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CITY OF LAKE OSWEGO 
Development Review Commission Minutes 

Monday, August 20, 2018 

 
The Commissioners convened at 7:00 p.m. in the Council Chamber of City Hall, 380 A Avenue. 
  
Members present:   Chair David Poulson, Vice Chair Brent Ahrend, Jeff Shearer, Kirk Smith, and 

Jason Frankel  
 
Members absent:  Nick Shur and Paden Prichard 
 
Staff present:    Jessica Numanoglu, Planning Manager; Johanna Hastay, Senior Planner; 

Evan Boone, Deputy City Attorney; and Janice Bader, Administrative Support 
 
COUNCIL UPDATE 
Councilor Theresa Kohlhoff updated the DRC members on items being addressed by the City 
Council.  

FINDINGS 
None 

MINUTES 
None 

PUBLIC HEARING - Continuance of August 6, 2018 Hearing 
LU 18-0026, a request by applicants, CenterCal Properties and Trammell Crow Company, for 
approval of a mixed use project with 208 residential units, approximately 50,000 sq. ft. of 
commercial space, and the removal of 43 trees. [Note: An additional 51 invasive trees will be 
removed under a separate permit.] 
The site is located at 3975, 4015, & 4095 Mercantile Drive (Tax Lot ID 21E08BC00102), and the 
vacant lot at the SW corner of Mercantile (Tax Lot ID 21E08BA01000). Staff coordinator is 
Johanna Hastay, Senior Planner. 
Chair Poulson opened the hearing. 
Evan Boone, Deputy City Attorney, gave an overview of the public hearing process.  
Mr. Boone then outlined the applicable criteria and procedure, asking DRC members to declare ex 
parte contacts, biases, or other conflicts relating to applicants or the proposed project. All DRC 
members present declared that they have no conflict of interests, no ex parte contact, and no bias. 
Mr. Frankel and Mr. Shearer noted that they visited the site. No one challenged any 
Commissioner’s ability to consider the application. 
Staff Report 
Johanna Hastay presented additional written testimony and the applicant’s plan revisions to the 
Commission, summarizing the following during her presentation.  
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• The applicant proposed modifications to the open space compliance plan with a set-aside 
of 37.9 %, which exceeds the minimum requirement of 35% open space and landscaping.  

• A revision was made to south elevation of the mixed use building facing the parking lot in 
order to be in compliance with the 45-foot height limit. Ms. Hastay is recommending a 
condition of approval to be included in Condition B-4 to incorporate this revision in all of the 
plans. 

• She clarified the applicable code regulations in response to comments received regarding 
the north elevation of the Italian Renaissance mixed-use building. The Lake Grove Village 
Center (LGVC) specifically cites “Architecture, Oregon Style” by R. Clark as the point of 
reference for the permitted architectural styles in the LGVC Overlay District.  

• Staff concluded that the development proposal does comply with the Italian Renaissance 
style. In response to public testimony and questions from the DRC at the prior hearing, 
applicants have presented two alternatives for the north elevation for consideration. 

• A supplemental traffic impact analysis was provided by the applicant in response to 
questions from the Commission and comments during public testimony. 

