest. Although the Planning
Commission has considered controversial matters before, including ones involving similar
topics, the City Attorney’s office believes it is important to have a reminder of the federal
overlay and wants to provide some recommendations in handling the hearing and what could be
emotionally charged public testimony.

DISCUSSION

The applicant, Chad Vallely, Empire Building LLC on behalf of Petronella and Daniel Donovan,
is seeking conditional use approval to allow operation of an assisted living facility. The proposal
includes the construction of a single building that will house as many as 31 residents, supported
by staff and a second story storage and office area. The applicant explained that the number of
staff is based on the number of residents.

The Planning Commission must consider conditional use approval for an assisted living facility
for over 16 patients under OCMC 17.08.030.J." In order to be approved, the conditional use
must satisfy the criteria contained within OCMC Chapter 17.56.

Although the Commission routinely applies these types of criteria, there are several federal law
overlays that will impact the way in which the Commission considers this proposal — the Fair
Housing Act, Americans with Disabilities Act (ADA), and the Rehabilitation Act. This
memorandum is intended to introduce the federal acts that apply in these circumstances, by
review of the Fair Housing Act requirements as an exemplar of the prohibition on discrimination

! An assisted living facility is defined under OCMC 17.04.115 to provide nursing care and related to medical

services on a 24-hour basis to sixteen or more individuals because of illness, disease, or physical or mental infirmity.
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that would be similarly applied under the ADA and Rehabilitation Act. City staff will be
prepared at the hearing to answer any additional questions you may have or that arise during the
hearing.

The Fair Housing Act (FHA)

The Fair Housing Act (Title VIII of the 1968 Civil Rights Act) prohibits discrimination in the
sale or rental of housing to persons of a particular race, color, religion, sex, or national origin. In
1988, Congress amended the FHA to extend the protection to people with disabilities. In passing
these amendments, Congress recognized that “[t]he right to be free of housing discrimination is
essential to the goal of independent living.” Congress also noted that one of the purposes of the
FHA is to prohibit practices that restrict the choices of people, including those with disabilities,
to live where they want to live or that “discourage or obstruct [those] choices in a community,
neighborhood or development.”

The FHA protects people with “handicaps,” and that term has been interpreted to mean
individuals with physical or mental impairments that substantially limit one or more of their life
activities. “Major life activities” include caring for one’s self, walking, seeing, hearing,
speaking, breathing, learning and working. Persons who suffer from memory loss have a
cognitive impairment and are considered to have a handicap under the FHA. By definition, the
residents of the proposed assisted living facility are disabled because of their memory loss.’

While local governments have authority to regulate land use, under the FHA, it is unlawful to
deny housing because someone is disabled. The obligation is to provide full access to housing
and this obligation remains regardless of whether further state licensing or certification is
required to provide medical treatment or rehabilitative care. It is also a violation “to refuse to
permit, at the expense of the person with the handicap, reasonable modifications of existing
premises occupied or to be occupied” or “to refuse to make reasonable accommodations in rules,
policies, practices, or services when such accommodations may be necessary to afford such
person equal opportunity to use and enjoy a dwelling.” The FHA also makes it unlawful “to
coerce, intimidate, threaten, or interfere” with a person’s right to enjoy fair housing.

These laws impact the way in which communities, including Oregon City, may apply their
zoning codes. For example, in Regional Economic Community Action Program, Inc. v. City of
Middletown, 294 F.3d 35 (2nd Cir. 2002), the court found that the denial of a special use permit
for a halfway house for recovering alcoholics may have been the result of intentional
discrimination when the decision-makers made statements that the decision was based on the
identity of the clients and safety concerns. The court found such statements provided pretextual
evidence of intent to discriminate when the city allowed the development of a child-care project
on the same property where the halfway house was to develop.

2 See also the definition of disabled in the ADA as amended at 42 USC 12102.
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A violation of the FHA can occur both when there is evidence of intentional discrimination as
well as when the application of zoning rules that may be neutral on their face have a disparate
impact on those protected by the act. Cases where courts have identified intentional
discrimination are where the record evidences stereotypes and fears about diminution in property
values. “Any discrimination in housing that is based on unsupported stereotypes, prejudices, fear
stemming from ignorance or generalizations, or aversion toward the handicapped is illegal.”
Epicenter of Steubenville v. City of Steubenville, 924 F.Supp. 845, 851 (S.D. Ohio 1996).

Applying the Criteria in a Neutral Way

As noted above, a violation of the FHA can occur when the application of zoning rules that may
be neutral on their face have a disparate impact on those protected by the applicable federal act.
For this reason, it is important that your application of the criteria is done in a way that is
grounded in the plain language of the code criteria taking into consideration their purpose or
policy and does not impose a disparate impact on people with disabilities. For example, one of
the conditional use criteria, OCMC 17.56.010.A.5, requires finding that the subject property is
suitable to accommodate the proposed use at this location. The Planning Commission needs to
decide whether compliance with this requires only that the site is actually large enough to
physically accommodate the proposed use at this location or whether this includes some
consideration of the number of people coupled with corresponding impacts that follows from this
proposal. A related question may be how the building design and density is compatible with the
surrounding neighborhood. The R-10 zone does not include any explicit limitations on overall
site density, although it does state that the R-10 is intended to serve primarily single-family
residential homes.

A potentially related criterion requires compliance with the comprehensive plan. OCMC
17.56.010.A.5. Comprehensive Plan Goal 2.4 and the policies that follow value “place-making,”
as a means for retaining aneighborhood identity for residents, and encouraging compatible
transitional uses. See Policies 2.7.1 and 2.7.2. The Comprehensive Plan designation for the
subject property is Low Density Residential. Non-residential uses are allowed within the R-10
zone subject to the limitations contained in OCMC 17.56. Presumably there are some uses that,
even though they are conditionally allowed, are too dense and those densities impose so many
externalities that the use no longer furthers goals and policies within the comprehensive plan
intended to protect the neighborhood.

RECOMMENDATIONS

Given this background, we recommend that you keep the following in mind as you consider this
application:

e The application before the Commission is for a particular use of land that
requires understanding the facts, with respect to the nature and intensity of the
proposed use. The application must be analyzed against the applicable
approval criteria. The characteristics of or circumstances affecting residents
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who may choose to reside in the proposed assisted living facility are not
relevant to the approval criteria nor are perceived changes to property value
resulting from such facility. The individuals who may seek residence are free
to seek housing, either together or separately, anywhere within the City of
Oregon City.

e Just as any individual may seek residence within the City of Oregon City, so
too may any individual participate in the public review process for a
conditional use permit. That right to participate brings with it all the rights of
free speech protected by the state and federal constitutions. But only that
testimony relevant to the approval criteria should be considered by decision
makers to inform the Planning Commission’s decision and associated
findings.

e Consider focusing the health and safety measures as identified in the City
Code or the City’s Comprehensive Plan. Rooting your decision in these
standards will ensure that your analysis and decision satisfies FHA
requirements. To assist in striking the right balance, especially given the
federal protections at issue, you might consider focusing your inquiry to
questions related solely to the use and its impact which may include the
following:

o What is the nature of the proposal and the likely off-site impacts resulting
from the proposed use?’

o Is the facility designed or is the massing arranged so as to reflect single-
family design principles?

o Is the facility sited on the property so as to provide appropriate buffers as a
transition to this non-single family use?

o Is the traffic generation anticipated from this development comparable
with single-family development given the available parking and size of
gathering spaces or common areas?