Ms. Hastay recommended approval of the project as conditioned in the staff report and as modified 
to reflect the revisions. She noted where new exhibits will need to be incorporated into the 
conditions of approval.  
Questions of Staff 
Mr. Smith inquired about open space and how the City views the proposal as a whole development 
as opposed to a whole parcel given that the applicant proposes to site open space on a separate 
parcel (the “Idaho” property) instead of open space on same the parcel. Ms. Hastay explained that 
the park and open space standard does not specifically prohibit use of an adjacent property to 
meet park and open space standard. She reminded the DRC and others present that the two 
properties have been in common ownership and development since 1979. The applicants are 
using an open space easement on the Idaho property to meet their 20 percent park and open 
space standards. The City Attorney reviewed the proposal with the applicants and their attorney 
and agreed that this was permissible under the code.  
Commissioner Smith then commented that there has to be an easement for open space to make 
sure the Idaho property stays as open space and a covenant that ties these two properties 
together. This led to Mr. Smith asking why the two properties are not being remapped so that they 
are one parcel. Ms. Hastay responded that there is an existing public right-of-way that bisects the 
two properties. Therefore, to remap into one parcel would require either vacating the right-of-way 
or rerouting Mercantile Drive. She further explained that net developable area does not preclude 
an adjacent parcel from being used in the development project to meet a standard. It is allowed by 
code. 
Commissioner Ahrend sought clarification that the Idaho parcel is part of the application and, that 
whether developed or set aside for open space, it is viewed the same under the code. Ms. Hastay 
confirmed.  
Commissioner Shearer sought confirmation that the covenant will hold that the open space set 
aside on the Idaho property will remain and cannot be built upon in the future. Ms. Hastay 
confirmed that the area could not be built on or used to meet development standards on that site 
later. A potential future development proposal would have to be sited outside the designated open 
space set-aside and would have to meet all of the development criteria (e.g. 15 percent open 
space) described in the code. 
In formulating his question, Chair Poulson first opined that the intent for having a code specifying a 
percent set-aside of open space for development is to give an appearance for a certain amount of 
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density of development. In this case, the developers used the properties across the street to meet 
the code, but perhaps miss the intent of the open space requirement. He followed by asking if staff 
had considered whether the development proposal meets the intent of the code with regard to 
open space set-aside. Ms. Hastay responded, stating that staff views this proposal as a phased 
development (this being the first phase). Acknowledging Chair Poulson’s question regarding the 
intent of the code, staff applied the actual code, which does not prohibit having a site adjacent to 
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Mr. Boone contributed to the discussion by raising three points. First, the code discusses net 
developable area of the development. It doesn’t specify per lot. Hence, the City doesn’t consider 
the code text requiring the open space being specific to 20 percent of each lot. Rather, the code 
views the whole development. Secondly, regarding Mr. Smith’s comments, staff has reviewed 
subdivisions that have been created and typically when you have a multiple lot subdivision you’ll 
have an open space requirement that is not necessarily for each lot, but rather the open space is 
typically on a corner or side of the site that is away from the rest of the residences. Subdivisions 
are usually constructed out of a whole parcel with a street created where open space can be on 
the other side of the street. This is not unusual. Finally, when interpreting the code, if the 
Commission finds that there is ambiguity in the text of what net developable acre of development 
means, then the Commission would need to look at what the intent is, and then get testimony and 
evidence as to the context of how the text is used elsewhere in the code or the legislative history 
when it was adopted.  
Commissioner Ahrend sought further clarification that if the remaining Idaho parcel were to develop 
later as, for example, a commercial use, it would be a 15 percent landscape requirement, but only 
if it were a separate parcel. In contrast, if it were part of the same parcel, wouldn’t it be considered 
a second phase and be subject to the 20 percent for the residential component as well? Mr. Boone 
responded that there were potentially two ways to go forward. If the applicant were to propose 
something in the future that relates to this development, then that proposal would be amended into 
this development under discussion tonight. Therefore, it would apply the whole 20 percent 
standard to that development. On the other hand, if they were to do a partition to separate the 
buildable area on the Idaho property from this development, only the commercial open space 
standard would be applied. 
Commissioner Smith asked if there was anything that would prevent the two parcels from being 
consolidated into “Lot A and Lot B” of a new subdivision and whose property lines abut at the 
centerline of a public right-of-way. Mr. Boone explained that problems ensue where parcels are 
separated by an existing public right-of-way. Once you have created two parcels separated by a 
right-of-way, you can’t combine them. Instead, staff is referring to the text in the code that says net 
developable area of a development consists of gross area separated by a public right-of-way 
minus public accepted open space. When looking at net developable area rather than parcel that 
specifically excluded out from the definition of public rights-of-way, we presume that a development 
can cross public rights-of-way. 
Commissioner Shearer asked Ms. Hastay to walk everyone through the site’s northwest corner and 
the setback issues in relation to nearby sensitive areas. Ms. Hastay elaborated that Mr. Shearer 
was referring to the Resource Protection (RP) District on the Mercantile property. There is a stream 
corridor with wetland abutting on either side that was formally delineated as a part of this 
application. From those resource boundaries, a protected riparian area was created. There is a 
ten-foot construction setback. Some allowed projections are permitted in the 10-foot setback. The 
building itself does not project into the setback but there are stormwater planters that do. The 
applicants will also be going into the protected riparian area to remove non-native plantings and 
replace them with natives. They will also remove the concrete pathway and repave with a pervious 
material. The applicant will avoid going into the stream corridor and the wetland boundaries 
themselves because doing so would trigger the need for additional outside jurisdictional review 
(DEQ and Army Corp of Engineers). 
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Applicant 
Kurt Shultz, SERA Architects, 338 NW 5th Avenue, Portland, OR 97209 and Brian Dunn, 
Kittelson & Associates, 851 SW 6th Avenue, Suite 600, Portland, OR 97204, working with the 
applicants, went over parts of the new information submitted since the last hearing. The project 
team has provided supplemental material to respond to questions and issues raised during the 
prior hearing, including a memo that addresses issues such as trash pickup, geotechnical, and 
stormwater issues.  
Mr. Shultz began by discussing revisions to the massing along Kruse Way (north elevation) for the 
Commission’s consideration, differentiating between the prior and current options, in an effort to 
adhere to the Italian Renaissance style. Potential modifications include:  

• Removing cornices at all notches and courtyards 

• Dividing the buildings into three larger and two smaller pavilions 

• Proposing a change in color of the lower three floors of the pavilions 
Next, Mr. Shultz discussed the open space easement. The easement has been declared and 
submitted as part of the application and will remain in perpetuity tied to the Mercantile property.  
Reflecting comments received, the project team has lowered and some cases, removed what 
previously was a higher continuous landscape wall around the perimeter of the building.  
Lastly, American Trash Management was hired to consult the project team on how to optimize 
trash management for the project.  
Mr. Dunn summarized updates to the revised traffic impact assessment (TIA) for the project site.  

• A comparative analysis of AM peak hour trip generation concluded that the integrity of the 
initial traffic study that focused on the PM peak hour and the mid-day period was sufficient. 
The findings are based on two items that were assessed. First, the TIA determined that the 
proposed development would generate substantially lower peak hour trips versus what is 
on the property today (Providence Mercantile Medical Center at its full occupancy). Second, 
the AM peak-hour volumes were about half of what the PM peak hour would generate.  

• The project team proposes to install an all-way stop at the intersection of Mercantile Drive 
and Hallmark Drive. A vehicle queuing simulation analysis was conducted per request from 
the DRC to assess the queues between the signalized intersection at nearby Boone Ferry 
Road and the stop sign controlled approach at Hallmark. The study determined that no 
more than three cars would be queued on the westbound approach – equivalent to 60-75 
feet. The distance between the intersection at Boone Ferry and Hallmark is about 200 feet. 
Therefore, the project team concludes that there is sufficient distance for the vehicle 
queues to stack up on the stop sign controlled approach. 

• The remaining five topics addressed in the TIA are in response to public testimony and 
provide additional evidence in support of findings. 

Questions of Applicant 
Commissioner Smith inquired about how the queuing and platooning of delivery vehicles will be 
managed. Mr. Dunn responded that truck circulation and frequency of trucks was not addressed in 
the analysis. The anchor tenant has its own isolated space for delivery on the southeast corner of 
the project. The remaining tenants have enough circulation available within the site to 
accommodate delivery vehicles. Mr. Shultz added that the anchor tenant will be the only location 
where small semi-trucks will be making deliveries. The remaining deliveries will be managed and 
scheduled by CenterCal and Trammell Crow. 
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Commissioner Shearer asked for some clarification about the cornice, ornamentation, and other 
facade designs on the pavilions. Mr. Schultz recapped and elaborated further his thinking for the 
design proposals. 
Referring to questions regarding the height of the main entry landscape walls to the apartment 
raised during the public hearing, Mr. Shearer asked the project team to explain if they think that it 
works well proportionately. Mr. Shultz responded that they lowered the height of the landscape 
walls in order to mitigate the “museum entry” effect. 
Mr. Shearer asked the project team to explain the courtyard design with regards to building height. 
Mr. Shultz indicated that the cornice line is at the 45-foot height limit above the lower grade of the 
courtyard. The upper portion of the building above the cornice is set back five feet to soften the feel 
of the building in the courtyard.  
Mr. Shearer asked for explanation on how parking will be assigned to the apartment units and 
whether tenants will have to pay for spaces. Mr. Shultz replied that this policy is standard in the 
market and that he has never worked on an apartment building where parking was not in addition 
to rent.  
Mr. Shearer countered that this is not the experience in downtown Lake Oswego. If it is an 
additional cost for parking spaces, occupants may opt to not rent and park on the street. Mr. Shultz 
replied that the project will likely be focused toward empty-nesters and doubts any of those renters 
are not going to be renting parking spaces.  
Mr. Shearer asked about construction parking, trailers, and lay-down areas. Mr. Shultz responded 
that will be occurring onsite as part of the construction plan. 
Mr. Shearer shared that he has never known the Mercantile property to be fully occupied. If 
Mercantile Village, for example, were to become 80 percent occupied, he asked if the projections 
in the TIA at full occupancy could be used to extrapolate what the actual impact to the 
neighborhood would feel like when this project is complete. Mr. Dunn mentioned that traffic 
engineers have taken similar approaches where a portion of a property is undeveloped and make 
assumptions of what could be there. That method was not performed in this case, because when 
the study was conducted, not only were there elements of the property that were empty, but there 
were tenants where it was not clear as to what category they fit.  
Chair Poulson followed, agreeing that he can never recall the site ever being fully occupied. He 
continued, stating that there has been an observed long term pattern established that can be 
correlated with the site. He opined that to now take the site as fully developed and occupied and 
then use that as a baseline is not a good reflection of reality for determining whether this proposal 
will increase or decrease traffic. He expressed that he would like to know what the surrounding 
neighborhoods are going to feel once the project is developed. He concluded his remark, asking 
why this type of assessment wasn’t included.  
Commissioner Shearer continued, stressing that although the impacts are going to be less than the 
fully occupied current site, it is going to be more than what it has been for the past several years. 
He asked if that was a fair statement. Mr. Dunn responded that he did not know if that was fair. 
Mr. Shearer opined that the traffic impacts associated with this project are going to be substantial. 
He singled out a particular concern at the Hallmark Drive and SW Douglas Way intersection where 
a Starbucks, veterinary clinic, and school are nearby. He questioned the TIA findings projecting no 
impacts at this location associated with the development. Mr. Shearer followed with a statement 
expressing his concern that the City needs to more closely assess the overall traffic impacts in 
Lake Grove associated with not only the Mercantile Village proposal, but with all the prior-reviewed 
projects and those yet to be reviewed. The City, in his opinion, needs to focus on this area 
because there is an existing problem of vehicles cutting through local streets to avoid congestion 
along Kruse Way that will only be exasperated by continual development. 
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Commissioner Ahrend acknowledged concerns expressed about how the neighbors will feel as a 
result of the impact. Nonetheless, he agrees that the analysis needs to be weighed based on what 
the site was approved for (site potential).  
Mr. Ahrend noted that information on queuing was provided for only the PM peak. Based on 85 left 
turns coming from Boones Ferry in the PM but 150 in the mid-day, Mr. Ahrend estimates that there 
will be about five vehicles queued in the mid-day and three in the PM. Therefore, he expressed 
concern the analysis missed the critical time period for that queue even though the overall volumes 
are higher in the PM. Mr. Ahrend informed that there is another driveway across from the existing 
driveway from Mercantile Village where the new truck loading is going to be. There is no left turn 
going into that driveway from the south. He asked what happens if a vehicle stops to turn left at this 
location which results in having five vehicles backed up and spilling in to the intersection. After the 
left turn goes the next movement is the southbound through and someone is going to want to turn 
right and they are going to stop in the lane because there is no right turn lane. He concluded by 
opining that the project team hasn’t analyzed the intervening driveway to assess the impact.  
Mr. Dunn expressed that the project team was trying to answer the specific question about the all-
way stop signs that Mr. Ahrend was proposing. He interpreted the intent of the analysis was to 
determine how the change in the traffic control at that intersection of out-site access to an all-way 
stop sign would affect vehicle queuing from that stop sign going to the east. Mr. Dunn also 
indicated that the project team is aware of the interim driveway to the retail on the south side. An 
existing conditions analysis of the driveway for the PM peak found that the condition was low. In 
response to a follow-up question from Mr. Ahrend regarding whether a mid-day analysis was done, 
Mr. Dunn replied that the City did not direct the project team to conduct a mid-day queuing analysis 
at this intersection. 
Mr. Ahrend sought clarification that the AM peak hour number of exiting trips are about the same 
as the current use. Mr. Dunn confirmed that yes, they are. Mr. Ahrend followed-up to confirm that 
the numbers do not reflect any kind of a coffee business such as a Starbucks. Mr. Dunn replied no.  
Mr. Ahrend expressed concern that if a Starbucks or other coffee shop were to move into the site 
that it would generate a lot more trips in the morning that would not be accurately reflected in the 
ITE Trip Generation Manual. Noting that the project team doesn’t know what the eventual tenant 
mix of the general retail will be, Mr. Dunn replied that the TIA went with the aggregate rate of the 
shopping center and reflects varying land uses and together they balance each other out.  
Mr. Ahrend expressed concern that the project team has not provided an AM analysis that shows 
what the queuing effect would be if, for example, a coffee shop was to be part of the retail. Mr. 
Dunn responded if there is a coffee shop, it would likely be balanced out by other businesses that 
may not open until later. That’s the point of using the shopping center (ITE Land Use 820) which 
for the AM peak hour has the trip rate that it has. Mr. Ahrend asked if there was a table that 
indicates what a shopping center generates in the AM. Mr. Dunn replied that the analysis provides 
a summary of the total trips in and out and did not distinguish between individual uses. He offered 
to provide that information. In light of no information on the AM operations, Mr. Ahrend asked if the 
project team has any concerns. Mr. Dunn replied that he does not, citing that the inbound trips will 
be reduced compared to existing conditions. 
Chair Poulson asked for a quick briefing about the potential for soil liquefaction on the site.  
Brett Shipton, GeoDesign, Inc., 9450 SW Commerce Circle, Suite 300, Wilsonville, OR 97070, 
explained that the liquefaction analysis indicates total settlement of about 3 inches and differential 
settlement of approximately 1.5 inches. The structural engineer can still make his structures work 
at these tolerances.  
Chair Poulson followed, asking for of an explanation of seismic stability. Mr. Shipton described two 
sources of seismic ground shaking at the site: 
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1. Cascadia subduction zone could generate a magnitude 9 earthquake. However, the 
distance is very far so the peak ground acceleration (PGA) of the site would be around 0.2 
g based on existing literature 