PDX DOCS:520726.3

3 However, remember that the off-site impacts cannot be tied to the nature of the residents.
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Employees and Visitors

Day Evening Night
Shift Shift Shift
Administer M-F 1
Caregivers - every day 2 2 1
Nurse 1x weekly 1
House Keeping 1x weekly 1
Visitors - weekly 3 3 0
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OREGON
CITY

Pre Application Conference Notes
950 South End Road
PA 14-15, May 13, 2014
(Previous Pre-App was PA 13-18, June 4, 2013)

Proposed Project:

The applicant has proposed to construct a 31 bed care facility.

The applicant previously submitted an application in 2013 that was deemed incomplete and exceeded
the 180-day completeness review deadline.

The applicant has resubmitted the application - Planning Files:
e CU 14-01 Conditional Use,

SP 14-09 Site Plan and Design Review,

VR 14-01 Variance, and

LL 14-05 Property Line Adjustment

These items were transmitted for completeness review 4/29/2014. The city will provide a list of any
outstanding submittal items for the application by 05/29/2014. Complete fees will be needed in

addition to any additional needed submittal items identified during completeness review.

Once the application is deemed complete, the City will prepare public notices for the Planning

Commission public hearing.

Location:
¢ 950 South End Road (Clackamas County Map 3-1E-01AD, tax lot 3100)

General Information:
e Zoning: “R-10" Single-Family Dwelling District
e Applicable Overlay Districts: None
e Transportation System Plan:
Functional Classification: South End Road — Minor Arterial
Pedestrian System Plan: South End Road — Sidewalk Needed on One Side of Street
Bicycle System Plan: South End Road — Striped Bike Lanes
Public Transit System Plan: South End Road — TriMet Route 79 - abandoned
e Applications anticipated:
o Conditional Use
o Site Plan and Design Review

Additional Information:
Clarification of the use will assist the City in determining a Conditional Use is appropriate as well as assessing
the impacts of the use. Please clearly distinguish:

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045
Ph (503) 722-3789 www.orcity.org



e The number of kitchens within the facility. Are there additional kitchens within the staff living quarters?
If there are three or more kitchens, multi-family standards in OCMC 17.62.057 apply.

e The number of people living onsite. How many rooms or beds will be in the living quarters for staff?

e A typical daily schedule for the residents and employees

e The number, frequency and size of any visitors anticipated

e A description of the meetings and conferences to be held onsite (frequency, number of participants,
time of day, etc.)

e The frequency of deliveries

e Any other use of the site

Planning Commission Review
The Planning Commission’s decision will be based on the uses presented and described in your conditional
use application. The more detail you can provide about the proposed use, the better.

Site Plan and Design Review:
Site Plan and Design Review are required to demonstrate compliance with building materials, design
standards, etc.

Initial Comments regarding Code Compliance:
The following items do not appear to comply with the Oregon City Municipal Code:

e Consider lack of Off-street Parking — Providing only on-street parking for visitors and employees may
impact adjacent neighbors.

e 15.52.030.D Parking stall dimensions — On-street parking dimensions are 8.5’ wide by 20’ long and must
abut the block face of the proposed development.

e 17.62.050.A.2.a Parking areas shall be located behind buildings, below buildings, or on one or both sides
of buildings.

e 12.04 and 17.62.050.A.2.b, access to the right-of-way shall be limited to a single curb cut.

e 17.62.050.A.9.a, pathways between all building entrances and the street are required.

e 17.62.055.C.5 On sites with one hundred feet or more of frontage at least sixty percent of the site
frontage width shall be occupied by buildings placed within five feet of the property line, unless a
greater setback is accepted under the provisions of Section 17.62.055D.

e 17.62.055.D.1 and 17.62.055.D.3 Buildings shall be placed no farther than five feet from the front
property line. A larger front yard setback may be approved through site plan and design review if the
setback area incorporates at least one element from the following list [as set forth in the code] for every
five feet of increased setback requested

Lot Line Adjustment

Please submit complete application material for the proposed lot line adjustment, per Chapter 16.20 -
PROPERTY LINE ADJUSTMENTS AND ABANDONMENT PROCESS AND STANDARDS . A checklist may be
downloaded at http://www.orcity.org/sites/default/files/lotline.pdf.

Variances

Pursuant to OCMC Chapter 17.60 - VARIANCES , the application needs to include at least two formal
variance requests.

Port Cochere: The application will require a variance to OCMC 17.62.055 Institutional and commercial
building standards. (D) in order to place the Port Cochere within the front setback.

Lot Coverage: The application will require a variance to the maximum 40% lot coverage in OCMC 17.08.040

Dimensional standards.

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045
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Development Services Division (Utilities/Public Improvements/SDC'’s, etc) and City Engineer:
Your application was reviewed by Todd Martinez to address utility concerns, public improvements, etc.
You may contact him with additional questions at 503.496.1508.

Transportation Impacts:

John Replinger of Replinger and Associates, the City’s transportation consultant reviewed your development
application. You may contact Mr. Replinger at 503-719-3383 or replinger-associates@comcast.net. The
transportation impact of the proposal will be reviewed to determine frontage improvements.

A Transportation Impact Analysis is required. The applicant should retain a traffic engineer to prepare an
analysis in accordance with the city's Guidelines for Traffic Impact Analysis. The applicant's traffic
engineer should verify trip generation to determine number of peak hour and daily trips. Based on the
capacity of the facility, | think a Traffic Analysis Letter (TAL) will suffice. The requirements for a TAL are
specified in the Guidelines. If the trip generation exceeds 25 vehicle trips during the AM or PM peak
hours or 250 daily trips, a Transportation Impact Analysis (TIA) will be required.

The proposed layout indicates a very tight layout for parking and vehicles. It appears that maneuvering
space may be inadequate for several of the parking spaces. Site circulation must be addressed in the
Transportation Analysis Letter (TAL) TAL or Traffic Impact Analysis (TIA ).