2. Shallow crustal event would generate a much higher PGA but the shaking duration would 
be shorter and the magnitude smaller 

Chair Poulson referred to the report recommendation to keep footings a minimum of 10 feet away 
from slopes and noted that the grading plan in some locations did not appear to be met. Mr. 
Shipton responded that there are actions that can be taken such as adjusting the depth of the 
footing.  
Chair Poulson asked for a summary of the stormwater report.  
Brady Berry, David Evans & Associates, 2100 SW River Parkway, Portland, OR 97201, described 
issues associated with the basin, noting that there are historical stream erosion problems between 
the project site and the lake. He opined that the only way to reduce stream velocities and smaller 
events is through detention.  
Chair Poulson followed, asking Mr. Berry if he doesn’t think that there is a risk if you hold back the 
water in detention and then release it. He described two possible scenarios. The first scenario is 
that the water is held back not long enough and then it goes out anyway. The second, the water is 
held back long enough and combines with the peak flow of the watershed above and actually 
makes the erosion issues worse. Mr. Berry responded that the project is one percent of the 
watershed so he questioned whether the project would tip the scale.  
Chair Poulson closed Commission inquiries to begin public testimony. Noting the amount time 
spent at this point of the public hearing, Chair Poulson first sought input from his fellow 
Commission members regarding continuance for the second hearing on the agenda (LU 17-0084). 
Mr. Ahrend opined that the Commission should first hear from the LU 17-0084 applicant (Yates 
Street) to see if they would offer a continuance.  
Chair Poulson asked if the applicant for the Yates Street project to state if they would support a 
continuance.  
Bruce Goldson, Data Engineering, PO Box 1345, Lake Oswego, OR indicated that he was here for 
the hearing and planned to wait; if the Commission decided to continue the hearing, the applicant 
would not be extending the 120-day deadline.  
Public Testimony 
In Support 

None 
Neither for Nor Against 

Bruce Goldson, Data Engineering, PO Box 1345, Lake Oswego, OR, mentioned that he testified 
during the earlier hearing and he is here on relatively new input today. He raised the following 
points:  

• A memo written by the City Engineer on August 17, 2018 stated that there will not be an 
increase in use of the sidewalk associated with the proposed Mercantile development. This 
statement seemed strange to him in that it apparently assumes approximately 500 new 
apartment dwellers will not use the nearby sidewalk.  

• Mr. Goldson opined that the developers need to make the road fronting the Idaho property 
fit the Park Lane standards and the time to implement that standard is now, before a new 
development is proposed on the remaining piece of the Idaho property.  
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• He raised a concern about cars stacking out into the intersection, particularly when delivery 
trucks or garbage trucks, both of which are typically 50 feet in length are in proximity.  

• Mr. Goldson stressed the importance of reducing cut-through traffic possibilities in the 
neighborhood. He recommended blocking Galewood Street to the west at the intersection 
at Mercantile Drive and converting Hallmark Drive to a northbound one-way configuration. 

Mr. Ahrend asked Mr. Goldson to clarify his remarks on reducing cut-through traffic. Mr. Goldson 
explained his rationale, citing his opinion that the Galewood intersection is dangerous due to it 
coming in at an angle. Coupled with the short distance to the roundabout, it makes sense in his 
opinion to reduce traffic there if possible. 

In Opposition 

Jane Wilkinson, 4677 Oakridge Road, Lake Oswego, OR, opined that the proposed development 
would be too dense and not in keeping with the existing suburban character of the vicinity. The 
traffic impact is a concern and echoed Mr. Shearer’s comments regarding the issue of cut-through 
traffic.  
Cindy Maddox, 4735 Heritage Lane, Lake Oswego, OR 97035, submitted prior testimony regarding 
transportation, refuting the applicant’s rebuttal that there is going to be a new TriMet line proposed. 
After exploring the TriMet website, she believes that statement not to be accurate. She further 
indicated that she provided statistics on the two existing bus lines and the times that they run with 
information on ridership. She expressed doubts about the traffic study and opined that there will be 
way more traffic impact, people will not ride the bus, and TriMet is not going to propose any 
changes. Finally, she read the description provided of the Italian Renaissance design style and 
noted wood is not listed as a material listed as part of the Italian Renaissance style.    
Carolyn Krebs, 16925 Denny Court, Lake Oswego, OR 97035, mentioned that she submitted 
testimony at the first hearing and will present information based on new exhibits received since that 
hearing. She provided testimony on building design standards and permitted architectural styles. 
She cited additional information regarding code interpretation on this matter. She expressed 
disagreement with one of the submittals that the City may not refer to other reference guides in 
applying the LGVC code. The “Architecture, Oregon Style” by R. Clark is just a guide and not an 
exhaustive description of the complex architectural style (i.e. Italian Renaissance). She contended 
that the exhibit she provided previously can also be useful as a guide. She added into testimony 
another example of Italian Renaissance architecture specifically referenced on page 153 of 
Architecture Oregon Style as “The Breakers” in the Italian Renaissance style. This is compatible 
with the other Italian Renaissance design details previously provided by the applicant. The latest 
design revision provided by the applicant since the hearing are not satisfactory as an alternative to 
the unsatisfactory flat roof line along Kruse Way (north elevation). She also stressed that nowhere 
in the code does it say that the view from the street while driving or walking is the most appropriate 
way to perceive the building. She suggested that it might also be appropriate to consider the north 
elevation as it might be perceived by other building tenants on Kruse Way with panoramic views of 
the elevation. Removal of only six apartments on the Level Five floor plan would offer the 
opportunity to create a more balanced and proportional design for the roofline that meets the 
definition of Italian Renaissance. She also expressed disagreement with findings regarding the 
Park Lane streetscape, stating that there is no evidence to suggest that there will be no increase in 
use of the sidewalk. She opined that it is reasonable to assert that the residents of the new 
apartment complex might want to visit the designated open space area as it is right across the 
street. 
Mr. Ahrend asked for elaboration for how removal of apartment units will accomplish the goal of 
achieving the Italian Renaissance design standards. Ms. Krebs responded that the opportunity for 
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creating a balcony that would break up the roofline would only be achieved by removing those six 
apartments. 
Mr. Ahrend asked for clarification regarding her concerns about traffic impacts. Ms. Krebs 
responded that her concerns center on the traffic impacts to the four-way stop and whether the 
potential impacts it could have on the Boones Ferry/Mercantile intersection have been adequately 
analyzed. 
Cheryl Uchida,15190 Quarry Road, Lake Oswego, OR 97035, summarized the letter she co-wrote 
on behalf of the Waluga Neighborhood Association. Topics she expounded upon, and explained in 
further detail in the August 20, 2018 letter, are as follows: 

• Traffic Impacts: Ms. Uchida was critical of City staff omitting intersection studies requested 
along Douglas Way at Hallmark Drive, Boones Ferry Road, and Quarry Road.  

• Traffic Congestion and Safety: Ms. Uchida expressed concern regarding delivery access 
and waste management.  

• Parking: Ms. Uchida opined that there will be parking shortages for outside eating/drinking 
establishments in the retail/commercial business area. 

• Architectural Style, Design and Amenities of Residential Buildings: Ms. Uchida was critical 
of the “monolithic” scale of the structure. 

• Waluga Neighborhood Plan: Land Use Planning Goal 2 Policy 2, Page 11: After reading the 
clause text, Ms. Uchida expressed her opinion that the north side of the apartment building 
is not compatible with the existing neighborhood. 

• Apartment Amenities, Buffering and Screening: Referring to 50.05.07 of the Lake Oswego 
Community Development Code, Ms. Uchida provided her interpretation of what the code 
requires with regards to buffering/screening, noise mitigation, and noise reduction design. 

• Waluga Neighborhood Plan: Ms. Uchida expressed that the development does not enhance 
the character of the neighborhood plan or vision of the Lake Grove Village Center. 

Mr. Ahrend asked Ms. Uchida if she had a specific time of day in mind for analyzing the three 
intersections she mentioned in her remarks. Ms. Uchida indicated that mornings before school 
opens would be the best time.  
Rebuttal 
Mr. Dunn addressed the potential for cut-through movements going through Hallmark and Douglas. 
He reiterated his opinion from the prior hearing that this project does not create a potential cut-
through problem. He explained that Quarry Road experiences a work-to-home commute pattern 
that originates from Kruse Way, Interstate-5, and Highway 217. The project is located on the 
corner of Kruse Way and Boones Ferry Road. He opined that there is no potential for cut-through 
movements down Quarry Road from this project. He referenced evidence that demonstrates it 
would be quicker to use the signal next to the project to get onto Boones Ferry Road than to use 
the cut-through route 
He followed by discussing comments on the impacts to Douglas Way and Hallmark Drive created 
by the project. He reminded the Board, and asked them to consider, that the land uses on the 
property today consist of a medical office with fitness center, Blue Moon Café, and other uses. He 
theorized that there are already people using, for example, the medical facility, fitness center, or 
other amenities on the property – perhaps parents after they drop off kids at the nearby elementary 
school and teachers after students are dismissed. Therefore, Mr. Dunn requested that the 
Commission consider that there are already existing uses on the property that are generating traffic 
and some of those trips may already be there on Hallmark Drive today.  
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Regarding comments made about TriMet, Mr. Dunn stated that they are quoting the transit 
agency’s long-range plan about what they want to do with the existing bus routes along Kruse Way 
and Boones Ferry Road. He acknowledged that it may not happen when this project is underway 
or complete. 
Regarding comments about vehicle queuing, Mr. Dunn stated that analysis considered all 
approaching vehicles for a full one-hour period looking at the peaks and considered the signal 
cycles at Boones Ferry Road and Mercantile Drive.  
Mr. Dunn stated that he wanted to make clear that the truck loading space will have forward 
progression only. There will be no backing maneuvers off of Mercantile Drive for large trucks. 
Questions for Applicants 
Mr. Shearer asked Mr. Shultz to explain the screening around the pool. Mr. Shultz explained that 
the screening around the pool consist of a low wall with an open ornamental wrought iron fence.  
Diego Alessi, Landscape Architect, Architects Orange, 144 N. Orange Street, Orange, CA 92866, 
contributed to this discussion, indicating that the project team was required by the Health 
Department to have a six-foot fence or wall that must be of a non-climbable surface. The 
requirements from a design perspective would typically have designers use basalt or similar 
material. However, this leads to a climbable surface. Therefore, in most situations like this, he 
prefers to use a wrought iron fence painted black and from a screening perspective have hedges 
on both sides that are roughly five feet from the sidewalk.  
Noting that the TIA shows the Carman/Meadows roundabout operating at a LOS F, Chair Poulson 
asked Mr. Dunn if that LOS was determined based on trip counts at the intersection. Mr. Dunn 
responded that they did account for the traffic counts.  
Chair Poulson followed asking if the roundabout was studied from a geometry point of view. Mr. 
Dunn replied that the analysis does account for the intersection geometry.  
Chair Poulson asked if the radius of the roundabout was factored into the analysis. Mr. Dunn 
answered that he does not believe that the analysis accounts for the radius of the intersection. 
Rather, it relies on standard inputs for a roundabout analysis. 
Mr. Ahrend inquired what the LOS and volume/capacity ratio (v/c) were at the roundabout based 
on the PM volumes that were counted there. Mr. Dunn replied that the intersection under existing 
condition shows a LOS E, delay of 38 seconds, and v/c is greater than 1 (for the eastbound 
approach). 
Mr. Ahrend followed to confirm that the roundabout is over capacity. Mr. Dunn replied yes, for that 
particular eastbound movement. 
Mr. Ahrend asked if the project team verified that eastbound approach is, in fact, operating as the 
analysis suggests. Mr. Dunn replied that he has driven that approach and has, indeed, witnessed 
the intersection during the recorded period and have noticed queues that do develop on the 
eastbound approach. 
Mr. Ahrend noted that Mr. Dunn testified earlier that the traffic that the proposed project adds 
would not be any worse than full occupancy of the current development and asked Mr. Dunn to 
verify that statement is true. Mr. Dunn replied that the statement is true for the total intersection.  
Mr. Ahrend asked Mr. Shultz to respond to the suggestion during public testimony to remove six 
units on the upper floor. Mr. Shultz explained that removing the upper units continuously as 
suggested would leave a “squatty” and strange proportioned massing. In addition, being that this is 
the north side of the building and faces Kruse Way, what is left would not work well as a terrace. It 
would always be in the shade and people would have to contend with the noisy street below. Mr. 
Shultz explained further that what the project team is trying to do is to replicate the proportions of 
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the Italian Villa. Each one of the individual buildings, which are broken by the courtyards, is in the 
correct proportions for the Italian Villa, both in terms of height and width. He contends that it is 
really the breaks between the buildings that create that variety. He concluded by opining that by 
removing the upper story as suggested, it hurts the proportions rather than helps.  
Mr. Ahrend explained that part of the issue is the repetitive pattern and asked if there is a way to 
make the design less symmetrical to break up that pattern. Mr. Shultz indicated that it might be 
possible to do slightly different detailing or color on one of the masses. He further explained that 
most people would view these structures obliquely rather than straight-on as shown in the 
displayed elevations. 
Mr. Boone asked if anyone attending had any additional written testimony.  
None 
Deliberations 
Chair Poulson moved to continue LU 17-0084 for the next hearing. Mr. Smith seconded the 
motion and it passed 4:1.    