Conditional Use:
Approval of a Conditional Use is required for assisted living facilities; nursing homes and group homes for
over fifteen patients. The Conditional Use criteria are identified in chapter 17.56 of the Oregon City
Municipal Code and include satisfying the goals and policies of the City Comprehensive Plan. Oregon City
Municipal Code chapter 17.56.010.A.4 states that “the proposed use will not alter the character of the
surrounding area in a manner which substantially limits, impairs or precludes the use of surrounding
properties for the primary uses listed in the underlying district” and 17.56.010.A.2 which states “the
characteristics of the site are suitable for the proposed use considering size, shape, location..”. Some
mitigation that may help to comply with the aforementioned standard includes:

e Constructing multiple smaller structures rather than one large structure.

e Additional landscaping

In addition, for the sake of comparison, you may provide calculations that demonstrate how many single
family-dwellings or cottage housing units would be constructed onsite if it were developed to the “R-10”
Single-Family Dwelling District standards to show how your level of density compares to permitted uses.

Fences:
Please include all fences and walls in your land use application. Fence height requirement can be found in
OCMC 17.54.100.

Clackamas County Fire:
The application was reviewed by Mike Boumann, Lieutenant Deputy Fire Marshal of Clackamas County Fire
District #1. You may contact Mr. Boumann at (503)742-2660 or email michaelbou@ccfdl.com.

Building Division:
Please contact Samantha Vandagriff, our commercial plans examiner for Building related questions at

503.496.1506.

Neighborhood Meeting Notes:

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045
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e When was the neighborhood meeting with SENA held? Please provide the date, along with the
summary.

Archeological Monitoring Recommendation

¢ Notice of your proposed development was provided to the State Historic Preservation Office (SHPO)
and all affected tribes per OCMC chapter 17.62.040.H. This notice requirement applies to any
project that involves ground disturbance including movement of native soils. A response was
provided.

Signs
e Please refer to the sign code in Oregon City Municipal Code chapter 15.28. Signs may be submitted as a
separate Type | application. Specifically, review
e The above comments are preliminary and nonbinding.

Tree Removal and Mitigation

The site is under Code Enforcement Action for unauthorized tree removal during permit review. The City
received a phone call from a citizen indicating that the trees onsite were being removed and called the
applicant and let them know not to cut any more trees onsite. We have an inventory of the size and
location of all of the trees onsite. The applicant has agreed in writing that no further tree removal is
permitted while the application is under review. Tree removal of all trees on site that are greater than
6”Diameter at Breast Height shall be shopwn on a site plan and mitigation shall be proposed pursuant to
one of the Mitigation Options in OCMC Chapter 17.41 - TREE PROTECTION STANDARDS.

Oregon City Municipal Code Criteria:
The following chapters of the Oregon City Municipal Code (OCMC) may be applicable to this proposal:
e Streets, Sidewalks and Public Places in chapter 12.04,
e Public and Street Trees in chapter 12.08,
e Pedestrian/Bicycle Accessways in chapter 12.24,
e Stormwater Management in chapter 13.12,
e “R-10” Single-Family Dwelling District in chapter 17.08,
e Tree Protection Standards in chapter 17.41,
e Administration and Procedures are set forth in chapter 17.50,
o Off-Street Parking and Loading in chapter 17.52,
e Supplemental Zoning Regulations and Exceptions in chapter 17.54.100,
e Conditional Uses in chapter 17.56,
e Site Plan and Design Review in chapter 17.62.
Please contact me if you would like me to email you MS-Word versions of the code. The sections may also
be downloaded from the City’s municipal code website.

Planning Review and Application Fees:
The 2013 Planning applications and fees include-
e Site Plan and Design Review: See fee sheet
e Conditional Use: $3,636
e Variance (Hearing): $2,440
e Transportation Study: base fee + Conditional Use fee for TIS if required
$523.50 for TAL if required
e Property Line Adjustment (Lot Line Adjustment): $1,132 per PLA.
e Mailing Labels: $S15 — City can provide.

Please note additional Development Services, Building and System Development Charges apply.

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045
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Pre-application conferences are required by Section 17.50.050 of the City Code, as follows:

A. Preapplication Conference. Prior to submitting an application for any form of permit, the applicant shall
schedule and attend a preapplication conference with City staff to discuss the proposal. To schedule a
preapplication conference, the applicant shall contact the Planning Division, submit the required materials,
and pay the appropriate conference fee. At a minimum, an applicant should submit a short narrative
describing the proposal and a proposed site plan, drawn to a scale acceptable to the City, which identifies the
proposed land uses, traffic circulation, and public rights-of-way and all other required plans. The purpose of
the preapplication conference is to provide an opportunity for staff to provide the applicant with information
on the likely impacts, limitations, requirements, approval standards, fees and other information that may
affect the proposal. The Planning Division shall provide the applicant(s) with the identity and contact persons
for all affected neighborhood associations as well as a written summary of the preapplication conference.
Notwithstanding any representations by City staff at a preapplication conference, staff is not authorized to
waive any requirements of this code, and any omission or failure by staff to recite to an applicant all relevant
applicable land use requirements shall not constitute a waiver by the City of any standard or requirement.

B. A preapplication conference shall be valid for a period of six months from the date it is held. If no
application is filed within six months of the conference or meeting, the applicant must schedule and attend
another conference before the City will accept a permit application. The community development director
may waive the preapplication requirement if, in the Director's opinion, the development does not warrant
this step. In no case shall a preapplication conference be valid for more than one year.

NOTICE TO APPLICANT: A property owner may apply for any permit they wish for their property. HOWEVER,
THERE ARE NO GUARANTEES THAT ANY APPLICATION WILL BE APPROVED. No decisions are made until all
reports and testimony is submitted. This form will be kept by the Community Development Department . A
copy will be given to the applicant. IF the applicant does not submit an application within six (6) months from
the Pre-application Conference meeting date, a NEW Pre-Application Conference will be required.

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045
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Public Works - Development Services
625 Center Street | Oregon City OR 97045
Ph (503) 657-0891 | Fax (503) 657-7829

PRE-APPLICATION MEETING NOTES
(Copied from previous Pre-app on May 24™, 2013)

Project Number: PA 14-15

Project Name: Residential Care Facility
Meeting Date: May 13, 2014
GENERAL COMMENTS

1. The Applicant is responsible for this project’s compliance with Engineering Policy 00-01. The
policy pertains to any land use decision requiring the Applicant to provide any public
improvements.

2. The Applicant shall sigh a Non-Remonstrance Agreement for the purpose of making sanitary
sewer, storm sewer, water or street improvements in the future that benefit the Property and
assessing the cost to benefited properties pursuant to the City’s capital improvement
regulations in effect at the time of such improvement.