LU 17-0084, a request by Raghunandan and Sangeeta Kamineni for approval of: 

• A 6-lot Subdivision with a private street. Five of the lots will be flag lots (Lots 2-6); 
• Buffer Averaging of the previously delineated RP District, per LOC 50.05.010.6.b.iii; and 
• Removal of 27 trees to accommodate the project (Additional trees will be removed under 

separate Invasive and Dead tree removal permits). 
The site is located at 1107 Yates Street (Tax Lot ID 21E10DD01300). Staff coordinator is Debra 
Andreades, Senior Planner. 
Chair Poulson moved to continue LU 17-0084 to the next hearing. Mr. Smith seconded the motion 
and it passed 4:1.    

ADDITIONAL ITEMS 
Jessica Numanoglu suggested that the September 5th meeting start at 6 PM given the amount of 
items to be discussed. Mr. Smith indicated that he would have a schedule conflict at that hour. 
Chair Poulson suggested leaving the meeting time at 7 PM. All were in agreement. 
 
ADJOURNMENT  
Chair Poulson adjourned the meeting at 9:36 pm. 
 

Respectfully submitted, 
 
 
Kat Kluge 
Administrative Support 
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	LU 18-0026, a request by applicants, CenterCal Properties and Trammell Crow Company, for approval of a mixed use project with 208 residential units, approximately 50,000 sq. ft. of commercial space, and the removal of 43 trees. [Note: An additional 51...
	The site is located at 3975, 4015, & 4095 Mercantile Drive (Tax Lot ID 21E08BC00102), and the vacant lot at the SW corner of Mercantile (Tax Lot ID 21E08BA01000). Staff coordinator is Johanna Hastay, Senior Planner.
	Chair Poulson opened the hearing.
	Evan Boone, Deputy City Attorney, gave an overview of the public hearing process.
	Mr. Boone then outlined the applicable criteria and procedure, asking DRC members to declare ex parte contacts, biases, or other conflicts relating to applicants or the proposed project. All DRC members present declared that they have no conflict of i...
	Staff Report
	Johanna Hastay presented additional written testimony and the applicant’s plan revisions to the Commission, summarizing the following during her presentation.
	 The applicant proposed modifications to the open space compliance plan with a set-aside of 37.9 %, which exceeds the minimum requirement of 35% open space and landscaping.
	 A revision was made to south elevation of the mixed use building facing the parking lot in order to be in compliance with the 45-foot height limit. Ms. Hastay is recommending a condition of approval to be included in Condition B-4 to incorporate thi...
	 She clarified the applicable code regulations in response to comments received regarding the north elevation of the Italian Renaissance mixed-use building. The Lake Grove Village Center (LGVC) specifically cites “Architecture, Oregon Style” by R. Cl...
	 Staff concluded that the development proposal does comply with the Italian Renaissance style. In response to public testimony and questions from the DRC at the prior hearing, applicants have presented two alternatives for the north elevation for con...
	 A supplemental traffic impact analysis was provided by the applicant in response to questions from the Commission and comments during public testimony.
	Ms. Hastay recommended approval of the project as conditioned in the staff report and as modified to reflect the revisions. She noted where new exhibits will need to be incorporated into the conditions of approval.
	Questions of Staff
	Mr. Smith inquired about open space and how the City views the proposal as a whole development as opposed to a whole parcel given that the applicant proposes to site open space on a separate parcel (the “Idaho” property) instead of open space on same ...
	Commissioner Smith then commented that there has to be an easement for open space to make sure the Idaho property stays as open space and a covenant that ties these two properties together. This led to Mr. Smith asking why the two properties are not b...
	Commissioner Ahrend sought clarification that the Idaho parcel is part of the application and, that whether developed or set aside for open space, it is viewed the same under the code. Ms. Hastay confirmed.
	Commissioner Shearer sought confirmation that the covenant will hold that the open space set aside on the Idaho property will remain and cannot be built upon in the future. Ms. Hastay confirmed that the area could not be built on or used to meet devel...
	In formulating his question, Chair Poulson first opined that the intent for having a code specifying a percent set-aside of open space for development is to give an appearance for a certain amount of density of development. In this case, the developer...
	Mr. Boone contributed to the discussion by raising three points. First, the code discusses net developable area of the development. It doesn’t specify per lot. Hence, the City doesn’t consider the code text requiring the open space being specific to 2...
	Commissioner Ahrend sought further clarification that if the remaining Idaho parcel were to develop later as, for example, a commercial use, it would be a 15 percent landscape requirement, but only if it were a separate parcel. In contrast, if it were...
	Commissioner Smith asked if there was anything that would prevent the two parcels from being consolidated into “Lot A and Lot B” of a new subdivision and whose property lines abut at the centerline of a public right-of-way. Mr. Boone explained that pr...
	Commissioner Shearer asked Ms. Hastay to walk everyone through the site’s northwest corner and the setback issues in relation to nearby sensitive areas. Ms. Hastay elaborated that Mr. Shearer was referring to the Resource Protection (RP) District on t...
	Applicant
	Kurt Shultz, SERA Architects, 338 NW 5th Avenue, Portland, OR 97209 and Brian Dunn, Kittelson & Associates, 851 SW 6th Avenue, Suite 600, Portland, OR 97204, working with the applicants, went over parts of the new information submitted since the last ...
	Mr. Shultz began by discussing revisions to the massing along Kruse Way (north elevation) for the Commission’s consideration, differentiating between the prior and current options, in an effort to adhere to the Italian Renaissance style. Potential mod...
	 Removing cornices at all notches and courtyards
	 Dividing the buildings into three larger and two smaller pavilions