3. The Applicant shall provide an Erosion Prevention and Sedimentation Control Plan to the City for
approval.

4. All applicable System Development Charges (SDC) shall be due and payable upon building permit
issuance.

5. A grading permit shall be obtained from Development Services for the on-site work.

ENGINEERING - UTILITIES

1. The existing right-of-way (ROW) on South End Road is 60-feet, and it is classified as a minor
arterial. The street improvements include 40-feet of pavement (includes 8-foot parking lane on
the south side, and a 5-foot bike lane on the north side) in decent condition, curbs on both
sides, 6-foot curb tight sidewalk on the south side of the street. There are also street lights. The
ROW requirement is 59, and the street section should be 38 feet of pavement, curbs, 5 foot
landscape strip, 7-foot sidewalk, street trees and street lights. A 7-foot sidewalk and 5-foot
landscape strip will be required.

2. Asingle entrance/exit to the facility farthest from the intersection of South End Road and
Amanda Court is required; the impacts of the entrance/exit on traffic movement in South End
Road will have to be quantified.

City of Oregon City | PO Box 3040 | 625 Center Street | Oregon City, OR 97045
Ph (503) 657-0891 www.orcity.org
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Public Works - Development Services
625 Center Street | Oregon City OR 97045
Ph (503) 657-0891 | Fax (503) 657-7829
3. There are no storm drainage facilities (collection, ponds, treatment, etc) adjacent to the

proposed subdivision, and there does not appear to be a natural discharge point in the vicinity
of the proposed subdivision. Both storm water treatment and detention will be required.

4. The use of on-site infiltrators and LID methods for storm water would be encouraged such that a
pond or detention tank would not be required.

5. There is an 8-inch water line on Amanda Court, and a 6-inch cast iron water main in poor
condition, on South End Road. The 6-inch main on South End Road is on the CIP schedule to be
upsized to 8-inch. As this would be such a small portion of the upgrade, cash in lieu would be
considered.

6. A new and larger water service will be required.

7. Thereiis a fire hydrant across South End Road. A fire hydrant may be required on the north side
of South End Road. Fire hydrants should be located per the Fire Department directions.

8. There is an 18-inch sanitary sewer pipe in South End Road and an 8-inch sanitary sewer pipe in
Amanda Court. Itis anticipated that no public sanitary sewer will be required..

9. Anew and larger sanitary serve will be needed.

10. A grease interceptor for the kitchen will be required.

City of Oregon City | PO Box 3040 | 625 Center Street | Oregon City, OR 97045
Ph (503) 657-0891 www.orcity.org



July 8, 2013

To Whom It May Concern,

| am writing to confirm that Daniel & Petronella Donovan and their architect met with the
Steering Committee of the South End Neighborhood Association on Friday, June 28, 2013 to
present their plans for a proposed 30-bed memory care facility to be located on the corner of
South End Road and Amanda Court.

Everyone on the Steering Committee agreed that this much needed facility would be a welcome
addition to our neighborhood.

Sincerely,

Bill McConnel

Chair

South End Neighborhood Assn
503-860-1037
bill.mcconnel@yahoo.com




MEETING MINUTES for:

South End Neighborhood Association

Meeting Date and Time: May 15, 2014
7:00pm
Number of Attendees 17
Guest Speaker(s) Oregon City Police Department Liaison

Petronella and Daniel Donovan
Clackamas Repertory Theatre

Topics/Planned Agenda Items - Presentation by Petronella Donovan
about proposed memory care facility

- Information about Clackamas
Repertory Theatre

- Elections

Meeting was held at Oregon City United Methodist Church, and was called to order by Chair Bill
McConnel at 7:00pm.

The first speaker/presenter was Petronella Donovan, who laid out plans for a 31 room memory care
facility she and Daniel Donovan are proposing to build on South End Road. She brought along plans and
the builder was present as well. Petronella answered questions related to parking, completion time,
security and staffing. Mary Smith made a motion that the neighborhood association fully support the
Donovan’s project. The motion was seconded by Joyce Clark and passed unanimously.

The next speakers were Kris Swalko and John Behan from Oregon City Police Department. They
informed attendees that the site for the 2014 National Night Out on August 5 has been changed from
Chapin Park to the former Mt. Pleasant School field, in order to launch the site of the future Oregon City

SENA Neighborhood Association Minutes Page 1




Police Department. More information will follow. The officers also encouraged anyone who is interested
to apply for the 2014 Citizen Academy. More information is available at the Oregon City Police
Department Website or by calling Chris Wadsworth at 503-496-1681.

After minutes were read and approved, elections were held. All nominees ran unopposed and all were
elected. Elected officers include Bill McConnel, Chair, Brandon Boyd, Vice Chair, Mary Ann Jensen,
Secretary, with no treasurer elected at this time. SENA will research into combining the Secretary and
Treasurer into one position which will be filled by the current secretary. Steering Committee members
include Gary Fergus, Joyce Clark, John Williams, and Ingra Rickenbach. Ingra was elected with two (2)
write-in votes, and accepted the nomination. Joyce Clark, Parks Committee Chair, gave a Parks
Committee report. The city is currently in recruitment stage for a new Parks and Recreation director.
The city has not received many applications for a park host at Chapin, possibly due to the fact it is an
unpaid position.

Other business discussed as votes were tallied included hearing the Treasurer’s report, and updates to
the Teen Challenge proposed expansion to add a dormitory facility. The Teen Challenge hearing was
postponed until June 9, where a final decision will likely be made. There was also discussion about
newsletter costs and options as SENA used part of next year’s allocated budget money to pay for the
postcard sent in advance of the May meeting. John Williams suggested asking the city for a reallocation
of funds sufficient for SENA to continue to publish the newsletter format.

Meeting adjourned at 8:30pm.

SENA Neighborhood Association Minutes Page 2
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GENERAL SITE LIGHTING PLAN NOTES:
Symbol Label Qty Catalog Number Description Lamp File Lumens LLF Watts 1) OUTDOOR LIGHTING SHALL NOT CAUSE ILLUMINATION ON OTHER
PROPERTIES IN EXCESS OF A MEASUREMENT OF 0.5 FOOT CANDLES
§ OF LIGHT AS MEASURED @ THE PROPERTY LINE OR ANY POINT OFF
DSXW2 LED 30C DSXW2 LED WITH 3 SITE. ™~
|:| A 4 700 40K T4M LIGHT ENGINES, 30 LED DSXW2_LED_  Absolute  1.00 71 2)  ANY LIGHT LIGHT SOURCE OR LAMP THAT EMITS MORE THAN 900 ™~
: 30C_700_40K LUMENS SHALL BE CONCEALED OR SHIELDED W/ A FULL CUT-OFF
MVOLT LED's, 700mA DRIVER, TAM MVOLTQ STYLE FIXTURE. ALL FIXTURES SHALL UTILIZE ONE OF THE
4000K LED, TYPE 4 — . FOLLOWING BULB / LIGHTING TYPES: L.E.D, METAL HALIDE, INDUCTION

MEDIUM OPTIC es LAMP, COMPACT FLORESCENT, INCANDESCENT (INCLUDING
TUNGSTEN HALOGEN), OR HIGH PRESSURE SODIUM W. A COLOR
RENDERING INDEX OF 70.

DSXW1 LED 10C DSXW1 LED WITH 1 3)  LIGHTING LEVELS SHALL COMPLY W/ OREGON CITY MUNICIPAL CODE
|:| B 8 1000 40K T2S LIGHT ENGINE, 10 LED's, LED DSXW1_LED_  Absolute  1.00 40 TABLE 1-17.62.065 FOOT CANDLE LEVELS.
10C 1000 40K 4) PEDESTRIAN ACCESSWAYS SHALL BE LIGHTED W/ PEDESTRIAN SCALE
MVOLT 1000mA DRIVER, 4000K T2S MVOLT.i LIGHTING @ A MIN. OF 1.5 FOOT CANDLES, 1.5 FOOT CANDLES -
LED, TYPE 2 SHORT —1 e : AVERAGE, & A MAX. TO MIN. RATIO OF 7:1 & SHALL BE ORIENTED NOT DATE:
OPTIC es TO SHINE ON ADJACENT PROPERTIES. 4/4/2014

5.) ALL OUTDOOR LIGHTING USED FOR SECURITY PURPOSES SHALL BE
REDUCED, ACTIVATED BY MOTION CENSORS, OR TURNED OFF

Leotek Cobra MOUNTED AT 25' AFF DURING NON OPERATING HOURS. DRAWN BY
C 3 49watt LED TYPE 3 LED DSX0_LED_20  Absolute  1.00 45 6) FOR UPWARD DIRECTIONAL ARCHITECTURAL, LANDSCAPE, &
C 700 40K T3 DECORATIVE LIGHTING, DIRECT LIGHT EMISSIONS SHALL NOT BE
S MVOLT.ies VISIBLE ABOVE THE BUILDING ROOF LINE. REVIEWED BY:

7.)  MAIN BUILDING ENTRANCES SHALL BE WELL LIT & VISIBLE FROM THE
STREET. THE MIN. LIGHTING LEVEL FOR BUILDING ENTRANCES SHALL
BE 3 FOOT CANDLES. LIGHTING TO BE @ PEDESTRIAN LEVEL W/
SOURCE SHIELDED TO REDUCE GLARE.

SHEET:

DR.1A




° ° Catalog
D-Series Size 1 | "
LED Wall Luminaire Notes
Type
NIGHTTIME *
FRIENDLY
Introduction
d#series . L .
The D-Series Wall luminaire is a stylish, fully
integrated LED solution for building-mount
Specifications applications. It features a sleek, modern design
Luminaire Back Box (BBW, ELCW) and is carefully engineered to provide long-lasting,
. _ " . . . ~ BBW |b . . . . . . .
Width:  13-3/4" Weight:  12Ibs  wjidth;  13-3/4 . Slbs  energy-efficient lighting with a variety of optical
idt o om) 9 (5.4 kg) it 34.9cm) Weight: (2.3kg) d > | : J f ’ ized g rf :
Depth: 10" Depth: 4 ELC“,’, 10lbs aNd control options Tor customized performance.
' 25.4 : 10.2 Weight: 4.5 k . . .
odem (0zcm - Weight #2599 With an expected service life of over 20 years of
sahte 6-3/8" i e 6-3/8" . . . .
Height:  >~°" Height: (162 cm) nighttime use and up to 74% in energy savings
over comparable 250W metal halide luminaires,
P - w the D-Series Wall is a reliable, low-maintenance
E H (@) lighting solution that produces sites that are
o
(1)) 1 M exceptionally illuminated.
w For 3/4" NPT side-entry
conduit (BBW only)
Ordering Information EXAMPLE: DSXW1 LED 20C 1000 40K T3M MVOLT DDBTXD
DSXW1 LED
DSXW1TLED | LEDs Type Il Short MVOLT" | Shippedincluded Shipped installed Shipped installed DDBXD Dark bronze
10C 10 LEDs TZM Type Il Medium 120" (blank)  Surface PE Photoelecmgcel\, SF Single fuse DBLXD Black
(oneengine) | T3S Typelll Short 208" mounting buttontype o (120,277v) ® DNAXD  Natural
200 20LEDs TM  TpellMedum | 240" bracket DMG ?ﬂ;% [ﬁm'“gdfw DF  Doublefuse aluminum
(twoengines) | TAM  TypelVMedium | 277° BBW rS#(;LancIee ;j PR 180° motion sensor (208, 240V) ® DWHXD  White
Drive current TFTM  Forward Throw back box <5mights HS Hr?ulsde;side DSSKD  Sandstone
Medium (for conduit PIRH  180°motion sensor, e DDBTXD  fextured dark
350 350 mA Eﬂtfy)z 15-30' mig ht 46 sh d | bronze
ipped separate
530 530mA BOW  Emergency battery stcp Bi'r’didete”’;m DBLBXD  Textured black
700 700 mA ba(kupl(mdudes spikes” DNATXD  Textured natural
1000 1000mA (1A) extemal component _ , aluminum
enclosure) Wa Wire guard DWHGKD  Textured white
Color temperature VG Vandal quard DSSTYD  Textured
30K 3000K sandstone
40K 4000K
50K 5000K
NOTES Accessories

1

MVOLT driver operates on any line voltage from 120-277V (50/60 Hz). Specify 120, 208, 240 or 277
options only when ordering with fusing (SF, DF options), or photocontrol (PE option).

Ordered and shipped separately.

2 Back box ships installed on fixture. Cannot be field installed. Cannot be ordered as an accessory.
3 Photocontrol (PE) requires 120, 208, 240 or 277 voltage option. DSWHSU House-side shield (one per light engine)
4 Specifies the Sensor Switch SBR-10-ODP control; see Motion Sensor Guide for details. Dimming driver DSXWBSW U Bird-deterrent spikes
standard. DSXW1WG U Wire guard accessory
5  Specifies the Sensor Switch SBR-6-ODP control; see Motion Sensor Guide for details. Dimming driver DSXWIVG U Vandal quard
standard. quard accessory
6 Not available with 20 LED/1000 mA configuration (DSXW1 LED 20C 1000).
7 Not compatible with conduit entry applications. Not available with BBW mounting option.
8  Single fuse (SF) requires 120 or 277 voltage option. Double fuse (DF) requires 208 or 240 voltage option.
9 Also available as a separate accessory; see Accessories information.
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http://www.lithonia.com/Micro_Webs/ArchitecturalColors/
http://www.sensorswitch.com/DataSheets/SBR-ODP.pdf
http://www.acuitybrandslighting.com/library/ll/documents/specsheets/motion-sensor-guide.pdf
http://www.sensorswitch.com/DataSheets/SBR-ODP.pdf
http://www.lithonia.com
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http://www.designlights.org
http://www.lightingfacts.com/default.aspx?cp=content/products
http://www.acuitybrandslighting.com/library/ll/documents/specsheets/motion-sensor-guide.pdf

Lumen Output
Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative Use these factors to determine relative lumen output for average ambient temperatures
of the configurations shown, within the tolerances allowed by Lighting Facts. Actual performance may differ as a result of end- from 0-40°C (32-104°F).

user environment and application. Contact factory for performance data on any configurations not shown here.