	 Proposing a change in color of the lower three floors of the pavilions
	Next, Mr. Shultz discussed the open space easement. The easement has been declared and submitted as part of the application and will remain in perpetuity tied to the Mercantile property.
	Reflecting comments received, the project team has lowered and some cases, removed what previously was a higher continuous landscape wall around the perimeter of the building.
	Lastly, American Trash Management was hired to consult the project team on how to optimize trash management for the project.
	Mr. Dunn summarized updates to the revised traffic impact assessment (TIA) for the project site.
	 A comparative analysis of AM peak hour trip generation concluded that the integrity of the initial traffic study that focused on the PM peak hour and the mid-day period was sufficient. The findings are based on two items that were assessed. First, t...
	 The project team proposes to install an all-way stop at the intersection of Mercantile Drive and Hallmark Drive. A vehicle queuing simulation analysis was conducted per request from the DRC to assess the queues between the signalized intersection at...
	 The remaining five topics addressed in the TIA are in response to public testimony and provide additional evidence in support of findings.
	Questions of Applicant
	Commissioner Smith inquired about how the queuing and platooning of delivery vehicles will be managed. Mr. Dunn responded that truck circulation and frequency of trucks was not addressed in the analysis. The anchor tenant has its own isolated space fo...
	Commissioner Shearer asked for some clarification about the cornice, ornamentation, and other facade designs on the pavilions. Mr. Schultz recapped and elaborated further his thinking for the design proposals.
	Referring to questions regarding the height of the main entry landscape walls to the apartment raised during the public hearing, Mr. Shearer asked the project team to explain if they think that it works well proportionately. Mr. Shultz responded that ...
	Mr. Shearer asked the project team to explain the courtyard design with regards to building height. Mr. Shultz indicated that the cornice line is at the 45-foot height limit above the lower grade of the courtyard. The upper portion of the building abo...
	Mr. Shearer asked for explanation on how parking will be assigned to the apartment units and whether tenants will have to pay for spaces. Mr. Shultz replied that this policy is standard in the market and that he has never worked on an apartment buildi...
	Mr. Shearer countered that this is not the experience in downtown Lake Oswego. If it is an additional cost for parking spaces, occupants may opt to not rent and park on the street. Mr. Shultz replied that the project will likely be focused toward empt...
	Mr. Shearer asked about construction parking, trailers, and lay-down areas. Mr. Shultz responded that will be occurring onsite as part of the construction plan.
	Mr. Shearer shared that he has never known the Mercantile property to be fully occupied. If Mercantile Village, for example, were to become 80 percent occupied, he asked if the projections in the TIA at full occupancy could be used to extrapolate what...
	Chair Poulson followed, agreeing that he can never recall the site ever being fully occupied. He continued, stating that there has been an observed long term pattern established that can be correlated with the site. He opined that to now take the site...
	Commissioner Shearer continued, stressing that although the impacts are going to be less than the fully occupied current site, it is going to be more than what it has been for the past several years. He asked if that was a fair statement. Mr. Dunn res...
	Mr. Shearer opined that the traffic impacts associated with this project are going to be substantial. He singled out a particular concern at the Hallmark Drive and SW Douglas Way intersection where a Starbucks, veterinary clinic, and school are nearby...
	Commissioner Ahrend acknowledged concerns expressed about how the neighbors will feel as a result of the impact. Nonetheless, he agrees that the analysis needs to be weighed based on what the site was approved for (site potential).
	Mr. Ahrend noted that information on queuing was provided for only the PM peak. Based on 85 left turns coming from Boones Ferry in the PM but 150 in the mid-day, Mr. Ahrend estimates that there will be about five vehicles queued in the mid-day and thr...
	Mr. Dunn expressed that the project team was trying to answer the specific question about the all-way stop signs that Mr. Ahrend was proposing. He interpreted the intent of the analysis was to determine how the change in the traffic control at that in...
	Mr. Ahrend sought clarification that the AM peak hour number of exiting trips are about the same as the current use. Mr. Dunn confirmed that yes, they are. Mr. Ahrend followed-up to confirm that the numbers do not reflect any kind of a coffee business...
	Mr. Ahrend expressed concern that if a Starbucks or other coffee shop were to move into the site that it would generate a lot more trips in the morning that would not be accurately reflected in the ITE Trip Generation Manual. Noting that the project t...
	Mr. Ahrend expressed concern that the project team has not provided an AM analysis that shows what the queuing effect would be if, for example, a coffee shop was to be part of the retail. Mr. Dunn responded if there is a coffee shop, it would likely b...
	Chair Poulson asked for a quick briefing about the potential for soil liquefaction on the site.
	Brett Shipton, GeoDesign, Inc., 9450 SW Commerce Circle, Suite 300, Wilsonville, OR 97070, explained that the liquefaction analysis indicates total settlement of about 3 inches and differential settlement of approximately 1.5 inches. The structural en...
	Chair Poulson followed, asking for of an explanation of seismic stability. Mr. Shipton described two sources of seismic ground shaking at the site:
	1. Cascadia subduction zone could generate a magnitude 9 earthquake. However, the distance is very far so the peak ground acceleration (PGA) of the site would be around 0.2 g based on existing literature
	2. Shallow crustal event would generate a much higher PGA but the shaking duration would be shorter and the magnitude smaller