Lumen Ambient Temperature (LAT) Multipliers

Lumen Multiplier

Drive ' 40K 50K 0°C 32°F 1.02
Current Pe;forl(mance 3 (4000K, 70 CRI) (5000K, 65 CR) 10°C 50°F 1.01
ackage o S
| e oo [ v [ o
125 1724 1 0 1 86 1807 1 0 1 90 2305 720: ::)):
M | 1729 [ 1 [0 [ 18 [ 1812 1[0 ][1][9 io°c 1804°F o
135 1709 1 0 1 85 1792 1 0 1 90 4
530 | 10530-K | 20W 75 {1 [0 [ 1 [ 88 | 1838 [ 1 [ 0 [ 1| % ) ]
Tam [ 1753 |1 [0 [ 1 [ 88 [ 187 [ 10|19 Projected LED Lumen Maintenance
TFM 1766 1 0 1 88 1851 1 0 1 93 Data references the extrapolated performance projections for the DSXW1 LED 20C 1000
125 2234 1 0 |1 83 2841 11001 8 platform in a 25°C ambient, based on 10,000 hours of LED testing (tested per IESNA LM-
10 M 2241 1 0 1 83 2349 1 0 1 87 80-08 and projected per IESNA TM-21-11).
38 216 | 1 |1 0 | 1 | 8 | 232 | 1|0 1] 8
700 10C700--K W M 2272 1 0 1 84 2381 1 0 1 88 To calculate LLF, use the lumen maintenance factor that corresponds to the desired number
(10 LEDs) Tam 2272 1 0 1 84 2381 1 0 1 38 of operating hours below. For other lumen maintenance values, contact factory.
TFTM 2280 | 1 ] 0 | 1 |8 | 2399 | 1] 0] 1] 8
125 2992 1 0 1 75 3136 1 0 1 78 0 25,000 50,000 100,000
T2M 3001 1 0 1 75 3146 1 0 1 79
135 2967 1 0 1 74 3110 1 0 1 78
1000 | 10C1000--K [ 40W T B T 7 T0 3 7 30 T 7 T0 11 80 1.0 0.95 0.93 0.88
T4M 3043 | 1 | 0 | 1 |76 ] 3189 | 1|0 1] 8
TFM 3066 | 1| 0 | 1 |77 1313 | 1|0 1] 8 .
T5 | 3545 [ 1 [0 [ 1 [ 9 [375 [1]0]1[103 Electrical Load
T2M 3556 1 0 1 99 3727 1 0 1 104 Current (A)
135 3515 1 0 1 98 3685 1 0 1 102
530 | 200530k | 36w T3M 3606 | 1 [0 | 2 [100] 3779 [ 1] 0] 2105 120 208 240 277 347 480
T4M 3605 1 0 1 100 | 3779 1 0 1 105
TAM | 3632 | 1 | o | 1 [ 101 387 [ 1 [0 [ 1106 350 14w} 013 007 006 006 - -
s | 457 | 1o [ 1|93 | 4566 [ 1|0 1|9 10¢ 530 20W | 019 011 009 008 - -
20¢ iyl 4370 1 0 1 93 4580 1 0 1 97 700 27W 0.25 0.14 0.13 0.1 - -
135 4320 1 0 1 92 4528 1 0 1 96 1000 40W 0.37 0.21 0.19 0.16 - -
700 | 20C700-K | 47W T3M 4431 | 1 [0 | 2| 94| 4644 [1]0]2]9 350 25W [ 023 013 012 010 - -
(20LEDs) T4M 4430 1 0 1 94 4644 1 0 2 99 530 36W 033 019 017 0.14 - _
TFIM | 4464 | 1 [0 [ 1 [ 95 [ 4678 | 1 [ 0 [ 1 | 100 20¢ 700 oW | om0 02 019 - ;
s |l s L2102 || 77 || G || 2 1LQ || 2 1| &) 1000 75w | 069 040 035 o030 - -
M 5763 | 1 | 0 | 2 | 77 | 6039 | 2 | 0 | 2| 8
135 5697 1 0 1 76 5970 1 0 2 80
1000 | 20C1000-K | 75W T3M 583 | 1[0 |2 [78 | 6123 [2]0f2]8
T4M 5843 1 0 2 78 6123 1 0 2 82
TFTM 5887 | 1 | 0 | 2 | 78 | 6169 | 1 ] 0] 2| 8

Photometric Diag rams To see complete photometric reports or download .

Isofootcandle plots for the DSXW1 LED 20C 1000 40K. Distances are in units of mounting height (15).

LEGEND 4 3 2 1 0 1 2 3 4 4 3 2 1 0 1 2 3 4

7 oate
. 05fc

1.0 fc 1

M T3M

Test No. 22602P22 tested in accordance with

Test No. 22601P22 tested in accordance with
IESNA LM-79-08

IESNA LM-79-08,

ies files for this product, visit Lithonia Lighting’s D-Series Wall Size 1 homepage.

Distribution overlay comparison to 250W metal halide.

LEGEND
DSXW1,
0.5 fc
TWF2,

0.5 fc
10" W Sidewalk
LLDs:

TWF2=0.72
DSXW1 =0.95

T3S DSXW1 LED 20C 40K 1000 T3M,

TWF2 250M Pulse, 15" Mounting Ht

Test No. 22597P22 tested in accordance with

IESNA LM-79-08.

FEATURES & SPECIFICATIONS

INTENDED USE
The energy savings, long life and easy-to-install design of the D-Series Wall Size 1 make it the smart
choice for building-mounted doorway and pathway illumination for nearly any facility.

CONSTRUCTION

Two-piece die-cast aluminum housing has integral heat sink fins to optimize thermal management
through conductive and convective cooling. Modular design allows for ease of maintenance. The
LED driver is mounted to the door to thermally isolate it from the light engines for low operating
temperature and long life. Housing is completely sealed against moisture and environmental
contaminants.

FINISH

Exterior parts are protected by a zinc-infused Super Durable TGIC thermoset powder coat finish
that provides superior resistance to corrosion and weathering. A tightly controlled multi-stage
process ensures a minimum 3 mils thickness for a finish that can withstand extreme climate
changes without cracking or peeling. Available in textured and non-textured finishes.