	Chair Poulson referred to the report recommendation to keep footings a minimum of 10 feet away from slopes and noted that the grading plan in some locations did not appear to be met. Mr. Shipton responded that there are actions that can be taken such ...
	Chair Poulson asked for a summary of the stormwater report.
	Brady Berry, David Evans & Associates, 2100 SW River Parkway, Portland, OR 97201, described issues associated with the basin, noting that there are historical stream erosion problems between the project site and the lake. He opined that the only way t...
	Chair Poulson followed, asking Mr. Berry if he doesn’t think that there is a risk if you hold back the water in detention and then release it. He described two possible scenarios. The first scenario is that the water is held back not long enough and t...
	Chair Poulson closed Commission inquiries to begin public testimony. Noting the amount time spent at this point of the public hearing, Chair Poulson first sought input from his fellow Commission members regarding continuance for the second hearing on ...
	Chair Poulson asked if the applicant for the Yates Street project to state if they would support a continuance.
	Bruce Goldson, Data Engineering, PO Box 1345, Lake Oswego, OR indicated that he was here for the hearing and planned to wait; if the Commission decided to continue the hearing, the applicant would not be extending the 120-day deadline.
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	Jane Wilkinson, 4677 Oakridge Road, Lake Oswego, OR, opined that the proposed development would be too dense and not in keeping with the existing suburban character of the vicinity. The traffic impact is a concern and echoed Mr. Shearer’s comments reg...
	Cindy Maddox, 4735 Heritage Lane, Lake Oswego, OR 97035, submitted prior testimony regarding transportation, refuting the applicant’s rebuttal that there is going to be a new TriMet line proposed. After exploring the TriMet website, she believes that ...
	Carolyn Krebs, 16925 Denny Court, Lake Oswego, OR 97035, mentioned that she submitted testimony at the first hearing and will present information based on new exhibits received since that hearing. She provided testimony on building design standards an...
	Mr. Ahrend asked for elaboration for how removal of apartment units will accomplish the goal of achieving the Italian Renaissance design standards. Ms. Krebs responded that the opportunity for creating a balcony that would break up the roofline would ...
	Mr. Ahrend asked for clarification regarding her concerns about traffic impacts. Ms. Krebs responded that her concerns center on the traffic impacts to the four-way stop and whether the potential impacts it could have on the Boones Ferry/Mercantile in...
	Cheryl Uchida,15190 Quarry Road, Lake Oswego, OR 97035, summarized the letter she co-wrote on behalf of the Waluga Neighborhood Association. Topics she expounded upon, and explained in further detail in the August 20, 2018 letter, are as follows:
	 Traffic Impacts: Ms. Uchida was critical of City staff omitting intersection studies requested along Douglas Way at Hallmark Drive, Boones Ferry Road, and Quarry Road.
	 Traffic Congestion and Safety: Ms. Uchida expressed concern regarding delivery access and waste management.
	 Parking: Ms. Uchida opined that there will be parking shortages for outside eating/drinking establishments in the retail/commercial business area.
	 Architectural Style, Design and Amenities of Residential Buildings: Ms. Uchida was critical of the “monolithic” scale of the structure.
	 Waluga Neighborhood Plan: Land Use Planning Goal 2 Policy 2, Page 11: After reading the clause text, Ms. Uchida expressed her opinion that the north side of the apartment building is not compatible with the existing neighborhood.
	 Apartment Amenities, Buffering and Screening: Referring to 50.05.07 of the Lake Oswego Community Development Code, Ms. Uchida provided her interpretation of what the code requires with regards to buffering/screening, noise mitigation, and noise redu...
	 Waluga Neighborhood Plan: Ms. Uchida expressed that the development does not enhance the character of the neighborhood plan or vision of the Lake Grove Village Center.
	Mr. Ahrend asked Ms. Uchida if she had a specific time of day in mind for analyzing the three intersections she mentioned in her remarks. Ms. Uchida indicated that mornings before school opens would be the best time.
	Rebuttal
	Mr. Dunn addressed the potential for cut-through movements going through Hallmark and Douglas. He reiterated his opinion from the prior hearing that this project does not create a potential cut-through problem. He explained that Quarry Road experience...
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	Regarding comments about vehicle queuing, Mr. Dunn stated that analysis considered all approaching vehicles for a full one-hour period looking at the peaks and considered the signal cycles at Boones Ferry Road and Mercantile Drive.
	Mr. Dunn stated that he wanted to make clear that the truck loading space will have forward progression only. There will be no backing maneuvers off of Mercantile Drive for large trucks.
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	Mr. Shearer asked Mr. Shultz to explain the screening around the pool. Mr. Shultz explained that the screening around the pool consist of a low wall with an open ornamental wrought iron fence.
	Diego Alessi, Landscape Architect, Architects Orange, 144 N. Orange Street, Orange, CA 92866, contributed to this discussion, indicating that the project team was required by the Health Department to have a six-foot fence or wall that must be of a non...
	Noting that the TIA shows the Carman/Meadows roundabout operating at a LOS F, Chair Poulson asked Mr. Dunn if that LOS was determined based on trip counts at the intersection. Mr. Dunn responded that they did account for the traffic counts.
	Chair Poulson followed asking if the roundabout was studied from a geometry point of view. Mr. Dunn replied that the analysis does account for the intersection geometry.
	Chair Poulson asked if the radius of the roundabout was factored into the analysis. Mr. Dunn answered that he does not believe that the analysis accounts for the radius of the intersection. Rather, it relies on standard inputs for a roundabout analysis.
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