OPTICS
Precision-molded proprietary acrylic lenses provide multiple photometric distributions tailored
specifi cally to building mounted applications. Light engines are available in 3000K (80 min. CRI),

4000K (70 min. CRI) or 5000K (65 min. CRI) configurations.

ELECTRICAL

Light engine(s) consist of 10 high-efficacy LEDs mounted to a metal-core circuit board to
maximize heat dissipation and promote long life (L88/100,000 hrs at 25°C). Class 1 electronic
drivers have a power factor >90%, THD <20%, and an expected life of 100,000 hours. Surge
protection device meets a minimum Category C Low (per ANSI/IEEE C62.41.2).

INSTALLATION

Included universal mounting bracket attaches securely to any 4” round or square outlet box
for quick and easy installation. Luminaire has a slotted gasket wireway and attaches to the
mounting bracket via corrosion-resistant screws.

LISTINGS
CSA certified to U.S. and Canadian standards. Rated for -40°C minimum ambient.

WARRANTY
Five year limited warranty. Full warranty terms located at www.acuitybrands.com/
CustomerResources/Terms_and_conditions.aspx.

Note: Specifications subject to change without notice.

’ LITHON/A One Lithonia Way ¢ Conyers, Georgia 30012 ¢ Phone: 800.279.8041 e Fax: 770.918.1209 ¢ www.lithonia.com DSXW1-LED

LIGHTING. © 2013 Acuity Brands Lighting, Inc. All rights reserved.

Rev. 1/17/13


http://www.lithonia.com
http://www.lithonia.com
www.acuitybrands.com/CustomerResources/Terms_and_conditions.aspx
www.acuitybrands.com/CustomerResources/Terms_and_conditions.aspx
http://www.lithonia.com/commercial/d-series+wall.html

D-Series Size 2 | ==
LED Wall Luminaire Notes

DESIGNLIGHTS
NIGH'IT\MEV CONSORTIUM
FRIENDLY
Introduction
d*series . L .
The D-Series Wall luminaire is a stylish, fully
integrated LED solution for building-mount
Specifications applications. It features a sleek, modern design
Luminaire Back Box (BBW) and is carefully engineered to provide long-lasting,
. . . _ »~ BBW 11b . . . . . . .
Width:  18-1/2" weight:  211bs  width: 5172 . s energy-efficient lighting with a variety of optical
(47.0 cm) 9 (9.5kg) (14.0cm) Weight: (0.5kg) oy . 9 9 . y P
e 1-1/2" and control options for customized performance.
Depth: 254 cm) Depth: (; oo
' ' With an expected service life of over 20 years of
i . 7-5/8" tahte 4" . . . .
Height: ‘5" Height: . ° nighttime use and up to 76% in energy savings
For34"NPT_p . over comparable 400W metal halide luminaires,
D side-entr . . . .
RS the D-Series Wall is a reliable, low-maintenance
H lighting solution that produces sites that are
exceptionally illuminated.
w
Ordering Information EXAMPLE: DSXW2 LED 30C 700 40K T3M MVOLT DDBTXD
DSXW2 LED
DSXW2LED | LEDs Type Il Short MVOLT" | Shippedincluded Shipped installed Shipped installed DDBXD Dark bronze
20C 20LEDs TZM Type Il Medium 120" (blank)  Surface PE Photoelecmgcel\, SF Single fuse DBLXD Black
(twoengines) | T3S Typelll Short 208’ mounting buttontype (120,277,347V) | DNAXD  Natural
300 30LEDs TM  TpellMedum | 240" bracket PER g&?p*};glve'séh‘@c(km DF Doublefuse aluminum
(threeengines) | TAM  Type IV Medium | 277° BBW Surface- controls) (208,240,480v)¢ | DWHXD  White
mounted j DSSXD  Sandston
Drive current TFTM  Forward Throw 3472 back box DMG  0-10V dimming driver | HS HQUSE;S‘de andstone
Medium 480 (for conduit (no controls) shield DDBTXD  Textured dark
350 350mA entry) DCR Dimmable and con- bronze
530 530 mA trollable via RPAM® . DBLBXD  Textured black
00 700mA (o ontos) Shipped separately DNATXD  Textured natural
1000 1000 mA (1 A) PIRH %E)wm%ttlonmsgnsor, BSW SB|2(Iifd§terrent aluminum
Colort ¢ 9 We p. s 07 DWHGXD  Textured white
olor temperature Wire quar DSSTXD  Textured
30K 3000K VG Vandal guard7 sandstone
40K 4000K
50K 5000K
NOTES :
1 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz). Specify 120, 208, 240 or 277 Accessorles
options only when ordering with fusing (SF, DF options), photocontrol (PE option) or motion sensor (PIRH Ordered and shipped separately.
option). i 8
2 Available with 30 LED/700mA options only (DSX2 LED 30C 700). DSS124N1.5TUEU  Photocell - SSL twist-lock (120-277V)
3 Photocontrol (PE) requires 120, 208, 240 or 277 voltage option. REN277-NM1U ROAM® node (277V) *
4 Specifies a ROAM® enabled luminaire with 0-10V dimming capability; PER option required. Not Scu Shorting cap®
available with 347 or 480V. Additional hardware and services required for ROAM® deployment; must be DSXWHS U H “de shield light enai
purchased separately. Call 1-800-442-6745 or email: sales@roamservices.net. ouse:side hield (one per ight engine)
5  Specifies the Sensor Switch SBR-6-ODP control; see Motion Sensor Guide for details. Dimming driver DSXWBSW U Bird-deterrent spikes
standard. DSXW2WG U Wire guard accessory
6 Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse (DF) requires 208, 240 or 480 DSKW2VG U Vandal quard accesson
voltage option. g Y
7 Also available as a separate accessory; see Accessories information.
8  Requires luminaire to be specified with PER option. Ordered and shipped as a separate line item.
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Lumen Output

Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative
of the configurations shown, within the tolerances allowed by Lighting Facts. Actual performance may differ as a result of end-

user environment and application. Contact factory for performance data on any configurations not shown here.

Lumen Ambient Temperature (LAT) Multipliers
Use these factors to determine relative lumen output for average ambient temperatures
from 0-40°C (32-104°F).

Lumen Multipler

Drive 40K 50K 0°C 32°F 1.02
Current Pe'r)f0|'kmance (4000K, 70 CRI) (5000K, 65 CRI) 10°C 50°F 1.01
ackage o o
| o CIoonmEn
125 3533 110 | 1 198 | 380 | 1[0 | 1107 2;5 720: 11::
TM | 3437 | 1| 0 | 1|95 [ 375 | 1|0 1104 io°c 18040F o
138 3489 | 1 [0 [ 1 | 97 | 38N 110 [ 1 ]106 2
530 | 20C530-K | 36W ey T35 1 | 0 | 2 | 98 | 3873 [ 1 | 0 | 2 [ 108
TaM 3498 | 1 [0 | 1 | 97 | 3822 11 0 [ 1 ]106 . .
M e T T o T o7 T30 T o 17 106 Projected LED Lumen Maintenance
T2 4371 1 0 1 93 4776 1 0 1 | 102 Data references the extrapolated performance projections for the DSXW2 LED 30C 1000
platform in a 25°C ambient, based on 10,000 hours of LED testing (tested per IESNA LM-
200 124 a5z | 11011 1% 464711101219 80-08 and projected per IESNA TM-21-11).
135 4316 | 1 1 0 | 1 | 92 | 4716 [ 1 | 0 | 1 | 100
700 200700--K | 47W
M 4386 | 1 | 0 | 2 | 93 | 4793 1102|102 . .
(20 LEDs) TaM 1328 1 0 1 2 4729 1 0 > 101 To calculate LLF, use the lumen maintenance factor that corresponds to the desired number
of operating hours below. For other lumen maintenance values, contact factory.
TFTM 4324 | 1 1 0 | 1 | 92 | 4725 110 2 {710
125 59 | 1 [0 | 1] 8 6462 11018
™ 5754 1 0 2 79 6287 2 0 2 86 Op Hours 0 25,000 50,000 100,000
13S 5839 | 1 1 0 | 1 | 8 | 638 [ 1[0 | 2| &
1000 | 20€1000-K | 73W sy T5035 [0 [0 | 2 | 81 | 648 | 1 [0 | 2] 8 Mainte ” - - -
Factor
T4M 5855 110 | 2 | 8 | 6398 1102 8
TFTM 5851 110 ] 2 | 8 | 639 1102 8
125 5280 | 1 [ 0 | 1 | 98 | 5769 | 1 [ 0 | 1 | 107 .
TM | 5137 [ 1 [0 | 2 [ 95 [ 5613 [ 1 [0 [ 2104 Electrical Load
138 54 | 1 [ 0 | 1 ] 97 | 5% | 1[0 | 1105 Current (A)
530 | 200530 | S4W Ty T 508 [ 1 [ 0 | 2 | 98 | s789 [ 1[0 |2 [ 107
T4M 5228 1 0 2 97 5712 1 0 2 106 120 208 240 277 347 480
TFTM 5223 110 | 2197 | 5707 | 1|0 2106
TS | 6513 | 1|0 1|9 [ 7118 202100 350 BW 023 013 012 010 - :
300 M | 6337 [ 2 [0 |28 [e05 [ 202098 20 530 6w | 033019 017 014 - :
700 200700 K _ 135 6431 1 0 2 91 7028 1 0 2 99 700 47W 0.44 0.25 0.22 0.19 - -
M 6536 | 1 |1 0 | 2| 92 | 7143 [ 2 | 0 | 3 |101 1000 B3W 068 039 034 029 - -
(30LEDs) TN | 6449 | 1 [0 | 2 | o1 | 7047 [ 1] 0| 2[99 350 36W | 033 019 017 o014 - -
TFTM 6444 | 1 1 0 | 2 | 9 7042 1100219 30¢ 530 54W 050 029 025 0.2 - -
125 897 | 2 | 0 | 2 | 8 | 901 | 2 |0 | 2| & 700 7TW 066 038 033 028 023 016
TTZ;\S" 34% 210 ; 78 9§“ 2101218 1000 109W | 101 058 050 044 - -
5. 110 79 | 9381 2 10| 2] 86
1000 | 20C1000--K | 109W ™3 Te758 |5 | 0 [ 3 [ 80 [ 9534 | 2 [0 3 [ 8
TaM 8611 110 12 179 | 9407 | 2 [0 ]2 8
TFTM 804 | 2 | 0 | 2 | 79| 939 [ 20| 2] 8

Photometric Diagrams To see complete photometric reports or download .

Isofootcandle plots for the DSXW2 LED 30C 1000 40K. Distances are in units of mounting height (25).
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Test No. 22602P22 tested in accordance with

Test No. 22700P22 tested in accordance with
IESNA LM-79-08.

IESNA LM-79-08,
&

ies files for this product, visit Lithonia Lighting’s D-Series Wall Size 2 homepage.

Distribution overlay comparison to 400W metal halide.
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o
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t 3
g 10" W Sidewalk
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N
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22 DSXW2=095 | yea. DSXW2:
s g ’
53 458W 109w
LESE DSXW2 LED 30C 40K 1000 T2M
w0 !
oo TWF2 400M Pulse, 25’ Mounting Ht

FEATURES & SPECIFICATIONS

INTENDED USE
The energy savings, long life and easy-to-install design of the D-Series Wall Size 2 make it the smart
choice for building-mounted doorway and pathway illumination for nearly any facility.

CONSTRUCTION

Two-piece die-cast aluminum housing has integral heat sink fins to optimize thermal management
through conductive and convective cooling. Modular design allows for ease of maintenance. The
LED driver is mounted to the door to thermally isolate it from the light engines for low operating
temperature and long life. Housing is completely sealed against moisture and environmental
contaminants.

FINISH

Exterior parts are protected by a zinc-infused Super Durable TGIC thermoset powder coat finish
that provides superior resistance to corrosion and weathering. A tightly controlled multi-stage
process ensures a minimum 3 mils thickness for a finish that can withstand extreme climate
changes without cracking or peeling. Available in textured and non-textured finishes.

OPTICS
Precision-molded proprietary acrylic lenses provide multiple photometric distributions tailored
specifically to building mounted applications. Light engines are available in 3000K (80 min. CRI),

4000K (70 min. CRI) or 5000K (65 min. CRI) configurations.

ELECTRICAL

Light engine(s) consist of 10 high-efficacy LEDs mounted to a metal-core circuit board to
maximize heat dissipation and promote long life (L87/100,000 hrs at 25°C). Class 1 electronic
drivers have a power factor >90%, THD <20%, and an expected life of 100,000 hours. Surge
protection device meets a minimum Category C Low (per ANSI/IEEE C62.41.2).

INSTALLATION

Included universal mounting bracket attaches securely to any 4” round or square outlet box
for quick and easy installation. Luminaire has a slotted gasket wireway and attaches to the
mounting bracket via corrosion-resistant screws.

LISTINGS
CSA certified to U.S. and Canadian standards. Rated for -40°C minimum ambient.

WARRANTY
Five year limited warranty. Full warranty terms located at www.acuitybrands.com/
CustomerResources/Terms_and_conditions.aspx.

Note: Specifications subject to change without notice.
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Oregon City RCF

Roof 950 Southend Rd.

Siding
IKO 30yr. Architectural Series Oregon City, OR 97045
Aspahlt, Slate Black

7" Hardiplank Cementacious Siding

Sides and rear of building

Stone Stucco
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